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1 MEETING OPENED 
1.1 Evacuation Procedures 

2 PRESENT 

3 APOLOGIES 

4 CONFIRMATION OF MINUTES 

RECOMMENDATION 
That the Minutes of the meeting of the Council Assessment Panel held on 11 December 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 21-39 James Street, PLYMPTON - Weigall Oval 
Application No  211/646/2018 

Appearing before the Panel will be: 

Representors:  Karren Hazledine of 22 James Street, Plympton wishes to appear in support of 
the representation. 

Applicant: Mr Dean Ottanelli of the City of West Torrens wishes to appear to respond to the 
representation. 

DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Demolition of existing clubroom building, sports field and 
associated structures; construction of a new multi-
purpose clubroom building comprising change room and 
toilet facilities, medical rooms, kitchen facilities, function 
space and store rooms; construction of new soccer 
pitches and baseball diamonds, associated chainmesh 
fencing, light towers, entry statement, car parking and 
landscaping - staged development 

APPLICANT City of West Torrens 
APPLICATION NO 211/646/2018 
LODGEMENT DATE 23 June 2018 
ZONE Community 
POLICY AREA Recreation - Policy Area 5 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 3 
REFERRALS Internal 

 City Assets
DEVELOPMENT PLAN 
VERSION 

6 February 2018 

RECOMMENDATION Support with conditions 
AUTHOR Brendan Fewster 

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. 211/646/2018 by the City 
of West Torrens to undertake demolition of existing clubroom building, sports field and associated 
structures; construction of a new multi-purpose clubroom building comprising change room and 
toilet facilities, medical rooms, kitchen facilities, function space and store rooms; construction of 
new soccer pitches and baseball diamonds, associated chainmesh fencing, light towers and 
fencing, entry statement, car parking and landscaping - staged development at 21-39 James 
Street, Plympton (CT 5865/249) 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): 
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Reserved Matters: 
 
The following information shall be submitted for further assessment and approval by the City of 
West Torrens as reserved matters under Section 33(3) of the Development Act 1993: 
 
1. A detailed stormwater management system and computations for the development. The 

stormwater management system shall include: 
a. Harvesting and a high level of re-use of stormwater runoff from the roof of the new 

clubroom building into the toilets and hot water system of the building that is to be 
designed by a suitably qualified stormwater/civil engineer to demonstrate the most 
economic and sustainable solution for the development; 

b. Stormwater detention measures demonstrating that stormwater discharge from the car 
park is directed to a raingarden and would be equivalent to having a 0.25 runoff coefficient 
for a critical 20 year ARI storm event;  

c. Stormwater quality improvement measures that are demonstrated to satisfy the  State 
Government Water-Sensitive Urban Design policy guidelines; and 

d. Revision of the discharge point of underground site runoff connection to Oval Terrace. 
 
2. A revised design for the proposed northern car park that satisfies the following: 

a. The access point onto Oval Terrace shall be located a minimum of 6 metres west of the 
prolongation of the western kerb line of McArthur Avenue; and 

b. The car parking layout shall satisfy the requirements of AS/NZS 2890.1-2004 Off-Street 
Car parking and AS/NZS 2890.6-2009 - Off-Street Parking for People with Disabilities. 

 
3. A Construction Management Plan (CMP) for the proposed development. The CMP should 

identify potential issues and appropriate measures to minimise impacts and disruption to 
surrounding residents and business owners during the construction phase of the development. 

 
Pursuant to Section 42(1) of the Development Act 1993, the Council reserves its decision on the 
form and substance of any further conditions of Development Plan Consent that it considers 
appropriate to impose in respect of the reserve matters outlined above. 
 
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 of the following conditions. 

Reason: To ensure the proposal is established in accordance with plans and documents 
lodged with Council. 

 
2. That all landscaping shall be planted in accordance with the following approved plans: 

• General Arrangement Plan 1, Drawing No. L03 Rev.B dated 11/10/2018 prepared by  
JPE Design Studio; 

• General Arrangement Plan 2, Drawing No. L04 Rev.A dated 14/09/2018 prepared by  
JPE Design Studio; 

• General Arrangement Plan 1, Drawing No. L04 Rev.A dated 14/09/2018 prepared by  
JPE Design Studio; 

• General Arrangement Plan 2, Drawing No. L05 Rev.A dated 14/09/2018 prepared by  
JPE Design Studio; 

• Landscape Details 01, Drawing No. L05 Rev.A dated 14/09/2018 prepared by JPE Design 
Studio; 

• Landscape Details 02, Drawing No. L06 Rev.A dated 14/09/2018 prepared by JPE Design 
Studio; 

• General Arrangement Plan 3, Drawing No. L06 Rev.A dated 14/09/2018 prepared by  
JPE Design Studio; and 

• Landscape Details 01, Drawing No. L07 Rev.A dated 14/09/2018 prepared by JPE Design 
Studio. 
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The landscaping shall be planted within three (3) months of the occupancy of the development 
and any person(s) who have the benefit of this approval shall cultivate, tend and nurture the 
landscaping and replace any plants which may become diseased or die. 

Reason: To provide amenity for the occupants and users of the development and those of 
adjacent properties. 

 
3. No goods, materials or equipment associated with the approved development shall be stored 

outside of the clubroom building or designated storage areas. 

Reason: To ensure that the development does not unreasonably diminish the amenity of 
residents of nearby properties or the locality more generally. 

 
4. The operating hours of the bar, dining and function areas within the clubroom building shall be 

restricted to between the hours of 7.30am and 11.00pm on any day. 

Reason: To ensure that the development does not unreasonably diminish the amenity of 
residents of nearby properties or the locality more generally. 

 
5. Private functions not related to the use of the sport and recreation facilities within the precinct 

shall not take place within the clubroom building during times when the sport and recreation 
facilities are in use, including but not limited to game days, club training and community 
events.  

Reason: To protect the primary use of the development for sport and recreation. 
 
6. Entertainment during functions or events involving amplified music (live or other) shall be fully 

contained within the designated function area, with all window and door openings to be closed 
shut at all times when music is being played. 

Reason: To ensure the development does not unreasonably diminish the amenity of residents 
of nearby properties or the locality more generally. 

 
7. All materials, goods and refuse shall at all times be loaded and unloaded within the confines of 

the subject land. Both waste and delivery vehicles shall only access the site between the 
hours of 7.30am and 6.00pm on any day. Materials and goods shall not be stored on land 
delineated for use as car parking. 

Reason: To ensure the development does not unreasonably diminish the amenity of residents 
of nearby properties or the locality more generally. 

 
8. All solid waste shall be stored in bins/containers having a close fitting lid. The bins/containers 

shall be stored within the designated screened bin enclosure. Collection of waste shall be 
carried out at least once a week by a private contractor or as agreed by Council and within the 
approved delivery hours. 

Reason: To ensure the development does not unreasonably diminish the amenity of residents 
of nearby properties or the locality more generally. 

 
9. All stormwater runoff from roofs and impervious surfaces shall be managed on-site in such a 

manner that it does not result in the entry of water into a building or adversely affect any 
adjoining property or public road. 

Reason: To ensure that adequate provision is made for the safe collection and dispersal of 
stormwater. 

 
10. Prior to the occupation or use of the development, all car parking spaces shall be line marked 

in accordance with the approved plans and maintained in a good condition at all times to the 
satisfaction of Council. 

Reason: To ensure the ongoing use and safety of vehicle parking and manoeuvring areas. 
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11. All lights on the periphery of the sporting fields shall be turned off no later than 10pm on any 
day. 

Reason: To ensure that the lighting does not cause undue disturbance, annoyance or 
inconvenience to adjoining landowners. 

 
12. Floodlighting within car parks and around the clubroom building shall be restricted to that 

necessary for security purposes only and be directed and shielded in such a manner as to 
cause no light overspill nuisance to nearby properties. 

Reason: To ensure that the lighting does not cause undue disturbance, annoyance or 
inconvenience to adjoining landowners. 

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

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

• As the City of West Torrens is the applicant, for sake of transparency it is appropriate for 
the CAP, as an independent body, to be the decision-making authority. 

 
 
SITE AND LOCALITY 
The subject land is known as the Weigall Oval Reserve, which is a sports and recreation precinct 
located at 21-39 James Street, Plympton. 
 
The land is situated between Oval Terrace to the north, James Street to the east, Urrbrae Terrace 
to the south and Birdwood Terrace to the west. The land comprises of one allotment with a total 
area of approximately 5.25 hectares. While there are no encumbrances or Land Management 
Agreements registered over the land, there is an easement in favour of the ETSA Corporation that 
transverses the western side of the subject land. 
 
There are several existing sport and recreation buildings and uses on the land that include soccer 
and baseball fields, tennis courts, a horse training track, a main clubroom building, ancillary 
structures and bitumen car parking. 
 
Recent site works include new tennis courts and car parking at the south-western corner of the 
precinct, as well as considerable public reserve improvements adjacent to Birdwood Terrace.  
These works have been undertaken as part of ‘stage 1’ of the redevelopment. 
 
The subject land is currently served by one main access point on Urrbrae Terrace, with a 
temporary access provided on Urrbrae Terrace for construction vehicles. The new car park 
contains approximately 75 spaces. 
 
The locality is predominantly residential in land use and built form character as the Weigall Oval 
Reserve is entrenched within an established residential area. There is a mix of residential 
development throughout the locality, with considerable infill development taking place at low to 
medium densities. Approximately 350 metres (m) east of the subject land is the Kurralta Park 
shopping centre and a similar distance to the south-west and west is Anzac Highway and Marion 
Road, which are both arterial road corridors accommodating high frequency public transport.  A 
linear recreation reserve - the Westside Bikeway - extends in a north to south direction adjacent to 
Birdwood Terrace. 
 
The site and locality are shown on the following aerial image and locality plan. 
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PROPOSAL 
The proposed development is a staged redevelopment of facilities in Weigall Oval involving: 

• Demolition of the existing clubroom, sports field and associated structures; 
• Development of a multi-purpose clubroom building incorporating a function room, store 

rooms, change rooms, toilets/showers, medical room and two kitchens; 
• Construction of two new soccer pitches and one baseball pitch; 
• Installation of light towers and fencing; 
• Development of a car park and entry statement; and 
• Landscaping. 

 
The following is more detailed overview of the proposal: 
 
Outdoor Sporting Facilities 

• Construction of a full-size grass soccer pitch and international size baseball diamond.  A 
shared junior size soccer/baseball pitch is to be constructed on the southern side of the site 
adjacent to the new tennis courts. 

 
• Construction of fourteen (14) light towers to be located around the periphery of the sporting 

fields. The light towers will range between 22m and 25m in height above ground level (6 x 
22m and 8 x 25m) and will comprise of steel construction. Headlamps will be attached to 
the top of each tower. 

 
• Internal colour-coded chainwire fencing measuring between 6m and 8m in height will be 

erected adjacent to the batting plates of the senior and junior baseball diamonds.  Low 
1.2m or 1.8m high chainwire fencing is proposed for the perimeter of the playing fields.  No 
boundary fencing is proposed. 

 
Clubroom Facilities 

• Construction of a single storey multi-purpose clubroom building comprising change room 
and toilet facilities, medical rooms, two kitchens, function space and store rooms. The 
building design is contemporary, with a ‘V’ shape footprint and a series of single pitch roofs 
that vary in height. The building layout and roof design seek to maximise views of the 
playing fields. Construction materials comprise a mix of face brickwork, render and glass 
cladding, timber soffits and colorbond roof sheeting. The material palette is clean and 
robust, with both bright and earthy colours such as natural white, grey/silver and natural 
timber. 

 
Operational Matters 

• The operating hours will not exceed 11.00pm on any day (11.00pm curfew, seven days a 
week). This is consistent with the new lease agreements. 

 
• The maximum capacity of the function area within the clubroom building will be 200 people 

(165 seated). This is consistent with the new lease agreements. 
 

• All lighting for the sporting fields will be turned off by no later than 10.00pm on any day. 
This is consistent with the new lease agreements. 

 
• A timber and steel clad bin enclosure measuring 4.8m x 2.8m is to be provided within the 

northern car park adjacent to the clubroom building. Waste collection vehicles will enter and 
egress from Oval Terrace. 
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Vehicle Access and Car Parking 
• A new vehicular access point with simultaneous two-way access from Urrbrae Terrace.  

The access will serve an at-grade bitumen car park with a total of 75 car parking spaces.  
The access and car parking were recently constructed as part of Stage 1. 

 
• A second vehicular access will be provided from Oval Terrace at the northern end of the 

site. The new access will serve an at-grade bitumen car park with a total of 58 car parking 
spaces. 

 
• Service vehicles will access the site from Oval Terrace via the new car park. 

 
• A concrete entry statement measuring 5m in length and 750mm high will be constructed 

adjacent to the new access on Oval Terrace. 
 
Staging 
The proposed development will be staged as follows: 
 

• Stage 1 – the western side of Weigall Oval comprising new play space, tennis courts, public 
toilet, car parking, reserve lighting and reserve upgrades.  This stage has been completed. 

• Stage 2 – demolition of trotting track and construction of new clubroom building and 
northern car park. 

• Stage 3 – demolition of existing playing fields and construction of soccer and baseball 
fields, associated fencing, perimeter landscaping and flood lighting. 

• Stage 4 – demolition of existing clubroom and construction of junior shared pitch (soccer & 
baseball). 

 
Refer to Attachment 1 for the proposal plans and supporting documentation. 
 
 
PUBLIC NOTIFICATION 
The application is a Category 3 form of development pursuant to Section 38 and Schedule 9 of the 
Development Act and Regulations. 
 
Properties notified: 142 properties were notified during the public notification 

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

One (1) representor identified that they wish to address the 
Panel. 

 • Karren Hazledine of 22 James Street, Plympton 
Summary of 
representations: 

Concerns were raised regarding the following matters: 
• The development and consultation process for the 

development do not represent the interests of the 
community; 

• Lack of indigenous consultation; 
• The development does not give consideration to the 

disability sector; and 
• Increased car parking and traffic congestion on James 

Street. 
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Applicant's response • The development represents the interests of the community 
through meeting objectives identified in Council's suite of 
strategic management plans (i.e. Community Plan, 
Infrastructure Plan and Strategic Directions Report); 

• Extensive consultation was undertaken with a broad range 
of stakeholder (sporting) groups and the wider community 
as part of the Master Plan process; 

• Surveys and media releases were conducted, as well as 
targeted public consultation relating to the development 
occurred in accordance with the requirements of the Local 
Government Act and Council's Public Consultation policy; 

• The baseball club is not the only party which will benefit 
from the delivery of this project.  The soccer club will also 
utilise a portion of the building and the wider community will 
have access to the hall/function space at times when the 
building is not required for club use; 

• Whilst Council adopts an inclusive approach to its 
consultation with the public, consultation with specific 
individual interest groups was not undertaken as part of the 
Master Plan process; 

• The new building and surrounds has been designed to 
meet all applicable requirements under the Building Code 
of Australia (BCA) and disabled access legislation; 

• Additional car parking within the Oval precinct will be 
provided as part the next stage of works and speed limits 
will remain at the designated 50km/hr for local streets; and 

• Signage warning motorists of pedestrians has been 
installed along Birdwood Terrace, North Plympton. 

 
A copy of the representations and the applicant's response to the representations is contained in 
Attachment 2. 
 
 
REFERRALS 
Internal 
City Assets 
Traffic and Car Parking 
• The net increase in building floor area is less than 700m² requiring less than 70 spaces. The 

proposed parking provision of 133 spaces significantly exceeds this requirement.  
 
• The typical parking rate adopted for functions is 1 space per 3 persons. A function of 240 

people would therefore require 80 parking spaces. The parking provision would adequately 
cater for functions that may be held from time to time within the building. 

 
• The increase in the number of parking spaces on-site (80 spaces) should be more than 

adequate to accommodate the likely increase in additional users anticipated. There is also 
significant on-street parking available on all four boundary roads of the subject site. 

 
• The proposed northern car park access point on Oval Terrace is located in close proximity to 

McArthur Avenue. To comply with AS/NZS 2890.1-2004, the access point should be located at 
least 6m west of the prolongation of the western kerb line of McArthur Avenue, which is 
achievable. 
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• Given that the peak parking demands would be generated on weekends, the traffic flows 
around the adjacent streets would generally be lower than during weekday periods. As there is 
not likely to be a significant increase in attendance at the oval, there should not be capacity 
issues arising for the adjacent road network. 

 

Stormwater Management 
• It is considered that addressing the standard stormwater management elements of the 

development is unlikely to result in the need for wholesale or notable change to the layout, 
appearance or functionality of the development.  Accordingly, further detailed design of the 
stormwater management system, including the addition of Water Sensitive Urban Design 
(WSUD) techniques, could be resolved through the imposition of reserved matters. 

 
A full copy of the relevant advice is contained in Attachment 3. 
 
 
RELEVANT DEVELOPMENT PLAN PROVISIONS 
The subject land is located within the Community Zone as described in the West Torrens Council 
Development Plan. The main provisions of the Development Plan which relate to the proposed 
development are as follows: 
 
General Section 

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

Crime Prevention 
Objectives 1 

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

Design and Appearance 

Objectives 2 

Principles of Development Control 
1, 2, 3, 4, 9, 10, 11, 12, 
13, 14, 15, 16, 19, 20, 21, 
22 & 23 

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

Infrastructure 
Objectives 1, 2, 3, 4 & 5 

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

Interface between Land Uses Objectives 1 & 2 
Principles of Development Control 1, 2, 3, 5, 6, 7, 8, 9 & 10 

Landscaping, Fences and 
Walls 

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

Open Space and Recreation Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 2, 12, 13, 14 & 15 

Orderly and Sustainable 
Development 

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

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

Transportation and Access 

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

14, 16, 17, 18, 19, 20, 21, 
22, 23, 24, 25, 30, 32, 33, 
34, 35, 36, 37, 38, 39, 40, 
41, 42 & 43 

Waste Objectives 1 & 2 
Principles of Development Control 1, 2, 3, 4, 5 & 6 
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Zone: Community 
Objectives 1, 2 & 3 
Principles of Development Control 1, 2 & 3 
 
Policy Area: Recreation Policy Area 5 
Desired Character Statement: 
 
Precinct 8 Open Space  
This precinct will accommodate private recreation land and open space for a range of active and 
passive recreational land uses. This precinct envisages the continued development of the 
existing golf courses for active recreation as international and national championship private 
courses with associated ancillary facilities. Horses often access the site.  
Development will be of a high architectural standard, designed and landscaped to enhance the 
amenity of the locality.  
 
Internal roadways, driveways and paths, other than for private golf course pathways, should be 
sealed in bitumen, concrete or similar impervious materials. 
 
Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 3, 4 & 5 
 
Precinct: Precinct 8 Open Space 
Objectives  
Principles of Development Control 14 & 15 
 
 
QUANTITATIVE STANDARDS 
The proposal is assessed for consistency with the prescriptive requirements of the Development 
Plan as outlined in the table below: 
 

 
DEVELOPMENT PLAN 

PROVISIONS 
 

STANDARD ASSESSMENT 

 
STREET SETBACK  
Design and Appearance  
PDCs 20 & 21 
 

 
Consistent with adjacent 
buildings  
 

 
50m 
 
 
Satisfies 

 
LANDSCAPING 
Landscaping, Fences & Walls 
PDC 4 

 
10% (minimum) 

 
50% (includes playing fields) 
 
Satisfies 

 
CAR PARKING SPACES  
Transportation and Access 
PDC 34 

 
55 spaces (functions) 
70 spaces (community use) 
 
125 car parking spaces 
required 

 
133 spaces provided 
 
 
 
Satisfies 
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ASSESSMENT 
In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Land Use  
The subject land is situated within the Community Zone, Recreation Policy Area 5 and Precinct 8 - 
Open Space. The land is identified as a Local Reserve. 
 
The Objectives for the Community Zone actively seek “community, educational, recreational and 
health care facilities for the general public’s benefit”. More particularly, the Objectives and Desired 
Character for the policy area encourage the use of land for private recreation and open space for 
active and passive activities. 
 
In general land use planning terms, the proposed redevelopment of the site would not change the 
existing sport and recreational use of the land. For many years, the land has been used for sports 
and recreation by sporting groups and the public. The Adelaide Cobras Soccer Club and Adelaide 
Angels Baseball Club have long term leases over the reserve and share the facilities. The playing 
fields and reserve areas are accessible to the public at times they are not being used by the clubs.  
The proposed redevelopment of the site will replace an existing clubroom building that is no longer 
fit for purpose, with a new modern facility that will better serve the needs of sporting groups and 
the community more broadly. 
 
Principle of Development Control (PDC) 2 of the Community Facilities module seeks to ensure that 
community facilities are “integrated in their design to promote efficient land use”. The proposed 
clubroom building has been specifically designed as a multi-purpose/integrated community facility, 
with change rooms and toilet facilities, meeting/medical rooms, kitchen facilities, a function room 
with bar and store rooms. The facilities will cater for the needs of key user groups (i.e. soccer and 
baseball) and provide the necessary revenue streams to ensure the community clubs that lease or 
use the facilities are financially sustainable. The commercial uses within the building (i.e. bar and 
function areas) have relatively modest floor areas and are well integrated with the main sport and 
recreation facilities. 
 
The clubhouse building will be available for community hire for functions such as community 
meetings, corporate meetings and training sessions and presentation nights. The integrated design 
of the development therefore makes efficient use of the land as envisaged by PDC 2 of the 
Community Facilities module. 
 
The proposal also satisfies Objective 1 and PDC 1 of the Community Facilities module in so far as 
the development is conveniently located and accessible to the community. The site can be 
accessed from both Marion Road and Anzac Highway and is well served by public bus routes and 
pedestrian and bicycle infrastructure, particularly that provided by the Westside Bikeway that runs 
adjacent the western boundary of the site. 
 
The Objectives and Desired Character for the Community Zone clearly envisage sport and 
recreation facilities of this nature. The proposal is therefore considered to be an orderly and 
desirable form of development from a land use perspective. 
 
Built Form, Scale and Appearance 
The Development Plan provisions promote contemporary and innovative building designs provided 
there is sufficient regard for the desired character of the area. Development that is of a “high 
architectural standard, designed and landscaped to enhance the amenity of the locality” is 
desirable within the zone and policy area. 
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The design of the clubroom building is contemporary and reflects the vision of the Council and 
sports/community groups to develop a modern and high quality sports and recreation precinct that 
is a landmark for the local community. The design incorporates visually interesting facades that 
feature a mix of materials and fenestration under a series of single pitch roofs that vary in height.  
The building layout and roof design seek to maximise views of the playing fields. The material 
palette is clean and robust, with both bright and earthy colours such as natural white, grey/silver 
and natural timber that provide visual interest and softening through 'light and shade'. The 
proposed building is appropriately designed in a contemporary and innovative manner that would 
contribute positively to the enhancement of the precinct. 
 
The provisions within the Community Zone do not place any specific limitations on the size and 
height of new buildings. Buildings for sporting and recreation purposes are typically large as they 
are often required to cater for a variety of sports and recreation activities. The proposed building is 
8m at its highest point above ground level, however the height reduces down to approximately 5m 
at both ends. Overall, the proposed building is not overly tall and the boundary setbacks of at least 
50m to Birdwood Terrace ensures there is sufficient spatial separation to minimise the building 
scale from a visual perspective. The height and scale of the building is considered to satisfy PDC 1 
of the Design and Appearance module. 
 
Accordingly, the design and form of the proposed development is such that it would contribute 
positively to the existing precinct and the prevailing character and amenity of the surrounding area. 
 
Interface and Operational Considerations 
As the Weigall Oval Reserve is situated within an established residential area in a Residential 
Zone, the Development Plan provisions require that any new development is designed and 
operated in a manner that 'minimises' adverse amenity impacts. While some noise and disturbance 
is inevitable, particularly from spectators and increased traffic movements during sporting and 
community events (as is already the case), it is important that the proposal incorporates strict 
operational management. 
 
The main cause of disturbance is likely to come from vehicles accessing the site. While the 
proposal may generate additional traffic due to the enhanced facilities, vehicle manoeuvring and 
car parking will be improved by the proposed development. Additional car parking will be provided 
at the northern end of the site with the vehicle access located away from residences. As outlined in 
the traffic section below, a total of 133 car parking spaces will be provided within two new parking 
areas, which will significantly reduce the need for on-street parking, particularly along Birdwood 
Terrace. 
 
In terms of hours of operation, there would be no significant changes to the current lease 
arrangements for sports and community groups that utilise the existing facilities within the precinct.  
The function area and bar within the building is unlikely to cause any significant disturbance as these 
areas are fully contained within the building and are located well away from residential properties.  In 
any event, all activities within the building will need to be appropriately managed in order to meet the 
noise requirements of the Environment Protection (Noise) Policy 2007. Commercial deliveries will 
take place within daytime hours. 
 
Conditions relating to the operating hours of the clubroom building, associated deliveries and control 
of lighting have been included as part of the recommendation should the CAP decide to support the 
proposed development. These arrangements will sufficiently protect the amenity of surrounding 
residential properties while also meeting the operating requirements of the facility. 
 
Accordingly, it is considered that the proposal would not adversely impact upon the amenity of 
nearby sensitive uses by way of noise, light spill, glare or traffic. The proposal is considered to 
satisfy Objectives 1 and 2 and PDCs 1 and 2 of the Interface between Land Uses module. 
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Sports Lighting 
The proposal includes the construction of 14 light towers to be located around the periphery of the 
sporting fields. The light towers will range between 22m and 25m in height above ground level (6 x 
22m and 8 x 25m) and will comprise of steel construction.  Headlamps will be attached to the top of 
each tower. 
 
While the proposed light towers would be visible from some surrounding residential properties, in 
most cases only the upper-most section of these towers would be readily visible. It is noted that the 
surrounding land does not exhibit any of the following qualities or characteristics: 

• natural, rural or heritage character; 
• high visual or scenic value; or 
• coastal views or views from public reserves, tourist routes or walking trails. 

 
The proposal therefore would not be at variance to PDC 1 of the Siting and Visibility module.  
Furthermore, the slim-line design and the amount of space around the towers would help minimise 
the visual impact in accordance with PDC 4 of the Siting and Visibility module. 
 
In terms of potential for light spill, the applicant has provided light spill diagrams which demonstrate 
that light measured at the nearest residential properties would be well below 10 Lux, which is the 
maximum level allowable under Australian Standard 4282-1997 ‘Control of the Obtrusive Effects of 
Outdoor Lighting’.  The lighting levels at the boundaries of nearest residential properties would 
typically be 2 lux or less. 
 
The applicant has also confirmed that the lighting will be turned off by no later than 10.00pm each 
night. This curfew is considered reasonable in minimising the potential for noise and general 
disturbance to surrounding residential properties. A condition to this effect has been included within 
the recommendation.   
 
Vehicular Access, Car Parking and Traffic 
The Development Plan provisions seek to ensure that new development provides safe and 
convenient access for vehicles and pedestrians and sufficient on-site car parking for patrons. 
 
The proposal includes a new vehicular access point with simultaneous two-way access from 
Urrbrae Terrace which serves an at-grade bitumen car park with a total of 75 car parking spaces.  
The access and car parking were recently constructed as part of Stage 1. A second access and car 
park is proposed from Oval Terrace at the northern end of the site with a total of 58 car parking 
spaces.  In addition to 133 on-site car parking spaces, there are numerous on-street spaces on 
both sides of Birdwood Terrace and James Street which have wide carriageways. 
 
Council’s Traffic Consultant considers the access point to the proposed northern car park to be 
located too close to the McArthur Avenue intersection. To comply with AS/NZS 2890.1-2004, the 
access point should be located at least 6m west of the prolongation of the western kerb line of 
McArthur Avenue. The required offset from the road junction is considered achievable and 
therefore a Reserved Matter to this effect is recommended. Subject to satisfying the reserved 
matter, the proposed access arrangements are considered to be safe and convenient in accordance 
with PDC 24 of the Transportation and Access module. 
 
In terms of on-site car parking requirements, Table WeTo/2 – ‘Off Street Vehicle Parking 
Requirements’ prescribes car parking rates for various community, sports, recreation and 
commercial land uses. For instance, a community centre has a rate of one space per 10m² of floor 
space. A restaurant or dining room has a rate of one space per three seats.  Based on the total 
floor area of the building and a maximum seating capacity of 165 within the function room, 
conservatively, the proposed clubroom building would generate a car parking demand for 
approximately 125 spaces. The provision of 133 on-site car parking spaces is therefore considered 
adequate. 
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Furthermore, the following observations are noted: 
• The proposal will significantly increase the amount of on-site car parking available for 

patrons (the previous car park catered for only 52 spaces); 
• The function room and bar would generate minimal additional traffic as most patrons would 

be users of the sports and recreation facilities (already on-site) and the size of the function 
area is relatively small; and 

• There is ample on-street car parking spaces available along Birdwood Terrace and James 
Street during peak periods should it be required. 

 
There is unlikely to be any traffic capacity issues on the surrounding road network as a result of the 
development as both Birdwood Terrace and James Street have wide carriageways with links to 
Marion Road and Anzac Highway. This has been supported by Council’s Traffic Consultant.   
 
Given the above considerations, the proposal would sufficiently meet the anticipated car parking 
demand generated during peak periods and would not lead to conditions detrimental to the free flow 
and safety of pedestrian and vehicular traffic on the surrounding road network. 
 
Bicycle Access and Parking 
Given the location of Weigall Oval adjacent the Westside Bikeway, provision for the parking of 
bicycles has been made at the following locations within the subject site: 
 

• adjacent the western entry of the new clubroom building; 
• adjacent the playground area at the south-eastern end of the baseball pitch; 
• alongside the batting nets fronting the junior soccer pitch; and 
• close to the James Street entrance pathway. 

 
These locations provide cyclists with safe and convenient access to the key facilities and playing 
fields across Weigall Oval from both the Westside Bikeway and surrounding residential streets.  
As a result, the proposed development is considered to satisfy PDCs 16, 17, 18, 19, 21 and 22 of 
the Transportation and Access module.   
 
Deliveries and Waste Management 
A timber and steel clad bin enclosure measuring 4.8m x 2.8m is to be provided within the northern 
car park adjacent to the clubroom building.  Commercial size refuse bins will be provided. 
 
Waste collection vehicles will enter and egress from Oval Terrace during daylight hours and refuse 
collection will take place at least once a week.  The proposed refuse facilities and delivery/ 
collection arrangements are considered appropriate. 
 
Crime Prevention and Public Safety 
Objective 1 of the Crime Prevention module seeks to ensure that public safety is carefully 
considered in all new development. The proposed development incorporates the following crime 
prevention measures: 
 
Passive Surveillance 

• views of sporting fields from the clubroom building; 
• mostly low lying shrubs along the road frontages and adjacent to car parking areas; 
• locating car and bike parking areas in close proximity to public roads; and 
• defined and legible internal walking paths for pedestrian connectively. 

 
Lighting 

• lighting provision within the new car parks and surrounding the proposed clubroom and 
outdoor sporting areas; and 

• flood lighting for sporting grounds. 
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Security 
• 24 hour building alarm monitoring; and  
• security patrols to be employed as required. 

 
The above building design, lighting, landscaping and security measures would ensure adequate 
passive and active surveillance from within the site and from adjacent road frontages and other 
public areas.  The relative openness of the new car parking areas and connectivity between 
facilities would also ensure there are no areas for potential entrapment in accordance with PDC 10 
of the Crime Prevention module. 
 
Accordingly, the proposed development is considered to achieve a safe and secure public 
environment. 
 
Trees, Landscaping and Fencing 
While mature trees are to be removed during Stages 2 and 3 of the development, none of the trees 
are protected under the Development Regulations 2008.  This has been confirmed by Council's 
Arborist. 
 
Black colour coated chainmesh fencing is proposed surrounding the perimeter of the baseball 
diamonds ranging from 6m up to a maximum height of 8m. The purpose of this fencing is to 
improve safety for observers by preventing foul fly balls adjacent the batters plate from spilling into 
those observing. Fencing of this nature is commonly used around recreational and sporting 
facilities. As this fencing is visually permeable there are no unreasonable visual impacts associated 
with the installation of such fencing.  
 
A series of landscape plans have been prepared which propose a mix of trees, shrubs and ground 
covers to provide shade and visually soften the car parks, road frontages and built form. The 
proposed landscaping is comprehensive and would provide an attractive setting for the proposed 
clubroom building, as well as provide some visual screening for residential properties along Oval 
Terrace and James Street.  The proposed landscaping would therefore enhance the overall 
appearance and amenity of the development in accordance with PDCs 4 and 5 of Precinct 8 Open 
Space and Objective 1 and PDC 1 of the Landscaping, Fences and Walls module. 
 
Stormwater Management 
The proposed development includes a stormwater management system designed by TMK 
Consulting Engineers for the on-site management of stormwater runoff from the proposed building, 
car parking areas and other impervious surfaces.  The stormwater system incorporates a series of 
sumps to collect and dispose of runoff from the car parks and playing fields, with bio-retention 
trenches to be used within the new northern car parking area. 
 
Although Council’s City Assets Department is satisfied in principle with the civil design, as the 
stormwater design does not include mechanisms to harvest and re-use stormwater, or provides 
sufficient stormwater quality improvement measures, a Reserved Matter is recommended so that 
these matters can be satisfactorily addressed prior to the granting of Development Approval. 
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SUMMARY 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is not considered to be seriously at variance with the Development Plan. In particular, the 
proposal is considered to: 

• be an orderly and desirable form of development in the context of the site and its locality; 
• provide much needed improvements to existing sport and recreation facilities, whilst 

expanding the facilities within the precinct in order to attract new community user groups 
and provide revenue streams for community sporting clubs and groups; 

• be appropriately designed in a contemporary and innovative manner that contributes 
positively to the prevailing streetscapes and the overall character and amenity of the 
locality; 

• not significantly impact upon the amenity of nearby residential properties or the locality 
more generally; 

• provide sufficient on-site car parking and safe and convenient access so as not to lead to 
conditions detrimental to the free flow and safety of vehicular traffic within the site and on the 
adjacent road network; 

• provide an appropriate level of on-site bicycle parking at convenient and accessible 
locations across the site to encourage people to cycle, rather than drive, to the Oval; and 

• incorporate appropriate measures for passive and active surveillance in order to achieve a 
safe and pleasant public environment. 

 
For all of the above reasons, the proposal is considered to achieve the Objectives and Desired 
Character for the Community Zone while sufficiently according with the relevant provisions of the 
West Torrens Council Development Plan consolidated 6 February 2018.  Accordingly, the 
application warrants the granting of Development Plan Consent. 
 
Attachments 
1. Plans and supporting information   
2. Representations and applicant response   
3. Referral response    
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6.2 7 Murdoch Avenue, NORTH PLYMPTON 
Application No  211/1037/2018, 211/1038/2018 & 211/483/2018 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT 
PROPOSAL 

Land division - 
Torrens Title; 
SCAP No. 
211/D125/18; 
Create one (1) 
additional allotment 

Land division - 
Community Title; 
SCAP No. 
211/C126/18; 
Create one (1) 
additional allotment 
and common 
property 

Demolition of all existing 
structures and 
construction of a two 
storey detached dwelling 
and a two storey 
residential flat building 
containing two (2) 
dwellings and a combined 
retaining wall and fence to 
a maximum height of 2.2m 

APPLICANT J S R Walker J S R Walker Zybek Consulting and 
Management 

LODGEMENT DATE 3 October 2018 3 October 2018 16 May 2018 
ZONE Residential Zone 
POLICY AREA Medium Density Policy Area 19 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 Category 1 Category 2 
REFERRALS Internal 

 Nil  
External 
 SCAP 
 SA Water 

Internal 
 Nil  
External 
 SCAP 
 SA Water 

Internal 
 City Assets 
 Arboriculture Officer 
External 
Nil 

DEVELOPMENT PLAN 
VERSION 

12 July 2018 12 July 2018 6 February 2018 

RECOMMENDATION Support with conditions 
AUTHOR Amelia De Ruvo 

 
 
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. 211/1037/2018 by J S R Walker to undertake a land division - Torrens 
Title; SCAP No. 211/D125/18; Create one (1) additional allotment at 7 Murdoch Avenue (CT 
5699/680) subject to the following conditions of consent: 
 
Development Plan Consent Conditions: 
1. Development is to take place in accordance with the plans prepared by Cavallo Forest: 

Licensed Surveyors relating to Development Application No. 211/1037/2018 (SCAP 
211/D125/18).  

Reason: To ensure the proposal is established in accordance with plans and documents 
lodged with Council. 

 
Land Division Consent Conditions: 
Council Requirements: 
Nil 
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State Commission Assessment Panel Conditions:  
2. 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, it is the developer's/owner's responsibility to ensure all internal 
pipework (water and wastewater) that crosses the allotment boundaries has been severed or 
redirected at the developer's/owner's cost to ensure that the pipework relating to each 
allotment is contained within its boundaries. 

Reason: To satisfy the requirements of SA Water Corporation. 
 
3. Payment of $7253 into the Planning and Development Fund (1 allotment @ $7253/allotment). 

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

Reason: To satisfy the requirements of State Commission Assessment Panel. 
 
4. A final plan complying with the requirements for plans as set out in the Manual of Survey 

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

Reason: To satisfy the requirements of State Commission Assessment Panel. 
 
 
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, Land Division Consent and Development 
Approval for Application No. 211/1038/2018 by J S R Walker to undertake a land division - 
Community Title; SCAP No. 211/C126/18; Create one (1) additional allotment and common 
property at 7 Murdoch Avenue (CT 5699/680) subject to the following conditions of consent: 
 
Development Plan Consent Conditions: 
1. Development is to take place in accordance with the plans prepared by Cavallo Forest: 

Licensed Surveyors relating to Development Application No. 211/1038/2018 (SCAP 
211/D126/18).  

Reason: To ensure the proposal is established in accordance with plans and documents 
lodged with Council. 

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

sewerage services. 
On receipt of the developer details and site specifications an investigation will be carried out to 
determine if the connections to your development will be standard or non-standard fees. 
The developer must inform potential purchasers of the community lots of the servicing 
arrangements and seek written agreement prior to settlement, as future alterations would be at 
full cost to the owner/applicant.  

Reason: To satisfy the requirements of SA Water Corporation. 
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3. Payment of $7253 into the Planning and Development Fund (1 allotment @ $7253/allotment). 
Payment may be made by credit card via the internet at www.edala.sa.gov.au or by phone 
(7109 7018), by cheque payable to the Department of Planning, Transport and Infrastructure 
and marked "Not Negotiable" and sent to GPO Box 1815, Adelaide 5001 or in person, at Level 
5, 50 Flinders Street, Adelaide. 

Reason: To satisfy the requirements of State Commission Assessment Panel. 
 
4. A final plan complying with the requirements for plans as set out in the Manual of Survey 

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

Reason: To satisfy the requirements of State Commission Assessment Panel. 
 
 
RECOMMENDATION 3 
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. 211/483/2018 by Zybek 
Consulting and Management to undertake a demolition of all existing structures and construction of 
a two storey detached dwelling and a two storey residential flat building containing two (2) 
dwellings at 7 Murdoch Avenue (CT 5699/680) subject to the following conditions of consent: 
 
Development Plan Consent 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. 

Reason: To ensure the proposal is established in accordance with plans and documents 
lodged with Council. 

 
2. All stormwater design and construction shall be in accordance with Australian Standards and 

recognised engineering best practices to ensure that stormwater does not adversely affect any 
adjoining property or public road and, for this purpose, stormwater drainage 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. 

Reason: To ensure that adequate provision is made for the collection and dispersal of 
stormwater. 

 
3. 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. 

Reason: To ensure the ongoing use and safety of vehicle parking and manoeuvring areas.  
 
4. 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.  

Reason: To enhance the amenity of the site and locality and reduce heat loading.  
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5. Prior to the occupation or use of the development, the upper level windows on the north, east 
and west elevations to dwelling 1 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 good condition at all times to the satisfaction of Council. 

Reason: To maintain the level of privacy to residents of adjoining dwellings. 
 
6. Prior to the occupation or use of the development, all upper level windows to dwellings 2 and 3 

will be provided with fixed obscure glass to 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 good condition at all 
times to the satisfaction of Council.  

Reason: To maintain the level of privacy to residents of adjoining dwellings. 
 

 
 
BACKGROUND 
The development proposal is presented to the Council Assessment Panel (CAP) for the following 
reason: 
 
• The relevant application proposes a merit form of development which does not meet the 

minimum site area requirement in the relevant Zone or Policy Area by 7.5% or more. 
 
 
SITE AND LOCALITY 
The subject site is formally described in Certificate of Title Volume 5699 Folio 680, comprising 
allotment 59 in Deposited Plan 3143, in the area named North Plympton Hundred of Adelaide, 
more commonly known as 7 Murdoch Avenue, North Plympton. There are no easements, 
encumbrances or Land Management Agreements affecting the subject site. 
 
The subject site is an existing residential property located on the northern side of Murdoch Avenue, 
approximately 100 metres (m) east of Marion Road. The subject site is rectangular in shape with a 
17.4m wide frontage to Murdoch Avenue, a depth of 43.9m and an overall site area of 763.9 
square metres (m2). The land currently contains a single storey detached dwelling, an attached 
carport and detached outbuilding. The subject site is generally flat although it slopes down towards 
the north-eastern corner of the allotment. 
 
The locality is residential in nature containing a variety of dwellings which include single and 
double storey detached dwellings, residential flat buildings and group dwellings. The locality is 
currently under transition with a number of allotments previously subdivided to take advantage of 
the reduced minimum allotment size allowable in the policy area. Approximately 60m west of the 
subject site, fronting Marion Road, is one the first intrusions of higher density living within the 
locality. 
 
The allotment pattern varies between dwelling types. Detached dwellings are located on 
predominantly rectangular allotments with site areas that vary between 360m² to 830m². 
Residential flat buildings and group dwellings are also located on rectangular sites which vary in 
area between 100m² and 270m². 
 
The subject site and locality are shown on the following map and aerial imagery. 
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PROPOSAL 
The proposal involves three separate development applications for the subject site.  
 
Application 211/1037/2018 is for a Torrens Title land division to create one additional allotment. 
Allotment 1 is slightly irregular in shape with a 9.57m wide frontage to Murdoch Avenue and an 
overall site area of 250m². Allotment 100 (super lot) is in the form of a battle-axe with a 7.8m wide 
frontage to Murdoch Avenue and an overall site area of 512m². This allotment is to be further 
divided.  
 
Application 211/1038/2018 is for a Community Title division which seeks to divide the proposed 
super lot into two (2) residential allotments and associated common property. The community title 
division will create two rectangular shaped allotments, proposed allotments 2 and 3, both with a 
site area of 162m². The common property is 188m² in area and is comprised of the allotment 
handle to allow for vehicle access to allotments 2 and 3. As these resultant allotments will 
accommodate a residential flat building, the common area is included in the average site area 
calculation which is 256m². 
 
Application 211/483/2018 seeks to demolish all structures currently on the site, including the 
dwelling and outbuilding, and construct a two storey detached dwelling on allotment 1 and a 
residential flat building containing two dwellings on allotments 2 and 3. The proposed dwellings will 
be constructed utilising a variety of external materials including a rendered finish, Matrix Panels 
and timber cladding. The dwellings will each contain three bedrooms, three bathrooms and a 
double garage under the main roof. 
 
Vehicular access to dwelling 1 will be gained via a 3m wide crossover directly to Murdoch Avenue, 
whereas access to dwellings 2 and 3 will be obtained via the common property, a 5.5m wide 
crossover to Murdoch Avenue. The driveway and walkways to the common property and dwelling 
surrounds will be paved. 
 
A mix of landscaping has been proposed across the development, specifically forward of dwelling 1 
and within the common property. The variety of plantings include ground covers, shrubs and Nigra, 
Manchurian Pear or Weeping Mulberry trees.  
 
A copy of the relevant plans is contained in Attachment 1. 
 
 
PUBLIC NOTIFICATION 
Applications 211/1037/2018 and 211/1038/2018 are Category 1 forms of development while 
Application 211/483/2018 is a Category 2 form of development pursuant to Section 38 of the 
Development Act, Schedule 9 of the Development Regulations 2008 and Residential Zone - 
Procedural Matters section of the Development Plan. 
 
The proposed development involves a fence and retaining wall with a combined height exceeding 
2.1m, which is a Category 3 form of development pursuant to Schedule 9 of the Development 
Regulations, unless it is considered to be 'minor'. In this instance, the proposed retaining wall and 
fence is considered to be minor in nature and a Category 1 form of development pursuant to 
Schedule 9, Part 1 (2)(g) of the Development Regulations 2008 as the combined fence and 
retaining wall is unlikely to unreasonably impact the owners or occupiers of land in the locality for 
the following reason: 
 
• 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 process that it is unlikely to negatively impact the 
owners/occupiers of adjacent properties.  
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Properties notified: 34 properties were notified during the public notification process. 
 

Representations: 4 representations were received. 
 

Persons wishing to be 
heard: 

No representors identified that they wish to address the Panel. 
 

Summary of 
Representations: 

Concerns were raised regarding the following matters; 
• Side setbacks and visual privacy provisions should be adhered 

to; 
• Volume of traffic & traffic congestion along Murdoch Avenue; and 
• Minimal on street parking available currently 

 
Applicants response to 
representation 

• The applicant did not provide a response to representations 
 

 
A copy of the representations is contained in Attachment 2. 
 
 
REFERRALS 
Internal 
City Assets 
City Assets raised a number of concerns in regards to finished floor levels, verge interaction, 
stormwater management and space available for adequate waste collection. The applicant 
subsequently addressed these matters to the satisfaction of City Assets.  
 
Arboriculture Officer 
Council's Arboriculture Officer has reviewed the proposal and will support a reduced offset of 1.8m 
to the existing street tree. 
 
External  
State Commission Assessment Panel (SCAP) 
SCAP has raised no concerns with the proposals. Standard conditions of consent have been 
recommended should the application be supported.  
 
SA Water  
SA Water has raised no concerns with the proposal. The developer will be required to meet the 
requirements of SA Water for the provision of water and sewerage services. Standard conditions of 
consent have been recommended should the CAP support the application.  
 
A full copy of the relevant reports is contained in Attachment 3. 
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RELEVANT DEVELOPMENT PLAN PROVISIONS 
The subject land is located within the Residential Zone, and more specifically the Medium Density 
Policy Area 19, as described in the West Torrens Council Development Plan. The main provisions 
of the Development Plan which relate to the proposed development are as follows: 
 
General Section 

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

Design and Appearance 
Objectives 1 & 2 

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

Energy Efficiency Objective 1 
Principles of Development Control 1 & 2 

Land Division 
Objectives 1, 2, 3 & 4 

Principles of Development Control 1, 2, 3, 4, 5, 6, 7, 8, 12, 13, 
14 & 16 

Landscaping, Fences and 
Walls 

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

Orderly and Sustainable 
Development 

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

Residential Development 

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

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

Transportation and Access 

Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 8, 10, 11, 12, 16, 17, 23, 

24, 26, 30, 34, 35, 36, 37, 40, 
41, 43, 44 & 45 

 
Zone: Residential Zone 
Desired Character Statement:  
 
This zone will contain predominantly residential development. There may also be some small-scale 
non-residential activities such as offices, shops, consulting rooms and educational establishments 
in certain locations. Non-residential activities will be complementary to surrounding dwellings.   
 
Allotments will be at very low, low and medium densities to provide a diversity of housing options in 
different parts of the zone. The range of allotment sizes will support the desired dwelling types 
anticipated in each policy area, and the minimum allotment sizes shall be treated as such in order 
to achieve the Desired Character for each policy area and, in turn, reinforce distinction between 
policy areas. Row dwellings and residential flat buildings will be common near centres and in policy 
areas where the desired density is higher, in contrast to the predominance of detached dwellings in 
policy areas where the distinct established character is identified for protection and enhancement. 
There will also be potential for semi-detached dwellings and group dwellings in other policy areas.  
 
Residential development in the form of a multiple dwelling, residential flat building or group dwelling 
will not be undertaken in a Historic Conservation Area.  
 
Landscaping will be provided throughout the zone to enhance the appearance of buildings from the 
street as viewed by pedestrians, provide an appropriate transition between the public and private 
realm and reduce heat loads in summer. 
 
Objectives 1, 2, 3 & 4 
Principles of Development Control 1, 5, 7, 10, 11, 12, 13 &14 
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Policy Area: Medium Density Policy Area 19 
Desired Character Statement:  
 
Allotments in this policy area will be at medium density, accommodating a range of dwelling types 
including semi-detached, row and group dwellings, as well as some residential flat buildings and 
some detached dwellings on small allotments. There will be a denser allotment pattern close to 
centre zones where it is desirable for more residents to live and take advantage of the variety of 
facilities focused on centre zones.  
 
New buildings will contribute to a highly varied streetscape. Buildings will be up to 2 storeys, except 
for allotments fronting Brooker Terrace, Marion Road and Henley Beach Road, and overlooking the 
Westside Bikeway, where buildings will be up to 3 storeys in height and provide a strong presence 
to streets. Garages and carports will be located behind the front facade of buildings.  
 
Development will be interspersed with landscaping, particularly behind the main road frontage, to 
enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer. 
 
Objectives 1 
Principles of Development Control 1, 2, 3 & 7 
 
 
QUANTITATIVE STANDARDS 
The proposal is assessed for consistency with the prescriptive requirements of the Development 
Plan as outlined in the table below: 
 

DEVELOPMENT PLAN 
PROVISIONS STANDARD 

ASSESSMENT 

Lot 1 Lot 2 Lot 3 

SITE AREA  
Medium Density Policy 
Area 19 
PDC 4 

Detached Dwelling 
270m² (minimum) 
Residential Flat 

Building  
270m² (average.) 

250m² 
 
 

Does Not 
Satisfy 

256m² (avg.) 
 
 

Does Not 
Satisfy 

256m² (avg.) 
 
 

Does Not 
Satisfy 

SITE FRONTAGE  
Medium Density Policy 
Area 19 
PDC 4 

Detached Dwelling 
9m (minimum) 
Residential Flat 
Building 15m 

(complete building) 

9.57m 
 
 

Satisfies 

N/A N/A 

SITE COVERAGE  
Medium Density Policy 
Area 19 
PDC 3 

60% (maximum) 52.5% 
 

Satisfies 

45.5% 
 

Satisfies 

45.5% 
 

Satisfies 

PRIMARY STREET 
SETBACK  
Medium Density Policy 
Area 19 
PDC 3 

3m (minimum)  3m 
 
 

Satisfies 

N/A N/A 
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SIDE SETBACKS 
Residential Zone 
PDC 11 

Lower Level 
1m (minimum) 

 
Upper Level 

2m (minimum) 

0 / 0.61m 
 
 

1m / 2m 
 

Does Not 
Satisfy 

0 / 1m 
 
 

2m 
 

Satisfies 

0 / 1m 
 
 

2m 
 

Satisfies 

REAR SETBACK 
Medium Density Policy 
Area 19 
PDC 3 

 
6m (minimum) 

 
2.6m 

 
Does Not 
Satisfy 

 
4m 

 
Does Not 
Satisfy 

 
4m 

 
Does Not 
Satisfy 

BUILDING HEIGHT 
Medium Density Policy 
Area 19 
PDC 3 

2 storeys or 8.5m 
(maximum) 

 

2 storeys / 
7.6m 

 
Satisfies 

2 storeys / 
7.6m 

 
Satisfies 

2 storeys / 
7.6m 

 
Satisfies 

INTERNAL FLOOR AREA 
Residential Development 
PDC 9 

3+ Bedroom  
100m² (minimum) 

150m² 
 

Satisfies 

135m² 
 

Satisfies 

135m² 
 

Satisfies 

PRIVATE OPEN SPACE 
Residential Development 
PDC 19 

Sites <300m²  
24m² (minimum), 

3m (minimum 
dimension) 

16m² (minimum 
directly accessible 
from a habitable 

room). 

24m² 
3m 

 
24m² 

 
Satisfies 

 

32m² 
4m 

 
32m² 

 
Satisfies 

32m² 
4m 

 
32m² 

 
Satisfies 

 

LANDSCAPING 
Landscaping, Fences & 
Walls 
PDC 4 

10% (minimum) 15% 
 

Satisfies 

11.5% 
 

Satisfies 

11.5% 
 

Satisfies 

STORAGE 
Residential Development 
PDC 31 

8m³ (minimum) 3m³ 
 

Does Not 
Satisfy 

3m³ 
 

Does Not 
Satisfy 

3m³ 
 

Does Not 
Satisfy 

CAR PARKING SPACES 
Transportation and 
Access 
PDC 34 

2 spaces  
(1 covered) 

 

2 covered  
 

Satisfies  

2 covered  
 

Satisfies 

2 covered  
 

Satisfies 

 
 
ASSESSMENT 
In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Land Division 
The proposed Torrens Title land division will create one additional allotment in a form of a battle-
axe. Proposed allotment 1, the front allotment, falls 7.5% short of the 270m² minimum site area 
prescribed in Principle of Development Control (PDC) 4 of Medium Density Policy Area 19 for a 
detached dwelling.  
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The Community Title land division seeks to divide the proposed battle-axe allotment to create one 
(1) additional allotment with associated common property. As per PDC 4 of Medium Density Policy 
Area 19, a residential flat building should have an average site area of 270m². By including the 
common property the proposed residential flat building will provide dwellings with an average site 
area of 256m², a shortfall of 5.2%. 
 
PDC 5 of the policy area allows for reduced site areas and frontage widths for different dwelling 
types when located within 400m of a Centre Zone. However this can only be applied when a 
combined land use and land division application is lodged. Had the built form been incorporated 
into the proposal, a minimum site area of 250m² for the detached dwelling and 150m² (average) for 
the dwellings within the residential flat building could have been applied. Had this been the case, 
the proposal would have met the policy area site area requirements.  
 
It should be acknowledged that the Torrens Title land division (application 211/1037/2018) is the 
only application required to be provided to the CAP for a decision. However, in this instance it was 
considered appropriate to present all three applications to the CAP given the inter relationship 
between each application.  
 
It is considered that the proposed allotments are of a suitable size and configuration to comfortably 
accommodate dwellings in a manner that, on balance, meets the requirements of the Development 
Plan.  
 
Land Use 
The proposal is for the division of the subject site to create two additional allotments along with the 
construction of a detached dwelling and residential flat building containing two dwellings. PDC 1 of 
Medium Density Policy Area 19 envisages detached dwellings and residential flat buildings within 
the policy area. The proposed land use is therefore considered appropriate and is an orderly form 
of development.  
 
Setbacks 
Side setbacks 
Proposed allotment 1 is irregular in shape, due to the access requirements for the rear allotments 
and the need to accommodate services. As a result of this irregularity, proposed dwelling 1 has a 
lower level setback of 0.61m and an upper level setback of 1m from the western boundary. While 
these setbacks do not satisfy PDC 11 of the Residential Zone, the deficiencies are not considered 
to negatively impact adjoining residents as the reduced offsets abut the common property of the 
rear allotments.  
 
Proposed dwellings 2 and 3 are mirror image dwellings, both with garages located on side 
boundaries for a length of 6m. PDC 16 of the Residential Development module allows for an 
outbuilding, garage or carport to be located on the boundary for a maximum length of 8m which is 
satisfied by the proposal. However, PDC 13(b)(iii) of the Residential Zone states that side 
boundary walls should be constructed along one side of the allotment only and no further than 14m 
from the front boundary. The proposed development fails to satisfy this requirement given that 
dwellings 2 and 3 have garages abutting both side boundaries.  
 
The garage of dwelling 2 will be the only boundary development along the western boundary. This 
garage will reduce the overall length of boundary development by approximately half as there is an 
existing outbuilding extending 11m along the boundary with a wall height of 3m. As the proposed 
garage has a similar wall height, the impact of the western boundary development will be lessened. 
The garage of dwelling 3 will abut an existing carport located on the boundary between 7 and 9 
Murdoch Avenue. PDC 13(a) of the Residential Zone allows for boundary walls to be located 
immediately abutting the wall of an existing building on an adjoining site. This component is 
therefore considered acceptable.  
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Rear setbacks 
Dwelling 1 has a 2.6m offset from the rear boundary which is a 3.4m shortfall from the minimum 
6m rear setback prescribed in PDC 3 of Medium Density Policy Area 19. It should be noted that the 
majority of the rear façade is located 3m from the rear boundary, with a relatively small portion of 
the rear façade setback 2.6m, a minor intrusion. Given that the proposed dwelling is single storey, 
the deficiency in rear setback is unlikely to negatively affect occupants of the residential flat 
building to be located at the rear. In addition, the proposed residential flat building is offset 6m from 
the rear boundary of dwelling 1, providing a 9m separation of the proposed detached dwelling from 
the proposed residential flat building. This separation effectively minimises the potential amenity 
impacts for occupants of these dwellings. Furthermore the upper level of the residential flat building 
is setback 6.7m from the rear boundary of dwelling 1, exceeding the 6m minimum setback sought 
by PDC 3 of Medium Density Policy Area 19.  
 
The rear setbacks for dwellings 2 and 3 do not satisfy the requirements of PDC 3 of Medium 
Density Policy Area 19 as they are 2m less than the 6m requirement at the lower level. It should be 
acknowledged that the upper level is setback in excess of 6m from the rear boundary satisfying 
PDC 3. The shortfall in rear setback for dwellings 2 and 3 is considered acceptable as the 
adjoining properties to the north have a rear yard with a southern aspect, therefore no shadows will 
be cast over the properties. Furthermore, the main bulk of the building maintains the minimum 6m 
setback, so visually adequate separation is achieved.  
 
In consideration of the above, the proposed side and rear setbacks are considered appropriate 
notwithstanding some degree of departure from the relevant Development Plan provisions. 
 
Built Form 
The subject site is located within an area that exhibits a variety of dwelling types, sizes and styles. 
The form and design of the proposed development is considered to be contemporary. The front 
facades provide articulation from the protruding upper level decorative element and well-balanced 
fenestration and pitched hip roof. The dwelling is designed to a high standard and enhanced by the 
variety of materials and textures used, satisfying Objective 1 and PDC 1 of the Design and 
Appearance module and PDC 4 of the Residential Development module. 
 
The internal layout of the dwellings are of a size and shape to be functional for occupants. The 
private open space is directly accessible from a habitable room, specifically the living and dining 
area of each dwelling.  
 
Overall, the design and appearance of the proposed development is considered to reflect the 
positive aspects of built form within the locality and the internal layout provides residents with 
functional living spaces that meet the requirements of the Development Plan, in particular 
Objectives 1, 2 and 3 and PDCs 3, 4 and 9 of the Residential Development module. 
 
Storage 
The Development Plan seeks a minimum of 8 cubic metres (m³) of storage area, not including a 
bedroom wardrobe or kitchen pantry, for each dwelling. The proposal provides an area of 3m³ for 
each dwelling. While this is a sizeable shortfall, the subject site has ample space within the rear 
yard to provide a further 5m³ of storage space in a small outbuilding or shed (as recognised in PDC 
31 of the Residential Development module). There is also ample space within each dwelling for 
additional storage to be provided via cabinets, wardrobes etc. 
 
PDC 19 of the Residential Development module details a minimum dimension of 3m for private 
open space (POS) when a subject site has a site area less than 300m². In this instance, part of the 
rear yard of dwelling 1 does not satisfy the minimum dimension for POS and was therefore not 
included in the POS calculation. A garden shed of 3m x 2m could be located within this area in 
order to provide the additional 5m³ of storage required. Furthermore, dwellings 2 and 3 are 
provided with an additional 6m² of POS in which a garden shed could be located which would 
satisfy PDC 19 of the Residential Development module. It should be acknowledged that garden 
sheds of this size are not classified as development as per Schedule 3 of the Development 
Regulations 2008.  
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Notwithstanding the shortfall in storage space within each dwelling, it is considered that the 
proposal has provided sufficient space to accommodate the required amount of storage, thereby 
meeting the intent of PDC 31 of the Residential Development module.  
 
Landscaping 
The proposal exceeds the minimum landscaping requirement of 10% of the site area with a variety 
of plantings that vary in scale and height. The applicant has provided fairly substantial landscaping 
to the front of dwelling 1 as well as a 400 - 500mm landscaping strip to the boundaries of the 
common property. Plantings within the landscaped gardens and strips will include shrubs, ground 
covers and trees. The plantings forward of dwelling 1 will complement the built form by reducing 
the overall bulk of the development as well as enhancing its appearance from the public realm. The 
landscaping within the common property will help to mitigate the extent of hard paved surfaces as 
well as reduce heat loads on the site. It is therefore considered that PDC 1 of the Landscaping, 
Fences and Walls module has been satisfied. 
 
Retaining walls 
The combined retaining wall and fence along the northern, eastern and western side boundaries 
will be constructed to a maximum height of 2.2m. The natural ground level is at its lowest at the 
centre of the northern boundary where the retaining wall will have a maximum height of 400mm. 
Given that a fence can be constructed to a maximum height of 2.1m without requiring approval (as 
per Schedule 3 of The Development Regulations 2008) the additional 100mm is considered to be 
relatively minor and will not have an unreasonable impact on adjoining owners / occupiers, 
satisfying PDC 6 of the Landscaping, Fences and Walls module. 
 
 
SUMMARY 
It is acknowledged that there are aspects of the proposed development that do not meet the 
Development Plan requirements in relation to site areas, side and rear setbacks and storage. 
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 an external design which enhances its appearance from the public realm.  
 
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 6 February 2018 and 12 July 
2018, and warrants Development Plan Consent, Land Division Consent and Development 
Approval for applications 211/1037/2018 and 211/1038/2018 and Development Plan Consent for 
application 211/483/2018. 
 
Attachments 
1. Land Division and Built Form plan set   
2. Public Notification Responses   
3. Referral Reports    
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6.3 16 Coralie Street, PLYMPTON 
Application No  211/19/2018 & 211/1393/2017 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT 
PROPOSAL 

Land Division - Community 
Title; SCAP No. 211/C207/17 - 
create four (4) additional 
allotments and common 
property 

Construct a two storey 
residential flat building 
containing 5 dwellings with 
alfresco 

APPLICANT 16 Coralie Pty Ltd iTHINK Design Studio 
APPLICATION NO 211/19/2018 211/1393/2017 
LODGEMENT DATE 22 December 2017 20 December 2017  
ZONE Residential Zone 
POLICY AREA Medium Density Policy Area 18 
APPLICATION TYPE Merit Merit 
PUBLIC NOTIFICATION Category 1 Category 2 
REFERRALS External 

 SA Water 
 SCAP 

Internal  
 City Assets 

 
DEVELOPMENT PLAN 
VERSION 

19 December 2017 19 December 2017 

RECOMMENDATION Support with conditions Support with conditions 
AUTHOR Sonia Gallarello 

 
 

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. 211/19/2018 by 16 Coralie Pty Ltd to undertake Land Division - 
Community Title; SCAP No. 211/C207/17 - to create four (4) additional allotments and common 
property at 16 Coralie Street, Plympton (CT 5069/197) subject to the following conditions of 
consent: 
 
Development Plan Consent Conditions 
1. Development is to take place in accordance with the plans prepared by Bartlett Drafting and 

Development relating to Development Application No. 211/19/2018 (SCAP 211/C207/17). 

Reason: To ensure the proposal is established in accordance with plans and documents 
lodged with Council.  

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

sewerage services. (SA Water H0067911). 

Reason: To satisfy the requirements of the SA Water Corporation.  
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3. Payment of $27,320 into the Planning and Development Fund (4 allotments @ 
$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. 

Reason: To satisfy the requirements of the State Commission Assessment Panel.  
 
4. A final plan complying with the requirements for plans as set out in the Manual of Survey 

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

Reason: To satisfy the requirements of the State Commission Assessment Panel.  
 
 
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. 211/1393/2017 by iTHINK 
Design Studio to construct a two storey residential flat building containing 5 dwellings with alfresco 
at 16 Coralie Street, Plympton (CT 5069/197) 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 

and information (except where varied by any condition(s) listed below): 
• Site plan by iTHINK Design Studio - Project 64.2017, Revision C 19.11.18 PA 1 of 4 
• Elevations and roof plan by iTHINK Design Studio - Project 64.2017, Revision C 19.11.18 

PA 2 of 4 
• Driveway perspective by iTHINK Design Studio - Project 64.2017, Date 19.10.2017 
• Coralie Street perspective by iTHINK Design Studio - Project 64.2017, Date 19.10.2017 
• Civil plan by GAMA Consulting, Drawing No. 17435-C01, Revision E. 

Reason: To ensure the proposal is developed in accordance with the plans and documents 
lodged with Council.  

 
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. 

Reason: To ensure that adequate provision is made for the collection and dispersal of 
stormwater.  

 
3. All driveways, parking and manoeuvring areas shall be formed and surfaced with concrete, 

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

Reason: To ensure the ongoing use and safety of vehicle parking and manoeuvring areas. 
 
 
 
 
 

http://www.edala.sa.gov.au/
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4. All landscaping shown on the plans forming part of this application shall be established prior to 
the occupation or operation of the development and shall be maintained in good health at all 
times to the satisfaction of Council. Any plants that become diseased or die shall be replaced 
with a suitable species.  

A watering system shall be installed at the time landscaping is established and operated so 
that all plants receive sufficient water to ensure their survival and growth.  

Reason: To enhance the amenity of the site and locality and reduce heat loading.  
 
5. The upper level windows of the dwellings shown on the south, east and north elevations shall 

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

Reason: To maintain the level of privacy to residents of adjoining dwellings. 
 
 
BACKGROUND 
The applications were presented to the Council Assessment Panel (CAP) at its meeting of  
13 November 2018.   
 
The CAP resolved to defer the applications for the following reasons: 
 
DA 211/19/2018 

• minimum allotment areas 
 
DA 211/1393/2017 

• rear setbacks; 
• private open space provision (particularly minimum dimensions); 
• landscaping; 
• storage; 
• colour scheme; 
• bin storage. 

 
In response, the applicant has submitted amended plans, a copy of which is contained in 
Attachment 1. 
 
The original assessment report and associated plans and information are contained in  
Attachment 2. 
 
 
AMENDED PROPOSAL 
DA 211/19/2018 
No changes have been made to the allotment areas, which remain as per the following table: 
 
Allotment Allotment area Allotment frontage 
1 166m2 7.9m 
2 128m2 N/A 
3 128m2 N/A 
4 128m2 N/A 
5 180m2 N/A 
Common property 224m2 10.6m 
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DA 211/1393/2017 
The amended plans incorporate a number of minor changes to address the reasons for deferral as 
discussed below. 
 
Rear setbacks 
The rear setback of the whole building to the alfresco area of dwelling 5 has been increased by 0.5 
metres (m) from 1.2m to 1.7m. 
 
The rear setback of each dwelling has not been amended - these setbacks remain at 1.1m.   
 
Private open space provision (particularly minimum dimensions) 
The provision of private open space has been increased to achieve a minimum depth of 3.9m with 
the areas ranging in size from 30.2 square metres (m2) to 56.6m2. This has been achieved through 
an increased separation (of 200mm) between the garage of each dwelling and the fence. 
 
Landscaping 
Additional landscaping has been provided throughout the development including a number of 
ornamental pears along the driveway. The landscaped strip along the driveway remains at 0.3m 
wide, but the density of this landscaping has increased with a greater variety of planting now 
evident (including the ornamental pears). A greater density and variety of landscaping is now 
evident across the rest of the development, including the visitor parking space at the front of the 
site and along the northern boundary (the landscaping here now has an increased length along the 
fence line).  Two full moon maple trees have been introduced, one at the front and one at the rear 
of the site.  The grasscrete remains within the driveway.   
 
The landscaping consists of grass, grasscrete, ornamental pear trees, full moon maple trees, pink 
crowea, camellias, dwarf abelias, French lavender, Mexican orange blossom, Japanese box 
hedge, flax, liriope, ground covers consisting of mauve fan flower, native violet, star jasmine. 
 
Storage 
Storage areas of between 8.7 cubic metres (m3) and 9.6m3 are provided for each dwelling. These 
areas have changed from a drop down store area within each garage and upper level storage 
space within each dwelling to: 
 

• for dwellings 1 and 5, a 108m x 1.8m high garden shed and an upper level linen cupboard; 
• for dwellings 2 - 4 (middle dwellings), a nominated storage space on the upper level. 

 
Laundry areas are also nominated for dwellings 2 to 5. 
 
The storage areas meet the Development Plan requirement of 8m3 but are also in more practical 
locations.   
 
Colour scheme 
A detailed palette of materials and colours is provided together with 3D drawings (refer 
Attachment 1).  
 
Bin storage 
Bin storage areas for each dwelling are now shown on the plans which are located in the rear 
yards. 
 
 
REFERRALS 
Advice was received from Council's City Assets department that the amended plans do not change 
the considerations for stormwater management and traffic manoeuvrability which are considered to 
be satisfactory.  
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QUANTITATIVE STANDARDS 
The amended aspects of the development are summarised (quantitatively) in the table below: 
 

 
DEVELOPMENT PLAN 

PROVISIONS 
 

STANDARD ASSESSMENT 

 
SITE COVERAGE  
Medium Density Policy Area 18 
PDC 5 

 
70% (maximum) 

 
Amended from 52% to 51% 
 
Satisfies  

 
REAR SETBACK (complete 
building) 
Medium Density Policy Area 18 
PDC 5 

 
4m (minimum) 

 
1.7m 
 
 
Does not Satisfy 

 
REAR SETBACK (dwellings) 
Medium Density Policy Area 18 
PDC 5 

 
4m (minimum) 

 
Alfresco not under main roof 
1.1m  
 
Main roof (garage wall) 
2.9m 
 
Does not Satisfy 

 
SIDE SETBACKS  
Residential Zone 
PDCs 11 & 13 

 
1m (minimum where vertical 
side wall is 3m or less) 
 
 
2m (minimum where vertical 
side wall is between 3 - 6m) 
 
 

 
Ground floor 
1.7m (dwelling 5)  
 
 
Upper floor 
2.0m (dwelling 5) 
 
NB dwellings 1-5 share party 
walls at ground and upper 
floor levels.  
 
Satisfies 

 
STORAGE 
Residential Development 
PDC 31 

 
8m³ (minimum) 

 
9.0m3 (dwelling 1)  
9.6m3 (dwellings 2-4) 
8.7m3 (dwelling 5) 
 
Satisfies 

 
LANDSCAPING  
Landscaping, Fences and Walls 
PDC 4 

 
10% (minimum) 

 
16.2%  
 
Satisfies 
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PRIVATE OPEN SPACE 
Residential Development 
PDC 9 
 

 
Lots<300m2 
24m2 (minimum) 
3m (minimum dimension)  

 
Dwelling 1 
56.6m² (total) 
2.9m (dimension) 
 
Dwelling 2 
30.3m² (total) 
2.9m (dimension) 
 
Dwelling 3 
30.2m² (total) 
2.9m (dimension) 
 
Dwelling 4 
30.3m² (total) 
2.9m (dimension) 
 
Dwelling 5 
48.0m² (total) 
2.0m (dimension) 
 
Does not Satisfy 

 
 
ASSESSMENT 
The discussion below relates only to the amended aspects of the proposal, otherwise the 
assessment as previously tabled remains the same.  
 
Rear setbacks 
The amended plans provide for a 0.5m increase in the rear setback of the complete building, which 
allows for some additional plantings within the landscape area between the rear of the building and 
the rear fence. This will also allow for a marginally increased sense of space for residents.   
 
There is also a small increase of the rear setbacks of each dwelling where the garages are setback 
a further 200mm from the rear fence line.  This also adds a little to the private open space areas of 
the individual dwellings. 
 
While the development does not achieve the 4m minimum setback (for the complete building or 
individual dwellings) stipulated in PDC 5 of Medium Density Policy Area 18, this is not considered 
fatal to the application given the separation distance between the proposed development and 
adjacent built form and the landscaping treatment in-between.  
 
Private open space provision (particularly minimum dimensions) 
The private open space areas comply with the Development Plan requirement for small allotment 
sizes by achieving a minimum of 24m2. These areas have been slightly increased with the 
amended plan. The minimum dimension of the private open space areas, which was of more 
concern to the CAP at its previous meeting, has been increased, but remains 0.1m short of the 
minimum requirement of 3m (PDC 9 of General Section - Residential Development). This minor 
shortfall is considered to be of little consequence and is not considered to negatively impact on the 
development as there are wider spaces of private open space provided for each dwelling, 
particularly within the alfresco areas.   
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Landscaping 
The amended plans provide for a slight increase in landscaping to 16.2% (not including grasscrete) 
of the site, therefore meeting PDC 4 of the Landscaping, Fences and Walls module. This is largely 
due to the changes in setbacks around the curtilage of the residential flat building. However more 
importantly, the density and variety of the landscaping has been improved both along the driveway 
strip and to the rear of the building, including the planting of two full moon maple trees and 
ornamental pears. This will assist in softening the built form, reducing the heat island effect created 
by the built form while providing increased amenity for the occupants of the dwellings and adjacent 
residents.  
 
Storage 
The domestic storage of chattels and goods for the proposal was previously numerically satisfied 
when assessed against PDC 31 of the Residential Development module. The amended proposal 
provides for the following storage areas: 
 

 
 
Each of the dwellings provide 8m3 of storage space in practical locations for the occupants. This is 
an improved outcome compared to the previously presented plans.  
 
Colour scheme 
Increased detail has been provided in relation to the proposed colour scheme (with the provision of 
perspectives from the driveway and Coralie Street). The development provides an interesting mix 
of materials including brick, scyon matrix cladding and scyon axon cladding as follows: 
 

 



Council Assessment Panel Agenda 22 January 2019 

Item 6.3 Page 194 

The inclusion of the PGH Tribecca bricks add interest to the south, west and east elevations and, 
together with a pleasant but fairly neutral colour selection, result in a development that is 
consistent with PDCs 4 and 5 of the Residential Development module. 
 
Bin storage 
The amended plans demonstrate adequate provision for three wheelie bins within each of the 
private open space areas of each dwelling.  The areas allocated to bin storage are located behind 
the garage wall of each dwelling and therefore do not intrude on the private open space of each 
dwelling. 
 
 
SUMMARY 
The amendments to the proposal are minor, but provide for a development that is more closely 
aligned to the requirements of the Development Plan, albeit with some minor shortfalls. Overall the 
proposed development provides for a medium density development in a medium density policy 
area that meets the majority of the quantitative provisions. Some effort has also been made to 
address the deferral matters, particularly in respect to landscaping and setbacks.    
 
The landscaping in this development has been improved in terms of quality which contributes to 
offsetting the impacts of the built form.  This results in a development that provides a reasonable 
level of amenity for occupants of both the proposed development and adjacent development within 
the immediate locality.   
 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposed developments are not considered to be seriously at variance with the Development Plan.  
 
On balance the proposed developments sufficiently accord with the relevant provisions contained 
within the West Torrens Council Development Plan consolidated 19 December 2017 and warrant 
Development Plan Consent, Land Division Consent and Development Approval. 
 
Attachments 
1. Amended proposal plans and details   
2. CAP agenda report dated 13 November 2018    
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6.4 315 Sir Donald Bradman Drive, BROOKLYN PARK 
Application No  211/1147/2016 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Construct a pergola and fascia (retrospective) to front of 
existing building and install signage on fascia and side 
boundary fence (non-complying) 

APPLICANT Alpha Car Hire Australia 
APPLICATION NO 211/1147/2016 
LODGEMENT DATE 21 October 2016 
ZONE Residential Zone 
POLICY AREA Low Density Policy Area 20 
APPLICATION TYPE Non-complying 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

 Nil  
External 
 Nil  

DEVELOPMENT PLAN 
VERSION 

5 May 2016 

RECOMMENDATION Support with conditions 
AUTHOR Sonia Gallarello 

 
 

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. 211/1147/2016 by Alpha 
Car Hire Australia to undertake the construction of a pergola to front of existing building and install 
signage on pergola and side boundary fence (non-complying) at 315 Sir Donald Bradman Drive, 
Brooklyn Park (CT 5254/982) subject to the following conditions of consent and the concurrence of 
the State Commission Assessment Panel (SCAP): 
 
Development Plan Consent Conditions 
 
1. That the development shall be undertaken and completed in accordance with the approved 

plans and information detailed in this application except where varied by any condition(s) listed 
below. 
Reason: To ensure the proposal is developed in accordance with the plans and documents 

lodged with Council. 
 
2. The advertising signage shall not be internally or externally illuminated at any time without the 

prior approval of Council.  
Reason: To reduce unnecessary distraction to motorists and assist in preserving the  amenity 

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

• The relevant application proposes a non-complying form of development and the 
application is to be determined after a full merit assessment against the Development Plan, 
except where the relevant development application proposes a change of land use to office 
in a Commercial Zone. 

 
 
PREVIOUS OR RELATED APPLICATIONS 
DA Number Description of Development Decision Decision Date 
211/776/2011 Change of use from dwelling to 

office, building additions, 
relocation of palm plus 
construction of a carport, 
fencing, gates and associated 
car park 
 

Approved  29 May 2012 

211/776/2011/A Change of use from dwelling to 
office, building additions, 
relocation of palm plus 
construction of a carport, 
fencing, gates and associated 
car park - AMENDMENT to car 
parking layout 
 

Refused 22 August 2013 

 
 
SITE AND LOCALITY 
The subject site is commonly known as 315 Sir Donald Bradman Drive, Brooklyn Park. It is 
formally described in Certificate of Title Volume 5254 Folio 982, comprising allotment 6 in 
Deposited Plan 4513. The subject site is of a rectangular shape with a frontage to Sir Donald 
Bradman Drive.  
 
The subject site contains a single storey detached dwelling that has been converted to an office for 
the purpose of leasing vehicles that are stored at the rear of the site. There is a verandah attached 
to the rear of the office building and a brick outbuilding with an attached verandah located along 
the western boundary of the site. The pergola that forms part of this retrospective application is 
sited to the front of the office building facing Sir Donald Bradman Drive. The two signs that 
currently exist on the site also form part of this application. One is attached to the fascia of the 
pergola facing Sir Donald Bradman Drive and the other is along the western boundary fence 
between the subject site and 317-319 Sir Donald Bradman Drive. There is a car park to the south 
of the office building where lease vehicles for Alpha Car Hire are stored.  Car parking spaces are 
delineated. 
 
The locality is predominantly residential in nature, with detached dwellings at low densities to the 
north, east, south and west. Immediately adjacent and to the west of the site is a two storey 
contemporary styled residential flat building. To the northwest and across Sir Donald Bradman 
Drive is a church with associated car parking area. The locality experiences high traffic volumes as 
Sir Donald Bradman Drive is a major feeder road from the city to the airport and western suburbs. 
The site is 500 metres (m) from airport land to the west and is within the Australian Noise Exposure 
Forecast (ANEF) 25 contour. 
 
The subject site and locality are shown on the following aerial imagery and locality plan.  
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PROPOSAL 
The proposal is for retrospective planning consent for the construction of a pergola and fascia 
board to the front of the existing building along with the installation of signage on the fascia and 
western side boundary fence (non-complying). 
 
The application has been lodged as a result of enforcement proceedings as the pergola and some 
of the signage was constructed prior to receiving development plan consent. The proposed 
signage was originally for one larger sign measuring 12m x 0.9m (10.8 square metres (m2) in size) 
along the front of the building against the fascia of the pergola. Negotiations occurred in order to 
reduce the size of this sign with a second sign located on the fence panel added to the proposal. In 
addition to these changes, the Administration requested that adequate plans and information be 
provided in order to proceed with the assessment of the application.  
 
The proposed pergola has been constructed of timber, is painted white and is an open frame 
structure with a total height of 2.8m and area of 33.4m2.   
 
The sign attached to the fascia is 4.9m x 0.9m and attached centrally to the pergola frame with a 
total sign face area of 4.4m2. The purple and white sign is constructed of galvanised sheet metal 
and is attached to the fascia with screws. This sign is not reflective or illuminated. The top of the 
sign is 3.5m above natural ground level. 
 
The sign attached to the western side boundary fence is 7.2m x 0.9m with a total sign face of 
6.5m2. The sign is located toward the front of the site and is fixed to the existing colorbond fence 
with screws. The purple and white sign is constructed of galvanised sheet metal and is not 
reflective or illuminated.  
 
A copy of the proposed plans is contained within Attachment 1.  
 
 
NON-COMPLYING DEVELOPMENT 
The application is a non-complying form of development due to advertisements and advertising 
hoardings being listed as non-complying development in the Procedural Matters section of the 
Development Plan.   
 
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 social, economic 
and environmental impacts associated with the proposed development as follows: 
 
• The proposed pergola and signage are well located and reasonably small scale.   
• Both the pergola and signage are unlikely to have a negative impact on the amenity of 

adjacent neighbours. The signs are not illuminated and cannot be viewed from adjacent 
dwellings. 

• The pergola and signage improve the profile of the property and enable safe navigation. 
• The business is located in a good position for the owners of the business and customers given 

the proximity to the airport. 
• The more sustainable the business, the more staff will be employed which will increase jobs in 

South Australia. 
• The existing building has been adaptively re-used which preserves embodied energy. 
• No trees will be removed as part of this development. 
• There is a trend towards people hiring cars on an as-needs basis rather than owning one 

themselves. This is ecologically more responsible than the environmental cost of individual car 
ownership in an area that has increasing residential density. 

• Car hire facilities should be available to the public and good signage will assist navigation 
along this busy arterial road. 
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The applicant has not indicated any negative impacts associated with the proposal and, in 
consideration of the above, there will be minimal adverse social, economic or environmental effects 
arising from the proposed development.  
 
Should the CAP resolve to approve the application, the concurrence of the State Commission 
Assessment Panel (SCAP) 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 CAP for a 
decision. 
 
 
PUBLIC NOTIFICATION 
The application is a Category 1 form of development pursuant to Section 38 of the Development 
Act 1993 and Schedule 9, Part 1, 3(b), of the Development Regulations 2008 as the development 
is ancillary to an existing building and of a minor nature for the following reasons: 

• The proposed signage would be ancillary and subordinate to the existing commercial 
premises which comprises a car rental business; 

• The advertisements to be displayed relate to the activities that are carried out on the site; 
• The size of the fascia sign is proportionate to the existing building façade; 
• The sign attached to the side boundary fence would not extend above the top of the fence; 
• The signage would not be visible from the main habitable windows and rear yard areas of 

neighbouring residential properties; and 
• The signage would not be illuminated. 

 
 
RELEVANT DEVELOPMENT PLAN PROVISIONS 
The subject land is located within the Residential Zone, and more specifically, Low Density Policy 
Area 20 (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 

Advertisements 
Objectives 1, 2, 3 

Principles of Development Control 1, 2, 4, 5, 6, 7, 8, 9, 10, 
11, 14, 22 

 
Crime Prevention 
 

Objectives 1 

Principles of Development Control 3 

Design and Appearance Objectives 1, 2 
Principles of Development Control 1, 2, 13  

Landscaping, Fences and 
Walls 

Objectives 1 & 2 
Principles of Development Control 1, 2, 3, 4, 5 & 6 
Principles of Development Control 1, 2, 3 & 4 
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Zone: Residential Zone 
Desired Character Statement:  
This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational 
establishments in certain locations. Non-residential activities will be complementary to 
surrounding dwellings.  
 
Allotments will be at very low, low and medium densities to provide a diversity of housing 
options in different parts of the zone. The range of allotment sizes will support the desired 
dwelling types anticipated in each policy area, and the minimum allotment sizes shall be treated 
as such in order to achieve the Desired Character for each policy area and, in turn, reinforce 
distinction between policy areas. Row dwellings and residential flat buildings will be common 
near centres and in policy areas where the desired density is higher, in contrast to the 
predominance of detached dwellings in policy areas where the distinct established character is 
identified for protection and enhancement. There will also be potential for semi-detached 
dwellings and group dwellings in other policy areas.  
 
Residential development in the form of a multiple dwelling, residential flat building or group 
dwelling will not be undertaken in a Historic Conservation Area.  
 
Landscaping will be provided throughout the zone to enhance the appearance of buildings from 
the street as viewed by pedestrians, provide an appropriate transition between the public and 
private realm and reduce heat loads in summer. 
 
Objectives 1, 4 
Principles of Development Control 1, 2, 3, 5 
 
 
Policy Area: Low Density Policy Area 20 
Desired Character Statement:  
Allotments in the policy area will be at low density, accommodating predominantly detached 
dwellings and some other dwellings types such as semi-detached and group dwellings. There 
will be a denser allotment pattern close to centre zones where it is desirable for more residents 
to live and take advantage of the variety of facilities focused on centre zones. Battleaxe 
subdivision will not occur in the policy area to preserve a pattern of rectangular allotments 
developed with buildings that have a direct street frontage.  
 
Buildings will be up to 2 storeys in height. Garages and carports will be located behind the front 
façade of buildings.  
 
Development will be interspersed with landscaping, particularly behind the main road frontage, 
to enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer. 
Low and open-style front fencing will contribute to a sense of space between buildings. 
 
Objectives 1 
Principles of Development Control 1, 2 
 
  



Council Assessment Panel Agenda 22 January 2019 

Page 245 Item 6.4 

QUANTITATIVE STANDARDS 
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 

 
ADVERTISING AREA 
Advertisements  
PDC 8 
 

 
20% of the area above 3.7m or 
above a canopy (maximum) 

 
The signs are located below 
3.7m. 
 
Satisfies 
 

 
 
ASSESSMENT 
Desired character  
Objective 1 and PDC 2 of Low Density Policy Area 20 seek development that contributes to the 
desired character of the policy area which, as noted above, emphasises the importance of the 
appearance of buildings when viewed from the street. 
 
The proposed development includes a pergola that is attached to the main façade of the office 
building which is constructed of double brick. The pergola is white painted timber with the main 
horizontal beams sitting below the eave line of the existing office. The structure does not protrude 
forward of the current alignment of the front wall of the building and is considered to be of a modest 
scale in the context of the locality.   
 
The sign attached to the fascia of the pergola is sited on the top of the central section of the 
pergola frame and is visible to pedestrians in the locality and motorists travelling east and west 
along Sir Donald Bradman Drive. The sign attached to the fence is also visible to pedestrians, 
cyclists and motorists travelling west. The colours, location and size of the two signs are not 
considered to detract from the locality and are generally in keeping with the existing built form and 
adjacent fencing.   
 
Neither the pergola nor the signage are considered to detract from the character of the locality or 
oppose the desired character for the Residential Zone, notwithstanding that the signage is not 
residential in nature.  
 
Land use and zoning  
In May 2012, Council granted approval for a change in use from a dwelling to office. This 
application remains valid and the conditions regarding the operations of the site remain valid as per 
DA 211/776/2011.   
 
The current application for a pergola and signage (two items) is ancillary to this approved use. The 
signage is considered to be in scale with the existing building, frontage and fence upon the subject 
site and will assist customers of the business to find the location of the business, particularly those 
from interstate. The pergola and signage will not alter traffic movements or contribute to glare or 
any other negative externalities toward the adjacent residential interface.  
 
As noted, the proposed development is non-complying. There are minimal provisions in both the 
Residential Zone and Low Density Policy Area 20 that relate specifically to signage as this form of 
development is generally not envisaged in the zone. Given Council's previous approval of the 
office use however, the proposed signage is considered appropriate and supports the existing land 
use on the site. 
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Design and appearance  
Both signs meet Objectives 1 and 2 of the Advertisements module of the Development Plan.  The 
two panels of advertising are not considered to disfigure the urban landscape by way of their size 
and placement on the office building and existing perimeter fencing. The signage does not create a 
hazard due to the method of fixing. The signage is modest in size, is not illuminated or flashing, 
and is using colours that are not considered to be glary or distracting to motorists.   
 
While the two proposed advertisements are not considered to enhance the appearance of the 
building and locality, as sought by Objective 3 of the Advertisements module, they do not detract 
from the appearance of the building and locality due to the positioning and scaling of the signage in 
the context of the building. 
 
The proposed signs are also considered to meet PDCs 1 and 2 of the Advertisements module in 
that they do not create visual clutter or disorder, are of reasonable dimensions in relation to the 
existing commercial use of the site and do not cause driver distraction. The two signs are 
separated and face different directions which effectively reduces the visual impact from the street. 
The maximum height of the signage attached to the pergola is 3.7m and is sited centrally across 
the front gable and front chimney while the other sign does not protrude above the height of the 
fence on which it is attached. This avoids any visual impact on the adjoining residential flat building 
to the west while minimising the impact on the locality more broadly.  
 
The proposed signage is largely consistent with PDCs 4, 5 and 6 of the Advertisements module in 
that the content of the advertisements relate to the business on the land, the signs are contained 
within the boundaries of the site and do not affect any landscaping or encroach over a footpath. 
While the signage does technically not meet PDC 6(d) as it is erected on residentially zoned land, 
it nonetheless complements an approved commercial land use on the site.  
 
The proposed development is also considered to meet PDC 13 of the Design and Appearance 
module which seeks signage and buildings with a co-ordinated appearance that maintains the 
amenity of the locality (as discussed above in terms of the positioning and scale of the 
development in context with the built form). While the development is not considered to enhance 
the existing building, it nonetheless maintains the amenity of the locality and therefore accords with 
this provision. 
 
 
SUMMARY 
The proposed development meets the majority of the Development Plan provisions and provides 
advertising that directly relates to the approved commercial land use on the site. The siting of the 
pergola and the scale, colour and size of the advertising is considered reasonable to support the 
ongoing commercial use of the land. 
 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is not considered to be seriously at variance with the Development Plan.  
 
On balance the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 5 May 2016 and warrants 
Development Plan Consent subject to the concurrence of the SCAP. 
 
Attachments 
1. Proposal plans   
2. Statement of Effect    
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6.5 125 & 127 Marion Road, RICHMOND  
Application No  211/41/2017 & 211/996/2017 
 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT PROPOSAL Land Division - Torrens 
Title; SCAP No. 
211/D224/16 - To create 
one (1) additional 
allotment 
(125 Marion Road only) 

Change of use from 
display home to residential 
dwelling and the 
continuation of the car 
park use in association 
with the office use of the 
land located at 127 Marion 
Road, Richmond  

ADDRESS 125 Marion Road, 
Richmond 

125 and 127 Marion Road, 
Richmond 

APPLICANT Distinctive Homes Pty Ltd 
c/- Fyfe Pty Ltd 

Distinctive Homes c/- Fyfe 
Pty Ltd 

APPLICATION NO 211/41/2017 211/996/2017 
LODGEMENT DATE 22 December 2016 7 September 2017 
ZONE Neighbourhood Centre Zone 
POLICY AREA Richmond Policy Area 14 
APPLICATION TYPE Merit Non-complying 
PUBLIC NOTIFICATION Category 1 Category 1 
REFERRALS External 

 SA Water  
 SCAP 

 

DEVELOPMENT PLAN 
VERSION 

5 May 2016 30 May 2017 

RECOMMENDATION Support with conditions 
AUTHOR Sonia Gallarello 

 
 

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. 211/41/2017 by Distinctive Homes to undertake Land Division - 
Torrens Title SCAP No. 211/D224/16 - To create one additional allotment at 125 Marion Road, 
Richmond (CT 5413/725) 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. 
Reason: To ensure the proposal is established in accordance with plans and documents 

lodged with Council.  
 
Land Division Consent Conditions 
Council Conditions 
Nil 
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State Commission Assessment Panel Conditions 
2. The alteration of internal drains to the satisfaction of SA Water is required. 

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

On approval of the application, all internal water piping that crosses the allotment boundaries 
must be severed or redirected at the developer's/owner's cost to ensure that the pipework 
relating to each allotment is contained within its boundaries. 

Reason: To satisfy the requirements of the SA Water Corporation.  
 
3. Payment of $6676 into the Planning and Development Fund (1 allotment @ $6676/allotment). 

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

Reason: To satisfy the requirements of the State Commission Assessment Panel.  
 
4. A final plan complying with the requirements for plans as set out in the Manual of Survey 

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

Reason: To satisfy the requirements of the State Commission Assessment Panel. 
 
 
RECOMMENDATION 2 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent and Development Approval for Application 
No. 211/996/2017 by Distinctive Homes C/- Fyfe Pty Ltd to undertake a change of use from display 
home to residential dwelling and the continuation of the car park use in association with the office 
use of the land located at 125 and 127 Marion Road, Richmond (CT 5413/725 and CT 5207/100) 
subject to the following conditions of consent and the concurrence of the State Commission 
Assessment Panel (SCAP): 
 
Council 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): 
• Site and Drainage Plan by Ginos Engineers Pty Ltd, Drawing No 22525-1 SR2-1/B 

including vegetated swale. 
• Ground floor and First floor plan by Distinctive Homes Pty Ltd, Plan No. 8918C, Plan 

amended 6/7/18. 
• Elevation plan by Distinctive Homes Pty Ltd, Plan No 8918C, Plan amended 18/12/12.  
• Sonus report dated 3 July 2018 including the following two measures: 

1. high density insulation be installed between the roof and Bed 2 and Bed 3 as shown 
on Plan No 8918C; 

2. north eastern room be converted to a study as shown on Plan No 8918C. 
• Letter from Distinctive Homes dated 9 July 2018. 

Reason: To ensure the proposal is developed in accordance with the plans and documents 
lodged with Council.  
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2. The northernmost space in the carpark shall be designated as 'no parking' and be used as a 
turning bay.  
Reason: To ensure safe manoeuvring within the carpark and improved ability to exit in a 

forward direction.   
 

3. All signage associated within the carpark shall be removed within 1 month from the date of 
Development approval. 
Reason: To reduce visual clutter. 

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

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

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

or paving, and be properly drained prior to occupation, and shall be maintained in good 
condition at all times to the satisfaction of Council. 
Reason: To ensure the ongoing use and safety of vehicle parking and manoeuvring areas.  

 
6. The vegetated swale as shown on site and drainage plan by Ginos Engineers Pty Ltd, Drawing 

Number 22525-1, SR2-1/B shall be reinstated for the duration of the use of the car park within 
6 months from the date of Development Approval. 
Reason: To improve the appearance of the car park and the quality of stormwater run-off. 

 
7. Prior to the occupation of the development, the upper storey windows on the northern, eastern 

and western elevations shall be fitted with fixed obscure glass or raised sills to a minimum 
height of 1.7 metres above the upper floor level to minimise the potential for overlooking of 
adjoining properties. The glazing in these windows shall be maintained in good condition at all 
times to the satisfaction of Council.  
Reason: To maintain the level of privacy for residents of adjoining dwellings.  

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

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

• Where the Chief Executive Officer or the Assessment Manager form the opinion that the 
relevant application warrants consideration and determination by the CAP. 

 
The land division application was lodged prior to the land use application. There was reference on 
the land division plan to a proposed office space. More information was required in terms of what 
would happen to the existing land uses if the division was approved as the display home and the 
car park were linked in a previous application. Accordingly, it was considered prudent for the CAP 
to consider both applications concurrently as they inform each other. 
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PREVIOUS OR RELATED APPLICATION(S) 
DA Number Description of Development Decision Decision Date 
211/859/2002 Land Division 

 
Refused (lack of 
information) 
 

11/9/2003 

211/636/2006 Construct a two storey office 
with associated car parking 
 

Approved 20/12/2007 
21/9/2010 

211/636/2006/A Variation of two storey office 
consent - reduction of 
tenancies 
 

Approved 13/7/2012 

211/1442/2009 Demolition of dwelling and 
outbuildings 
 

Approved 4/1/2010 

211/1105/2012 
 

Construction of a display 
home, advertising signage (x2) 
and car park with landscaping 
 

Approved 9/4/2013 
14/6/2013 

211/1105/2012/A 
 

Variation to construction of a 
display home, advertising 
signage (x2) and car park with 
landscaping - addition of 
balcony & verandah 
 

Approved 13/6/2013 
3/7/2013 
 

211/1105/2012/B Variation to construction of a 
display home, advertising 
signage (x2) and car park with 
landscaping, balcony & 
verandah - addition of rear 
verandah / alfresco area 
 

Approved 26/9/2013 
11/10/2013 

 
The most relevant previous application is DA 211/1105/2012 which was considered at the City of 
West Torrens Development Assessment Panel (DAP) meeting of 9 April 2013. The application was 
granted consent with the following condition imposed: 
 

The building shall not be used as a dwelling without a prior development approval being 
issued. 

 
The application for a change in land use subject to this assessment has been lodged as a result of 
the above condition. 
 
A copy of the relevant agenda report and minutes of the DAP meeting dated 9 April 2013 is 
contained in Attachment 1. 
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SITE AND LOCALITY 
The subject site comprises two parcels at 125 and 127 Marion Road, Richmond. 125 Marion Road 
is located on the north-eastern corner of Marion Road and Craig Street. It comprises a car park 
providing 10 line-marked spaces and associated signage on the western corner of the site. The 
eastern portion of the site contains a two storey dwelling which has been used by Distinctive 
Homes as a display home for more than 5 years.   
 
127 Marion Road is located on the south-eastern corner of Marion Road and Craig Street. This site 
accommodates a two storey building that appears as a two storey tudor dwelling with dormer 
windows. It is currently used as offices for Distinctive Homes. Car parking is provided in 
association with this office to the east of the building with access via two crossovers from Craig 
Street. The building and car parking located at 127 Marion Road is to remain unaltered. 
 
To the rear (north) of 125 Marion Road is a concrete channel that forms part of Keswick Creek. To 
the north-west is the former Council depot and to the south-west is a fast food outlet, petrol filling 
station and other commercial businesses along Marion Road. On the eastern side of Marion Road 
and south of the subject sites is a consulting room, hairdresser and shops together with other 
commercial uses further south. To the north and east of the subject site and north-west along 
Ralph Street, development is predominantly residential. 
 
The Australian Noise Exposure Forecast (ANEF) 25 contour cuts through the north-western tip of 
the existing car park located on 125 Marion Road. As a primary arterial road, Marion Road 
currently carries around 35,600 vehicles per day. 
 
The site and locality are shown on the following maps and aerial imagery. 
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PROPOSAL 
Land Division (211/41/2017) 
The applicant proposes a Torrens Title land division with the following allotment dimensions: 
 

Allotment Allotment Area Allotment Frontage (to 
Marion Road) 

Allotment Frontage 
(to Craig Street) 

15 (existing car park) 504m2 30m 12.3m 

16 (existing display 
home) 435m2 N/A 13m 

 
Land Use (211/996/2017) 
The built form application consists of a change of use of a commercial display home to a dwelling, 
to be used for residential purposes. Minor internal alterations are proposed to improve the acoustic 
performance of the dwelling including additional insulation in the roof space. Further changes 
involve the conversion of the office to a garage, study to bedroom 4 on the ground floor and 
bedroom 4 to study on the first floor. These changes do not constitute building work and will not 
require building rules consent. 
 
The car park on the western portion of 125 Marion Road is to remain bitumenised and line-marked. 
Previous approved plans showed a swale on the western and southern edges of this car park. It is 
suggested that this be re-instated and conditioned accordingly. The car park is to be used in 
association with the office use at 127 Marion Road and will provide 10 additional car parking 
spaces (surplus to the needs of the office use at 127 Marion Road). One space on the northern 
side of the car park is to be adapted into a manoeuvring area.   
 
Access arrangements for proposed allotments 15 and 16 at 125 Marion Road and the proposed 
dwelling at 127 Marion Road will be via Craig Street as currently exists. There are no access points 
from Marion Road. 
 
A copy of the plans and supporting documents is contained in Attachment 2.  
 
 
NON-COMPLYING DEVELOPMENT 
The change of use application (DA 211/996/2017) is a non-complying form of development as a 
"dwelling…except where it is above a non-residential development" is listed as non-complying 
development in the Procedural Matters of the Neighbourhood Centre Zone. The applicant has 
provided a Statement of Effect pursuant to Regulation 17 of the Development Regulations 2008 
(refer Attachment 3). This document highlights a number of social, economic and environmental 
impacts associated with the proposed development as follows: 
 
• An increase in residential population increases the demand for services and provides an 

increased economic base for the Neighbourhood Centre.  
• The dwelling will provide for an increase in passive surveillance within the locality, important at 

the interface of two zones. 
• The dwelling is modern, well designed and will provide more housing choice for the western 

suburbs. 
• The change from a low intensity commercial use to residential development incorporating high 

quality landscaping is likely to enhance amenity for adjoining residents. 
• The development allows for the retention and re-use of stormwater. 
 
The applicant has not indicated any negative impacts associated with the proposal and, in 
consideration of the above, there appears to be minimal adverse social, economic or 
environmental effects arising from the proposed development. 
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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 CAP for a decision. 
 
 
REFERRALS 
Land Division (211/41/2017) 
Internal 
Nil 
 
External 
SA Water 
SA Water has no concerns other than requesting that all internal water piping that crosses the 
allotment boundaries be severed or redirected at the developer's/owner's cost to ensure that the 
pipework relating to each allotment is contained within its boundaries. 
 
SCAP 
SCAP has no concerns and has included a standard suite of conditions should the application be 
supported.  
 
The relevant referral responses are contained within Attachment 4. 
 
Land Use (211/996/2017) 
No referrals were required as there were no changes to the existing access or stormwater drainage 
requirements. 
 
 
RELEVANT DEVELOPMENT PLAN PROVISIONS 
The subject land is located within the Neighbourhood Centre Zone as described in the West 
Torrens Council Development Plan. The main provisions of the Development Plan which relate to 
the proposed developments are as follows: 
 
General Section 

Building near Airfields Objectives 1 
Principles of Development Control 1, 6, 7 

Centres and Retail 
Development 

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

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

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

Land Division Objectives 1, 2, 3, 4 
Principles of Development Control 1, 2, 5, 6, 12, 17 

Landscaping, Fences and 
Walls 

Objectives 1 
Principles of Development Control 2, 3, 4 

  Natural Resources Objectives 2, 3, 5 
Principles of Development Control 1, 2, 3, 12, 38, 39   

Orderly and Sustainable 
Development 

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

Residential Development Objectives 1, 2, 4 
Principles of Development Control 1, 3, 5, 6, 18, 19, 27, 31 
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Zone: Neighbourhood Centre Zone 
Desired Character Statement: N/A 
Objectives 1, 2, 3 
Principles of Development Control 1, 2, 3, 4, 6 
 
Policy Area: Richmond Policy Area 14 
Desired Character Statement:  
This policy area will function as a neighbourhood centre providing a range of services and 
facilities to cater for the daily and weekly needs of the surrounding population. Currently, a 
diverse range of facilities is provided, with the exception of a supermarket. The policy area 
should have a maximum total gross leasable retail floor space in the order of 2500 square 
metres. 
 
Retailing will be the predominant activity in the area marked 'Retail Core' on the Concept Plan 
Map WeTol22 - Richmond Neighbourhood Centre. 
 
The eastem side of Marion Road will accommodate a range of offices, service, commercial, 
community and entertainment facilities, bulky goods outlets and a limited range of small-scale 
low traffic generating retail outlets. 
 
New development will have limited setbacks from the Marion Road property boundary and 
provide a continuous built-edge to the street with unifying features such as verandas and similar 
façade treatment. Buildings will incorporate verandas along the street frontage for pedestrian 
comfort. Car parking areas will be provided to the rear of buildings with access from the side 
streets. Densely planted landscape buffers will be provided along the interface of the centre and 
adjoining zones. 
 
Objectives 1 
Principles of Development Control 1, 4, 5 
 
 
QUANTITATIVE STANDARDS 
A quantitative assessment for this proposal is not required for the following reasons: 
 

• the potential use of the display home as a future dwelling was previously considered during 
the assessment of DA 211/1105/2012 by the DAP; and 

• the zoning of the subject site is the same as it was for the previous DAP assessment. 
 
 
ASSESSMENT 
In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Land Use and Zoning 
Objective 3 of the Neighbourhood Centre Zone seeks a centre that accommodates residential 
development only in conjunction with non-residential development. In this case, the proposal is for 
a residential (underlined for emphasis) development at 125 Marion Road and a car park in 
association with a commercial office use at 127 Marion Road, therefore accommodating both types 
of use. However PDC 4 of the Neighbourhood Centre Zone is more specific and seeks residential 
development to be located behind or above non-residential uses on the same allotment. The 
proposed development will clearly result in a separate residential use on allotment 16 and a 
separate commercial use on allotment 15 which does not comply with PDC 4. Despite this 
departure, the proposed development allows for a residential use and potential future commercial 
use on the car park site which would be in keeping with the intent of PDC 4.   
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PDC 3 of the Neighbourhood Centre Zone requires development comprising both residential and 
non-residential uses to only be undertaken if it does not prejudice the operation of existing or future 
non-residential activity within the zone. The development proposes to convert an existing building 
to residential on the eastern allotment, immediately adjacent the Residential Zone (Low Density 
Policy Area 20). It is considered that the displacement of one 435m2 parcel of land for residential 
use within the broader Neighbourhood Centre Zone is unlikely to compromise the ongoing 
functionality or purpose of this zone. In addition, the car park remaining on proposed allotment 15 
could be developed for commercial purposes in the future and does not remove this opportunity.   
 
Visually, there will be minimal changes to the streetscape. While the proposed residential use will 
function differently in terms of traffic movements and time of occupation, it is considered to be a 
negligible change with little if any impact on adjoining residents or uses. The proposed dwelling 
has adequate car parking provision, setbacks, private open space, internal storage and 
landscaping, and will incorporate appropriate window treatments to maintain privacy. Internal 
alterations to the dwelling are relatively minor and will improve noise attenuation and reduce 
impacts from aircraft noise. 
 
PDC 5 of the Richmond Policy Area 14 seeks development that complements the Richmond 
Neighbourhood Centre Zone Concept Plan (Map WeTo/22) shown below. The proposed access 
arrangements from Craig Street to the subject sites is in line with this concept and the development 
more generally is not contrary to the concept plan. While the concept shows intensive landscaping 
on the northern side of proposed allotments 15 and 16 and eastern side of allotment 16, it is not 
considered to be warranted in this case given the established uses and minimal changes proposed 
to the existing built form.   
 

 

 
Figure 1: Richmond Neighbourhood Centre Zone Concept Plan Map WeTo/22 
 
Accordingly, the proposal to convert a display home to a dwelling and maintain an existing car park 
is supported as it will result in little change to the current situation in terms of built form and use of 
the site.  
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Land Division 
PDC 6 of the Neighbourhood Centre Zone seeks land division that is appropriate and provides 
allotments of a size and configuration to ensure the objectives of the zone can be achieved. This is 
similar to PDC 5 of the Land Division module which seeks land to be divided to provide suitably 
sized allotments for the intended use. The proposed rectangular allotment areas of 504m2 and 
435m2 are considered to be of a suitable size and shape to allow for both residential and future 
commercial development that accords with the objectives of the zone while satisfying the above-
named provisions.  
 
In addition, both proposed allotments have adequate access to infrastructure (provided the sewer 
is relocated as per SA Water's recommendation) while the proposed dwelling on allotment 16 
maintains a northern area of private open space allowing for optimum solar access for energy 
efficiency, thereby meeting Objective 1 and PDCs 1 and 6 of the Land Division module.  
 
Accordingly, in formalising the existing built form and car park, the proposed land division is 
considered to be both orderly and economic.   
 
Aircraft noise 
PDCs 6 and 7 of the Building near Airfields module requires development to incorporate noise 
attenuation measures and be consistent with Australian Standard AS2021 - Acoustics - Aircraft 
Noise intrusion - building siting and construction. Despite the building not being 'new', it will be 
occupied differently as a dwelling. It is therefore important to consider the amenity of the proposal 
for future residents. While the existing display home sits outside of the 'areas affected by aircraft 
noise', it is nonetheless located within the ANEF 25 contour. As a result, Council sought assurance 
from the applicant that future occupants of the dwelling would have a reasonable internal 
environment in terms of mitigating the likely impacts from aircraft noise. 
 
An acoustic assessment by Sonus was provided to Council (dated 2 March 2018) which 
demonstrated the impossibility of achieving acoustic compliance with AS2021 given the 
construction material ("rendapanel") was lightweight and insufficient to ward off the degree of 
aircraft noise in this location. A secondary assessment by Sonus (dated 3 July 2018) proposed 
practical measures to reduce noise impacts, including the re-configuration of bedrooms away from 
the closest noise source and the provision of added insulation within the roof space. While the 
building will still not achieve compliance with AS2021, the attenuation measures proposed help 
mitigate the noise impacts and avoid the onerous requirement of demolishing and re-constructing 
the building. This is considered to be a reasonable and economic option and is supported 
accordingly. The measures recommended by Sonus have been included in a condition should the 
CAP decide to support the application. 
 
Car parking  
The car park on allotment 15 has recently been line-marked and will continue to be used in 
association with the office use at 127 Marion Road. A condition has been added to the 
recommendation that requires a swale to be established along the western and southern edges of 
the car park to comply with the requirements of the approved DA 211/1105/2012. This will improve 
the quality of stormwater runoff from the car park, soften the appearance of the car park surface 
while mitigating heat loading.  
  
There impacts of continuing the use of the car park until such time that a new application for that 
allotment is received are considered to be minimal. The car park will continue to operate in 
association with the commercial function at 127 Marion Road, providing additional car parking for 
both staff and customers at that site. 
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SUMMARY 
The land division application will formalise an existing physical arrangement and is considered to 
have merit in terms of its orderly nature and the functional size and shape of the future land 
parcels.   
 
The non-complying change of use application will have little impact on the amenity of the locality.  
It will not change the streetscape and it will allow for the continued use of an existing building with 
minor internal modifications to improve resident amenity and provide protection against the impact 
of aircraft noise. The displacement of a commercial use is not considered to be detrimental to the 
integrity or functionality of the zone given the location of the site immediately adjacent the 
Residential Zone to the north and east.  
   
Having considered all the relevant Objectives and Principles of the Development Plan, both 
proposals are not considered to be seriously at variance with the Development Plan.  
 
On balance the proposed land division and change of use sufficiently accord with the relevant 
provisions contained within the West Torrens Council Development Plan (consolidated 5 May 2016 
and 30 May 2017) and warrants Development Plan Consent, Land Division Consent and 
Development Approval (subject to the concurrence of the SCAP for the change of use application). 
 
Attachments 
1. Development Assessment Panel meeting agenda report and minutes dated 9 April 

2013   
2. Proposal plans and details   
3. Statement of effect   
4. External referrals    
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6.6 48 Clifton Street, CAMDEN PARK 
Application No  211/443/2018 
 
DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF 
DEVELOPMENT 

Removal of a Significant Eucalyptus camaldulensis (River 
Red Gum) 

APPLICANT Strata Corporation 926 
LODGEMENT DATE 8 May 2018 
ZONE Residential 
POLICY AREA Low Density Policy Area 21 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

 Consulting arboriculture advisor 
DEVELOPMENT PLAN 
VERSION 

Consolidated 6 February 2018 

DELEGATION • The relevant application proposes a merit form of 
development and, in the opinion of the delegate, 
should be refused, except where the application is to 
be refused for a failure to provide information pursuant 
to section 39 of the Act or where a referral agency 
directs that the application is refused pursuant to 
section 37 of the Act. 

RECOMMENDATION Refuse 
AUTHOR Josh Banks 

 
 

RECOMMENDATION 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to REFUSE Development Approval for Application No. 211/443/2018 by Strata 
Corporation 926 to remove a significant Eucalyptus camaldulensis (River Red Gum) at 48 Clifton 
Street, Camden Park (CT 5272/771) for the following reason: 
 
1. The application is hypothetical as the owner of the tree does not consent to its removal. 
 
Note: 
 

The owner is strongly encouraged to investigate ways of managing the structural health and 
integrity of the tree in order to ensure its ongoing stability. 
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BACKGROUND 
This development application has been lodged by one of the adjoining owners of the strata units on 
behalf of the strata corporation at 46 Clifton Street, Camden Park. Approval is being sought to 
remove a Significant Tree located near the common side boundary between the two properties that 
partially overhangs the boundary. 
 
The tree has been the subject of previous applications lodged by former tenants of the adjacent 
strata units in an effort to effectively manage the tree. However, both historic applications were 
refused due to information not being provided within legislative timeframes. 
 
Related Applications 
DA Number Description of Development Decision Decision Date 
211/299/2014 Prune Significant tree - one Eucalyptus 

camaldulensis (River red gum) 
Refused Aug 25 2014 

211/102/2010 Remove a significant tree - one 
Eucalyptus camaldulensis (River red gum) 

Refused Jun 23 2011 

 
 
SUBJECT LAND AND LOCALITY 
The subject land is formally described as Allotment 202 in Deposited Plan 13498 in the area 
named Camden Park, Hundred of Adelaide, Volume 5272 Folio 771, more commonly known as 48 
Clifton Street, Camden Park. The subject site is rectangular in shape with a 19.81 metre (m) wide 
frontage to Clifton Street and a site area of 664 square metres (m2). 
 
It is noted that there are no encumbrances or Land Management Agreements on the Certificate of 
Title. 
 
The site currently contains a single storey dwelling and ancillary domestic structures including 
verandahs and outbuildings. The site is relatively flat. 
 
The subject Eucalyptus camaldulensis (River red gum) tree is located towards the south-western 
corner of the allotment. The tree has a trunk circumference of 4.2m when measured at 1m above 
natural ground level and is therefore considered to be a Significant Tree pursuant to Regulation 
6A(1)(2) of the Development Regulations 2008. 
 
The subject tree is visible from the street, adjoining properties and within the immediate locality.  
 
The site and locality are shown on the aerial imagery and map below. 
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PROPOSAL 
The application has been lodged by an adjoining landowner and seeks to remove the Significant 
Tree from the land. The applicant has cited numerous reasons for seeking removal of the tree, 
including alleged debris that attracts vermin, termites, blockage of gutters and pipes, roots 
damaging sewer pipes and branches threatening building structural damage. 
 
A copy of the supporting information submitted by the applicant is contained in Attachment 1. 
 
As the proposal relates to tree-damaging activity located at 48 Clifton Street, the owner of that land 
was notified of the application pursuant to Regulation 18 of the Development Regulations 2008. 
The owner has indicated that the removal of the tree is not supported (refer Attachment 2). 
 
 
PUBLIC NOTIFICATION 
Tree-damaging activity is a Category 1 form of development pursuant to Section 38 and Schedule 
9 of the Development Regulations 2008. As the proposal is Category 1, public notification was not 
required to be undertaken. 
 
 
INTERNAL REFERRALS 

Department Comments 
Consulting 
Arboriculture 
Advisor 

• The arboriculture advisor determined that the tree warranted 
preservation as it makes a significant contribution to the amenity and 
character of the locality, does not present an unreasonable risk to 
private or public safety and is in good health and structure. The advice 
indicates that any risks associated with the tree could be addressed 
with appropriate maintenance pruning. 

 
A copy of the relevant report is contained in Attachment 3. 
 
 
RELEVANT DEVELOPMENT PLAN PROVISIONS  
The provisions of the Development Plan which relate to the proposed development are as follows. 
 
General Section 

Regulated Trees Objectives 1 & 2 
Principles of Development Control 1, 2 & 3 

Significant Trees Objectives 1 & 2 
Principles of Development Control 1, 2, 3, 4 & 5 
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ASSESSMENT 
In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings as follows: 
 
Case Law 
In A & J Sheppard v Kangaroo Island Council [2002] SAERDC 76, Judge Trenorden considered 
the effect of the decision in Hackney Hotel Pty Ltd v St Peters TC (1983). Her Honour stated (at 
[12]): 

"...the judgment contemplates that an applicant who is neither an owner nor acting with the 
owner’s consent can have an application for development consent considered by the relevant 
authority, and on appeal, by the appeal body.…According to the authority of Hackney Hotel 
(above), the crux is whether, should consent be granted, the proposed development has a 
reasonable prospect of being implemented." 

 
This case is of relevance in that there is no prospect of the removal being implemented, should the 
CAP be minded to support its removal, as the owner has not consented to the removal. 
 
On this basis refusal of the application is warranted as the proposal is considered to be 
hypothetical. The merits of the tree removal do not need to be considered any further. 
 
 
SUMMARY  
The applicants do not have the lawful right to implement a consent to undertake development on 
adjoining land and, on this basis, the application is considered to be hypothetical and should be 
refused. 
 
Attachments 
1. Plans and supporting information   
2. Owner of tree not consenting to removal   
3. Arboricultural advisor report    
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7 CONFIDENTIAL REPORTS OF THE ASSESSMENT MANAGER    
Nil  

 

8 SUMMARY OF COURT APPEALS 
8.1 Summary of ERD Court matters, items determined by SCAP/Minister/Governor and 

deferred CAP items - January 2019 
Brief 
This report presents information in relation to: 
 

1. any planning appeals before the Environment, Resources and Development (ERD) Court;  
2. any matters being determined by the State Commission Assessment Panel (SCAP);  
3. any matters determined by the Minister of Planning (Section 49); 
4. any matters determined by the Governor of South Australia (Section 46); and 
5. any deferred items previously considered by the Council Assessment Panel. 

 
 
Development Application appeals before the ERD Court 
 
Nil 
 
 
Matters pending determination by SCAP 
 
Reason for 
referral 

DA number Address Description of development 

Schedule 10 211/740/2017 
(211/M013/17) 

192 ANZAC Highway 
GLANDORE 

Eight-storey building, 36 
dwellings - WITHDRAWN 
 

Schedule 10 211/M029/18 81 Anzac Highway 
ASHFORD 

5 storey residential flat 
building & car parking 

Schedule 10 211/L025/18 2 May Terrace 
LOCKLEYS 

Construction of 
Telecommunications Tower 

 
 
Matters pending determination by the Minister of Planning 
 
Reason for 
referral 

DA number Address Description of development 

Section 49 211/V018/18 145 Railway Terrace 
MILE END SOUTH 

Replace lighting towers at SA 
Athletics Stadium 

Section 49 211/V017/18 1 Barcoo Road 
WEST BEACH 

Function room in association 
with mini golf facility 

Section 49 211/V007/12 V3 Lot 2 in FP 1000, West 
Beach Road 
WEST BEACH 

Variation - removal of east-
west internal road 
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Matters pending determination by the Governor of South Australia 
 
Reason for 
referral 

Address Description of development 

Section 46 292-304 Anzac Highway 
PLYMPTON 

Variation to Highway Inn major project - reduced 
Stage 2 - with reduced retail footprint, removal of 
first floor car park & basement storage, addition of 
new townhouse design (28 apartments)  

 
 
Deferred CAP Items 
 
DA number DAP/CAP 

Meeting 
Address Description of 

development 
Reason for deferral 

211/796/2016 9 August 
2016 

22 Lindsay 
Street, CAMDEN 
PARK 

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

Acoustic report, tree 
assessment report 
 

 
 
Conclusion 
This report is current as at 10 January 2019. 
 
RECOMMENDATION 
The Council Assessment Panel receive and note the information.  
 

Attachments 
Nil  
 

 

9 OTHER BUSINESS 
Nil  

 
 

10 MEETING CLOSE 
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