Notice of Panel Meeting
Notice is Hereby Given that a Meeting of the

COUNCIL ASSESSMENT PANEL
will be held in the George Robertson Room, Civic Centre
165 Sir Donald Bradman Drive, Hilton
on
TUESDAY, 14 AUGUST 2018
at 5.00pm

Donna Ferretti
Assessment Manager
City of West Torrens Disclaimer
Council Assessment Panel
Please note that the contents of this Council Assessment Panel Agenda have yet to be considered
and deliberated by the Council Assessment Panel therefore the recommendations may be adjusted or
changed by the Council Assessment Panel in the process of making the formal Council Assessment
Panel decision.
Note: The plans contained in this Agenda are subject to copyright and should not be copied
without authorisation.
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1

MEETING OPENED

1.1

Evacuation Procedures

2

PRESENT

3

APOLOGIES

4

CONFIRMATION OF MINUTES

14 August 2018

RECOMMENDATION
That the Minutes of the meeting of the Council Assessment Panel held on 10 July 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

425 Anzac Highway, CAMDEN PARK

Application No

211/676/2017

DEVELOPMENT APPLICATION DETAILS
DEVELOPMENT PROPOSAL

Amendment to previous Development Plan Consent
- Demolition of the existing dwelling and the construction
of a three storey residential flat building containing 8
dwellings, with associated car parking and landscaping

APPLICANT

Walpol Development Pty Ltd

LODGEMENT DATE

14 June 2017

ZONE

Residential

POLICY AREA

Medium Density Policy Area 18

APPLICATION TYPE

Merit

PUBLIC NOTIFICATION

Category 3

REFERRALS

Internal
 City Assets
External
 DPTI

DEVELOPMENT PLAN
VERSION

30 May 2017

MEETING DATE

14 August 2018

RECOMMENDATION
The Council Assessment Panel, having considered all aspects of the report, the application for the
minor amendment to the consent to carry out the demolition of the existing dwelling and the
construction of a three storey residential flat building containing 8 dwellings with associated car
parking and landscaping at 425 Anzac Highway, Camden Park (CT 5111/230) be approved.

BACKGROUND
The development proposal is presented to the Council Assessment Panel (CAP) for the following
reason:
x The Council Assessment Panel issued Development Plan Consent to the original proposal
which was subsequently appealed.
This application was granted Development Plan Consent by the CAP at its 10 April 2018 meeting.
This decision was the subject of a 3rd party appeal by two of the representors (the appellants).
Initially the appellants stated that there was no possibility of compromise and the matter headed to
a directions hearing to determine the details of the Court hearing. A date was set down for the
hearing, but in the meantime the appellants sought advice from a planning consultant and a
possible compromise was considered. The appellants and proponent have been communicating
and appear to have come to an amicable solution. Should this amendment be endorsed by the
CAP, the appellants have agreed to withdraw the appeal.
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The amendment involves the following elements:
x Change the material of the rear fence (north-western boundary) from Colorbond 'Good
Neighbour' fence to a 'Hebel Power Fence';
x Increase the height of the rear fence (north-western boundary) from 1.8m to between 2.1m
and 2.7m;
x Where balconies previously had perforated metal screening, this will be changed to
obscured glass to 1.7m above floor level in height; and
x Replace the 'Chinese Pistachio' (deciduous species) trees at the rear of the site with 'Ficus
Hillii' trees (evergreen species).
These amendments have been proposed in order to further reduce the visibility of the development
when viewed from the adjoining properties to the north and to improve the appellants' perception of
privacy. These changes are not expected to have a detrimental impact on other adjoining
properties.
The amended plans are contained in Attachment 1.
The previously approved plans are contained within Attachment 2.

ASSESSMENT OF AMENDMENTS
The proposed changes are considered minor as they seek to modify elements of the existing
proposal. The increase in fence height is only expected to affect the neighbours to the north who
are also the appellants. The appellants see this as a positive change that will increase privacy and
reduce the extent of the proposed building that will be visible from their property.
The change in vegetation along the rear boundary from Chinese Pistachios to Ficus Hilliis has also
been endorsed by the appellants after they held concerns that the deciduous tree would allow
overlooking during the winter months.
The balcony screening has been changed from perforated screens to obscured glazing. This has
been undertaken to further reduce the potential for overlooking the appellants' properties.
None of these changes are considered to have altered the proposal to a degree which requires
further assessment or to now render the proposal inappropriate.
SUMMARY
The proposed changes are considered minor and as such can been endorsed as a minor
amendment under Regulation 47a of the Development Regulations 2008.
If endorsed by the Panel, these amended plans will be stamped 'as amended' and the appellants
will withdraw their appeal.
Attachments
1.
2.
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38 Garfield Avenue, KURRALTA PARK

Application No

211/1268/2017 & 211/1185/2017

DEVELOPMENT APPLICATION DETAILS
DEVELOPMENT
PROPOSAL

Land Division - Community Title - Construction of a residential flat
Create four (4) additional
building comprising five (5) two
allotments and common property storey dwellings and rear
attached verandahs

APPLICANT

Studio ED3

Studio ED3

APPLICATION NO.

211/1268/2017
SCAP: 211/C167/2017

211/1185/2017

LODGEMENT DATE

29 September 2017

16 October 2017

ZONE

Residential Zone

POLICY AREA

Medium Density Policy Area 19

APPLICATION TYPE

Merit

PUBLIC NOTIFICATION

Category 1

Category 2

REFERRALS

External
 SCAP
 SA Water

Internal
 City Assets
 City Operations - Horticulture

DEVELOPMENT PLAN
VERSION

30 May 2017

30 May 2017

MEETING DATE

14 August 2018

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. 211/1268/2017 by Studio ED3 to undertake a Land Division Community Title to create four (4) additional allotments and common property; SCAP No
211/C167/17 at 38 Garfield Avenue, Kurralta Park (CT 5720/180) 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.

That prior to the issue of certificates for the division approved herein, the existing structures
shall be removed from existing allotment 6.

Land Division Consent Conditions
Council Conditions
Nil
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State Commission Assessment Panel Conditions
3.

The financial requirements of SA Water shall be met for the provision of water and sewerage
services.
Subject to our new process, on receipt of the developer details and site specifications an
investigation will be carried out to determine if the connections to your development will be
standard or non-standard fees.
The developer must inform potential purchasers of the community lot 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 allotments @
$6,830/allotment). Payment may be made by credit card via the internet at
www.edala.sa.gov.au or by phone (7109 7018), by cheque payable to the State Planning
Commission marked “Not Negotiable” and sent to GPO Box 1815, Adelaide 5001 or in person
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.

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. 211/1185/2017 by Studio
ED3 to undertake the construction of a residential flat building comprising five (5) two storey
dwellings and rear attached verandahs at 38 Garfield Avenue, Kurralta Park (CT 5720/180) subject
to the following conditions:
1.

The development shall be undertaken and completed in accordance with the following plans
and information (except where varied by any condition(s) listed below):
x Site Plan by Studio ED 3 Building Design and Documentation - Drawing No. 1732 - PD.01
Issue D7a;
x Proposed Floor Plans - Dwellings 1, 2 & 3 by Studio ED 3 Building Design and
Documentation - Drawing No. 1732-PD.02 Issue D7a;
x Proposed Floor Plans - Dwellings 4 & 5 by Studio ED 3 Building Design and Documentation
- Drawing No. 1732-PD.03 Issue D7a;
x Proposed Elevations 1 by Studio ED 3 Building Design and Documentation - Drawing No.
1732-PD.03 Issue D7a;
x Proposed Elevations 2 by Studio ED 3 Building Design and Documentation - Drawing No.
1732-PD.05 Issue D7a;
x Proposed Landscaping Plan by Studio ED 3 Building Design and Documentation - Drawing
No. 1732-PD.06 Issue D7a;
x LCS Landscapes Plan, Drawing No. LS.054.18.001, sheet 1 of 2 and 2 of 2;
x Sitework and Drainage Plan by SCA Engineers, Drawing No. 170806-C1;C2/B;C3/1;C4/E.
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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.

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

4.

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.

5.

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

6.

All wall cladding, roofing materials and external building finishes and colours used on the
dwellings shall be natural and non-reflective, and shall be maintained to the reasonable
satisfaction of Council.

7.

The upper level eastern and western windows of Dwellings 1 to 5 shall be provided with fixed
obscure glass to a minimum height of 1.7 metres from the upper floor level, and shall be
maintained at all times to the reasonable satisfaction of Council.

8.

No above-ground structures such as letterboxes, service metres or similar shall be installed
within the common driveway entrance and passing area.

9.

Prior to the occupancy of the dwellings, the 3000 litre stormwater connection and reuse tank
and associated plumbing to service all toilets and laundry is to be installed and operational.

10. No fencing or retaining walls shall occur within 5 metres of the land adjacent Brown Hill Creek.
11. A 'reduced bin Council service' shall be established and adopted for the collection of general,
recycling and organic waste. Individual properties are required to share a set of standard
Council bins limited to a maximum of 4x140 litre general waste bins, 4 x 240 litre dry
recycling bins and 3 x 240 litre organic bins of which shall be stored within the designated bin
storage areas.

BACKGROUND
These applications were presented to the Council Assessment Panel at its meeting of 10 July
2018.
The CAP resolved to defer the applications to enable the applicant to address the following
matters:
x
x
x
x
Page 18
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The applicant has submitted amended plans and additional information, including statements from
MFY Traffic Consultants and Botten Levinson Lawyers, in response to the CAP's decision. A copy
of the amended plans and supporting information is contained within Attachment 1.
The original assessment report and associated plans and information are included within
Attachment 2.

AMENDED PROPOSAL
The amended plans incorporate a number of changes to the original proposal. These changes are
as follows:
x Allotment/site areas shown on the land division plan have been increased (while the
common area has decreased) from the previous proposal, as shown in the table below.
Dwelling
1
2
3
4
5

July CAP site area
105m2
109m2
109m2
109m2
160m2

Current proposal
110m2
109m2
109m2
109m2
195m2

x The minimum front setback has been increased from 2.5 metres (m) to 3m.
x The upper level western side setback has been reduced to enable a larger internal living
area for Dwelling 5 (from 95.9m2 to 101m2).
x The tool sheds originally proposed have been removed from all rear yards to allow more
useable private open space for each dwelling.
x Storage areas for each dwelling have been reduced as shown in the table below.
Dwelling
1
2
3
4
5

July CAP domestic
storage
13.1m3
13.1m3
13.1m3
13.1m3
11.9m3

Current proposal
9.2m3
9.2m3
9.2m3
9.2m3
7.4m3

x 350mm articulated surrounds to all western windows have been added to each dwelling to
create some shading effect.
x The applicant has submitted a Landscaping Plan (refer Attachment 1) which proposes a
modest increase in plantings at four locations across the site. A mature tree has been
added to the bin enclosure area at the front of the site and there are additional shrubs
proposed within the rear yard of dwelling 5 and adjacent the reversing area at the rear of
the site. This has increased the amount of landscaping on the site from 17.3% to 17.8%.
The additional landscaping has been proposed, in part, to offset quantitative deficiencies in
built form.
x The bin storage area has been re-designed to provide for independent access for
occupants of each dwelling.
A copy of the amended plans and supporting documentation is contained in Attachment 1.
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REFERRAL FOR AMENDED PLANS
Internal
City Assets
City Assets are generally satisfied with the proposed setback to Brownhill Creek, stormwater and
waste management arrangements. While the proposed vehicle manoeuvring layout has been
deemed satisfactory by MFY Traffic Consultants, City Assets remain concerned that there is a
potential conflict between the manoeuvring areas and proposed landscaping. In this case,
however, it is considered that the additional landscaping outweighs the potentially minor vehicular
conflict.
A copy of City Assets' comments is contained in Attachment 3.

QUANTITATIVE ASSESSMENT
The amended proposal is assessed for consistency with the prescriptive requirements of the
Development Plan. This table only includes the quantitative assessment associated with the
reasons for the deferral as follows:

DEVELOPMENT PLAN
PROVISIONS

ALLOTMENT AREA
Medium Density Policy Area 19
PDC 7

STANDARD

ASSESSMENT

270m2 (minimum)

Lot 1 - 110m2
Lot 2 - 109m2
Lot 3 - 109m2
Lot 4 - 109m2
Lot 5 - 195m2
Does Not Satisfy

SITE AREA
Medium Density Policy Area 19
PDC 5

150m2 (average per dwelling
for residential flat building)

STREET SETBACK
Medium Density Policy Area 19
PDC 3

3m (minimum)

REAR SETBACKS (dwellings)
Medium Density Policy Area 19
PDC 3

6m (minimum)

126.4m2
Does Not Satisfy

3m
Satisfies

Dwelling 1 - 3m
Dwelling 2 - 3m
Dwelling 3 - 3m
Dwelling 4 - 3m
Dwelling 5 - 1m
Does Not Satisfy
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QUALITATIVE ASSESSMENT
This section focusses on the assessment of the amended components of the application and the
reasons for deferral outlined by the CAP.
Allotment Areas
PDC 7 of Medium Density Policy Area 19 calls for a minimum allotment area of 270m2. While the
proposed amendments have slightly altered the allotment areas in that Allotments 1 and 5 have
been increased marginally, they still remain significantly short of the requirement. The plans
nonetheless demonstrate that the proposed allotments are 'fit-for-purpose' and able to
accommodate dwellings that meet most of the setback, private open space, site coverage and
medium density criteria (i.e. dwellings per hectare) provisions of the Development Plan.
Accordingly, the deficiency in allotment areas is not considered to be fatal to the proposed
development.
Site Areas
PDC 5 of Medium Density Policy Area 19 requires an average site area per dwelling for residential
flat buildings to be 150m2. As noted above, the site areas for Dwellings 1 and 5 have been
increased marginally as follows:
x An additional area to the front of Dwelling 1 is proposed, allowing for a private entrance to
this dwelling which is distinguishable from the visitor park and the bins area; and
x Part of the reversing (or common) area has been included in the site area calculation for
Dwelling 5, which is an approach that has been used in previous assessments and is
considered to be reasonable and appropriate as conveyed in the Botten Levinson advice
provided by the applicant (refer Attachment 1).
Notwithstanding these changes, the proposal still falls short of the minimum average site area
sought by PDC 5. As a result, the deficiency in site areas alone has not been fully addressed when
considered in isolation from other qualitative criteria.
However, with a net density of 57 dwellings per hectare, the proposal does meet the medium
density 'guide' specified in both PDC 4 of Medium Density Policy Area 18 and the 2017 update of
the 30 Year Plan for Greater Adelaide. As the Desired Character Statement, Objective 1 and PDC
2 of the relevant policy area all seek medium density development, and the proposal is in
accordance with these key policy provisions, it is considered to be acceptable on that basis.
Street Setback
The proposed amendments include the removal of the protruding wing walls that had previously
flanked the front entrance to Dwelling 1. This has increased the front/street setback by 0.5m to 3m,
thereby meeting the minimum setback sought by PDC 3 of Medium Density Policy Area 19. In
addition, the applicant proposes to increase the landscaping at the front of this dwelling with a
combination of a mature crepe myrtle tree and low level planting that will assist in softening the
front façade of the building as well as the bin area.
Accordingly, it is considered that the (previous) deficiency in street setback has been adequately
addressed.
Rear Setbacks
As discussed in legal advice provided by Botten Levinson lawyers (refer Attachment 1), there are
two different rear setbacks referenced in the Development Plan applicable to this development.
One is referenced in PDC 11 of the Residential Zone module, which then defers to PDC 3 of
Medium Density Policy Area 19 which seeks a minimum distance of 6m from the back boundary.
However, it is not clear exactly what the 'back' is referring to.
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While the CAP were generally satisfied with the setback of the proposed building from Brownhill
Creek (especially given City Assets support), it expressed concerns with the individual dwelling
rear setbacks towards 36 Garfield Avenue and listed this as a reason for deferral. These setbacks
remain unchanged from the original proposal primarily because meeting the requirement would
make it virtually impossible to accommodate a dwelling on each site. With an allotment frontage of
15m, a common driveway of 6m and a rear setback requirement of 6m, it would leave only 3m of
space in which to accommodate a dwelling.
For the purposes of this assessment, it is reasonable to conclude that it is not the intention of the
Development Plan policy to apply the 'back' boundary setback to the sides of the development. As
these spaces are to be utilised for private open space, the minimum dimension achieved should be
3 metres in reference to PDC 6 of Medium Density Policy Area 19. As this dimension is satisfied
and the amended plans provide for an improved level of private open space provision, the rear
setbacks of each dwelling are considered to be satisfactory.
Additional Design Considerations
The amended proposal provides for a number of additional design improvements to offset the
deficiencies in allotment/site areas and setbacks. These include:
1.

Landscaping
Although the original proposal exceeded the landscaping requirements of PDC 4 of the
Landscaping, Fences and Walls module, the applicant has proposed additional landscaping in
key areas of the subject land to improve the appearance of the development. The
Landscaping Plan (LCS Landscapes) shows additional plantings in:
x three areas along the eastern side of the driveway;
x the front of the site adjacent the bin collection area and the visitor park; and
x the private open space areas of each dwelling.
Plantings include upright lily pilys and lower level plantings (lily turf, matt rush and heavenly
bamboo) along the western fenceline, a mature crepe myrtle within the bin enclosure area
(providing shade to and softening the front of the building) and knobby club rush and coastal
rosemary (both drought tolerant species) in the rear manoeuvring area adjacent the creek. A
strip of synthetic turf is also proposed to the rear of the site, creating some useable space for
occupants of Dwelling 5.
The proposed landscaping is considered to offer a more useful and sensitive solution to that of
the previous proposal as it adds more height and density to available spaces on the subject
site that will assist in softening the built form and mitigating heat loads in summer.

2.

Storage
As noted above, storage areas have been reduced for each dwelling as a result of the removal
of the sheds from the rear yards. The proposed storage areas still meet the 8m3 requirement
of PDC 31 of the Residential Development module with the exception of Dwelling 5 which has
a minor deficiency of 0.6m3. This is considered to be acceptable and not fatal to the proposed
development, especially given the improved utility to be gained from having more generous
and unencumbered private open space areas.
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Design
The addition of further articulation on the western elevation of the proposed development has
also improved the presentation of the built form and provided much-needed shading over the
western facing windows. These design features not only create visual interest, but will also
improve the thermal efficiency of the building and amenity for residents.
Improvements to the design and presentation of the bin storage area, including a masonry wall
and additional landscaping, are similarly considered to enhance the overall amenity of the
proposed development.

SUMMARY
The applicant has proposed a suite of minor amendments in response to the CAP's reasons for
deferral which improve the visual appearance, liveability and energy efficiency of the dwellings,
and functionality of the communal bin area. While the proposed allotment/site areas and rear
setbacks remain deficient, there has been a small increase in the site areas for Dwellings 1 and 5
and the front setback has been increased to meet the Development Plan requirement.
When considering these positive design improvements alongside the compliance of the proposal
with the desired character of the policy area, the proposed development warrants support.
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 30 May 2017 and warrants
Development Plan Consent.
Attachments
1.
2.
3.

Proposal plans and associated information
Previous assessment report for July CAP meeting
City Assets Comments
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1/290 South Road, HILTON

Application No

211/1053/2017

DEVELOPMENT APPLICATION DETAILS
DEVELOPMENT PROPOSAL

Replace existing north facing fixed signage with LED
panel sign

APPLICANT

oOh! Media

LODGEMENT DATE

5 September 2017

ZONE

Commercial Zone

POLICY AREA

Arterial Roads Policy Area 1

PRECINCT

Precinct 3 Sir Donald Bradman Drive (Mile End)

APPLICATION TYPE

Non-complying

PUBLIC NOTIFICATION

Category 3

REFERRALS

Internal
 City Assets
External
 DPTI

DEVELOPMENT PLAN
VERSION

30 May 2017

RECOMMENDATION
The Council Assessment Panel, having considered all aspects of the report, the application for
consent to carry out development of land and pursuant to the provisions of the Development Act
1993 resolves to GRANT Development Plan Consent for Application No. 211/1053/2017 by oOh!
Media to undertake the replacement of an existing north facing fixed signage with LED panel sign
(non-complying) at 1/290 South Road, Hilton (CT 5109/770) subject to the concurrence of SCAP
and the following conditions of consent:
Council Conditions
1.

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

2.

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

Department of Planning, Transport and Infrastructure Conditions
3.

The sign shall be permitted to display one message every 45 seconds. The time taken for
consecutive displays to change shall be no more than 0.1 seconds.

4.

The sign shall not flash, scroll or move.

5.

All messages displayed on the sign shall be self-contained messages that are simple, effective
and easily assimilated by glance appreciation and do not imitate a traffic control device in any
way.

6.

Sequential messages (i.e. messages that are displayed as part messages over two or more
displays) shall not be permitted.

7.

The sign shall not be permitted to display images, text or backgrounds that are predominantly
red, yellow/amber or green in colour. Furthermore, block colours or red, yellow/amber or green
shall not be permitted to be displayed.
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8.

Illuminated signage shall not be permitted to operate in such a manner that could result in
impairing the ability of a road user by means of high levels of illumination or glare.
Subsequently, the LED components of the sign/s shall be limited to the following stepped
luminance levels:
Ambient
conditions
Sunny Day
Cloudy Day
Twilight
Dusk
Night

9.

14 August 2018

Sign Illuminance Vertical
Component (Lux)
40 000
4000
400
40
>4

Sign Luminance
(Cd/m²) Max
6300
1100
300
200
100

The luminance contrast between consecutive displays shall be limited to a maximum of 2:1
(Note: For the purposes of this condition luminance contrast is defined as the ratio of the
average luminance of the consecutive displays).

10. The sign shall be operated by a closed circuit system that is impervious to hacking or
unauthorised modification.
11. The operational system for the sign shall incorporate an automatic error detection system
which will turn the display off or to a blank, black screen should the screen or system
malfunction. The screen shall only be reactivated in the next available off peak period.
12. The sign surface shall have an effective anti-reflection coating to avoid the possibility of
specular reflection.
Department of Planning, Transport and Infrastructure notes:
a)

The Metropolitan Adelaide Road Widening Plan shows a possible requirement for a strip of
land up to 4.5 metres in width from the South Road frontage of this site for future upgrading of
South Road / Sir Donald Bradman Drive intersection. The consent of the Commissioner of
Highways under the Metropolitan Adelaide Road Widening Plan Act is required to all
development on or within 6.0 metres of the possible requirement. The consent of the
Commissioner of Highways under the Metropolitan Adelaide Road Widening Pan Act is
required to all building works on or within 6.0 metres of the possible requirement.
Accordingly, the attached consent form should be completed and forwarded to DPTI with a
copy of the Decision Notification Form and three copies of the approved site plan for
processing. Consent can be anticipated.

b)

Both the State and Federal Governments have indicated clear commitments to develop a nonstop North-South Corridor for Adelaide. While funding commitments have been made to
construct the corridor at Darlington, Torrens Road to River Torrens and the Northern
Connector sections, the nature and timing of potential improvements to the section of South
Road, in the vicinity of the subject property, have yet to be determined and any potential future
land requirements are unknown.
Information about the 10 year Delivery Strategy for the North-South Corridor can be found in
the Scoping Report released on 18 May 2015 and is available at
http://www.infrastructure.sa.gov.au/nsc/10yds. Further information on the North-South Corridor
can be obtained at www.infrastructure.sa.gov.nsc or if you would like to speak to a member of
the north-south Corridor team, please email northsouthcorridor@sa.gov.au or call 1300 951
145.
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BACKGROUND
The development proposal is presented to the Council Assessment Panel (CAP) for the following
reason:
x All applications for non-complying forms of development shall be assessed and determined
by the CAP.

PREVIOUS RELATED APPLICATION(S)
DA 211/18977/1992 - Sign (Approved)
SITE AND LOCALITY
The subject site is a small portion of a larger allotment. It is formally known as Unit 1 Strata Plan
10671 in the Area Named Hilton, Hundred of Adelaide. It is more commonly known as 1/290 South
Road, Hilton.
The subject site has a frontage of 0.75 metres (m) and a depth of 12.88m, giving it an overall area
of 9.67 square metres (m²). This land has been segregated from the remainder of the allotment for
the purposes of the signage for a number of years. There is a right of way, to the benefit of this
portion of land, through 290 South Road.
The existing signage was approved in 1992, prior to the operation of the Development Act 1993.
The hoarding elevating the signage is 8.8m high and 12.4m wide. The signage is currently static
and has three external lights on the northern side for illumination. The signage is perpendicular to
South Road allowing the advertisements to be seen by both north and south bound road users.
290 South Road accommodates a two storey commercial building and ancillary car park. There is
some landscaping around the periphery of the site, however the majority of the site is devoid of
vegetation.
The locality is mixed use in nature comprised of commercial and residential land uses. The subject
site adjoins the:
x Local Centre Zone;
x Residential Zone; and
x Commercial Zone, Policy Area 1, Precinct 6 South Road (Mile End South).
Although mixed use, the locality is predominantly commercial. Surrounding land uses include
offices, car yards, shops and bulky goods. These buildings are single and double storey and are
setback at varying distances from South Road.
Dwellings are located west of the subject site along Bennett Street.
The subject site and locality is affected by the 1 in 100 year ARI, with an expected flood depth of
up to 250mm.
The site and locality are shown in the following map and aerial image.
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PROPOSAL
The proposed development involves the installation of a LED panel sign on the northern face of the
existing sign hoarding. The proposed sign will be internally illuminated and display third party
advertising.
The key characteristics of the proposed signage are:
x Adaptive dimming to suit changes in ambient light levels, particularly during night time;
x Messages that do not contain flashing, revolving, pulsating or intermittent light/images;
x An error detection system to ensure that a blank/black screen is presented if a malfunction
arises; and
x Software security to prevent hacking.
Plans and associated information are contained within Attachment 1.
NATURE OF DEVELOPMENT
The application is a non-complying form of development, due to it being a listed form of
development within 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
(refer Attachment 1). Should the CAP resolve to approve the application, the concurrence of the
State Commission Assessment Panel is required. Alternatively, should the CAP refuse the
application, no appeal rights are afforded to the applicant.
Administration resolved, under delegation to proceed with an assessment of the proposal. The
application is now presented to the CAP for a decision.
PUBLIC NOTIFICATION
The application is a Category 3 form of development pursuant to Schedule 9 of the Development
Regulations 2008.
Properties notified:
Representations:

84 properties were notified during the public notification
process.
No representations against the proposal were received. One (1)
representation was received in support of the proposal.

REFERRALS
Internal
City Assets
City Assets hold no concerns with the proposal but highlighted that it should be consistent with
DPTI's comments and recommendations.
A full copy of the relevant report is contained in Attachment 2.
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External
DPTI
Pursuant to Schedule 8 of the Development Regulations, the application was referred to DPTI
which raised the following concerns:
x The sign should be setback a minimum of 3m from South Road;
x The dwell time for each advertisement must be set at no less than 45 seconds; and
x Night time luminance will need to be set at a maximum average of 100cd/m².
The second and third issue have been resolved by the imposition of conditions suggested by DPTI.
The request to set the proposed sign back a minimum of 3m from South Road is considered overly
onerous however. The existing hoarding has been in its current position for some years and
sustains a signage element on its southern side. DPTI's rationale for the 3m setback is based on a
view that the sign is likely to impact the primary right turn lantern for motorists in the eastern right
turn lane on South Road (into Sir Donald Bradman Drive). However, it is evident from the photo
below that no such conflict exists.

It is considered that with the exception of the suggestion to set the proposed sign back 3m from
South Road, that DPTI's recommendations be adopted.
A full copy of the relevant report is contained in Attachment 3.
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ASSESSMENT
The subject land is located within the Commercial Zone, Arterial Roads Policy Area 1, and Precinct
3 Sir Donald Bradman Drive (Mile End) as described in the West Torrens Council Development
Plan. The main provisions of the Development Plan which relate to the proposed development are
as follows:
General Section
1, 2 & 3
1, 2, 5, 6, 10, 14, 15, 16,
Principles of Development Control
17, 18 & 22
Objectives
1
Principles of Development Control 2
Objectives
1, 3 & 4
Principles of Development Control 1 & 6
Objectives

Advertisements
Energy Efficiency
Orderly and Sustainable
Development

Zone: Commercial Zone (No desired character statement exists for this Zone)
Objectives
1&2
Principles of Development Control
1&2
Policy Area: Arterial Roads Policy Area 1
Desired Character Statement:
This policy area will accommodate a wide range of commercial and light industrial uses.
It is envisaged that the appearance of commercial development within the policy area will be
improved through the redevelopment and upgrading of existing development sites.
Development site refers to the land which incorporates a development and all the features and
facilities associated with that development, such as outbuildings, driveways, parking areas,
landscaped areas, service yards and fences. Where a number of buildings or dwellings have
shared use of such features and facilities, the development site incorporates all such buildings
or dwellings and their shared features and facilities.
Objective
Principles of Development Control

1
1, 2 & 8

Precinct: Precinct 3 Sir Donald Bradman Drive (Mile End)
Desired Character Statement:
This precinct will accommodate bulky goods outlets, light industry, service industry and
warehouses. Residential developments in the form of two and three storey residential flat
buildings or dwellings above office and consulting room developments are envisaged in the area
west of the South Road intersection.
Development facing Sir Donald Bradman Drive and South Road will be of high quality and well
landscaped. Large scale development up to three storeys is envisaged east of the South Road
intersection, reducing to smaller scale development west of the intersection.
That part of the precinct between the Hilton Bridge and South Road will accommodate high
quality bulky goods outlets development and upper level office space.
Extensive landscaping will be undertaken in the setback areas near the eastern boundary of the
precinct incorporating substantial trees which will grow to form prominent features in the eastern
part of the precinct, particularly as viewed from the Hilton Bridge.
Principle of Development Control
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QUANTITATIVE ASSESSMENT
The proposal is assessed for consistency with the prescriptive requirements of the Development
Plan as outlined in the table below:

DEVELOPMENT PLAN
PROVISIONS

STREET SETBACK
Commercial Zone
PDC 31

STANDARD

3m (minimum)

ASSESSMENT

0m
Does Not Satisfy

QUALITATIVE ASSESSMENT
In assessing the merits or otherwise of the application, the proposed development is discussed
under the following sub headings:
Land Use
The land use is existing and will not change by way of this application. The original sign was
approved in 1992 and has always been used for the purpose of 3rd party advertising.
Setbacks
PDC 31 of the Commercial Zone asks for development to be set back a minimum distance of 3m
from South Road (after road widening) while PDC 42 of the Commercial Zone seeks a landscaped
area with a minimum width of 3m to be established along the front boundary of a site abutting
South Road.
Neither of these provisions are considered relevant to the current proposal for the following
reasons:
x The hoarding is existing and is not proposed to be altered;
x There is existing signage in this location which will remain if this proposal is not successful;
x As the subject site is only 0.75m wide and 12.85m long, it is not large enough to contain
meaningful landscaping as well as the existing structure; and
x It is apparent that PDCs 31 and 42 are both envisaged to be applied to proposed buildings
as opposed to signage.
As noted, the proposed LED sign will be erected on the northern face of the existing hoarding.
Given that it will replace an existing sign and the hoarding will not be altered, it is not considered
reasonable to demand that the signage is setback 3m from the South Road property boundary.
Similarly, DPTI's request for the proposed sign to be setback 3m from South Road in order to
prevent a perceived conflict between the sign and traffic signals is considered unreasonable given
that no such conflict exists.
Visual Impact
As the proposed sign is effectively the same size as the existing sign, there is not considered to be
any further detrimental impact on the locality. The lighting of the sign will be controlled so as to not
cause detraction. A DPTI condition controlling light emission has been added to the Staff
Recommendation.
The content will remain for the purposes of 3rd party advertisements. The content of the signs are
not development in their own right and as such will not need approval from Council. However,
Section 74 of the Development Act 1993 allows Council to enforce the removal of signage that
disfigures the natural beauty of a locality or otherwise detracts from the amenity of the locality.
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SUMMARY
Although this is a non-complying development, it is considered a reasonable development that will
not be detrimental to the locality. The area, location and content of the proposed signage will
remain consistent with existing signage. The proposed LED sign is the modern (and less intrusive)
equivalent of the existing externally illuminated signage.
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 30 May 2017 and warrants
Development Plan Consent.
Attachments
1.
2.
3.

Site plan, elevations and associated information
City Assets Referral
DPTI referral
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163-165 Richmond Road, RICHMOND

Application No

211/1557/2017

DEVELOPMENT APPLICATION DETAILS
DEVELOPMENT PROPOSAL

Alterations and additions to existing bulky goods outlet

APPLICANT

Wohlers Richmond Pty Ltd

APPLICATION NO

211/1557/2017

LODGEMENT DATE

21 December 2017

ZONE

Industry and Commercial Zones

POLICY AREA

Mixed Use Policy Area 10 and Arterial Roads, Precinct 2
Richmond Road

APPLICATION TYPE

Non complying

PUBLIC NOTIFICATION

Category 3

REFERRALS

Internal
 City Assets
External
 Nil

DEVELOPMENT PLAN
VERSION

19 December 2017

MEETING DATE

14 August 2018

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. 211/1557/2017 by
Wohlers Richmond Pty Ltd to undertake alterations and additions to existing bulky goods outlet at
163-165 Richmond Road, Richmond (CT6053/963) subject to the concurrence of SCAP and
following conditions of consent (and any subsequent or amended condition that may be required
as a result of the consideration of reserved matters under Section 33(3) of the Development Act):
Reserved 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.

A Stormwater Management Plan and associated design detailing stormwater detention
control measures and MUSIC modelling information to demonstrate the suitability of
stormwater quality improvement control measures.

2.

A Landscaping Plan detailing the location and species of plants to be used on the northwestern, northern and north-eastern boundaries of the subject site.

Development Plan Consent 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.

Waste collection shall be undertaken by a private contractor and occur during normal
operating hours.
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3.

The maximum size of any vehicle accessing the site (including delivery and waste
management vehicles) shall be limited to a Medium Rigid Vehicle as described within AS
2890.2-2002. Vehicles must enter and exit the site in a forward direction.

4.

All loading and unloading of goods and merchandise shall be carried out upon the subject
land. No loading of any goods or merchandise shall be permitted to be carried out in the
street in conjunction with the consent herein granted.

5.

All off-street vehicle parking spaces shall be linemarked, in accordance with the approved
plans and Australian Standards AS 2890.1:2004 and 1742.2.2009. The linemarking,
signposting and directional arrows must be maintained and be clearly visible at all times.

6.

Parking space no.27 shall be designated as a 'Staff Only' parking space to allow for MRV
trucks exiting the loading dock to safely complete the turn.

7.

Driveways, parking and manoeuvring areas and footpaths must be lit in accordance with
Australian Standards Association Code AS 1158 during the hours of darkness that they are
in use. Such lights must be directed and screened so that overspill of light into nearby
properties is avoided and motorists are not distracted.

8.

All landscaping shall be planted in accordance with the approved plans 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 to the satisfaction of Council.

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 OR RELATED APPLICATION(S)
211/1158/2009
211/559/2007

Alterations and additions to existing retail showroom and warehouse.
Building alterations and additions to warehouse and retail showroom
including associated advertising signage.

SITE AND LOCALITY
The subject site is located on the northern side of Richmond Road between Holder Avenue to the
east and Kinnaird Avenue to the west. It is currently comprised of a number of double storey and
single storey buildings, and two car parking areas to the front and rear of the site providing 48 offstreet vehicle parks. The buildings on site form part of an integrated bulky goods outlet which
occupies a total floor area of 4,612m2.
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The subject land is formally described in three separate allotments as follows:
•

Allotment 100; Deposited Plan 82856; Hundred of Adelaide, Volume 6053 Folio 963; more
commonly known as 165 Richmond Road, Richmond.

•

Allotment 9; Filed Plan 100541; Hundred of Adelaide, Volume 5101 Folio 354; more
commonly known as 159-161 Richmond Road, Richmond.

•

Allotment 96; Filed Plan 144824; Hundred of Adelaide, Volume 5473 Folio 935; more
commonly known as 2 Holder Avenue, Richmond.

There are no easements, encumbrances or Land Management Agreements on the Certificates of
Title.
There is a significant tree (River Red Gum - Eucalyptus Camaldulensis) located adjacent the
subject site at 6 Holder Avenue. Approval to remove this tree was granted by Council on 27 June
2018.
The locality is comprised of a mix of zones and land uses. Land to the north and west of the
subject site is zoned residential comprising single storey detached dwellings and residential flat
buildings. Land to the east is zoned industry and commercial consisting of warehouses, a large car
park on the corner of Richmond Road and Holder Avenue and residences further north. Land to
the south on the opposite side of Richmond Road is zoned for commercial uses (including a
neighbourhood centre zone) and consists of both single and double storey office buildings and a
large two storey recreational centre.
The amenity of the locality could be described as moderate given the diversity of land uses and
allotment sizes together with front setbacks characterised by large areas of bitumised car parks.
The site and locality are shown on the following map and aerial imagery.
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PROPOSAL
The proposed development involves the demolition of the existing 1,600m2 single storey, saw tooth
roof building at the rear of the existing two storey building fronting Richmond Road, and the
construction of a new 2,192m2 single storey building in its place.
The proposed new building will have a flat roof and provide for an additional 591.9m2 (or 12.8%) of
floorspace for the Wohlers Furniture and Homewares bulky goods store. Of particular note is that
the proposed building will be a boundary to boundary development incorporating walls of 5.6
metres in height and 81.4 metres in length along the eastern and western side boundaries of the
site. The building to be demolished, while not located on either boundary, is nonetheless
sufficiently close to each boundary to have had similar impacts in terms of bulk and scale,
particularly for those residents located to the west of the subject site.
The external walls of the proposed building will be pre-cast concrete to be finished in a colour and
texture to be negotiated with and agreed by adjacent land owners. The applicant has been in
ongoing discussions with these land owners who have indicated support for the proposal but have
yet to decide upon a preferred treatment/paint colour for the proposed western wall. The applicant
has also confirmed their preparedness to provide landscaping on adjacent property boundaries if
the neighbours desire.
The proposed development also involves the reconfiguration of the rear (northern) vehicle parking
area. An additional 6 off street vehicle parks are proposed in this area resulting in a total of 54
parking spaces to service the entire bulky goods outlet (which includes a parking area at the front
of the site accessed off Richmond Road). Access to the rear parking area will be as occurs
currently, via Holder Avenue. The rear car parking area will also provide for a customer pick-up
area/loading bay, turnaround area (to the north-west of the subject site), dedicated waste/bin
storage area (adjacent the loading bay) and a 2.0m high security gate facing Holder Avenue.
The waste storage area will be enclosed by a 2.0m high fence. It will accommodate two (2) bins one for cardboard and one for general waste - which will be collected by private contractors
typically on a daily basis. Waste collection will occur during normal operating hours at times when
there will be no deliveries scheduled to the site. This will be managed by the applicant to ensure
the ongoing efficiency of stock delivery and customer pick-up arrangements.
Landscaping is proposed along the length of the northern boundary (70.2m x 0.5m), along the
northern portion of the western boundary (5.2m x 1m) and at the Holder Avenue frontage (5m x
5m). This yields a total landscaped area of 65.3 metres which is a significant improvement on the
existing provision on the site. There is no indication on the plans, however, of the type of plantings
proposed. The applicant has indicated that the final choice of plantings will be determined to an
extent by the final stormwater design for the site and, for this reason, would agree to a reserved
matter for submission of a final landscaping plan.
A copy of the plans and accompanying reports are contained in Attachment 1.
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NATURE OF DEVELOPMENT
The application is a non-complying form of development as the subject land straddles both the
Industry and Commercial Zones. In addition, the application proposes additions to the existing
shop in excess of 250m2 which is listed in the Procedural Matters section of the Industry Zone as
non-complying.
The applicant has provided a Statement of Effect pursuant to Regulation 17 of the Development
Regulations 2008 (refer Attachment 2). This document highlights a number of positive social,
economic and environmental impacts associated with the proposed development as follows:
•
•

Improved amenity, privacy and security for adjacent residents to the west arising from the
proposed boundary wall;
Improved visual impact of the proposed built form, landscaping and fencing;

•
•
•
•

Provision of additional off-street parking;
Substantial financial investment/commitment in the local area;
Additional employment opportunities for local people;
Removal of existing asbestos from the site; and

•

Improved stormwater management and flood protection on the site.

The applicant has not indicated any negative impacts likely to arise from the proposed
development which might include, for instance, additional traffic movements that could create a
nuisance for adjoining residents. It is considered, however, that the proposed improvements to the
rear car parking area (including the provision of landscaping and a loading bay) and the re-location
of the bin storage area will mitigate any such impact.
Should the CAP resolve to approve the application, the concurrence of the State Commission
Assessment Panel is required. Alternatively, should the CAP refuse the application, no appeal
rights are afforded to the applicant. As the administration resolved, under delegation, to proceed
with an assessment of the proposal, the application is now presented to the Panel for a decision.
PUBLIC NOTIFICATION
The application is a Category 3 form of development pursuant to Section 38(2)(c) of the
Development Act owing to the potential impacts of the proposed wall along the western boundary
on adjacent residential properties.
Properties notified:

52 properties were notified during the public notification
process.

Representations:

1 representation was received and subsequently withdrawn.

Persons wishing to be
heard:

No representors identified that they wish to address the Panel.

Summary of
Representations:

No concerns were raised. The representor that withdrew their
representation did not identify any issues with the proposal.

Owing to the withdrawal of the representation and the failure of the representor to identify any
issues or concerns with the proposal, the applicant has not provided a response.
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REFERRALS
Internal
•

City Assets

Concerns were raised regarding the following matters;
•
•
•

Stormwater management
Waste management and location of bin storage area
Loading dock and implications on vehicle parking

In relation to the proposed waste management regime, City Assets argued that the initial location
of the bin storage area (towards the Holder Avenue entrance to the site) would encourage
contractors to reverse into the site from Holder Avenue rather than enter the site in a forward
direction. This is considered to be undesirable, especially if conducted on a daily basis. City Assets
suggested relocating the bin storage area to the western-most car park adjacent the proposed
loading dock in order to resolve this concern. The applicant has amended the plans accordingly.
City Assets have confirmed support for the proposed loading dock and how the applicant plans to
manage deliveries, waste collection and customer pick-up movements to avoid any potential
conflicts.
The following concern remains outstanding:
• Stormwater detention and quality. City Assets support the general thrust of the proposed
stormwater management regime for the site but have requested a detailed Stormwater
Management Plan showing i) the stormwater detention control measures, and ii) the suitability
of stormwater quality improvement control measures to be put in place. Accordingly, a reserved
matter has been added to the recommendation should the CAP decide to support the proposal.
A copy of the relevant report is contained in Attachment 3.

ASSESSMENT
The subject land is located within the Industry and Commercial Zones as described in the West
Torrens Council Development Plan with the proposed alterations and additions located solely
within the Industry Zone. The main provisions of the Development Plan which relate to the
proposed development are as follows:
General Section
Bulk Handling and Storage
Facilities
Crime Prevention
Design and Appearance
Industrial Development
Interface between Land Uses
Landscaping, Fences and
Walls
Orderly and Sustainable
Development
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Objectives
Principles of Development Control
Objectives
Principles of Development Control
Objectives
Principles of Development Control
Objectives
Principles of Development Control
Objectives
Principles of Development Control
Objectives
Principles of Development Control
Objectives
Principles of Development Control

1
1, 2 & 4
1
1, 2, 3, 4, 5, 6, 7 & 8
1
1, 2, 3, 9, 10, 14, 15 & 19
1, 3 & 5
1, 2, 3, 4, 6, 7, 8 & 9
1&2
1, 2, 3, 6 & 7
1&2
1, 2, 3, 4, 5 & 6
3, 4 & 5
1, 3 & 8
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Objectives
2
Principles of Development Control 2, 5, 8, 10, 11, 14, 21, 22,
23, 24, 30, 32, 34, 35, 36,
37, 40 & 41
Objectives
1&2
Principles of Development Control 1, 2, 3, 5 & 6

Zone: Industry
Objectives
Principles of Development Control

1
1, 2, 5, 6, 7, 9, 10 & 11

Policy Area: Mixed Use Policy Area 10
Desired Character Statement:
This policy area will accommodate a mix of small-scale commercial, home industry and low
impact industrial activities utilising existing small allotments.
Development will avoid or minimise adverse impacts on the amenity of adjoining remnant
residential land use, or adjacent residential zones through appropriate design, building
setbacks, bulk and scale.
Objectives
Principles of Development Control

1
1&2

Zone: Commercial
Objectives
Principles of Development Control

1&2
1&2

Policy Area: Arterial Roads, Precinct 2 Richmond Road
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.
Objectives
Principles of Development Control
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QUANTITATIVE ASSESSMENT
The proposal is assessed for consistency with the prescriptive requirements of the Development
Plan as outlined in the table below.

DEVELOPMENT PLAN
PROVISIONS

STANDARD

STREET SETBACK
Industry Zone
PDC 5

3 metres (minimum)

SIDE SETBACKS
Industry Zone
PDC 6

3.96 metres (minimum)

BUILDING HEIGHT
Industry Zone
PDC 7

12 metres (maximum)

LANDSCAPING
Industry Zone
PDC: 10

10% of site (minimum)
Site area 5040m2
504m2 required

ASSESSMENT

43.6 metres
Satisfies

0 metres
Does Not Satisfy

5.6 metres
Satisfies
Existing: 0%
Proposed: 65.3m
Does Not Satisfy

CARPARKING SPACES
Table WeTo/2 (for industry and
warehouse)

For proposed addition:
8 car parks required
(1.33 x 5.919)

6 additional car parks
provided
Does Not Satisfy

Table WeTo/2 (for bulky goods
store)

For entire development:
35 car parks required
(0.67 x 52.04)

54 car parks provided

For proposed addition:
24 car parks required

6 additional car parks
provided

Satisfies

Does Not Satisfy
For entire development:
208 car parks required

54 car parks provided
Does Not Satisfy

Page 164

Item 6.4

Council Assessment Panel Agenda

14 August 2018

QUALITATIVE ASSESSMENT
In assessing the merits or otherwise of the application, the proposed development is discussed
under the following sub headings:
Land Use and Zoning
The proposed development involves additions and alterations to an existing bulky goods outlet; a
use which is specifically envisaged in the Commercial Zone (PDC 1) and envisaged in Mixed Use
Policy Area 10 (PDC 1) of the Industry Zone in the form of a "small scale commercial activity". The
question as to whether the proposal is 'small scale' in nature is superfluous in this case given that
the proposal does not seek to change the existing use but instead seeks to consolidate and
improve the functionality of the existing operation. That said, the proposal represents a relatively
modest addition to an existing approved bulky goods store which has been operating on the
subject site for a number of years. For this reason, the proposed development is considered to
accord with the land uses anticipated in both the Commercial and Industry Zones.
Form of Development
The form of development proposed is considered to be an improvement to the existing situation in
that it maintains generous setbacks to the front and rear of the site, provides for a more formalised
and functional customer pick-up and parking area while maintaining the single storey character of
the existing building. As a result, the proposed building will not be visible from either Richmond
Road or Holder Avenue ensuring that it maintains consistency with the overall character of the
locality.
Given that the proposal is a redevelopment and upgrade of the subject site, it also specifically
responds to the desired character of the relevant (Arterial Roads, Precinct 2 Richmond Road)
Policy Area.
Surrounding Uses
Objective 1 and PDC 1 of the Interface Between Land Uses Module requires development to not
detrimentally affect the amenity of the locality or generate conflicts between land uses. As noted,
the proposed development is located adjacent the Residential Zone on both its northern (rear) and
western (side) boundaries.
In relation to the northern (rear) boundary, the proposal includes a retaining wall to be constructed
inside the subject site against this boundary. The height of this wall will range from 0m at the
eastern end of the site rising to 0.61m at the western end. A steel fence is proposed to be built on
top of this retaining wall to a consistent height of 2.1m. It is considered that the proposed wall and
fence meets the intent of PDC 6 of the Landscaping, Fences and Walls Module in that it will be
compatible with the development and of sufficient height to maintain privacy for adjacent residents.
The proposed landscaping on this boundary will also assist in softening the extent of hard paved
surfaces of the rear car parking and customer pick-up area.
In relation to the western (side) boundary, the height of the proposed boundary wall - at 5.6m - is
marginally higher than the height of the existing saw tooth building located approximately 5m off
the boundary. While the proposed wall is likely to appear slightly more imposing, in terms of bulk
and scale, to adjacent residents, the design of the new building provides these residents with a
number of additional advantages as follows:
•
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Being located on the boundary, the proposed wall will eliminate noise, vibration, light spill
and traffic impacts associated with the existing service driveway along the western
boundary, thereby addressing Objective 1 and PDCs 1, 2 & 6 of the Interface Between
Land Uses Module, the desired character statement and PDC 2 of Mixed Use Policy Area
10.
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•

The existing air conditioning units currently located adjacent the western boundary will be
removed and replaced by new air conditioning units to be centrally located on the roof of
the new building. This will further minimise noise impacts on adjacent residents effectively
addressing PDCs 1 & 6 of the Interface Between Land Uses Module, PDC 9 of the Industry
Zone, the desired character statement and PDC 2 of Mixed Use Policy Area 10.

•

The proposed wall will also provide added security and privacy for adjacent residents.

It is considered that these design features will help to create a more favourable environment for
adjacent residents to the west of the subject site than currently exists. In addition, the applicant has
engaged (and continues to engage) with these residents to inform them of the proposal and to
negotiate an appropriate treatment (in terms of colour and texture) to the proposed boundary wall.
The proposed development involves a further retaining wall on that section of the western
boundary north of the boundary wall described above. This retaining wall will be constructed of precast panels to match the style of the proposed boundary wall and will retain the elevated car park
level, extending upwards from approximately 2.4m where it adjoins the building to a maximum of
4m at the northern end of the site. As with the northern retaining wall, it is considered that the
western retaining wall meets the intent of PDC 6 of the Landscaping, Fences and Walls Module in
that it will be compatible with the development and of sufficient height to maintain privacy for
adjacent residents.
Given that the proposed eastern boundary wall adjoins the rear of properties located within the
Industry Zone, three of which are large storerooms and two of which have large outbuildings at the
rear, any impact on these uses will be effectively minimal.
Setbacks
PDC 6 of the Industry Zone Module asks for the side setback adjacent residential uses to be a
minimum distance of 3m plus an additional 0.6m for every metre of height of a building or structure
above 4m. In this case, the height of the boundary wall, at 5.6m, requires this setback to be at least
3.96m, which is clearly not met. For the reasons noted above, however, the proposed boundary to
boundary development is considered acceptable from an amenity and visual impact perspective
with the deficiency in this setback not considered fatal to the proposal.
Overshadowing
Despite the proposed development being boundary to boundary, the north-south orientation of the
subject site and the single storey nature of the proposal will ensure that adjacent properties to the
west and east receive sufficient access to winter sunlight, thereby meeting the intent of PDC 9 of
the Design and Appearance Module.
Visual Impact on Neighbours
As discussed above, it is considered that the visual impact of the proposed western boundary wall
and the northern retaining wall/fence is acceptable given the amenity improvements of the
proposed building for adjoining residents to the west and the mitigating effects of the proposed
landscaping for residents to the north. The applicant's engagement with these residents has also
ensured that the neighbouring occupants generally support the proposed development.
Car parking Provisions
The applicant provided a Traffic Impact Assessment Report by GTA Consultants (refer Attachment
1) which initially cited incorrect numbers (higher than the proposed increase) in relation to the
amount of additional floorspace proposed as part of the development. The report nonetheless
concluded, on the basis of a parking survey undertaken of the site, that the proposed development
will generate a peak parking demand for 35 spaces and that the proposed supply of 54 parking
spaces will more than adequately accommodate this demand.
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It is worth noting that the parking survey demonstrated that at no point did the demand for car
parking at the site exceed 63% of existing capacity. For most of the day, well over one-half of the
existing car parks remained vacant. It is clear from this result that the existing level of car parking is
ample in accommodating current levels of demand at the site.
The quantitative table above cites two different car parking standards to apply to the proposal. The
requirement for bulky goods stores - at 4 spaces per 100m2 floorspace - is considered to be
excessive given that Wohlers operates more as a showroom than as a retail store per se. The GTA
report argues that it is more appropriate to use the Planning SA Bulletin guide of 2 parking spaces
per 100m2 floorspace in this case, which would yield a requirement of 12 additional car parks
associated with the proposed 591.9m2 expansion. When this is considered alongside the peak
demand of 35 spaces at the site, a total requirement of 47 car parking spaces is well catered for by
the proposed provision of 56 spaces.
The industry/warehousing standard cited from Table WeTo/2 similarly demonstrates a small underprovision in terms of the proposed addition only, but a significant over-provision when considering
the site as a whole.
The proposed expansion of floorspace associated with the development is relatively modest in that
it constitutes a 12.8% increase from the existing situation. It is considered that the additional 6
parking spaces to be provided as part of the development (which represents over 1 parking space
per 100m2 additional floorspace) will be more than adequate to cater to any additional demand
arising from the proposal. In addition, the improved functionality of the redesigned rear car park,
including the customer loading bay allowing for vehicles to enter and exit the site in a forward
direction, will ensure a more efficient pick-up service that will subsequently free up parking spaces
on a more frequent basis for other customers.
In assessing all these elements, it is considered that the proposed car parking provision for the site
is adequate and meets the requirements of Table WeTo/2.
Stormwater
As noted above, while City Assets support the general thrust of the proposed stormwater
management regime for the site, a more detailed Stormwater Management Plan is required to
provide the necessary detail concerning the volume of water storage across the site and the extent
of targeted pollution removal that will be achieved. Accordingly, a reserved matter has been added
to the recommendation should the CAP decide to support the proposal.
Waste Storage
The initial plans had the proposed waste/bin storage area located towards the north-eastern corner
of the site close to the entrance off Holder Avenue. City Assets expressed some concerns with this
location, however, and suggested that the bin storage area be relocated to the western-most car
park adjacent the proposed loading dock to ensure that waste contractors would use the dedicated
turning area (at the north-east corner of the site) and so enter and exit the site in a forward
direction.
The applicant subsequently amended the plans for the rear car parking and customer pick-up area
to locate the bin storage area immediately adjacent the proposed loading dock. This has resolved
City Assets' concerns. Waste will be collected from this area during normal operating hours, but at
times when there are no deliveries or customer pick-ups scheduled to/from the site. The applicant
has indicated that management of delivery, customer pick-up and waste collection times can easily
be achieved as this is currently normal practice.
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Significant Trees
As noted above, development consent has been granted to remove the existing significant tree
(River Red Gum - Eucalyptus Camaldulensis) at 6 Holder Street adjacent the subject site owing to
its declining health.
Landscape Assessment
PDC 4 of the Landscaping, Fences and Walls Module and PDC 10 of the Industry Zone require at
least 10% of the subject site to be landscaped. While the proposed development does not achieve
this figure, the landscaping that is proposed along the northern, north-western and north-eastern
boundaries of the site is a significant improvement on the existing situation (with no landscaping
present).
There is little detail on the plans concerning the type of plantings envisaged for the site. The
applicant has indicated that since the species of plants to be included will be dependent on the
final stormwater design, a reserved matter asking for a detailed landscaping plan would be
acceptable. Accordingly, a reserved matter has been included in the recommendation should the
CAP decide to support the proposal.
SUMMARY
The proposed development involves the construction of a single storey building to replace a slightly
smaller building at the rear of an existing two storey building facing Richmond Road. The proposed
new building represents a modest and functional expansion of the existing bulky goods outlet that
meets the intent of the desired character statement by providing for an upgraded and redeveloped
site. The proposal also includes provision of an upgraded car parking and formalised customer
pick-up area that is appropriately screened and landscaped so as to prevent disturbance to
neighbouring residents.
While the proposed wall on the western boundary of the site will have some visual impact for
residents to the west, it is considered that the enhanced visual and acoustic privacy associated
with the new building provides a much-improved, on balance solution for the site.
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 19 December 2017 and warrants
Development Plan Consent.
Attachments
1.
2.
3.

Plans and supporting information
Statement of Effect
City Assets Referral Response
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38 Broughton Avenue, KURRALTA PARK

Application No

211/149/2018 & 211/972/2017

DEVELOPMENT APPLICATION DETAILS
DEVELOPMENT
PROPOSAL

Land division - Torrens Title;
SCAP No. 211/D016/18 (Unique
ID 60812); Create one (1)
additional allotment

Construction of a two storey
dwelling with garage under main
roof

APPLICANT

Paul Seedsman

Diamanti Design Development

LODGEMENT DATE

19 February 2018

14 August 2017

ZONE

Residential

Residential

POLICY AREA

Medium Density Policy Area 19

Medium Density Policy Area 19

APPLICATION TYPE

Merit

Merit

PUBLIC NOTIFICATION

Category 1

Category 1

REFERRALS

Internal
 City Assets
External
 SA Water
 SCAP

Internal
 City Assets
External
 Nil

DEVELOPMENT PLAN
VERSION

6 February 2018

30 May 2017

MEETING DATE

14 August 2018

14 August 2018

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. 211/149/2018 by Paul Seedsman to undertake a Torrens Title land
division creating one additional allotment at 38 Broughton Avenue, Kurralta Park (CT 5786/943)
subject to the following conditions of consent:
Council Conditions:
1.

The development must be undertaken, completed and maintained in accordance with the
plan(s) and information detailed in this application except where varied by any condition(s)
listed below.

State Commission Assessment Panel Conditions:
1.

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.
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.
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2.

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.

3.

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

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. 211/972/2017 by
Diamanti Design Development to undertake the construction of a two storey dwelling with garage
under main roof at 38 Broughton Avenue, Kurralta Park (CT 5786/943) subject to the following
conditions of consent:
Council Conditions
1.

The development must be undertaken, completed and maintained in accordance with the
plan(s) and information detailed in this application except where varied by any condition(s)
listed below.

2.

All driveways, parking and manoeuvring areas must be formed, sealed with concrete, bitumen
or paving, and be properly drained. They must be maintained in good condition thereafter.

3.

The planting and landscaping identified on the site plan submitted with the application must be
completed in the first planting season concurrent with or following commencement of the use
of the dwellings. Such planting and landscaping must not be removed nor the branches of any
tree lopped. Any plants which become diseased or die must be replaced by a suitable species.

BACKGROUND
The development proposal is presented to the Council Assessment Panel (CAP) for the following
reason:
x 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
211/954/2017 - Construct a carport addition and carry out internal dwelling alterations

SITE AND LOCALITY
The subject site is rectangular in shape and located on the southern side of Broughton Avenue. It
is formally known as Allotment 94 Filed Plan 8594, in the Area Named Kurralta Park, Hundred of
Adelaide, but more commonly known as 38 Broughton Avenue, Kurralta Park.
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With a primary frontage of 16.8 metres (m) and a depth of 43.99m, the overall land area is 737.7
square metres (m²). The site currently contains a single storey detached dwelling, verandah and
domestic outbuilding. The outbuilding will need to be removed in order to facilitate the proposed
development.
The subject land has a single-width crossover in the northwestern corner of the allotment that is
clear of the street tree and stobie pole located 7m and 3.6m further east respectively.
The locality is predominantly residential in nature, however the Industry Zone is located in close
proximity north-west of the subject site and accommodates manufacturing and infrastructure land
uses.
There is a mix of dwelling styles including detached dwellings, group dwellings and residential flat
buildings. Dwellings are both single and double storey in nature.
Frontages and site areas vary throughout the locality which complement the variety of dwelling
forms. Whilst most allotments have direct frontage to a public road, this is the not case for the
group dwellings and residential flat buildings.
Broughton Avenue is lined with a variety of street tree species. The trees in the immediate vicinity
of the subject site are generally young and immature.
The subject site and locality can be seen in the following aerial image and locality plan.
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PROPOSAL
The proposed development consists of two applications; one for a Torrens Title land division to
create one additional allotment, and the other for the construction of a two storey detached
dwelling on the rear allotment to be created.
The existing dwelling to the front of the subject land will remain with the proposed dwelling to be
located behind it. The allotment for the existing dwelling has a frontage of 12.7m, a depth of 26.9m
and an area of 338m².
The proposed dwelling will be accessed via a 4.1m wide driveway. The bulb area of the rear
hammerhead allotment will be 17.1m deep and 16.8m wide and have an area of 287.4m². When
including the driveway, the hammerhead allotment will have a total area of 400m². The proposed
dwelling will take the form of a two storey detached dwelling. However, the upper level of this
dwelling has been designed within the roof space giving it a similar overall height to that of single
storey dwelling.
The proposed dwelling will include:
x three bedrooms with walk in robes;
x two bathrooms;
x laundry;
x open plan living, kitchen and dining areas; and
x an alfresco area.
A copy of the relevant plans is contained in Attachment 1.

PUBLIC NOTIFICATION
Both applications are Category 1 forms of development pursuant to Schedule 9 of the
Development Regulations 2008.

REFERRALS
Internal
City Assets
Concerns were raised regarding the following matters;
x conflict between the dwelling and vehicle movements required for the proposed dwelling;
x deficient driveway pavement width (2.95m rather than the minimum 3m); and
x setback of stormwater connection from street verge infrastructure (should be 1m) and street
tree (should be 2m).
In response, the applicant provided amended plans which have resolved these concerns.
A copy of the relevant report is contained within Attachment 2.
External
SCAP
SCAP raised no concerns, but directed that standard conditions be imposed.
SA Water
SA Water raised no concerns, but directed that standard conditions be imposed.
A copy of the relevant reports is contained within Attachment 3.
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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
Objectives
Design and Appearance
Energy Efficiency
Land Division
Landscaping, Fences and
Walls
Orderly and Sustainable
Development

Principles of Development Control
Objectives
Principles of Development Control
Objectives
Principles of Development Control
Objectives
Principles of Development Control
Objectives
Principles of Development Control
Objectives
Principles of Development Control

Residential Development

Transportation and Access
Waste

Objective
Principles of Development Control
Objective
Principles of Development Control

1
1, 2, 3, 9, 10, 11, 12, 13,
14, 15 & 20
1&2
1, 2 & 3
1, 2, 3 & 4
1, 2, 4, 5, 6, 7, 8 & 12
1&2
1, 2, 3, 4 & 6
1, 2, 3, 4 & 5
1, 3, 5, 6 & 7
1, 2, 3 & 4
1, 2, 3, 4, 5, 6, 7, 8, 9, 10,
11, 12, 13, 14, 15, 16, 17,
18, 19, 20, 21, 27, 28, 29
& 31
2
1, 8, 9, 10, 11, 20, 23, 24,
25, 30, 32, 33 & 44
1
1, 3, 4 & 7

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

1
1, 2, 3, 4 & 7

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

DEVELOPMENT PLAN
PROVISIONS

ALLOTMENT AREA
Medium Density Policy Area 19
PDC 7

STANDARD

ASSESSMENT

270m² (minimum)

338m² (Lot 940)
400m² (Lot 941)
Satisfies

ALLOTMENT FRONTAGE
Medium Density Policy Area 19
PDC 7

9m (minimum)

12.7m (Lot 940)
4.1m (Lot 941)
Lot 941 Does Not Satisfy by
55%

SITE AREA
Medium Density Policy Area 19
PDC 4

270m² (minimum)

338m² (Lot 940)
400m² (Lot 941)
Satisfies

SITE FRONTAGE
Medium Density Policy Area 19
PDC 4

9m (minimum)

12.7m (Lot 940)
4.1m (Lot 941)
Lot 941 Does Not Satisfy by
55%
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60% (maximum)

51% (Lot 940)
34% (Lot 941)
Satisfies

PRIMARY STREET SETBACK
Medium Density Policy Area 19
PDC 3

3m (minimum)

6m (Lot 940)
N/A (Lot 941)
Satisfies

SIDE SETBACK
Residential Zone PDCs 11 & 13

For walls < 3m in height:
1m (minimum)

0m (Lot 940)
0m (Lot 941)
Does Not Satisfy

Maximum length of boundary
wall:
8m

6.2m (Lot 940)
6.3m (Lot 941)
Satisfies

REAR SETBACK
Medium Density Policy Area 19
PDC 3

6m (minimum)

2.5m (Lot 940)
1.8m (Lot 941)
Does Not Satisfy

BUILDING HEIGHT
Medium Density Policy Area 19
PDC 3

2 storeys or 8.5m (maximum)

1 storey, 4m (Lot 940)
2 storeys, 7.5m (Lot 941)
Satisfies

INTERNAL FLOOR AREA
Residential Development
PDC 9

100m² (minimum)

112m² (Lot 940)
149m² (Lot 941)
Satisfies

PRIVATE OPEN SPACE
Residential Development
PDC 19

60m² (minimum)
Minimum dimension 4m.
Minimum area at rear or side
of dwelling accessible from a
habitable room 16m2

Lot 940
101.6m² (total)
2.5m (min. dimension)
75.6m² (accessed from
habitable room)
Does Not Satisfy
Lot 941
63m² (total)
4.7m (min. dimension)
63m² (accessed from
habitable room)
Satisfies
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2 parking spaces/dwelling, 1
of which is covered

2 per dwelling, 1 covered
Plus
1 visitor car park
Satisfies

STORAGE
Residential Development
PDC 31

8m³ (minimum)

4m³ (Lot 940)
11m3 (Lot 941)
Does Not Satisfy

QUALITATIVE ASSESSMENT
In assessing the merits or otherwise of the application, the proposed development is discussed
under the following sub headings:
Site Frontage
PDC 7 of Medium Density Policy Area 19 seeks a minimum frontage width of 9m. The proposed
land division will create a hammerhead allotment (Lot 941) with a frontage width of 4.1m which
clearly fails to meet the requirement.
It is worth noting that the relevant policy area does not expressly prohibit hammerhead type
development (unlike low density policy areas in the Development Plan) and encourages a range of
dwelling types at medium densities. As there are a number of examples of hammerhead allotments
in the locality, the desire to have a minimum 9m frontage holds less weight in this locality than it
would in an undisturbed area. Accordingly, the proposed allotment frontage of 4.1m is considered
reasonable and not fatal to the proposal.
Setbacks
Medium Density Policy Area 19 seeks dwellings to be setback a minimum of 6m from the rear
boundary. Neither of the proposed dwellings will achieve this. The existing dwelling (Lot 940) will
be located 2.5m from the rear boundary and the proposed dwelling (Lot 941) will be located 1.8m
from the rear boundary. It should be noted that this rear setback relates to any part of the dwelling,
including the ground floor and upper levels.
The impact of the deficiency in rear setback for the existing dwelling will only be felt by the
residents of the proposed dwelling. This is beneficial as future residents will be able to observe this
reduced setback and determine for themselves if it will be detrimental to their amenity prior to
purchasing or occupying the property.
The reduced rear setback of the proposed dwelling is likely to have a greater impact. However, it is
considered acceptable in this situation for the following reasons:
x Whilst the alfresco and garage are setback at 1.8m, the majority of the ground floor of the
proposed dwelling is setback between 4.6m - 5.5m;
x The upper level is setback 6.6m from the rear boundary;
x The upper level is located within the roof space, lessening the overall height of the structure
compared to that of a traditional two storey dwelling;
x There are numerous other examples of dwellings in the locality that have rear setbacks less
than 6m, including the dwellings immediately adjacent the rear boundary.
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In relation to the side setbacks, both dwellings have built form along a side boundary which means
that the proposal fails to meet PDC 11 of the Residential Zone requiring a minimum side setback of
1m. The deficiency in side setbacks is nonetheless considered acceptable for the following
reasons:
x In the case of the existing dwelling, the proposed land division and creation of a driveway to
access the rear dwelling has effectively eliminated any side setback to the west. The proposed
1.8m high fence and landscaping strip along this driveway will help mitigate the setback
deficiency;
x In the case of the proposed rear dwelling, only the garage is to be sited on the boundary which
is to replace an existing domestic outbuilding which extends for 11.7m along this boundary;
x In both cases, the length of the proposed boundary walls is less than the 8m maximum sought
by PDC 13 of the Residential Zone.
Private Open Space (POS)
As the proposed land division seeks to retain the existing dwelling, the amount of POS available to
this dwelling is substantially reduced as the proposed rear boundary will be located only 2.5m from
the rear of the dwelling. The total amount of POS for the existing dwelling on proposed Lot 940 is
cited on the Site Plan (drawing no.PD.01.P2) as being 101.6m2. However, this figure includes a
75.6m2 area of courtyard space located at the front of the dwelling. PDC 18(b) of the Residential
Development Module requires that POS should be sited either to the side or rear of a dwelling and
screened for privacy. While this courtyard area is adequately screened by landscaping and a 1.2m
high timber slat fence, it does not technically meet the POS requirement of PDC 18(b). It also fails
to meet PDC 18(i) which asks for POS to be located away from traffic, industry and other noise
generating activities. This is the case as the courtyard is located forward of the dwelling and
immediately adjacent the road as well as being located in close proximity to the industrial area to
the north-west.
Furthermore, PDC 19 calls for a minimum POS area of 60m2 for an allotment of the size proposed
(being 338m2) with a minimum dimension of 4m located at the side or rear of the dwelling. The rear
POS area of the existing dwelling fails to meet this requirement given that the rear of the dwelling
will be located only 2.5m from the rear boundary.
Due to the shape of the site and the location of the existing dwelling, there does not appear to be
an alternative location for POS that would satisfy the above provisions. Had the existing dwelling
been demolished, a new dwelling could be located 3m from the front boundary which would
provide more space at the rear or side of the allotment.
While the proposed new dwelling will achieve the minimum POS requirements, its location to the
rear of the two storey building means that it will have limited access to sunlight during the winter
months.
In summary, it is considered that the provision of POS associated with the proposed development
is of limited quality and only just acceptable on an on-balance basis.
Bulk, Scale and Visual Impact on Neighbouring Properties
The bulk and scale of the proposed two storey building has been minimised by the design. The
upper level is contained within the roof space with only the two dormer windows and the 40° roof
pitch giving away its two storey design.
Due to the location of existing development on adjoining sites, the greatest impact is expected to
be to the dwellings south and southwest of the subject site. These dwellings are two of the group
dwellings built as part of a one into three land division. Their POS and living areas face north
towards the proposed dwelling.
The visual impact of the proposed dwelling is considered to be reasonable as its southern façade
is well articulated through a variety of roof pitches, materials and fenestration.
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Overlooking and Overshadowing
Overlooking is not considered to be an issue for neighbouring properties as both of the upper level
windows of the proposed dwelling will be obscured to a height of 1.7m above the upper floor level.
In relation to overshadowing, the applicant has submitted shadow diagrams (refer Attachment 1)
which show that the POS and rear habitable room windows of the group dwellings south of the
subject site will be overshadowed during the winter solstice. The dwelling immediately south of the
subject site will experience the greatest impact as the POS and north facing habitable room
windows of this dwelling will be overshadowed for the majority of the day. This is largely a result of
the deficiency in rear setback of this dwelling. The degree of overshadowing is such, however, that
the proposal fails to meet the intent of PDCs 10, 11 and 12 of the Residential Development module
which asks for buildings to be designed and located to ensure that winter sunlight is available to
adjacent dwellings, particularly to north-facing habitable room windows and POS.
Although shadow diagrams for the summer solstice demonstrate that the neighbouring property will
not be overshadowed at all, it is considered that the proposed development does not satisfactorily
meet the overshadowing provisions of the Development Plan.
Landscape Assessment
PDC 4 of the Landscaping, Fences and Walls module seeks a minimum of 10% of a development
site to be landscaped. The proposed development includes a solid area of landscaping within the
front yard of the existing dwelling (where none exists currently) and along the driveway. There is
also a modest strip of landscaping to the front of the proposed dwelling and on a 2.9m strip on the
western boundary to enclose the visitor car park. In total, some 77m² of landscaping is proposed
which equates to 10.5% of the site area, thereby meeting the intent of PDC 4.
The landscaping strip on each side of the driveway (at 400mm and 500m wide) is considered large
enough to accommodate reasonable plantings that help mitigate the impact of the hard paved
driveway. When seen alongside the landscaping proposed at the front of the existing dwelling, the
proposal is considered to satisfy PDC 1(b) (e) and (g) which seeks landscaping to enhance the
appearance of road frontages, define car parking areas and assist in climate control around
buildings.
SUMMARY
In summary, it is considered that the proposed development is acceptable. Although there are a
number of deficiencies in terms of setbacks, POS provision and overshadowing, these are not
considered to be significant enough, on an on-balance basis, to warrant a refusal. It is
acknowledged nonetheless that the proposed development is marginal in terms of its compliance/
non-compliance with all of the relevant Development Plan provisions.
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 30 May 2017 (for the proposed
dwelling) and 6 February 2018 (for the proposed land division) and warrants Development Plan
Consent.
Attachments
1.
2.
3.

Plans and Elevations
City Assets Referral
SCAP and SA Water Referrals
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15 Sherriff Street, Underdale

Application No

211/1466/2017 & 211/129/2018

DEVELOPMENT APPLICATION DETAILS
DEVELOPMENT
PROPOSAL

Combined Application: Land
division - Community Title;
SCAP No. 211/C186/17;
Create one (1) additional
allotment and the construction
of a carport for allotment 1

Construction of a two storey
group dwelling and a combined
retaining wall and fence to a
maximum height of 2.2m

APPLICANT

Pinksterboer Development
Consultants

LS Design Construct

APPLICATION NO

211/1466/2017

211/129/2018

LODGEMENT DATE

30 November 2017

14 February 2018

ZONE

Residential Zone

Residential Zone

POLICY AREA

Medium Density Policy Area
19

Medium Density Policy Area 19

APPLICATION TYPE

Merit

Merit

PUBLIC NOTIFICATION

Category 1

Category 1 (Minor)

REFERRALS

Internal
 City Assets
External
 SCAP
 SA Water

Internal
 City Assets
External
 Nil

DEVELOPMENT PLAN
VERSION

30 May 2017

6 February 2018

MEETING DATE

14 August 2018

14 August 2018

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. 211/1466/2017 by Pinksterboer Development Consultants to undertake a Combined
Application: Land division - Community Title; SCAP No. 211/C186/17; Create one (1) additional
allotment and the construction of a carport for allotment 1 at 15 Sherriff Street, Underdale (CT
5690/557) subject to the following conditions of consent.
Development Plan Consent
Council Conditions:
1.

The development must be undertaken, completed and maintained in accordance with the
plan(s) and information detailed in this application except where varied by any condition(s)
listed below.

2.

That the external materials and finishes of the carport shall be the same as, or complementary
to, those of the associated dwelling and shall be completed within two (2) months of
Development Approval.
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That all stormwater design and construction shall be in accordance with Australian Standards
and recognised engineering best practices to ensure that stormwater does not adversely affect
any adjoining property or public road and, for this purpose, stormwater drainage shall not at
any time:
a) 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.

Land Division Consent
Council Requirements:
4.

Prior to the issue of certificates to this division approved herein, the approved carport is to be
constructed.

State Commission Assessment Panel Conditions:
5.

The financial requirements of the SA Water Corporation shall be met for the provision of water
supply and sewerage services. (SA Water H0066238).

6.

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.

7.

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.

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. 211/129/2018 by LS
Design Construct to undertake the construction of a two storey group dwelling and a combined
retaining wall and fence to a maximum height of 2.2m at 15 Sherriff Street (CT 5603/464) subject
to the following conditions of consent.
Council Conditions:
1.

The development must be undertaken, completed and maintained in accordance with the
plan(s) and information detailed in this application except where varied by any condition(s)
listed below.

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 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.

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

4.

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

5.

That all landscaping will be planted in accordance with the approved plans prior to the
occupancy of the development. Any person(s) who have the benefit of this approval will
cultivate, tend and nurture the landscaping, and shall replace any landscaping which may
become diseased or die.

6.

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

BACKGROUND
The development proposal is presented to the Council Assessment Panel (CAP) for the following
reason:
x With regard to residential development and land division applications, where all proposed
allotments and or sites fail to meet, nor are within 5% of, the minimum frontage widths and
site areas designated in respective zones and policy areas within the West Torrens Council
Development Plan.
PREVIOUS OR RELATED APPLICATION(S)
Nil
SITE AND LOCALITY
The subject site is formally described in Certificate of Title Volume 5690 Folio 557, comprising
allotment 43 in Deposited Plan 3062, in the area named Underdale Hundred of Adelaide, more
commonly known as 15 Sherriff Street. There are no easements, encumbrances or Land
Management Agreements affecting the subject land.
The subject site is an existing residential property located on the eastern side of Sherriff Street,
approximately 160 metres (m) north of Henley Beach Road. The subject site is rectangular in
shape with a 16.8m wide frontage to Sherriff Street, a depth of 32.8m and an overall site area of
549.4 square metres (m2). The land currently contains a single storey detached dwelling and an
attached carport. The subject site is generally flat although it slopes down towards the southeastern corner of the rear allotment.
The locality is residential in nature containing a variety of dwellings which include single storey
detached dwellings, residential flat buildings and group dwellings. Approximately 50m south of the
subject site on the western side of Sherriff Street are 11 independent living dwellings, the first
intrusion of higher density living within the locality.
The allotment pattern varies between allotments containing a single dwelling to allotments
containing residential flat buildings and group dwellings within the immediate and wider locality.
Site areas vary between 150m² to approximately 900m².
The site and locality are shown on the following map and aerial imagery.
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PROPOSAL
The proposal involves two separate development applications for the subject site.
Application 211/1466/2017 is for a Community Title division of the land in order to create one
additional allotment. Allotment 1 is predominantly rectangular in shape with a 10.8m wide frontage
to Sherriff Street and a site area of 293m². Allotment 2 is irregular in shape with no frontage to
Sherriff Street (owing to the proposed battle-axe configuration) and an overall site area of 302m².
The allotment handle is common property to allow vehicle access to both allotments. The existing
carport will be removed and replaced with a new carport to be located at the rear of the existing
dwelling. The crossover will be extended in width to 6m to allow for vehicles to safely access and
exit the site.
Application 211/129/2018 seeks the construction of a two storey group dwelling at the rear of the
existing allotment. The dwelling is to be constructed with a rendered and brick façade and pitched
hip roof, and will contain four bedrooms, double garage and an alfresco area under the main roof.
The allotment handle consists of permeable block paving and 600 millimetres (mm) of landscaping
to the northern boundary which varies in height and scale. The proposal also includes fencing and
retaining walls located to the rear and portions of the side boundaries of the subject site. Given that
the combined height of the fence and retaining walls exceeds 2.1m, these elements also constitute
development.
A copy of the relevant plans and supporting information is contained in Attachment 1.
PUBLIC NOTIFICATION
Land division creating 4 or less additional allotments and detached dwellings are listed as
Category 1 forms of development pursuant to Schedule 9, Part 1 (2)(a)(i) & (f) of the Development
Regulations 2008.
A fence and retaining wall with a combined height exceeding 2.1m is a Category 3 form of
Development pursuant to Schedule 9. However in this instance the proposed retaining wall and
fence is considered to be a Category 1 form of development pursuant to Schedule 9, Part 1 (2)(g)
of the Development Regulations 2008 as it is of a minor nature only and is unlikely to unreasonably
impact the owners or occupiers of land in the locality for the following reason:
x The natural ground level of the subject land is at its lowest in the south-eastern corner where a
400mm high retaining wall will be required. When combined with a 1.8m fence, the maximum
height of 2.2m is only marginally higher than the 2.1m trigger for a fence to be considered
development. Given that the additional 100mm will not be readily perceptible to the naked eye,
it was determined during the assessment that it is highly unlikely to negatively impact the
owners/occupiers of adjacent properties.
As all components of the proposal are listed as Category 1, public notification was not required to
be undertaken.
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REFERRALS
Internal
City Assets
City Assets were initially concerned about the following matters:
x Verge interaction with the street tree to ensure that the stormwater outlet and driveway
widening would not negatively impact this tree;
x The proposed carport did not provide adequate space for the required 2 car parking spaces;
and
x Vehicle manoeuvrability for proposed Residence 2 did not meet the Australian Standards.
The applicant subsequently addressed these matters to the satisfaction of City Assets.
External
State Commission Assessment Panel (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 3.
ASSESSMENT
The subject land is located within the Residential Zone, and more specifically the Medium Density
Policy Area 19, as described in the West Torrens Council Development Plan. The main provisions
of the Development Plan which relate to the proposed development are as follows:
General Section
Objectives
Design and Appearance

Energy Efficiency

Land Division
Landscaping, Fences and
Walls
Orderly and Sustainable
Development

Residential Development
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Principles of Development Control
Objectives
Principles of Development Control
Objectives
Principles of Development Control
Objectives
Principles of Development Control
Objectives
Principles of Development Control
Objectives
Principles of Development Control

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

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

1, 2 & 4
1, 5, 7, 12, 13 & 14

Policy Area: Medium Density Policy Area 19
Desired Character Statement:
Allotments in this policy area will be at medium density, accommodating a range of dwelling
types including semi-detached, row and group dwellings, as well as some residential flat
buildings and some detached dwellings on small allotments. There will be a denser allotment
pattern close to centre zones where it is desirable for more residents to live and take advantage
of the variety of facilities focused on centre zones.
New buildings will contribute to a highly varied streetscape. Buildings will be up to 2 storeys,
except for allotments fronting Brooker Terrace, Marion Road and Henley Beach Road, and
overlooking the Westside Bikeway, where buildings will be up to 3 storeys in height and provide
a strong presence to streets. Garages and carports will be located behind the front facade of
buildings.
Development will be interspersed with landscaping, particularly behind the main road frontage,
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an
appropriate transition between the public and private realm and reduce heat loads in summer.
Objectives
Principles of Development Control
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QUANTITATIVE ASSESSMENT
The proposal is assessed for consistency with the prescriptive requirements of the Development
Plan as outlined in the table below:
211/1466/2017 (land division and carport)

DEVELOPMENT PLAN
PROVISIONS

ASSESSMENT
STANDARD

ALLOTMENT AREA
Medium Density Policy Area 19
PDC 7

270m2 (minimum)

ALLOTMENT FRONTAGE
Medium Density Policy Area 19
PDC 7

9m (minimum)

Lot 1

Lot 2

293m²

302m²

Satisfies

Satisfies

10.8m

6m

Satisfies

Does Not Satisfy
by 33%

211/129/2018 (two storey group dwelling and retaining wall/fence)

DEVELOPMENT PLAN
PROVISIONS

STANDARD

ASSESSMENT

SITE AREA
Medium Density Policy Area 19
PDC 6

270m2 (minimum)

302m²

SITE FRONTAGE
Medium Density Policy Area 19
PDC 7

9m (minimum)

SITE COVERAGE
Medium Density Policy Area 19
PDC 3

60% (maximum)

STREET SETBACK
Medium Density Policy Area 19
PDC 3

3m (minimum)
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58.8%
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Vertical side wall 3m or
less 1m (minimum)

Vertical side wall 3-6m
2m (minimum)

Lower level:
1m (south)
0m (north)
Does Not Satisfy
Upper level:
2.1m (south)
2.4m (north)
Satisfies

REAR SETBACK
Medium Density Policy Area 19
PDC 3

6m (minimum)

BUILDING HEIGHT
Medium Density Policy Area 19
PDC 3

2 storeys or 8.5m
(maximum)

INTERNAL FLOOR AREA
Residential Development
PDC 9

3+ bedrooms
100m2 (minimum)

PRIVATE OPEN SPACE
Residential Development
PDC 19

60m2

CAR PARKING
Transportation and Access
PDC 34 &
Table WeTo/2

STORAGE
Residential Development
PDC 31

1.1m
Does Not Satisfy

5.9m
Satisfies
205.8m2
Satisfies
88m2
Satisfies

2 per dwelling; 1 covered
plus 0.25 visitor spaces

2 (1 covered) plus a visitor space
Satisfies

8m3 (minimum)

12m3 (within proposed dwelling
and garden shed.)
Satisfies

LANDSCAPING
Landscaping, Fences and
Walls
PDC 4
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QUALITATIVE 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 one additional allotment in a form of a battleaxe in order to retain the existing dwelling on site. The common property, comprising a 3.75m wide
driveway and a 600mm strip of landscaping, is located along the northern boundary of the subject
site.
Principle of Development Control (PDC) 7 of Medium Density Policy Area 19 of the Residential
Zone seeks to create allotments with an area greater than 270m² with a minimum frontage of 9m,
except where the land division is combined to include dwellings or follows an approval for dwellings
on site. In this instance the proposed allotments meet site area requirements, however proposed
allotment 2 does not have a frontage to a Sherriff Street. Within Medium Density Policy Area 18
and 19, battle-axe allotments are not discouraged, unlike the remaining residential policy areas
within the City. Therefore considering that the shortfall in frontage is due to the handle of the battleaxe allotment, it is not considered fatal to the application.
Side Setbacks
The creation of the new allotments will require a 4m wide driveway to provide safe and efficient
access. Due to this, the northern boundary of the existing dwelling will consist of the north facing
wall of the dwelling. While this does not satisfy PDC 11 of the Residential Zone, it not considered
to be fatal to the application. As the boundary wall is located up against the common property it will
not cause any negative visual impacts to the adjacent property. Additionally, it should be noted that
due to the proposal being for community title allotments, the Building Code does not require the
windows located along the northern wall to be altered.
In relation to the proposed dwelling at the rear of the site, the garage wall on the northern boundary
also fails to satisfy PDC 11 of the Residential Zone but is considered acceptable given that the
length of the boundary wall, at 6.7m, is less than 8m maximum stipulated by PDC 13(b) of the
Residential Zone.
Rear Setbacks
In relation to the existing dwelling, the land division has effectively created a new rear boundary
which is setback 3m from the rear of this dwelling. This setback fails to meet the minimum 6m rear
setback sought by PDC 3 of Medium Density Policy Area 19. Given that the existing dwelling is
single storey in height, the rear setback deficiency will not negatively affect occupants of the
proposed new dwelling as this dwelling is offset 6m from the rear boundary of the existing dwelling.
Accordingly, the rear setback of the existing dwelling is considered to be satisfactory.
In relation to the proposed dwelling, the rear setback of 1.1m (measured from the rear of the
alfresco area being under the main roof of the dwelling) clearly does not satisfy the 6m minimum
requirement stipulated by PDC 3 of Medium Density Policy Area 19. Although this is a significant
discrepancy from the Development Plan requirement, it is considered acceptable for the following
reasons:
x The upper level setback from the rear boundary is 7.4m and so well within the 6m sought
by PDC 3 of Medium Density Policy Area 19;
x The rear yard of the adjacent dwelling to the east (16 Pearse Street) has a large domestic
outbuilding and a tree located on the rear boundary which should mitigate the impact of the
proposed dwelling/alfresco area.
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Private Open Space (POS)
PDC 19 of the Residential Development module seeks a minimum POS area of 60m2, with a
minimum dimension of 4m and a minimum area of 16m2 accessed from a habitable room for a
dwelling measuring between 300-500m2. The proposed dwelling meets all of these requirements.
The smaller existing dwelling (under 300m² in area) meets the lesser requirement of PDC 19 (24m2
total POS, 3m minimum dimension and 16m2 accessible from a habitable room) through the
provision of 36m² of POS, with a minimum dimension of 3m and which is accessible from a
habitable room, thereby satisfying the requirement.
Design and Appearance
PDC 2 of the Residential Development module seeks to limit the height of dwellings when located
at the rear of battle-axe allotments to a single storey. The proposed two storey dwelling fails to
satisfy this requirement. However, when considered alongside the height of the existing dwelling at
the front of the site which has a roof height of approximately 5m and wall heights of 3.9m, it is
evident that the existing dwelling will obscure a significant proportion of the proposed dwelling. As
a result, the proposed dwelling is unlikely to negatively impact on the character of the street or the
locality.
The proposed dwelling also features a variety of materials and finishes to provide a level of
articulation that meets the intent of Objective 1 and PDC 1 of the Design and Appearance module
and PDC 4 of the Residential Development module.
It is also worth noting that there are a number of two storey dwellings within the locality, indicating
that the area is transitioning towards a medium density environment sought by the relevant Desired
Character Statement. The proposed height of the dwelling is therefore considered to be
appropriate.
Overshadowing
The applicant has provided an overshadowing diagram for the proposed two storey dwelling. As
the dwelling is located at the rear of the site and has a reduced rear setback, it is to be expected
that there will be some overshadowing to adjacent properties to the east and south. Given that
most of the overshadowing effect will fall on the rear outbuildings of these properties, and that the
rear yards will receive more than 3 hours of winter sunlight, the proposed development satisfies
PDCs 11, 12 and 13 of the Residential Development module and is considered to be acceptable as
a result.
Overlooking
It is noted that PDC 2 of the Residential Development module seeks to maintain privacy to
adjoining properties by limiting the height of dwellings on battle-axe allotments to single storey.
Notwithstanding the above discussion, in order to maintain privacy the proposed dwelling includes
fixed obscured glazing to 1.7m above the upper floor level, satisfying PDCs 2 and 27 of the
Residential Development module. The obscured windows will prevent any overlooking from the
proposed dwelling and so maintain privacy for adjoining residents.
Storage
A combined total of 12 cubic metres of storage is provided within both the proposed dwelling and
the associated garden shed to be located in the north-eastern corner of the allotment. PDC 31 of
the Residential Development module stipulates that storage should be located within a non
habitable room of a dwelling or an outbuilding. The applicant has utilised the area located under
the stair well for storage as well as within the laundry. Additionally a 3m x 3m garden shed will be
provided with an excess of 4 cubic metres of storage for the residents to utilise. Accordingly, the
proposal is considered to satisfy PDC 31 of the Residential Development module.
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Landscaping
The proposal meets the minimum landscaping requirement of 10% of the site with a variety of
plantings that vary in scale and height. It is also proposed to incorporate permeable paving to the
common property/driveway, which also contains a 600mm landscaping strip along the northern
boundary and within the common area of the site. Plantings will include shrubs, ground covers and
some trees. These plantings will help to mitigate the extent of hard paved surfaces as well as heat
loads on the site, thereby satisfying PDC 1 of the Landscaping, Fences and Walls module.
Retaining walls
As previously mentioned, the combined retaining wall and fence along the eastern side of the
northern and southern boundaries and the length of the eastern boundary will have a maximum
height of 2.2m. The natural ground level is lowest in the south-eastern corner of the allotment,
where the retaining wall will have a maximum height of 400mm. Given that this height will occur
over a small area of the boundary, it is considered to have a relatively minor impact.
SUMMARY
It is acknowledged that there are aspects of the proposed development that do not meet the
Development Plan in relation to setbacks, frontage widths and building heights. However, on an
'on-balance' basis, it is considered that the proposal generally accords with the relevant provisions
of the Development Plan. The proposal provides sufficient internal living space, POS and storage
to provide a functional and liveable dwelling for its residents.
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 Plans Consolidated 30 May 2017 and 6 February
2018 respectively and warrants Development Plan Consent.
Attachments
1.
2.

Proposal Plans and supporting information
Referral documents
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36 Shelley Avenue, NETLEY

Application No

211/250/2018

DEVELOPMENT APPLICATION DETAILS
DEVELOPMENT PROPOSAL

Combined Application: Land division - Torrens Title;
SCAP No. 211/D025/18; Create one (1) additional
allotment and construction of a single storey split level
detached dwelling and associated combined retaining
wall and fence (maximum height 2.6 metres) and
fencing (maximum height 2.4 metres)

APPLICANT

E Kayias

LODGEMENT DATE

06 March 2018

ZONE

Residential Zone

POLICY AREA

Low Density Policy Area 20

APPLICATION TYPE

Merit

PUBLIC NOTIFICATION

Category 1

REFERRALS

Internal
 City Assets
External
 State Commission Assessment Panel (SCAP)
 SA Water

DEVELOPMENT PLAN
VERSION

06 February 2018

MEETING DATE

14 August 2018

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. 211/250/2018 by E Kayias to undertake Combined Application: Land division - Torrens Title;
SCAP No. 211/D025/18; Create one (1) additional allotment and construction of a single storey
split level detached dwelling and associated combined retaining wall and fence (maximum height
2.6 metres) and fencing (maximum height 2.4 metres) at 36 Shelley Avenue, Netley (CT 5203/714)
subject to the following conditions of consent (and any subsequent or amended condition that may
be required as a result of the consideration of reserved matters under Section 33(3) of the
Development Act):
Reserved 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.

An amended Drainage Plan showing:
a) the southern edge proposed driveway tapered to meet the existing crossover; and
b) a minimum 3,500 litre detention tank with a 34mm orifice connected to 100% of the roof
area of the dwelling.

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.
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2.

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

3.

That the stormwater management system, as indicated on the Drainage Plan by SAF
Consulting Engineers (Revision: PD, Date: 17/07/2018), shall be installed on site prior to
occupation of the dwelling approved herein.

4.

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.

5.

That all landscaping for screening purposes, as indicated on the approved Drainage Plan by
SAF Consulting Engineers (Revision: PD, Date: 17/07/2018) shall be:
a) Planted within three (3) months of occupation of the dwelling approved herein, at a
planting height of 1.5 metres;
b) Maintained at a minimum height of 3 metres;
c) Maintained in good health and condition at all times and any dead or diseased plants shall
be replaced immediately, at a planting height of 1.5 metres, to the reasonable satisfaction
of the Council.

6.

That prior to the issue of certificates for the land division approved herein, all existing buildings
and associated structures shall be removed from subject land.

Land Division Consent Conditions
Council Conditions
Nil
State Commission Assessment Panel Conditions
7.

The financial requirements of the SA Water Corporation shall be met for the provision of water
and sewerage services.
The alteration of internal drains to the satisfaction of SA Water is required.
SA Water Corporation further advise that 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.

8.

Payment of $6830 into the Planning and Development fund (1 lot @ $6830/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.
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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.

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
Nil
SITE AND LOCALITY
The subject site is commonly known as 36 Shelley Avenue, Netley. It is formally described in
Certificate of Title Volume 5203 Folio 714, comprising allotment 6 in Deposited Plan 7186. The
subject site is of a regular rectangular shape and has a frontage to Shelley Avenue of 19.5 metres
(m) and an area of 935 square metres (m2). The subject site is located approximately 15m to the
north of a Centre Zone buffer (shown in blue on the locality plan below).
The subject site contains a single storey detached dwelling and ancillary structures including a
verandah and domestic outbuilding. Vehicle access is currently achieved via an existing 3.7m wide
crossover which is located on the northern side of the allotment. There are two mature street trees
and a stobie pole located within the road verge adjacent to the subject site. The applicant has
confirmed that no regulated trees are located on, or within 15m of the subject site. The subject site
has a fall of approximately 1.7m towards the rear of the allotment. The front half of the site is
relatively flat (with a fall of approximately 0.3m) and the rear half of the site is considerably steeper
(fall approximately 1.4m - refer Image 1 below). The subject site is located within an airport height
referral area.

Image 1 - Topography of the subject site (with fall to rear)
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The locality comprises residential development, predominantly in the form of single storey
detached dwellings. Allotments within the locality vary in size, shape and frontage as a result of
infill development occurring regularly over the past 18 years. Allotments typically range in area
from 279m2 to 1509m2 and frontage widths from 9.6m to 28m.
The subject site and locality are shown on the following map and aerial imagery.
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PROPOSAL
The applicant is seeking Development Plan Consent and Land Division Consent for a Torrens Title
land division where one allotment will be divided into two allotments.
The site area and frontage width of the proposed allotments are outlined in the following table:
Allotment
701
702

Site Area (m2)
490
445

Frontage (m)
10.21
9.3

The proposal also includes the construction of a single storey (split-level) detached dwelling, a
combined retaining wall and fence (maximum height of 2.6m) and fencing (maximum height 2.4m)
on proposed allotment 701. The proposed dwelling is of a contemporary design and incorporates a
range of external materials and finishes including render, brickwork, timber panelling and
colorbond steel roof sheeting. The dwelling has a total floor area of 272m2 and includes a double
garage, three bedrooms, open plan kitchen, dining and living area and an alfresco area.
A row of semi-mature Pittosporum Screenmasters (planting height of 1.5m) will be located along
the rear boundary and a portion of the side boundaries (northern and southern) to assist in
mitigating potential overlooking.
A copy of the relevant (amended) plans and documents are contained within Attachment 1.
Amendments
Through negotiations, the proposal has been amended in response to concerns raised relating to
the level of fill and height of retaining walls. Originally, the proposal involved approximately 1.5m of
fill and retaining walls with a maximum height of 1.5m above natural ground level to accommodate
a detached dwelling (no split). The amended proposal involves a split level dwelling design which
has almost halved the required amount of fill to a maximum of 0.8m and the corresponding
maximum height of the retaining walls to 0.8m.
For comparative purposes, a copy of the original Site Plan is contained within Attachment 2.
PUBLIC NOTIFICATION
Land division creating 4 or less additional allotments and detached dwellings are listed as
Category 1 forms of development pursuant to Schedule 9, Part 1 (2)(a)(i) & (f) of the Development
Regulations 2008.
The proposed retaining wall and fence is considered to be a Category 1 form of development
pursuant to Schedule 9, Part 1 (2)(g) of the Development Regulations 2008 as it is of a minor
nature only and is unlikely to unreasonably impact the owners or occupiers of land in the locality for
the following reasons:
•

The retaining wall on the southern boundary of proposed lot 701 is likely to become redundant
once lot 702 is developed with a dwelling as this will have the same (or very similar) finished
floor level (FFL) requirements.

•

The retaining wall on the northern boundary of proposed lot 701 will not result in
overshadowing to the adjoining allotment to the north and the visual impact associated with
this wall, at 0.8m high, is not considered to be unreasonable. The portion of the proposed
retaining wall and fence exceeding 2.1m in combined height is limited in length (approximately
8m or 16% the length of the boundary) and is located approximately 6m from the existing
dwelling on this allotment.
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The retaining walls are required due to the FFL requirements asked for by City Assets. As
noted, the height of the retaining walls have been minimised by adopting a split level dwelling
design.

As all components of the proposal are listed as Category 1, public notification was not required to
be undertaken.

REFERRALS
Internal
City Operations
City Operations comments are summarised as follows:
•

In relation to proposed allotment 702, it is recommended that any future crossover be located
on the northern side of the existing street tree. A lesser offset of 1m would be supported to
allow for a 4.2m crossover and the retention of the street tree.

Comments were also made in relation to the proposed dwelling located on allotment 701.
However, the proposal has since been amended and the comments are no longer relevant since
the proposed stormwater outlet will not be located within 2m of the street tree and the existing
crossover will be utilised.
City Assets
City Assets comments are summarised as follows:
•

Council typically requests a minimum FFL of 350mm above the highest adjacent water table
level for new development. Based on the topography of the land, it has been determined that a
small compromise on the standard FFL requirement is justified, providing for a FFL of 300mm
above the highest adjacent water table level (i.e. 100.22).

•

It is noted that the FFL of the rear portion of the site is lower than that for the front of the site.
This is considered acceptable given the higher level across the frontage of the site will help
prevent any street flooding overflow from impacting the rear of the site.

•

As part of the original proposal, the applicant provided stormwater detention measures which
were determined to be acceptable by City Assets. Since these detention measured were not
included in the amended proposal, City Assets have requested that stormwater detention be
added as a Reserved Matter.

•

The most recent City Assets comments in relation to the crossover and driveway are not
considered relevant given that the proposal has since been amended. A condition has been
added for the driveway to be tapered to meet the existing crossover which addresses any
concerns relating to the width of the crossover. As no street infrastructure is to be located
within the road verge to the north of the street tree, a single width crossover can be
accommodated in this location.

External
State Commission Assessment Panel (SCAP)
No concerns were raised by the SCAP and standard conditions have been recommended should
the application be supported.
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SA Water
SA Water raised no concerns with the proposal and have recommended standard conditions
should the application be supported.
An external referral to the Commonwealth Secretary for the Department of Transport and Regional
Services was not required as the height of the proposed dwelling does not exceed the Airport
Building Height limitations specified on the Development Constraints map within the West Torrens
Council Development Plan.
A full copy of the relevant referral reports is contained within Attachment 3.
ASSESSMENT
The subject land is located within the Residential Zone and, more specifically, Low Density Policy
Area 20 (herein referred to as the Policy Area) as described in the West Torrens Council
Development Plan. The main provisions of the Development Plan which relate to the proposed
development are as follows:
General Section
Crime Prevention
Design and Appearance
Energy Efficiency
Infrastructure
Land Division
Landscaping, Fences and
Walls
Natural Resources
Orderly and Sustainable
Development
Residential Development

Sloping Land

Transportation and Access
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Objectives
1
Principles of Development Control 1, 2, 3, 5, 6, 7, 8
Objectives
1, 2
1, 2, 3, 9, 10, 12, 13, 14,
Principles of Development Control
15, 20, 21
Objectives
1, 2
Principles of Development Control 1, 2, 3
Objectives
1, 3
Principles of Development Control 1, 5, 6, 8, 9, 16
Objectives
1, 2, 3, 4
Principles of Development Control 1, 2, 4, 5, 6, 8, 12
Objectives
1, 2
Principles of Development Control 1, 2, 3, 4, 6
Objectives
1, 2, 3, 5, 6, 7, 10
Principles of Development Control 1, 4, 5, 6, 7, 8, 9, 10, 12,
13, 39
Objectives
1, 2, 3, 4 & 5
Principles of Development Control 1, 3, 5, 6, 7
Objectives
1, 2, 3, 4
Principles of Development Control 1, 3, 4, 5, 6, 7, 8, 9, 10,
11, 12, 13, 18, 19, 20, 21,
27, 31
Objectives
1
Principles of Development Control 1, 2
Objectives
2,
Principles of Development Control 1, 2, 8, 10, 11, 23, 24, 30,
34, 35, 36, 37, 40, 41, 43,
44
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Zone: Residential Zone
Desired Character Statement:
This zone will contain predominantly residential development. There may also be some smallscale non-residential activities such as offices, shops, consulting rooms and educational
establishments in certain locations. Non-residential activities will be complementary to
surrounding dwellings.
Allotments will be at very low, low and medium densities to provide a diversity of housing
options in different parts of the zone. The range of allotment sizes will support the desired
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce
distinction between policy areas. Row dwellings and residential flat buildings will be common
near centres and in policy areas where the desired density is higher, in contrast to the
predominance of detached dwellings in policy areas where the distinct established character is
identified for protection and enhancement. There will also be potential for semi-detached
dwellings and group dwellings in other policy areas.
Residential development in the form of a multiple dwelling, residential flat building or group
dwelling will not be undertaken in a Historic Conservation Area.
Landscaping will be provided throughout the zone to enhance the appearance of buildings from
the street as viewed by pedestrians, provide an appropriate transition between the public and
private realm and reduce heat loads in summer.
Objectives
Principles of Development Control

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

Policy Area: Low Density Policy Area 20
Desired Character Statement:
Allotments in the policy area will be at low density, accommodating predominantly detached
dwellings and some other dwellings types such as semi-detached and group dwellings. There
will be a denser allotment pattern close to centre zones where it is desirable for more residents
to live and take advantage of the variety of facilities focused on centre zones. Battleaxe
subdivision will not occur in the policy area to preserve a pattern of rectangular allotments
developed with buildings that have a direct street frontage.
Buildings will be up to 2 storeys in height. Garages and carports will be located behind the front
façade of buildings.
Development will be interspersed with landscaping, particularly behind the main road frontage,
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an
appropriate transition between the public and private realm and reduce heat loads in summer.
Low and open-style front fencing will contribute to a sense of space between buildings.
Objectives
Principles of Development Control
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QUANTITATIVE ASSESSMENT
The proposal is assessed for consistency with the prescriptive requirements of the Development
Plan as outlined in the table below:

DEVELOPMENT PLAN
PROVISIONS

SITE/ALLOTMENT AREA
Low Density Policy Area 20
PDC 3 & 5

STANDARD

ASSESSMENT

340m² (minimum allotment
area)

490m2 (Allotment 701)
445m2 (Allotment 702)

340m² (minimum site area)
Satisfies

SITE FRONTAGE
Low Density Policy Area 20
PDC 3 & 5

10m (minimum)

10.2m (Allotment 701)
9.3m (Allotment 702)
Allotment 702 Does Not
Satisfy by 7%

STREET SETBACK
Residential Zone
PDC 8

7.5m requirement to meet
PDC 8.

5.02m
Does Not Satisfy

SIDE SETBACKS
Residential Zone
PDCs 11

REAR SETBACK
Residential Zone
PDC 11

BUILDING HEIGHT
Residential Zone
PDC 6
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For walls < 3m in height:
1m (minimum)

0.9m
Does Not Satisfy

Maximum length of boundary
wall:
8m

6.7m (Garage wall)

3m (minimum - single storey
component)

10m (to alfresco)
14.5m (to dwelling)

8m (minimum - two storey
component)

Satisfies

2 storeys or 6m (maximum)

1 storey, 3.1m

Satisfies

Satisfies
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60m2 (minimum)

145m2 (total)

4m (minimum dimension)

10.2m (min. dimension)

24m2 (minimum area at rear
or side of dwelling accessible
from a habitable room)

Satisfies

CARPARKING SPACES
Transportation and Access
PDC 34
Table WeTo/2

2 car-parking spaces (1
covered) per dwelling

2 covered and 2 uncovered
spaces

DOMESTIC STORAGE
Site Facilities and Storage
PDC 4

8m³ (minimum)

PRIVATE OPEN SPACE
Residential Development
PDC 19

Satisfies
Adequate space in laundry,
garage and rear yard
Satisfies

INTERNAL FLOOR AREA
Residential Development
PDC 9

100m2 (minimum)

186.4m2
Satisfies

QUALITATIVE ASSESSMENT
In assessing the merits or otherwise of the application, the proposed development is discussed
under the following sub headings.
Existing and Desired Character
Existing allotments within the locality are typically generous in size (between 650m2 and 930m2)
and range in shape from narrow and deep to wide and shallow. Infill development has created a
number of smaller allotments within the locality which are highlighted on the locality plan above. It
is worth noting that a land division of a similar nature to this proposal, in terms of allotment size,
shape and frontage, has occurred on the adjoining allotment to the south. Existing dwellings within
the locality are typically detached and single storey in height. Despite being split-level, the
proposed dwelling will appear as single storey when viewed from the street and adjoining
allotments. As such, it is considered that the proposed land division and detached dwelling is
unlikely to negatively impact on the existing character of the locality.
The Desired Character Statement of the Policy Area seeks low density allotments accommodating
predominantly detached dwellings up to two storeys in height. The desired character also speaks
against battle-axe allotment configurations in order to preserve the pattern of rectangular
allotments and to allow buildings to have a direct street frontage.
In terms of density, the 30-Year Plan for Greater Adelaide provides some guidance as to what is
considered low density development, this being fewer than 35 dwellings per hectare. This is
equivalent to allotments greater than 286m2 in area. The proposed allotments are clearly low
density according to this criterion and are of a rectangular configuration as sought by the desired
character. Furthermore, the proposed dwelling is of a type and height envisaged within the Policy
Area. As such, the intent of the desired character is considered to be satisfied by the proposal.
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Allotment Frontage
Proposed allotment 702 falls marginally short of the frontage width requirement for land division
and detached dwellings within the Policy Area by 0.7m (PDCs 3 and 5). The subject site is not
located within 400m of a Centre Zone, therefore, the lesser frontage width stipulated by PDC 4 of
the Policy Area cannot be explicitly applied to this proposal (9m frontage). In saying this it is worthy
to note that the subject site is situated approximately 15m from a Centre Zone buffer. As such,
allotments with smaller frontage widths, similar to or less than those proposed, are likely to become
more prevalent within the locality in the future. Further, it is considered that the 700mm shortfall will
not be perceivable when viewed from the street.
As both the land division and land use components have been combined, the proposed allotments
have been determined to be suitable for their intended residential use. The proposed dwelling
located on allotment 701 satisfies the majority of relevant Development Plan provisions. Any
shortfalls have been determined to be minor and acceptable (discussed further below). While a
dwelling has not been included for allotment 702, it is considered that a detached dwelling can be
accommodated on this site given that it has a similar topography, size and shape to allotment 701.
Taking these factors into consideration, the minor departure in frontage width is not considered to
be fatal to the proposal.
One of the minor shortfalls associated with the allotment frontage concerns the width of the garage
facing the street. PDC 16 of the Residential Development module stipulates a maximum width for
garages of 6m or 50% of the allotment frontage. The proposed garage is 5.5m wide which
represents 54% of the allotment frontage. This minor discrepancy is considered to be acceptable,
especially since the garage is setback further from the street than the front of the dwelling which
helps moderate its visual impact.
Setbacks
The side setback of the proposed dwelling falls short of meeting the 1m minimum requirement
stipulated by Residential Zone PDC 11 by 0.1m. This shortfall is considered to be minor and
unlikely to be perceivable when viewed from the street or adjoining allotments. The lesser side
setback is also unlikely to result in increased visual impact or overshadowing by the proposed
dwelling.
The front setback of the proposed dwelling falls short of the meeting the minimum requirement of
Residential Zone PDC 8 which requires development (including any verandah, porch, etc.) to be
set back from the primary road frontage by at least the same or the average setback distance of
adjacent buildings. Given that one of the adjacent allotments will be vacant, it is considered that
PDC 8 cannot strictly be applied when assessing the proposed front setback.
The existing dwelling located on the adjoining allotment to the north has a front setback of
approximately 7.5m when measured from the closest point of the dwelling. The proposed dwelling
has a front setback of 5.02m to the porch, 6.3m to the study window and 7.3m to the garage. While
the porch element of the proposed dwelling will be situated closer to the street than the adjoining
dwelling, a majority of the building has a front setback of 7.3m, which is relatively consistent with
the setback distance of the adjoining dwelling. It is considered that the porch element adds a level
of articulation and visual interest to the dwelling. Further, it is an open structure which will assist in
reducing the visual bulk of the building when viewed from the street.
Taking into consideration the above, it is unlikely that the front setback of the proposed dwelling
will negatively impact on the streetscape. While there is sufficient room to the rear of the dwelling
to increase the front setback, this was not requested as it would increase the level of fill and height
of the proposed retaining walls at the rear of the allotment. Accordingly, it is considered that the
proposed front and side setback distances are acceptable and the departure from PDCs 8 and 11
is warranted in this instance.
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Overlooking
The proposed dwelling will be single storey in height, although it will be raised approximately 0.8m
above natural ground level where the alfresco area is proposed. The rear yard will be battered
down to the approximate natural ground level at the rear boundary. The FFL of the proposed
alfresco will sit approximately 1.2m above finished ground level at the rear boundary due to the
sloping nature of the allotment. While PDC 27 of the Residential Development module primarily
relates to two storey development, it was considered that overlooking mitigation techniques would
need to be implemented to reduce the extent of overlooking from the proposed alfresco to the
adjoining allotment to the rear.
In order to mitigate potential overlooking, the fence height at the rear boundary and side returns
(where no retaining wall is proposed) will be 2.4m. As demonstrated in Figure 1 below, the
proposed height of 2.4m is considered to suitably mitigate direct overlooking from the proposed
alfresco, taking into consideration a viewing height of 1.7m. Views are likely to be restricted
primarily to the roof of the dwelling located on the adjoining allotment to the rear. It also is worth
noting that a verandah is situated between the existing dwelling and the rear boundary which is
likely to further limit views from the proposed alfresco. The location of the existing verandah can be
observed on the locality plan above and the Drainage Plan contained within Attachment 1.

Figure 1: Overlooking diagram

Furthermore, the proposed screening plants to be planted adjacent to the perimeter of the
southern, western and northern boundaries will complement the proposed fencing and further
assist in reducing the incidence of overlooking from the alfresco. Taking into consideration both
these factors, it is considered that potential overlooking has been suitably minimised.
Overshadowing
Although no shadow diagrams have been provided, it is anticipated that, at least 3 hours of
sunlight would be available to the adjoining residential properties in accordance with PDCs 11 and
12 of the Residential Development module. The proposed dwelling and associated retaining walls
and fencing will not cause overshadowing to the adjoining allotment to the north. The proposed
2.4m high fence is likely to cause overshadowing to a small portion of the adjoining allotment to the
west in the morning hours only. Once the adjoining allotment to the south is developed, the
proposed retaining wall on the southern boundary is likely to be made redundant. As such,
overshadowing that is reasonable and expected for single storey development would occur to the
adjoining allotment to the south.
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Earthworks and Retaining Walls
Earthworks and retaining walls are required in order to achieve the minimum FFL requirements
sought by City Assets and to provide a benched area for the proposed dwelling on what is a
sloping site. Retaining walls are proposed to be located on the northern and southern (side)
boundaries of allotment 701, between 0.2m and 0.8m in height (refer Figure 2 below). The
combined height of the retaining wall and fence will be between 1.9m and 2.6m on both
boundaries. Given the topography of the subject site, the extent of fill and height of retaining walls
increase towards the rear of the dwelling. Between the rear of the dwelling and the rear boundary,
the site will be battered to natural ground level with the retaining walls stepped. No retaining walls
are proposed on the rear boundary of the allotment.

Figure 2: Proposed retaining wall heights

As discussed, the applicant has amended the proposal to incorporate a split level dwelling design
in order to reduce the level of fill and height of retaining walls by approximately 0.62m. The
amendment has also reduced the need for retaining walls in the front half of the allotment. Given
the FFL restrictions, it is unlikely that the extent of earthworks needed can be further reduced
without considerably altering the structure of the dwelling.
As demonstrated in Figure 2, earthworks and retaining walls exceeding 0.4m in height will only
occupy a relatively small portion of the boundary. As also noted, the retaining wall on the southern
boundary of the subject site is likely to become redundant once the southern site is developed,
while the retaining wall on the northern boundary is unlikely to result in an unreasonable visual
impact or overshadowing to adjoining allotments. As such, the proposed earthworks and retaining
walls are considered to be acceptable and meet the intent of PDC 6 of the Landscaping, Fences
and Walls Module in that the walls will be compatible with the development and of a height that
maintains privacy for adjacent residents.
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Vehicular Access, Stormwater and Public Infrastructure
The proposed dwelling located on allotment 701 will utilise an existing 3.7m wide crossover to
Shelley Avenue. Allotment 702 has sufficient space to the north of the street tree to accommodate
a single width crossover with a 1m offset to the street tree. The lesser offset to the street tree has
been supported by City Operations.
Given the topography of the allotment, stormwater discharge to the street is achieved via a
pump/sump system located at the rear of the allotment. City Assets have raised no concerns with
the proposed stormwater management system other than for stormwater detention to be
incorporated as originally proposed (refer Referrals section above). The proposed stormwater
connection is located 2m from the street tree, in accordance with the standard City Operations
offset requirements. It is anticipated that allotment 702 will require a similar stormwater
management system. This will form part of the assessment of a future land use application for this
allotment.
Provision of stormwater collection and sewerage services are contained within the Shelley Avenue
road reserve.
SUMMARY
The proposed land division and associated detached dwelling is considered to be a desired,
orderly and appropriate form of development within the relevant Policy Area. The dwelling density
and allotment layout sufficiently accords with the Desired Character and is compatible with the
established pattern and built form characteristics of the locality. The amenity of adjoining properties
would also be maintained.
The proposal incurs marginal shortfalls in terms of frontage width and setbacks. These minor
shortfalls have been determined to be acceptable and are not considered to be fatal to the
proposal. Overshadowing is considered to be within acceptable limits and overlooking suitably
minimised to maintain the privacy of 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 06 February 2018 and warrants
Development Plan Consent and Land Division Consent.
Attachments
1.
2.
3.

Application Plans and Documents
Original Site Plan
Referral Responses
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1 Bickford Street, RICHMOND

Application No

211/126/2018 & 211/718/2018

DEVELOPMENT APPLICATION DETAILS
DEVELOPMENT
PROPOSAL

Land division - Torrens Title;
SCAP No. 211/D095/18; Create
one (1) additional allotment with
reciprocal party wall rights for
purposes of semi-detached
dwellings

Demolition of existing dwelling
and ancillary structures and
construction of two (2) semidetached dwellings and
associated retaining wall and
fence (2.34 metres maximum
combined height)

APPLICANT

TEK Building & Design

TEK Building & Design

APPLICATION NO

211/718/2018

211/126/2018

LODGEMENT DATE

29 June 2018

13 February 2018

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 1

REFERRALS

Internal
 City Assets
External
 State Commission
Assessment Panel (SCAP)
 SA Water

Internal
 City Assets
External
Nil

DEVELOPMENT PLAN
VERSION

06 February 2018

06 February 2018

MEETING DATE

14 August 2018

14 August 2018

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. 211/718/2018 by TEK Building & Design to undertake Land division Torrens Title; SCAP No. 211/D095/18; Create one (1) additional allotment with reciprocal party wall
rights for purposes of semi-detached dwellings at 1 Bickford Street, Richmond (CT5788/724)
subject to the following conditions of consent:
Development Plan Consent Conditions
1.

Development is to take place in accordance with the approved plans prepared by SKS
Surveys Pty Ltd relating to Development Application No. 211/718/2018 (SCAP Ref: D095/18).

2.

That prior to the issue of certificates to the land division approved herein, all existing buildings
and associated structures shall be removed from subject land (proposed allotments 501 and
502).

Land Division Consent Conditions
Council Conditions
Nil
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State Commission Assessment Panel Conditions
3.

The financial requirements of the SA Water Corporation shall be met for the provision of water
and sewerage services.
The alteration of internal drains to the satisfaction of SA Water is required.
SA Water Corporation further advise that 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 lots @ $6830/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.

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. 211/126/2018 TEK
Building & Design to undertake the demolition of existing dwelling and ancillary structures and
construction of two (2) semi-detached dwellings and associated retaining wall and fence (2.34
metres maximum combined height) at 1 Bickford Street, Richmond (CT 5788/724) subject to the
following conditions of consent:
Development Plan Consent Conditions
1.

The development shall be undertaken and completed in accordance with the following plans
prepared by TEK Building & Design and information detailed in this application except where
varied by any condition(s) listed below.
a) Site Plan (Sheet 1), Rev: D, Date: 04/07/18.
b) East and West Boundary Elevation Plan (Sheet 1a), Rev: E, Date: 06/07/18.
c) Demolition Plan (Sheet 2), Rev: C, Date: 09/05/18.
d) Ground Floor Plan (Sheet 3), Rev: C, Date: 09/05/18.
e) Upper Floor Plan (Sheet 4), Rev: C, Date: 09/05/18.
f) Upper Roof Plan (Sheet 5), Rev: C, Date: 09/05/18
g) Elevations (Sheet 6), Rev: C, Date: 09/05/18.
h) Elevations (Sheet 7), Rev: C, Date: 09/05/18.

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.
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3.

All driveways, parking and manoeuvring areas will be formed, surfaced with concrete, bitumen
or paving, and be properly drained prior to occupation of the dwellings approved herein, and
shall be maintained in good condition at all times to the reasonable satisfaction of Council.

4.

All landscaping shown on the approved 'Site Plan' by TEK Building Design (Rev: D Date:
04/07/2018), shall be planted within 6 months of the occupation of the dwellings approved
herein.

5.

All landscaping shall be maintained in good health and condition at all times and any dead or
diseased plants shall be replaced immediately to the reasonable satisfaction of the Council.

6.

The stormwater connection to the street watertable shall satisfy the following requirements:
x 100 x 50 x 2mm RHS Galvanised Streel; or
x 125 x 75 x 2mm RHS Galvanised Streel; or
x Multiples of the above.

7.

All rainwater tanks shall be installed and connected to the street water table prior to
occupation of the dwellings approved herein.

BACKGROUND
The development proposal is presented to the Council Assessment Panel (CAP) for the following
reason:
x With regard to residential development and land division applications, where all proposed
allotments and or sites fail to meet, nor are within 5% of, the minimum frontage widths and
site areas designated in respective zones and policy areas within the West Torrens Council
Development Plan,
PREVIOUS OR RELATED APPLICATION(S)
Nil
SITE AND LOCALITY
The subject site is commonly known as 1 Bickford Street, Richmond. It is formally described in
Certificate of Title Volume 5788 Folio 724, comprising allotment 701 in Deposited Plan 54212. The
subject site is of a regular rectangular shape with an 18.3 metre (m) frontage to Bickford Street and
an area of 652 square metres (m2). The subject site is located approximately 27m from the closest
Centre Zone buffer (shown in blue on the locality plan below).
The subject site contains a single storey detached dwelling and ancillary structures including a
carport, verandah, domestic outbuilding and low lying front masonry fence. No regulated trees are
located on or within 15 metres of the subject site. Vehicle access is currently achieved via an
existing 5.4m wide crossover located on the western side of the allotment. The subject site is
situated within a flood hazard area with anticipated depths between 100 and 250 millimetres (mm).
There is a medium sized street tree and stobie pole located within the road verge adjacent to the
subject site.
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The locality comprises predominantly residential development with the exception of a primary
school located to the south of the subject site, on the opposite side of Bickford Street. Dwelling
types and allotment sizes vary considerably within the locality as a result of infill development.
Dwelling types range from detached dwellings to group dwellings, predominantly single storey in
height. Allotment frontages typically range from 9m to 22m and allotment sizes from 218m2 to
1325m2. Incursions of battle-axe allotments have resulted in an inconsistent allotment pattern
along Bickford Street.
The subject site and locality are shown on the following maps and aerial imagery.
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PROPOSAL
The proposed development may be summarised as follows:
Land Division - DA211/718/2018
The applicant is seeking Development Plan Consent and Land Division Consent for a Torrens Title
land division where one allotment will be divided into two allotments (creating one additional
allotment). A party wall easement is to be created on the common boundary between the two
proposed allotments at a length of 35.66m.
The site area and frontage width of the proposed allotments are outlined within the following table:
Allotment
501
502

Site Area (m2)
326
326

Frontage (m)
9.15
9.14

A copy of the certificate of title and proposed plan of division is contained in Attachment 1.
Semi-Detached Dwellings - DA211/126/2018
The applicant is also seeking Development Plan Consent for the construction of two (2) semidetached dwellings and a combined retaining wall and fence with a maximum height of 2.34m. The
dwellings are of a contemporary architectural design and will appear as one building when viewed
from the street. External materials and finishes include brickwork, render and scyon axon cladding.
Boundary fencing will be colorbond metal sheeting atop a concrete sleeper retaining wall.
The dwellings have a front setback of 5.9m to the front porch and 7.2m to the garage. Each
dwelling has a total floor area of 300.3m2 and contains a double garage, three bedrooms, a study
and two living areas. Landscaping forward of the dwellings comprise a range of species, including
ornamental pear trees, groundcovers and small reedy shrubs.
A copy of the relevant plans and documents is contained in Attachment 2.

PUBLIC NOTIFICATION
Both applications are Category 1 forms of development pursuant to Schedule 9, Part 1 (2) of the
Development Regulations 2008.
The proposed retaining wall and fence is also a Category 1 form of development in this case as the
proposed retaining wall and fence is considered to be of a minor nature and unlikely to
unreasonably impact the owners or occupiers of land in the locality for the following reasons:
x

A majority of the combined retaining wall and fence will be 2.1m in height or less. Usually, a
retaining wall and fence up to 2.1m in height would not normally require development
approval. Development approval is required in this instance given that the site is located within
a flood hazard area.

x

The portion of the retaining wall and fence exceeding 2.1m in height extends for a distance of
approximately 5m on the eastern boundary of the subject site (when measured from the rear
property boundary). An existing domestic outbuilding is located in this position on the adjoining
allotment to the east. As such, this portion of the retaining wall and fence is unlikely to
negatively impact the adjoining allotment in terms of visual impact and overshadowing.

x

Retaining walls are reasonably expected within the locality due to the raised finished floor level
(FFL) requirements associated with development within a flood hazard area.
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The height of the proposed retaining wall is consistent with the height of existing retaining
walls within the locality, namely, the allotment to the rear of the subject site. See image 1 and
2 below for examples.

As all components of the proposal are Category 1, public notification was not required to be
undertaken.

Image 1: Existing retaining on the side boundary between 3 and 3b Bickford Street.

Image 2: Existing retaining on the rear boundary of the subject site
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REFERRALS
Internal
City Assets
City Assets were satisfied with the proposed FFL, garage dimensions and driveway layout but
recommended that amended plans be provided to show the construction material of the
stormwater outlet and the recommended offsets. This recommendation was not considered to be
imperative as these matters can be handled through the Section 221 process (application for the
construction of a vehicle crossover or stormwater connection). Should the Panel be minded to
support the proposal, a standard advisory note making the applicant/owner aware of this process
will be added to the Decision Notification Form.
City Operations
City Operations were satisfied with the proposed crossover for Dwelling 2 and the 1 metre offset
from the existing Fraxinus griffithii (Flowering Ash) street tree
External
SCAP
No concerns were raised by the SCAP and standard conditions have been recommended should
the application be supported.
SA Water
SA Water raised no concerns with the proposal and have recommended standard conditions
should the application be supported.
A full copy of the relevant reports is contained in Attachment 3.
ASSESSMENT
The subject land is located within the Residential Zone and more specifically Low Density Policy
Area 20 (herein referred to as the Policy Area) as described in the West Torrens Council
Development Plan. The main provisions of the Development Plan which relate to the proposed
development are as follows:
General Section
Crime Prevention
Design and Appearance
Energy Efficiency
Hazards
Infrastructure
Land Division
Landscaping, Fences and
Walls
Natural Resources
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Objectives
1
Principles of Development Control 1, 2, 3, 5, 6, 7, 8
Objectives
1, 2
1, 2, 3, 5, 9, 10, 12, 13,
Principles of Development Control
14, 15, 20, 21
Objectives
1, 2
Principles of Development Control 1, 2, 3
Objectives
1, 2, 4
Principles of Development Control 1, 2, 3, 4, 5, 6, 7
Objectives
1, 3
Principles of Development Control 1, 5, 6, 8, 9, 16
Objectives
1, 2, 3, 4
Principles of Development Control 1, 2, 4, 5, 6, 8, 12
Objectives
1, 2
Principles of Development Control 1, 2, 3, 4, 6
Objectives
1, 2, 3, 5, 6, 7, 10
Principles of Development Control 1, 4, 5, 6, 7, 8, 9, 10, 12,
13, 39
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Objectives
Principles of Development Control
Objectives
Principles of Development Control

1, 2, 3, 4 & 5
1, 3, 5, 6, 7
1, 2, 3, 4
1, 3, 4, 5, 6, 7, 8, 9, 10,
11, 12, 13, 18, 19, 20, 21,
27, 31
Objectives
2,
Principles of Development Control 1, 2, 8, 10, 11, 23, 24, 30,
34, 35, 36, 37, 40, 41, 43,
44

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

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

Policy Area: Low Density Policy Area 20
Desired Character Statement:
Allotments in the policy area will be at low density, accommodating predominantly detached
dwellings and some other dwellings types such as semi-detached and group dwellings. There
will be a denser allotment pattern close to centre zones where it is desirable for more residents
to live and take advantage of the variety of facilities focused on centre zones. Battleaxe
subdivision will not occur in the policy area to preserve a pattern of rectangular allotments
developed with buildings that have a direct street frontage.
Buildings will be up to 2 storeys in height. Garages and carports will be located behind the front
façade of buildings.
Development will be interspersed with landscaping, particularly behind the main road frontage,
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an
appropriate transition between the public and private realm and reduce heat loads in summer.
Low and open-style front fencing will contribute to a sense of space between buildings.
Objectives
Principles of Development Control
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QUANTITATIVE ASSESSMENT
The proposal is assessed for consistency with the quantitative requirements of the Development
Plan as outlined in the table below:
DEVELOPMENT PLAN
PROVISIONS

STANDARD

ASSESSMENT

LAND DIVISION
ALLOTMENT AREA
Low Density Policy Area 20
PDC 5

340m² (minimum)

Allotment 501: 326m²
Allotment 502: 326m²
Does Not Satisfy by 4.1%

FRONTAGE
Low Density Policy Area 20
PDC 5

10m (minimum)

Allotment 501: 9.15m
Allotment 502: 9.14m
Does Not Satisfy by 8.5%
and 8.6% respectively

DWELLINGS
SITE AREA
Low Density Policy Area 20
PDC 3

340m² (minimum)

Dwelling 1: 326m²
Dwelling 2: 326m²
Does Not Satisfy by 4.1%

FRONTAGE
Low Density Policy Area 20
PDC 3

10m (minimum)

Dwelling 1: 9.15m
Dwelling 2: 9.14m
Does Not Satisfy by 8.5%
and 8.6% respectively

SITE COVERAGE
Not specified

Not specified

Approximately 54% for both
dwellings.
Acceptable

STREET SETBACK
Residential Zone
PDC 8

At least the average of the
adjacent buildings - 7.9m

5.9m to the porch for both
dwellings
Does Not Satisfy
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1m (minimum) where the
vertical side wall is 3m or less

1m

2m (minimum) where the
vertical side wall is between 3
and 6 metres

2.1m
These setbacks have been
taken from the external side
boundaries only given that
semi-detached dwellings are
proposed.
Satisfies

REAR SETBACK
Residential Zone
PDC 11

3m (minimum) - single storey

6.34m (single storey)
components

8m (minimum) - two storey
8.1m (two storey)
Satisfies

PRIVATE OPEN SPACE
Residential Development
PDC 19

LANDSCAPING
Landscaping, Fences and Walls
PDC 4

Sites between 300-500m2
60m2 (minimum)
4m (minimum dimension)
24m2 (minimum) directly
accessible from a
habitable room.

10% (minimum)

58m2 (total)
4m (minimum dimension).
Does Not Satisfy

22%
Satisfies

CARPARKING SPACES
Transportation and Access
PDC 34
Table WeTo/2

2 car parking spaces (1
covered) per dwelling

OVERLOOKING
Residential Development
PDC 27

Upper level, windows,
balconies, terraces & decks
that overlook habitable room
windows or private open
space require sill height or
permanent screen minimum
of 1.7m above floor level
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2 covered and 2 uncovered
spaces provided per dwelling.
Satisfies
Upper level windows facing
north, east and west are
proposed to have a sill height
of 1.8 metres above the upper
floor level.
Satisfies
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8m³ (minimum)

Sufficient area of storage
located in garages, laundries
and storage cupboards under
the staircase and in upper
level hallway.
Satisfies

INTERNAL FLOOR AREA
Residential Development
PDC 9

100m2 (minimum)

256.1m2.
Satisfies

QUALITATIVE ASSESSMENT
In assessing the merits or otherwise of the application, the relevant considerations are discussed
under the following sub headings:
Existing and Desired Character
The existing character of the locality is considered to be varied in terms of allotment pattern,
shape, size and frontage width and dwelling type, positioning and size. The allotment pattern along
Bickford Street is inconsistent. Allotment shapes vary from deep and rectangular to battle-axe
configurations. Infill development occurring between 2000 and 2010 has resulted in a number of
battle-axe developments within the locality. Allotment frontages typically range from 9m to 22m and
allotment sizes from 218m2 to 1325m2. Dwelling types range from detached dwellings to group
dwellings, predominantly single storey in height with front setbacks varying between 4m to 11.5m.
While no two storey or semi-detached dwellings are observed within the immediate locality, a
number exist within the wider locality and are nonetheless envisaged within the Policy Area
(discussed further below). The proposed allotments have a similar, if not greater, frontage width
and allotment area to a number of existing allotments within the locality (refer Image 3 below).
Taking this into consideration as well as the varied nature of the locality, it is unlikely that the
proposed development will negatively impact on the existing character of the locality.
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Image 3: Allotments of the same or lesser allotment size and/or frontage to those proposed
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The Desired Character Statement of the Policy Area seeks allotments at a low density
accommodating predominantly detached dwellings and other dwelling types such as semidetached and group dwellings up to two storeys in height. The desired character statement also
speaks against battle-axe allotment configurations to preserve an existing pattern of rectangular
allotments and to allow buildings to have a direct street frontage. Yet Image 3 demonstrates
conclusively that the allotment pattern has not been preserved and that battle-axe configurations
have become a defining feature of the locality.
In terms of density, the 30-Year Plan for Greater Adelaide provides some guidance as to what is
considered low density development, this being fewer than 35 dwellings per hectare. This equates
to allotments greater than 286m2 in area. The proposed allotments are therefore considered to be
low density and are of a regular rectangular configuration as sought by the desired character.
Furthermore, the proposed dwellings are of a type and height envisaged within the Policy Area.
Accordingly, the intent of the desired character is considered to be satisfied by the proposal.
Allotment Area and Frontage
The proposed allotments fall marginally short of the allotment area and frontage width
requirements for land division within the Policy Area (PDC 5). The subject site is not located within
400m of a Centre Zone, therefore, the lesser site area and frontage widths stipulated by PDC 4 of
the Policy Area cannot be applied. In saying this it is worthy to note that the subject site is situated
in between two Centre Zone buffers, approximately 27m from the Centre Zone buffer to the south
and approximately 46m from the Centre Zone buffer to the north (refer Locality Plan above). These
Centre Zone buffers encompass a number of allotments where sites have been developed in
accordance with the lesser site area and frontage requirements stipulated by PDC 4. In other
words, smaller allotments similar to those proposed are prevalent within the locality.
As both a land division and land use application has been lodged and assessed concurrently, the
proposed allotments have been determined to be suitable for their intended residential use. The
proposed dwellings satisfy a majority of provisions within the Development Plan and any shortfalls
have been determined to be minor and acceptable (discussed further below). The proposed
dwellings have been designed in a manner that presents as one building to the street, which is
considered to reduce the visual impact of the smaller frontage widths on the streetscape. Taking
into consideration these factors, the minor departure from PDCs 3 and 5 is not considered to be
fatal to the proposal.
Setbacks
The front setback of the proposed dwellings falls short of the minimum requirement of Residential
Zone PDC 8 which requires development (including any verandah, porch, etc.) to be set back from
the primary road frontage at least the average of the adjacent buildings. The adjacent dwelling to
the west of the subject site has a front setback of approximately 11.5m and the adjacent dwelling
to the east has a front setback of approximately 4.3m, giving an average setback distance of 7.9m.
The proposed dwelling has a front setback of 5.9m to the porch, 7.16m to the upper level and 7.6m
to the garage. While the front setback to the porch element of the building does not meet the
average requirement, the porch is only a minor protrusion and a majority of the building has a front
setback of 7m or greater, which is relatively consistent with the average distance of adjacent
dwellings.
It is considered that the proposed dwellings are well articulated through the use of various building
materials and placement of different components of the front façade which assists in reducing the
visual bulk of the building when viewed from the street. Further, the front setback still allows for
landscaping to be incorporated into the front yard, which will contribute to softening the overall
massing of the proposed dwellings and hard paved surfaces. The placement of the proposed
dwellings is unlikely to negatively impact on the streetscape character of Bickford Street given that
the front setbacks of existing dwellings are highly varied (typically ranging from 4m to 11.5m). It is
worth noting that the adjacent dwelling to the west of the subject site has a considerably greater
front setback than a majority of dwellings along Bickford Street. Accordingly, it is considered that
the proposed front setback distance is acceptable.
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Private Open Space
Private open space for each dwelling falls marginally short of the 60m2 minimum area requirement
of PDC 19 of the Residential Development module by 2m2. This is considered to be an acceptable
shortfall given that the private open space will have a northerly aspect, is directly accessible from
the main living area and achieves the minimum dimension. Each dwelling will also have a small
courtyard area of approximately 14m2 and a minimum dimension of 3m. It is considered that the
courtyard can be utilised as additional private open space as it has sufficient area to accommodate
a small dining setting and planter boxes.
Overshadowing
The north to south orientation of the allotment and proposed building is favourable in that a
majority of overshadowing from the proposed dwellings and retaining wall and fence will occur on
the road reserve. The proposed development will not cause overshadowing to the allotment to the
rear given that it is positioned to the north of the subject site. The upper level side setbacks
(2.15m) are considered to be sufficient and unlikely to cause unreasonable overshadowing to
adjoining allotments in accordance with PDCs 11 and 12 of the Residential Development module.
Flood Hazard
The subject site is situated within a flood hazard area with an anticipated flood water depth of
between 100mm and 250mm. City Assets has reviewed the proposal and determined that the
proposed FFL satisfies the minimum requirements in consideration of the flood level information.
No other concerns were raised in relation to flooding. Based on this advice, it is considered that the
proposed development suitably minimises the risks to safety and property associated with flooding,
satisfying Objective 4 and PDCs 4, 5, 6 and 7 of the Hazards module.
Earthworks and Retaining
Earthworks and retaining walls are required in order to achieve the minimum FFL requirement for
development within a flood hazard area. As indicated on the Site Plan and Boundary Elevation
Plan, the proposal involves filling to a maximum height of 440mm and retaining walls with a
maximum height of 540mm above natural ground. The maximum height of fill and retaining will
occur on a small portion of the site at the rear (north-eastern) corner of the allotment. A majority of
the site will require less than 300mm of fill and 300mm of retaining. The maximum combined fence
and retaining wall height on the western boundary will be 2.1m and the maximum combined fence
and retaining wall height on the eastern boundary will be 2.34m. No new retaining will be required
on the rear boundary as an existing retaining wall will become redundant.
As discussed earlier, retaining walls are reasonably expected within the locality due to the raised
FFL requirements associated with development within a flood hazard area. The height of the
proposed retaining wall is consistent with the height of existing retaining walls within the locality. As
only a small portion of the site requires filling and retaining to a height of 540mm above natural
ground level, it is considered that the proposed retaining wall and fence is unlikely to result in
unreasonable overshadowing and visual impact to adjoining allotments. Further, a majority of this
portion of the boundary will be screened by an existing domestic outbuilding located in the same
position on the adjoining allotment to the east.
Overlooking
As the subject site will be benched at the same level, it is considered that the proposed 1.8m high
fence will maintain the privacy for adjoining residents with respect to overlooking from the ground
level of the proposed dwellings.
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Vehicular Access, Stormwater and Public Infrastructure
Proposed dwelling 1 will utilise an existing double-width crossover and stormwater outlet while
dwelling 2 requires a new double-width crossover and stormwater outlet. The new crossover is to
be located 1m from an existing street tree and approximately 0.9m from the proposed stormwater
outlet. City Operations supports the 1m offset from the street tree but generally require at least a
1m offset between new crossovers and stormwater connections. The proposed 0.9m offset is
nonetheless considered to be sufficient and relatively consistent with the standard requirement in
this instance.
Taking into consideration the proposed retaining wall heights, it is evident that the subject site will
be benched at the same level and the FFL of the dwelling will be raised approximately 440mm
above the water table. As such, it is considered that both roof and surface water will be able to
drain to the street via gravity. Provision of stormwater collection and sewerage services are
contained within the Bickford Street road reserve.
SUMMARY
The proposed land division and associated semi-detached dwellings are considered to be a
desired, orderly and appropriate form of development within the Policy Area. The dwelling density
and allotment layout sufficiently accords with the Desired Character and is compatible with the
established pattern and built form characteristics of the locality. The amenity of adjoining properties
would also be maintained.
The proposal incurs marginal shortfalls in terms of allotment area, frontage width, front setback and
private open space. These minor shortfalls have been determined to be acceptable and are not
considered to be fatal to the proposal. The risks associated with flooding have been suitably
minimised.
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 06 February 2018 and warrants
Development Plan Consent and Land Division Consent.
Attachments
1.
2.
3.

Certificate of Title and Proposed Plan of Division
Plans for Semi-Detached Dwellings
Referral Responses
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13 Fiscom Avenue, CAMDEN PARK

Application No

211/633/2018

DEVELOPMENT APPLICATION DETAILS
DEVELOPMENT PROPOSAL

Land division - Torrens Title; SCAP No. 211/D074/18;
Create one (1) additional allotment

APPLICANT

K & R Garg

LODGEMENT DATE

14 June 2018

ZONE

Residential Zone

POLICY AREA

Low Density Policy Area 20

APPLICATION TYPE

Merit

PUBLIC NOTIFICATION

Category 1

REFERRALS

Internal
 Nil
External
 State Commission Assessment Panel (SCAP)
 SA Water

DEVELOPMENT PLAN
VERSION

06 February 2018

MEETING DATE

14 August 2018

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. 211/633 /2018 by K & R Garg to undertake Land division - Torrens
Title; SCAP No. 211/D074/18; Create one (1) additional allotment at 13 Fiscom Avenue, Camden
Park (CT 5212/683) subject to the following conditions of consent:
Development Plan Consent Conditions
1.

Development is to take place in accordance with the approved plans prepared by Pyper
Leaker Surveying Services relating to Development Application No. 211/633/2018 (SCAP Ref:
211/D074/18).

2.

That prior to the issue of certificates, all existing structures shall be removed from proposed
allotments 390 and 391 as indicated on the approved 'Proposed Plan of Division' by Pyper
Leaker Surveying Services.

Land Division Consent Conditions
Council Conditions
Nil
State Commission Assessment Panel Conditions
3. The financial requirements of the SA Water Corporation shall be met for the provision of water
and sewerage services.
The alteration of internal drains to the satisfaction of SA Water is required.
SA Water Corporation further advise that on receipt of the developer details and site
specifications an investigation will be carried out to determine if the connections to your
development will be standard or non-standard fees.
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On approval of the application, all internal water piping that crosses the allotment boundaries
must be severed or redirected at the developers/owners cost to ensure that the pipework
relating to each allotment is contained within its boundaries.
4.

Payment of $6830 into the Planning and Development fund (1 lots @ $6830/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.

BACKGROUND
The development proposal is presented to the Council Assessment Panel (CAP) for the following
reason:
x With regard to residential development and land division applications, where all proposed
allotments and or sites fail to meet, nor are within 5% of, the minimum frontage widths and
site areas designated in respective zones and policy areas within the West Torrens Council
Development Plan,

PREVIOUS OR RELATED APPLICATION(S)
Nil
SITE AND LOCALITY
The subject site is commonly known as 13 Fiscom Avenue, Camden Park. It is formally described
in Certificate of Title Volume 5212 Folio 683, comprising allotment 39 in Deposited Plan 3325. The
subject site is of a regular rectangular shape and has a frontage to Fiscom Avenue of 18.3 metres
(m) and an area of 725 square metres (m2). The subject site is located within 400m of a Centre
Zone.
The subject site contains a single storey detached dwelling and ancillary structures including a
verandah, carport and domestic outbuilding. Vehicle access is via an existing 4.5m wide crossover
which is located on the eastern side of the allotment. There is a small street tree and stobie pole
located within the road verge adjacent to the subject site. No regulated trees are located on the
subject site, however, one regulated tree (Palm Tree) and another potentially regulated gum tree
are located on the adjoining allotment to the north-west. Another potentially regulated gum tree is
located on the adjoining allotment to the east. The location of these trees and distance from the
subject site is shown on the locality plan below. Unfortunately, access to these allotments could not
be obtained in order to confirm their regulated status.
The locality comprises residential development, predominantly in the form of single storey
detached dwellings on generous rectangular shaped allotments. Recent infill development has
resulted in a number of smaller allotments across the locality which are highlighted on the locality
plan below.
The subject site and locality are shown on the following maps and aerial imagery.
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PROPOSAL
The applicant is seeking Development Approval for a Torrens Title land division where one
allotment will be divided into two (creating one additional allotment). No land use component has
been incorporated.
The site area and frontage width of the proposed allotments are outlined within the following table:
Allotment
390
391

Site Area (m2)
362
363

Frontage (m)
9.14
9.15

A copy of the certificate of title and proposed plan of division is contained with Attachment 1.

PUBLIC NOTIFICATION
Land division creating 4 or less additional allotments is listed as a Category 1 form of development
pursuant to Schedule 9, Part 1 (2)(f) of the Development Regulations 2008. Public notification was
therefore not required.
REFERRALS
Internal
No internal referrals were required as the proposal is for land division only and access has been
determined to be achievable to both proposed allotments. A referral to Council's external
arboriculture consultant Calypso was not undertaken as it has been determined that the proposed
development is unlikely to negatively impact on the (potential) regulated trees in the vicinity of the
subject site. This is discussed further in the qualitative assessment section below.
External
SA Water
SA Water raised no concerns with the proposal and have recommended standard conditions
should the application be supported.
State Commission Assessment Panel (SCAP)
No concerns were raised by the SCAP and standard conditions have been recommended should
the application be supported.
A full copy of the relevant reports is contained in Attachment 2.

ASSESSMENT
The subject land is located within the Residential Zone and more specifically Low Density Policy
Area 20 (herein referred to as the Policy Area) as described in the West Torrens Council
Development Plan. The main provisions of the Development Plan which relate to the proposed
development are as follows:
General Section
Infrastructure
Land Division
Orderly and Sustainable
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Objectives
Principles of Development Control
Objectives

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

1, 3, 5, 6
1, 2, 3
1, 3, 9
2
8, 23, 24, 34

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

1, 2, 3, 4
1, 5

Policy Area: Low Density Policy Area 20
Desired Character Statement:
Allotments in the policy area will be at low density, accommodating predominantly detached
dwellings and some other dwellings types such as semi-detached and group dwellings. There
will be a denser allotment pattern close to centre zones where it is desirable for more residents
to live and take advantage of the variety of facilities focused on centre zones. Battleaxe
subdivision will not occur in the policy area to preserve a pattern of rectangular allotments
developed with buildings that have a direct street frontage.
Buildings will be up to 2 storeys in height. Garages and carports will be located behind the front
façade of buildings.
Development will be interspersed with landscaping, particularly behind the main road frontage,
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an
appropriate transition between the public and private realm and reduce heat loads in summer.
Low and open-style front fencing will contribute to a sense of space between buildings.
Objectives
Principles of Development Control
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QUANTITATIVE ASSESSMENT
The proposal is assessed for consistency with the prescriptive requirements of the Development
Plan as outlined in the table below:

DEVELOPMENT PLAN
PROVISIONS

STANDARD

ALLOTMENT AREA
Residential Zone
Low Density Policy Area 20
PDC 5

340m² (minimum)

ALLOTMENT FRONTAGE
Residential Zone
Low Density Policy Area 20
PDC 5

10m (minimum)

ASSESSMENT

Allotment 390: 362m²
Allotment 391: 363m2
Satisfies

Allotment 390: 9.14m
Allotment 391: 9.15m
Does Not Satisfy by 8.6%
and 8.5% respectively.

QUALITATIVE ASSESSMENT
In assessing the merits or otherwise of the application, the relevant considerations are discussed
under the following sub headings:
Existing and Desired Character
The existing character of the locality, in terms of allotment size, frontage width and pattern, is
considered to be varied as a result of recent infill development. Allotments typically range in area
from 293m2 to 758m2, and frontages from approximately 9m to 19m. Eight allotments within the
locality have a frontage width and allotment area similar to those proposed. These allotments are
identified within Figure 1 below. As such, it is considered that the proposed land division is unlikely
to negatively impact on the existing character of the locality.
The Desired Character Statement of the Policy Area seeks a low density character with a denser
allotment pattern close to Centre Zones. The 30-Year Plan for Greater Adelaide provides some
guidance as to what is considered low density development, this being fewer than 35 dwellings per
hectare. This is equivalent to allotments greater than 286m2 in area. The proposed allotments are
clearly considered to be low density and are providing for increased densities within 400 metres of
a Centre Zone which this Policy Area envisages. As such, the intent of the desired character is
considered to be satisfied.
Allotment Frontage
As outlined in the table above, the proposed allotments fall marginally short of the frontage
requirements for land division within the Policy Area when no land use application is contemplated.
PDC 4 of the Policy Area allows for smaller frontage widths for dwellings within 400 metres of a
Centre Zone but this can only be applied when a combined land use and land division application
is lodged.
As the proposed allotments are considered suitable for their intended use, there was no need to
lodge a combined application. The proposed allotments meet the lesser frontage width requirement
of PDC 4 (being 9m) and, since a number of existing allotments within the locality exhibit similar
frontage widths, the minor departure from PDC 5 of the Policy Area is not considered to be fatal to
the proposal, especially as the pattern of development in the locality will be maintained.
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Figure 1: Allotments with similar frontage widths and allotment areas
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Suitability for Intended Use
A number of provisions within the Development Plan require land division to create allotments
suitable for their intended use. It is considered that the proposed allotments are of a size and
shape that will allow for a detached or semi-detached dwelling to be constructed while meeting the
relevant quantitative and qualitative requirements of the Development Plan.
It is also considered that the (potential) regulated trees situated on the adjoining allotments will not
unreasonably restrict the development of a detached dwelling on the proposed allotments. As
demonstrated within Figure 2 below, a dwelling footprint of approximately 178m2 can be
accommodated on each allotment whilst meeting the front setback requirement and without
encroaching into the maximum tree protection zone (TPZ) of 15m. It is important to note that
depending on the tree species and trunk circumference, the TPZ may be less than 15m. 15m has
been adopted as a conservative approach in determining a likely building envelope. Further, the
Australian Standard (AS4970-2009) allows for a maximum encroachment of 10% into a TPZ. As
such, the dwelling footprints shown within Figure 2 are relatively modest and a larger footprint
could be achieved without impacting on the trees.

Figure 2: Regulated Tree Analysis
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Proposed allotment 391 has an existing 4.5m wide crossover to Fiscom Avenue while proposed
allotment 390 has sufficient space to accommodate a 4.6m wide crossover allowing for a 2m offset
to the existing street tree (see Figure 3 below).

Figure 3: Future access provision to allotment 390

SUMMARY
The proposed land division will create allotments that are consistent in size and frontage with a
number of existing allotments within the locality. The proposed division is considered to achieve
the desired character of the Policy Area as the allotments created will retain a low density pattern.
The proposed allotments have a marginal shortfall in terms of frontage width, however smaller
sites are contemplated within 400 metres of a Centre Zone. As the allotments are considered to be
suitable for their intended residential use and are consistent with the existing and desired character
of the Policy Area, the minor shortfall is not considered to be fatal to the proposal.
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 06 February 2018 and warrants
Development Plan Consent, Land Division Consent and Development Approval subject to
conditions.
Attachments
1.
2.

Certificate of Title and Proposed Plan of Division
SCAP and SA Water Referral Responses

Page 419

Item 6.9

Council Assessment Panel

Page 420

Item 6.9 - Attachment 1

14 August 2018

Council Assessment Panel

Page 421

Item 6.9 - Attachment 1

14 August 2018

Council Assessment Panel

Page 422

Item 6.9 - Attachment 1

14 August 2018

Council Assessment Panel

Page 423

Item 6.9 - Attachment 2

14 August 2018

Council Assessment Panel

Page 424

Item 6.9 - Attachment 2

14 August 2018

Council Assessment Panel Agenda

7

14 August 2018

CONFIDENTIAL REPORTS OF THE ASSESSMENT MANAGER
Nil

8

SUMMARY OF COURT APPEALS

8.1

Summary of SCAP, ERD Court and deferred CAP matters - August 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.
RECOMMENDATION
The Council Assessment Panel receive and note the information.

Matters pending determination by SCAP that have been received by Council
Reason for
referral
Schedule 10
(informal)

DA number

Address

Description of development

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 Realignment

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

211/676/2017

425 Anzac
Highway,
CAMDEN PARK

211/1373/2017

33 & 35 Malurus
Avenue,
LOCKLEYS
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Reason for
Appeal
Representor
appealed CAP
approval (April
meeting)

Description of
Development
Construct three
storey residential
flat building with 8
dwellings

Applicant
appealed CAP
refusal (March
meeting)

Land division Torrens Title
(Boundary realignment)

Status
Agree to
compromise conference to
be held 3
August 2018
Conference
scheduled for
6 August 2018
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211/1159/2017; 37 & 39 Malurus
211/1309/2017 Avenue,
LOCKLEYS

Applicant
appealed CAP
refusal (February
meeting)

Create one
additional allotment
and construct 3
dwellings

Hearing
completed,
awaiting ERD
Court decision.

211/1256/2017

Representor
appealed CAP
approval (July
meeting)

Change of use and
construction of
child care centre

Preliminary
conference date
to be set

240-242 Sir
Donald Bradman
Drive & 27 Wilson
Street,
COWANDILLA

Deferred CAP Items
DA number
211/796/2016

DAP/CAP
Meeting
9 August
2016

Address
22 Lindsay
Street, CAMDEN
PARK

Description of
development
Create 2 additional
allotments and
construct 3 twostorey dwellings
within a residential
flat building

Reason for CAP's
deferral
Acoustic report, tree
assessment report

Conclusion
This report is current as at 7 August 2018.
Attachments
Nil
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