
 

 

  
 

Notice of Panel Meeting 
 

Notice is Hereby Given that a Meeting of the   
 

COUNCIL ASSESSMENT PANEL 
 

will be held by electronic platform only 
 

on 
 

TUESDAY, 12 MAY 2020  
at 5.00pm 

 
 

Panel members, representors and applicants eligible to be heard will be provided  
with log-in details prior to the meeting. 

 
Information on public access to the meeting is available at: 

https://www.westtorrens.sa.gov.au/livestream 
 
 
 
 
 
 

Hannah Bateman 
Assessment Manager 

 
City of West Torrens Disclaimer 

Council Assessment Panel 

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

Please note that the above meeting will be recorded and live streamed on the internet. All endeavours 
will be undertaken to ensure images in public gallery are not live streamed and or/recorded. However, 
no assurances can be given to that the public gallery will not be live streamed and/or recorded. It is 
assumed that consent has been given by any person who sits in the public gallery to broadcast their 
image. 

https://www.westtorrens.sa.gov.au/livestream
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1 MEETING OPENED 
1.1 Evacuation Procedures 
 
1.2 Electronic Platform Meeting 
 

2 PRESENT 
 

3 APOLOGIES  
  

4 CONFIRMATION OF MINUTES  

RECOMMENDATION 
That the Minutes of the meeting of the Council Assessment Panel held on 14 April 2020 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 6 Ebor Avenue, MILE END 
Application No  211/12/2020 
 
Appearing before the Panel will be: 

Representor/s:  T Barclay and J Miron of 36A Norma Street, Mile End wishes to appear in 
support of the representation. 

Lou Fantasia Planning on behalf Ramitt Pty Ltd of 7 Ebor Avenue, Mile End 
wishes to appear in support of the representation. 

Phil Brunning & Associates on behalf of Bill Cumpston of 8 Ebor Avenue and 
147 Henley Beach Road, Mile End wishes to appear in support of the 
representation. 

Applicant/s: Matt King of URPS and Damian Campagnaro of DC Architecture wish to 
appear in response to the representation/s. 

 
DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF DEVELOPMENT Demolition of existing buildings and construction of a 
4 -storey residential flat building comprising 22 
dwellings, a shop and associated car parking  

APPLICANT DC Architecture and Interiors C/- URPS 
APPLICATION NUMBER 211/12/2020 
LODGEMENT DATE 10 January 2020 
ZONE Urban Corridor 
POLICY AREA High Street Policy Area 35 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 2 
REFERRALS Internal 

• City Assets 
• Environmental Health  
• Heritage Advisor 
 
External 
• Nil  

DEVELOPMENT PLAN VERSION Consolidated 12 July 2018 
DELEGATION • The relevant application proposes mixed use 

development, including residential development, 
of three or more storeys above finished ground 
level. 

 
• The relevant application is for a merit, Category 2 

or Category 3 form of development, 
representations have been received and one or 
more representors wish to be heard on their 
representation. 

RECOMMENDATION Support with reserved matter and conditions 
AUTHOR Phil Smith 
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BACKGROUND 

The applicant lodged DA 211/953/2019 with the State Commission Assessment Panel (SCAP) for 
assessment, which was for substantially the same development as what is proposed with the 
current development, only exception being the inclusion of a fifth storey. It is understood that this 
DA was put on hold pending the outcome of the current DA being assessed by Council. 
 
It is worth noting that any development greater than four storeys results in the SCAP becoming the 
relevant authority pursuant to Schedule 10 (4c) of the Development Regulations 2008.  
 
Council has previously received legal advice that effectively considers a storey to be any level part 
of a building that could be used by people although it generally excludes levels of the building that 
has no roof, even if that level is used by people - such as the terrace on the top roof of many 
buildings. 
 
Through negotiations, the applicant has opted to remove the fifth level, that is removed any type of 
habitable capability. A fresh development application has then been lodged with Council now being 
the relevant authority. 
 
 
SUBJECT LAND AND LOCALITY 

The subject land is formally described as Allotment 2 Deposited Plan 14483 in the area named 
Mile End Hundred of Adelaide, Volume 5178 Folio 585, more commonly known as 6 Ebor Avenue, 
Mile End. The subject site is rectangular in shape with a 31 metre (m) wide frontage to Ebor 
Avenue, a secondary frontage to Norma Street of 28m and a site area of 868 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 detached dwelling. The site is relatively flat. There are 
no Regulated Trees on the subject site or on adjoining land that would be affected by the 
development.  
 
The site, including properties adjacent to the east, west and north are zoned Urban Corridor (High 
Street Policy Area 35). To the south, properties are zoned Residential (Cowandilla/Mile End West 
Character Policy Area 23). The site and the adjoining properties fall within Australian Noise 
Exposure Forecast 30 contour. 
 
The locality consists mostly of residential land uses in the form of detached and semi-detached 
dwellings. Commercial land uses are evident further to the west along Norma Street and to the 
north of the subject site along Ebor Avenue on the approach to Henley Beach Road. It is noted that 
the property adjacent to the north is listed as a Local Heritage property. 
 
Ebor Avenue and Norma Street are local residential streets that are located in close proximity to 
Henley Beach Road. Henley Beach Road is an arterial road which runs in an east-west direction 
and is located approximately 60 metres to the north of the subject site. Numerous shops, banks 
and other services are located along this local stretch of Henley Beach Road. In addition, high 
frequency public transport options are available along Henley Beach Road. 
 
The subject land and locality are shown on the aerial imagery and photographs below. 
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Figure 1 - Location Map 
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Figure 2 - Subject site, 6 Ebor Avenue Mile End 
 
 

 
Figure 3 - Subject site viewed from Ebor Avenue 
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Figure 4 - Subject site viewed from Norma Street 
 
 

 
Figure 5 - 36A Norma Street to the left, subject site to the right 
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Figure 6 - Adjoining to the north, 147 Henley Beach Road 
 
 

 
Figure 7 - Adjoining to the south, 8 Ebor Avenue 
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Figure 8 - Adjoining to the east, 5 Ebor Avenue 
 
 

 
Figure 9 - Diagonally opposite to the south east, 7 Ebor Avenue 
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PROPOSAL 

The proposal seeks consent for the demolition of the existing buildings and construction of a  
4 -storey residential flat building comprising 22 dwellings, a shop, associated car parking, 
landscaping and a rooftop, communal open space area. 
 
Details of the application are summarised as follows: 
 
Ground floor level 
 

• a small shop measuring approximately 67sqm; 
 

• entry lobby and central lift core/stairwell accessed from Ebor Avenue; 
 

• a one bedroom dwelling; 
 

• bin store area; 
 

• bike and vehicle parking (7 spaces including a disabled parking space and a 26 car parking 
stacker, for a total of 33 car parking spaces and 12 bike parking spaces); and  

 
• vehicular entry from Norma Street through an automated gate. 

 
Levels 1-3 
 

• 7 x two bedroom apartments (each floor) ranging in size between 74-87sqm with balconies 
between 9-15sqm; 

 
• Balcony minimum width is 2 metres. 

 
Level 4 
 

• A common garden/open area of 590sqm with associated service core and plant equipment. 
 
Design 
 

• The proposed building is to be constructed to the southern boundary (Norma Street) and 
setback 2 metres from the Ebor Avenue frontage; 

 
• Maximum building height is 16.5 metres; 

 
• The building is best described as a contemporary design; 

 
• Ground floor level forms a brick podium, while Levels 1-3 have a Colorbond Maxline  

(gun metal grey colour) external cladding; and 
 

• The top of the parapet features a series of repeating gable elements that conceal the top 
floor of the building.  

 
The relevant plans and documents are contained in Attachment 2. 
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PUBLIC NOTIFICATION 

The application is a Category 2 form of development pursuant to the Procedural Matters in the 
Urban Corridor Zone of the Development Plan.  
 
Properties notified 12 properties were notified during the public notification 

process. 
 

 

Representations 3 representations were received. 
  

Persons wishing to be 
heard 

3 representors wish to be heard. 
 
• T Barclay and J Miron - 36A Norma Street, Mile End 

 
• Lou Fantasia Planning on behalf Ramitt Pty Ltd - 7 Ebor 

Avenue, Mile End 
 

• Phil Brunning & Associates on behalf of Bill Cumpston -  
8 Ebor Avenue, 147 Henley Beach Road, Mile End 

 

 
 

Summary of 
representations 

• Concerns were raised regarding the following matters: 
 
• Out of character; 
 
• Inconsistencies and omissions with the planning report; 
 
• The design does not reflect the prevailing character found 

in the locality; 
 
• The height and scale of the proposed building is 

disproportionate with the locality; 
 
• Inappropriate interface; 
 
• Overshadowing of dwellings to the west; 
 
• Apartment amenity; 
 
• Construction issues; 
 
• Overlooking; 
 
• Sustainability; 
 
• Access and car parking; 
 
• Over development of the land; 
 
• A form, bulk and scale which is excessive in its context; 
 
• Exceeds the stated maximum building height; 
 
• Does not provide for a suitable transition down in scale at 

the zone boundary; 
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 does not provide a comfortable and appealing street 
environment for pedestrians; 
 

 Fails to provide a clearly defined podium with the required 
2 metre set back; 
 

 Has little or no regard to local character; 
 

 Fails to have suitable regard to adjacent local heritage 
places; and 
 

 Fails to provide suitable head clearance of waste 
management vehicles. 

 
Applicant's response to 
representations 

Summary of applicant's response: 
 
 Preliminary matters and correct process; 
 
 Building height and design; 
 
 Scale at boundary interface; 
 
 Overshadowing and overlooking  
 
 Overdevelopment of the site and absence of similar 

development in the locality; 
 
 Parking, access and servicing; 
 
 Heritage place interface; 
 
 Apartment amenity; 
 
 Noise from apartments and waste collection; 
 
 Construction impacts; and 
 
 Water table impacts. 
 
Preliminary matters and correct process  
 
A representor has raised the correct categorisation of the 
application, the question of the appropriate relevant 
authority and requirement for referral to the Government 
Architect.  
 
The basis of this contention is that the building exceeds four 
storeys in height.  
 
The applicant is of the belief that the building is a 4 storey 
building and the Council is the appropriate Relevant 
Authority. 
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Building height and design  
 
The proposed development is four storeys with an open 
roof terrace measuring 16.5 metres at its highest point 
therefore achieves the intent Zone Principle 13.  
 
A clearly defined podium is a key feature of the design, and 
whilst a two metre setback above the podium has not been 
included, it provides the building with a clearly defined 
element at a maximum building height of no greater than 
two storeys and incorporates a change of materials.  
 
Such a setback would make no difference to the height, 
bulk or scale of the development and would make no 
difference to the success of the architecture proposed for 
this site. 
 
Scale at boundary interface  
 
The proposed development is considered to appropriately 
transition to the residential development on the opposite 
side of Norma Street because:  
 
• there is a substantial space provided between the 

proposed building and the residential land on the 
southern side of Norma Street (15 metres) with a 
distance of nearly 23 metres between the front verandah 
of the dwelling south of the site and the proposed 
building;  

 
• proportionally, the proposed building has a similar height 

to street width ratio (i.e. close to 1:1) that provides a 
comfortable human scale at street level; and 

  
• the upper level of the building is setback 4 metres from 

the Norma Street frontage.  
 
Overshadowing and overlooking  
 
The shadows cast by the proposed development does not 
impact on adjoining from receiving satisfactory solar access 
in accordance with the Development Plan.  
 
As the proposed building is over 3 storeys in height, there 
are no quantitative standards that would seek to limit the 
potential for overlooking.  
 
On the western elevation, windows are inset 2.75 metres 
inside the boundary and utilising the buildings outer wall as 
a screening device that directs views outward as opposed 
to downward. 
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Overdevelopment of the site and absence of similar 
development in the locality  
 
The subject land is located within the Urban Corridor which 
specifically contemplates this zone will contain an 
innovative mix of medium density (45-70 dwellings per 
hectare) and high density (70-200 dwellings per hectare) 
residential development. Buildings of 3 or more storeys will 
be the predominant built form. It is for these reasons that 
dwellings other than detached dwellings will be the 
predominant form of residential development. 
 
Parking, access and servicing  
 
A total of 33 parking spaces will be provided on-site. The 
car park will generally be provided in accordance with the 
requirements of the relevant Australian Standards. Minor 
alterations to ensure full compliance can be addressed 
during detailed design (and conditioned accordingly).  
 
Heritage place interface  
 
The heritage place has an orientation to Henley Beach 
Road and the extent of listing applies only to the external 
form, details and materials of front section of house. The 
subject land is located to the south of the heritage place 
and is screened by existing vegetation.  
 
Apartment amenity  
 
Apartment amenity has been carefully considered to ensure 
highly functional and liveable dwellings within the building.  
 
All but 3 dwellings (1 dwelling on levels 1-3) satisfy the 
minimum living area outlined in Residential Development 
Principle 9. Those dwellings are 1sqm smaller than the 
desired minimum.  
 
Most dwellings at levels 1-3 have a dual aspect with some 
utilising light wells/voids to provide light into all bedrooms. 
All dwellings have useable balconies. 
 
Noise from apartments and waste collection  
 
The dwellings herein proposed are residential apartments 
and not serviced apartments or a hotel. The likely noise 
from the development is not considered to be problematic. 
This zone will contain an innovative mix of medium density 
and high density residential development, together with 
community and employment land uses.  
  
Within this context, the proposed use is not considered to 
generate noise above levels that are commensurate with 
the envisaged development in the desired character. 
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Construction impacts  
 
Whilst a construction program has not yet been prepared, 
construction access will be directly onto the subject land 
from public roads and no access via representors land is 
required. All construction activities will be required to 
comply with the EPA’s Environment Protection (Noise) 
Policy 2007 which sets out mandatory requirements for 
noise from construction activities. 
  
Builders will take all reasonable measures to minimise 
noise and to limit noisy activities to between 7 am to 7 pm, 
Monday to Saturday. 
 
The applicant is willing to arrange for a pre-construction 
dilapidation survey of the representor’s property. 
 
Water table impacts  
 
Detailed engineering of footing design has yet to occur, 
however this issue is routinely and uneventfully managed 
across metropolitan Adelaide. 
 
Adequacy of information provided  
 
The plans provided with the application accurately identify 
the subject land and the streetscape elevations provided 
more than adequately show the context of the locality. An 
updated drawing set is provided with this response and for 
completeness sake includes a more detailed locality plan. 
All other details provided are considered to be sufficient. 
  

 
A copy of the representations and the applicant's response is contained in Attachment 3. 
 
 
INTERNAL REFERRALS 

Department  Comments  
City Assets  There are no fundamental issues with the proposal subject to 

standard Council requirements being met. The applicant has 
consulted with Council with respect to this matter. A reserved matter 
has been placed in the recommendation to deal with stormwater 
management and other key matters. 
 
City Assets have taken into consideration matters relating to 
stormwater management, traffic management, finished floor levels 
and verge interactions. 
 

Environmental 
Health (Waste 
Management) 

There are no fundamental issues with the proposal. Council will not 
provide a waste collection service for this development, thus a 
private contractor will be engaged. The Waste Management Officer 
advises that the development would be improved with greater 
consideration to waste capacity per dwelling.  
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Heritage Advisor The heritage advisor provided a referral response with respect to the 
previous application lodged with the State Commission Assessment 
Panel (SCAP).  
 
The only difference between that DA and the current DA is that the 
habitable component was removed from the current DA to allow it to 
be considered by Council. The building has an identical height and 
appearance and was originally supported by the Heritage Advisor. 
On this basis, a referral response was not required. 
 
The heritage advisor has stated that the proposal is acceptable from 
a Local Heritage perspective.  

 
A copy of the relevant referral responses are contained in Attachment 4. 
 
 
RELEVANT DEVELOPMENT PLAN PROVISIONS 

The subject land is located within the Urban Corridor Zone and, more specifically, High Street 
Policy Area 35 as described in the West Torrens Council Development Plan.  
 
The relevant Desired Character statements are as follows: 
 
Urban Corridor Zone - Desired Character 
This zone will contain an innovative mix of medium density (45-70 dwellings per hectare) 
and high density (70-200 dwellings per hectare) residential development, together with 
community and employment land uses, along the Port Road, Anzac Highway and Henley 
Beach Road corridors. The combination of land uses will vary within these corridors. 
Some locations will contain a genuine land use mix with ground floor shops, restaurants 
and offices, and upper level residential, while other areas will give primacy to residential 
development. Other parts of the zone will have a strong employment focus. 
 
The function of main roads in the zone, particularly Port Road and Anzac Highway, as 
major transport corridors will be protected by providing access to allotments from 
secondary road frontages and rear access ways as much as possible. Parking areas will 
be consolidated, shared (where possible) and screened from the street or public spaces. 
Allotments with car parking fronting Port Road, Anzac Highway and Henley Beach Road 
will be redeveloped with built form closer to the road and reconfigured car parking areas. 
 
As one of the key zones in the City of West Torrens where there will be transformation in 
built form, new buildings will be recognised for their design excellence. These buildings 
will establish an interesting pedestrian environment and human-scale at ground level 
through careful building articulation and fenestration, verandas, balconies, canopies and 
landscaping. In general, the greatest height, mass and intensity of development will be 
focussed at the main road frontage. Buildings of 3 or more storeys will be the 
predominant built form. It is for these reasons that dwellings other than detached 
dwellings will be the predominant form of residential development. 
 
Overlooking, overshadowing and noise impacts will be moderated through careful 
design, Impacts on adjoining zones where development is lower in scale and intensity 
will be minimised through transition of building heights and setbacks, judicious design 
and location of windows and balconies, and the use of landscaping. The transition of 
building heights and setbacks, and judicious design is especially important adjacent 
Character Policy Areas, including those Character Policy Areas at Glandore and Ashford. 
The use of blank walls in these transitional areas, especially at the rear and side of 
allotments, will be avoided. Plant and service equipment will be enclosed and screened 
from view from the street and neighbouring allotments. 
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Where buildings are set back from main roads, landscaping will contribute to a pleasant 
pedestrian environment and provide an attractive transition between the public and 
private realm. Large scale development in the zone will facilitate the establishment of 
areas of communal and public open space, and create links with existing movement 
patterns and destinations in the zone. Front fencing in the zone will be kept low and/or 
visually permeable. 
 
Some parts of the zone, including allotments in Thebarton and Keswick, are potentially 
contaminated because of previous and current industrial activities. In these 
circumstances, development is expected to occur on a precautionary basis if site 
contamination investigations identify potential site contamination, particularly where it 
involves sensitive uses such residential development. 
 
The Thebarton brewery has potential to cause nuisance to future users and residents 
within this zone through noise and odour. To mitigate potential adverse impacts, 
residential development north of Smith Street that is likely to be sensitive to brewery 
operations should generally be avoided unless interface mitigation measures have been 
implemented (or will be implemented within an acceptable period) such that the 
anticipated impacts are within acceptable limits. 
 
Noise and air amenity with the zone is not expected to be equivalent to that expected 
from living in a purely residential zone. 
 
Objectives 1, 2, 3, 4, 6, 7, 9 
Principles of Development Control 1, 4, 5, 6, 7, 8, 9, 10, 11, 12, 13, 15, 17, 18, 19, 

20, 21, 23, 24 
 
 
High Street Policy Area 35 - Desired Character: 
 

Urban Corridor Zone (High Street Policy Area 35) - Desired Character 
The policy area will predominantly contain a mix of retail, offices, commercial, community 
and medium density residential development. The mix of complementary land uses will 
assist in extending the usage of the policy area beyond normal working hours to enhance 
its vibrancy and safety. 
  
Development will take place at medium densities. The fine grained subdivision pattern, 
where allotments are narrow but deep, will be maintained to encourage development that 
supports a variety of tenancies and provides visual interest. Where there are larger/wider 
allotments, built-form will reinforce this desirable fine grained appearance of older 
development in the policy area (i.e. many, separate, narrower tenancies). In order to 
achieve the desired transformation of the policy area, dwellings other than detached 
dwellings will be the predominant form of residential development.  
 
Where development has a mix of land uses, non-residential activities such as shops, 
offices and consulting rooms will be located on lower levels with residential land uses 
above.  
 
The public realm along Henley Beach Road will provide a comfortable and interesting 
place for pedestrians. To achieve this, development will shelter the footpath with 
verandas, awnings and similar structures, as well as providing frequent pedestrian 
entries and clear windows to the street. Buildings will be built with zero set back from the 
main street, with the occasional section of building set further back to create intimate but 
active spaces for outdoor dining and interesting building entrances. Buildings west of 
Marion Road will have a maximum height of 3 storeys and between Marion Road and 
South Road buildings will have a maximum height of 4 storeys. East of South Road 
buildings will be 3- 6 storeys and these buildings will include parapets at lower levels to 
create a clear demarcation between the taller levels (4-6 storeys in total), which will be 
setback further from Henley Beach Road.  
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Buildings and structures within Historic Conservation Areas identified on the Overlay 
Map WeTo/4 - Heritage and Overlay Map WeTo/5 - Heritage will be adapted and reused 
while maintaining their heritage qualities, with development encouraged towards the rear 
and behind the front facades. Buildings adjacent to State Heritage places, Local Heritage 
places and contributory items will contain design elements and building materials that are 
complementary to such buildings. 
 
Vehicle access points will be located off side streets and new rear laneways so that 
vehicle flows, safety and efficient pedestrian movement on Henley Beach Road are 
maintained. In many cases vehicle access points and car parking areas will be shared. 
On-site vehicle parking will not be visible from Henley Beach Road through the use of 
design solutions such as locating parking areas behind the front building façade and 
shielding under croft parking areas with landscaping and articulated screening. 
 
Objectives 1, 2, 3, 4, 5, 6 
Principles of Development Control 2, 3, 4, 5, 6, 7 
 
Additional provisions of the Development Plan which relate to the proposed development are 
contained in Attachment 1.  
 
 
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 

 
NET SITE DENSITY 
Urban Corridor Zone 
PDC 5 
 

 
70 dwellings per hectare (min.) 
 

 
10 000 x 22 = 253 
868 
 
Net density is 253 dwelling per 
Ha which exceeds the 
minimum 
 
Satisfies  
 

BUILDING HEIGHT 
Urban Corridor Zone 
PDC 13 

 
Maximum height 
- 4 storeys and up to 16.5m 
(allotments between South and 
Marion Road)  
 

 
4 storeys and 16.5m proposed 
 
Satisfies  
 

INTERNAL FLOOR AREA 
Residential Development 
PDC 9 

 
1 bedroom apartment = 50sqm 
2 bedroom apartment = 75sqm 

 
1 bedroom apartments - 
83sqm provided 
 
2 bedroom apartments - D1, 
D3-7 have provided 75sqm or 
greater 
D2 (one dwelling on each level 
1-3) - falls marginally short by 
1sqm providing 74sqm 
 
Does not satisfy 



Council Assessment Panel Agenda 12 May 2020 

Item 6.1 Page 18 

 
PRIMARY STREET SETBACK  
Urban Corridor Zone 
PDC 17 

 
Minimum setback where 
frontage is to Port Road, Anzac 
Highway or Henley Beach 
Road 
- No minimum  
 
All other cases 
- 2 metres 
 

 
2m to Ebor Ave 
 
Satisfies  

 
STORAGE 
Residential Development 
PDC 31 
 

 
8m³ (min.) 

 
8m³ provided in each dwelling 
 
Satisfies  

 
SECONDARY STREET 
SETBACK  
Urban Corridor Zone 
PDC 18 

 
No minimum 
 
 

 
0m 
 
Satisfies  

 
SIDE/REAR SETBACKS 
Urban Corridor Zone 
PDC 19 

 
Side 
No minimum 
  

 
North and South Elevation - 
0m 
 
Satisfies 
 

  
Rear 
3m (min.) (where abuts a 
different zone) 
 
0m (all other cases) 
 

 
West Elevation - 2.0m -2.95m 
 
Satisfies  

 
CARPARKING SPACES  
Urban Corridor Zone 
PDC 20 

 
Residential Development 
 
- 0.25 spaces per studio (no 
separate bedroom) 
- 0.75 spaces per 1 bedroom 
dwelling 
- 1 space per 2 bedroom 
dwelling 
- 1.25 spaces per 3+bedroom 
dwelling 
 
Plus 0.25 spaces per dwelling 
for visitor parking  
 
Non-residential Development 
 
3 spaces per 100sqm of gross 
leasable floor area (minimum) 
to 5 spaces per 100sqm of 
gross leasable floor area 
(maximum) 

 
Residential Development 
 
Required -  27.5 spaces 
Provided - 31 spaces 
 
 
 
 
 
 
 
 
 
 
Non-residential Development 
 
67 sqm shop  - 2 spaces 
required  
Provided - 2 spaces 
 
 
Satisfies  
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PRIVATE OPEN SPACE 
Residential Development  
PDCs #22, 23, 24 

 
1 bedroom dwelling = 8sqm 
with a minimum dimension of 
2m 
 
2 bedroom dwelling = 11sqm 
with a minimum dimension of 
2m 
 
Communal Open Space can 
be substituted for private open 
space  

 
No private open space 
provided for 1 bedroom ground 
floor dwelling 
 
9-15sqm provided for each two 
bedroom dwelling 
 
 
Communal open space = 
590sqm 
 
Satisfies  

 
 
ASSESSMENT 

In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Land Use/Desired Character 
Within the Urban Corridor Zone - High Street Policy Area 35, dwellings and residential flat buildings 
as well as retail are all envisaged land uses within the zone. The current land use is residential and 
within the Desired Character Statement, it is noted that allotments will be developed at medium 
densities. The proposal comprises a residential flat building containing 22 dwellings and a small 
retail floor space, achieving a net density that is considered in the high range, which is consistent 
with Objective 1 of the Policy Area. 
 
Access is to be provided from Norma Street such that pedestrian and vehicle safety is 
appropriately maintained. 
  
The intent of the Policy Area is therefore considered to be met.  
 
Building Height 
Concerns have been raised by representors in particular regarding the height and number of 
storeys proposed. It should be noted that Principle of Development Control (PDC) 13 within the 
Urban Corridor Zone and the Desired Character Statement for Policy Area 35 states that 
allotments between South Road and Marion Road be 4 storeys and up to 16.5 metres in height. 
 
The legislation does not define a storey, however the National Construction Code does so it is 
appropriate to turn to that definition for the purposes of assessment. A storey is best defined as a 
level with an enclosed habitable space. The rooftop deck clearly does not incorporate a habitable 
space so therefore does not constitute a storey.  
 
The overall building height satisfies the height provision of 16.5m.  
 
Accordingly Principle of Development Control 13 within the Urban Corridor Zone is considered to 
be satisfied in that the development proposed is of four storeys and is 16.5 metres in height. 
 
Internal Floor Area 
Three of the dwellings have negligible shortfalls in internal floor area of 1sqm. This is considered to 
be minor and inconsequential, with each apartment still achieving a functional and liveable floor 
plan layout.  
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Built Form 
Within the Policy Area 35 Desired Character Statement, it is stated that the policy area will contain 
a mix of retail and residential development among other land uses. Furthermore, dwellings, other 
than detached dwellings, will be the predominant form of residential development, of which this 
application proposes. 
 
The building will be constructed up to 4 storeys, consistent PDC 13 of the Urban Corridor Zone and 
the Desired Character Statement for Policy Area 35, and emphasises a strong built form presence, 
highlighted by the podium base. It is also demonstrated with the inclusion of gable elements and 
the varied colours, finishes and materials to emphasise more prominent design features of heritage 
dwellings within the locality - and more importantly the Local Heritage property to the north. 
Council's Heritage Advisor is supportive of the building design form and materiality. 
 
While it has been argued by some representors that the proposed development is not in keeping 
with the prevailing built form, it must be remembered that the first intrusion of a new, envisaged 
built form takes some adjustment of thinking. The Development Plan provisions seek buildings of 
the proposed scale and bulk even though they may appear at odds with the existing dwellings in 
the street, due to the shift in desired outcomes for the zone and area in general. 
 
It should also be noted that the residential flat building does not turn its back to Ebor Avenue thus 
maintaining an interactive presence to the street, which is desirable. In addition, the proposal is 
devoid of impermeable fencing, allowing better activation of the development with the public realm. 
 
On balance, it is considered that the built form has been appropriately designed in order to achieve 
the outcomes described within the Desired Character Statement and the relevant provisions for the 
reasons noted above. 
 
Medium and High Rise Development (3 or More Storeys) 
In terms of design and appearance, with regard to Principle of Development Control (PDC) 1, there 
is an expectation that buildings should be designed to respond to key features of the prevailing 
local context within the same zone as the development. This is challenging to achieve, as the 
locality has only recently been re-zoned to Urban Corridor (2015), and this is the first development 
proposed in this locality that seeks to achieve the Desired Character.  
 
In spite of the fact that the proposed development is the first of its kind for the locality, it is 
considered to satisfy a number of the PDCs in the Medium and High Density development module. 
The design incorporates finishes, materials and colours that are prevailing throughout the adjoining 
residential area, along with appropriate fenestration and design elements such as gables. On this 
basis, PDC's 3, 4, 5, and 8 are considered to be satisfied. 
 
In terms of street interface, it is proposed to incorporate a number of windows, balconies and 
canopies have been included to provide pedestrian-friendly environment and passive surveillance 
opportunities. Entrances to the building all present to the street, thus achieving the requirements of 
PDCs 8, 9 and 10.  
 
For developments of this scale, energy efficient buildings incorporating environmentally sustainable 
design principles are envisaged. To this end, PDC's 20-24 illustrate how this can be achieved. Of 
note, deep soil planting should be provided to allow for substantial vegetation to assist with 
keeping the dwellings at appropriate temperatures. The proposed development achieves this with 
the planting of species of varying heights in the Ebor Avenue setback, including tree species. 
Given the flat roof design, photovoltaic solar panels and hot water systems can be incorporated to 
aid with energy efficiency. The site's orientation also allows for appropriate solar access 
particularly during winter months. It should also be noted that as part of the building rules 
requirements, the development will be required to achieve a six-star energy rating. 
 
On balance, it is considered that the proposal adequately satisfies the relevant provisions with 
respect to Medium and High Rise development. 
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Amenity  
 
Overshadowing 

The shadow diagrams provided in support of the development clearly show that some adjoining 
properties, particularly on the south side of Norma Street, will be affected by overshadowing from 
the development. However this does not prevent them from receiving the minimum amount of 
required solar access (up to 3 hours) to north-facing windows or to private open space areas in 
accordance with PDC's 11 and 12 within the General Section, Residential Development module of 
the Development Plan. Increased setbacks of 2.0m to 2.95m on the western elevation for storeys 
1-3 should assist in reducing shadows to the adjoining property to the west. 
 
Overlooking 

The Residential Development module, in particular PDC 27 does not require the screening of 
windows for buildings of 3 or more storeys to minimise overlooking into adjoining properties. 
Having said that, the design of the building seeks to ensure that views are cast outward instead of 
downwards to avoid conflict particularly with the adjoining properties to the west with recessed 
balconies and impermeable balustrades. The property to the north is a car parking area thus there 
is no overlooking issue in this direction. Views directed towards the south and east are to Norma 
Street and Ebor Avenue respectively which assists with passive surveillance of public areas. 
 
Noise   

Given the scale of the development and that the site is located within the Australian Noise 
Exposure Forecast 30 contour as a result of being on the flightpath of Adelaide Airport, an acoustic 
report will be need to be provided. This is in order to demonstrate that the occupants and adjoining 
property owners will not be adversely affected by noise emanating not only from the commercial 
activities of the site, but also from the aircraft overhead to satisfy PDCs 28 and 29 of the 
Residential Development Module and also satisfy Objective 1 and PDC 1 of the Noise and Air 
Emissions Overlay. This will be reinforced by way of Reserved Matter in the recommendation 
should the CAP be minded to support the proposal. The Building near Airfields module, PDC 6, 
which seeks noise attenuation measures is also applicable to the development and will also be 
addressed per the same Reserved Matter.  
 
The applicant must ensure that appropriate acoustic treatments such as double glazed windows 
and acoustic insulation or other suitable alternatives be employed to ensure residents will enjoy a 
reasonable level of amenity as a result of the proximity to this arterial road location and aircraft 
taking off and landing. 
 
Hours of operation 

Although not raised as an issue by any of the representors, hours of operation of the proposed 
shop still requires consideration. With typical business hours proposed, it is not expected that there 
will be any unreasonable amenity impacts as a result of this commercial premises given the small 
scale of the use. It is proposed to have trading hours set at 8am to 5pm, Monday to Friday with the 
exception of public holidays, when the premises will be closed. This would accord with Objectives 
1 to 4 and PDC 1 of the Orderly and Sustainable Development module. On this basis, the hours 
are considered to be acceptable. 
 
On the basis of the above, it is considered that the provisions related to amenity matters have been 
satisfactorily addressed. 
 
  



Council Assessment Panel Agenda 12 May 2020 

Item 6.1 Page 22 

Setbacks 
It has been raised by one of the representors that the development does not comply with Urban 
Corridor Zone PDC 15 which discusses interface height provisions. The PDC provides a diagram 
which describes how the PDC should be interpreted when a subject site adjoins another site in a 
different zone on its rear boundary. 
 
It is considered that PDC 15 does not apply to the proposed development as the adjoining site to 
the rear of the subject site is also located within the Urban Corridor Zone, thus there is no interface 
zone difference. Ebor Avenue is considered to be the primary frontage, therefore the western 
boundary is the site's rear boundary. On this basis, 36A Norma Street adjoins to the rear of the 
subject site. As all properties on the northern side in this section of Norma Street are zoned Urban 
Corridor, no regard to PDC 15 is required. 
 
Landscaping 
It is noted that the site has no setback from three boundaries and a 2 metre setback from the 
eastern boundary, thus landscaping opportunities are limited. 
 
The development proposes repetitive planting along the frontage of Ligustrum Japonicum trees 
(evergreen) to satisfy deep soil provisions found within the Medium and High Development  
(3 or more storeys) module. Medium sized Syzygium Australe shrubs and Liriope 'Evergreen Giant' 
(typically used as a border or ground cover), will also be planted along the site's frontage to Ebor 
Avenue to soften the hard edges of the building. 
 
PDC 1 of this module is considered to be satisfied in that the landscaping will reduce the impact of 
the building, enhance the appearance of the Ebor Avenue road frontage, and assist with heat 
absorption and reflection, amongst other positive attributes with the species selected.  
 
The rooftop will also be landscaped to encourage residential use. 
 
Traffic management 
Council's Traffic Engineer has reviewed the proposal and is generally supportive from a traffic 
management perspective. All vehicles can enter and exit the site in a forward direction. Access into 
and from the site is via Norma Street, which is consistent with the Policy Area 35 Desired 
Character Statement. The site can accommodate a satisfactory number of car parking spaces in 
accordance with Table WeTo/ 6 of the Development Plan. The applicant has provided a traffic 
report to demonstrate that the development can appropriately manage traffic manoeuvring within 
the site, including the use of a 26 space car stacker system for use of the residents. This satisfies 
PDCs 34 and 36 of the Transportation and Access module. 
 
An automatic gate is proposed for the car park adjacent to the Norma Street boundary. To enable 
unimpeded access to the parking spaces for visitors and users of the commercial tenancy, the gate 
will remain open until the closing time of the commercial tenancy. This is recommended to be 
reinforced by way of condition. 
 
Waste Management 
The applicant has submitted a waste management plan prepared by Salt in support of the 
application. The Waste Management Plan has been reviewed by Council's Waste Management 
Officer and has raised no objections. Council will not offer a collection service for this development, 
thus rubbish will have to be collected by a private contractor. Should the Panel be of a mind to 
support the application conditions relating to waste collection frequency and hours and the size of 
waste collection vehicles have been proposed. 
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Stormwater Management  
The applicant has engaged with Council (City Assets) throughout the assessment process and has 
provided indicative stormwater management concept details in support of the application. The 
applicant has engaged with City Assets on other matters such as curb treatments, landscaping 
within Council's verge and on-street car parking modifications. Given the scale of the proposed 
development, it is considered reasonable to address the finer details of the stormwater 
management as a Reserved Matter. Other matters in relation to the improvement of Council verge 
are outside the scope of the development site so cannot be conditioned. Negotiations will continue 
to evolve with respect to these improvements should the application be supported. 
 
Construction Management 
Given the scale of the proposal, a construction management plan, which will outline how the 
construction phase is to be managed, has placed in the Recommendation Section should the 
Panel be minded to grant planning consent. The plan will address issues such as noise, dust, 
hours of construction, etc. that has been raised by the representor in their submission. 
 
 
SUMMARY 
The proposed development offers a mix of residential and retail land uses that is of a reasonably 
high design standard. Furthermore, the development takes advantage of its close proximity to 
Henley Beach Road by providing high density housing. 
 
The dwellings are functional and can rely on a mix of private open space and the communal open 
space on the rooftop to cater for outdoor activity.  
 
Vehicular access is considered appropriate and manages traffic movements from Norma Street 
which is preferable. 
 
The overall height and scale of the development satisfies the maximums allowable in the 
Zone/Policy Area.  
 
The proposal has been supported by Council's Heritage Advisor. The application also has the 
general support of Council's City Assets and Waste Management staff. 
 
All the relevant provisions of the Development Plan have been met and any shortfalls are not 
considered to be significant.  
 
Of note, the proposal seeks to prevent overlooking of the adjoining property to the west when not 
required to do so. 
 
Having considered all the relevant provisions 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 12 July 2018 and warrants 
Development Plan Consent. 
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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. 211/12/2020 by  
DC Architecture and Interiors C/- URPS to undertake the demolition of existing structures and 
construction of a 4 -storey residential flat building comprising 22 dwellings, a shop and associated 
car parking at 6 Ebor Avenue, Mile End (CT 5178/585) subject to the following conditions of 
consent and reserved matters: 
 
Reserved Matters: 
The following information shall be submitted for further assessment and approval by the City of 
West Torrens as reserved matters under Section 33(3) of the Development Act 1993: 
 
1. Details of acoustic treatments for the development in accordance with the Minister's 

Specification SA 78B - Construction requirements for the control of external sound are to be 
provided to and endorsed by Council administration prior to Development Approval being 
granted to demonstrate that the occupants of the dwellings will have an acceptable level of 
amenity. All acoustic measures shall also comply with Australian Standard AS2021 - Acoustics 
- Aircraft Noise Intrusion - Building Siting and Construction. 

 
The details shall include but not be limited to insulation, double glazing of windows to habitable 
rooms, screening of plant equipment, and any other requirements deemed necessary to 
mitigate noise impacts. 

 
2. A Construction Environmental Management Plan shall be prepared and submitted to Council 

administration for endorsement prior to the Council administration prior to Development 
Approval being granted. The plan shall provide for: 

 
a) Establishment of a controlled washing zone located on a hard surface at each entry/exit 

point to the site. 
 

b) Containment of water run-off within the site for filtering and cleaning before being 
discharged into the stormwater system. 

 
c) Reduction of the potential for dust and other airborne particles by the use of water 

sprinklers or other means. 
 

d) Establishment of a compound on the site for storage of waste materials and litter. The 
compound must be covered to prevent litter from being blown away; and 

 
e) Correct positioning of all mechanical equipment to minimize the potential for noise 

pollution. The maximum noise level shall not exceed 45db(A) between the hours of 8.00pm 
until 8.00am the following morning and from 8.00pm Saturday until 9.00am on the following 
Sunday morning. 

 
3. A detailed stormwater management plan and computations for the development shall be 

provided to and endorsed by Council administration, and shall include the following: 
 

a) Harvesting and re-use of stormwater runoff from the building and impervious surfaces that 
is to be designed by a suitably qualified stormwater/civil engineer to demonstrate the most 
economical and sustainable solution for the development; 

 
b) Stormwater detention measures to demonstrate that the stormwater discharge from the 

development would be equivalent to having a 0.25 runoff coefficient for a critical 20-year 
ARI storm event; and 
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c) Stormwater quality improvement measures that are demonstrated to satisfy the State 
Government Water-Sensitive Urban Design policy guidelines. 

 
Development Plan Consent Conditions: 
 
1. The development must be undertaken, completed and maintained in accordance with the 

plans and information detailed in this Application except where varied by any conditions listed 
below: 
• The planning statement provided by URPS dated 19 December 2019; 
• The plans prepared by DC Architecture 

Plans - NO. 109.ANT. 1.2 REV B, NO. 109.ANT. 1.3 REV B, NO. 109.ANT. 1.4 REV B, 
NO. 109.ANT. 1.5 REV B, NO. 109.ANT. 2.0 REV C, NO. 109.ANT. 2.1 REV C, NO. 
109.ANT. 2.2 REV C, NO. 109.ANT. 2.3 REV C, NO. 109.ANT. 3.0 REV C, NO. 109.ANT. 
3.1 REV C 

• The traffic report prepared by Cirqa dated 19 December 2019; and 
• The Waste Management Plan prepared by Salt dated 10 September 2019. 
Reason: To ensure the proposal is developed in accordance with the 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 shall be formed, surfaced with concrete, 

bitumen or paving, and be properly drained prior to occupation, and shall be maintained in 
reasonable condition at all times. All parking and manoeuvring areas are to conform to the 
relevant Australian Standard AS 2890. 
Reason: To provide safe and convenient parking and manoeuvring areas for users of the 

development. 
 
4. All landscaping shall be planted in accordance with the approved plans at the first available 

planting season. 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. 
A watering system shall be installed at the time landscaping is established and thereafter 
maintained 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 mitigate against heat loading. 

 
5. Any external lighting on the subject land and buildings must be directed and screened so that 

overspill of light into adjoining premises and passing motorists is minimised. 
Reason: To ensure that the proposed lighting does not cause undue disturbance, annoyance 

or inconvenience to adjoining landowners and motorists. 
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6.  To enable unimpeded access to the parking spaces for visitors and users of the commercial 
tenancy, the gate will remain open until the closing time of the commercial tenancy. 
Reason: To provide safe and convenient parking and manoeuvring areas for users of the 

development. 
 
7. The hours of operation of the shop shall be as follows: 
 

Monday to Sunday - 8:00am to 5:00pm  
Public Holidays - Closed 
Reason: To enhance the amenity of the site and locality. 

 
8.  Private collection of waste shall be restricted to once weekly (per type of waste - i.e. general 

waste, recyclables, etc.), Monday to Friday, between the hours of 8am and 5pm. 
Reason: To enhance the amenity of the site and locality. 

 
9.  The maximum allowable size vehicle to service the site for rubbish collection shall be no 

greater than a medium rigid vehicle (MRV). 
Reason: To provide safe and convenient parking and manoeuvring areas for users of the 

development. 
 
 
Attachments 
1. Development Plan Provisions   
2. Development Documents   
3. Representations and Response   
4. Internal Referrals    
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6.2 80-84 Sir Donald Bradman Drive, HILTON 
Application No  211/1287/2018/A 
 
Appearing before the Panel will be: 

Representor:  Daniel Boffa of 6 Pearson Street, Hilton wishes to appear in support of the 
representation 

Applicant: Future Urban on behalf of Meals On Wheels (SA) Incorporated wishes to appear 
in response to the representation 

 
DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF DEVELOPMENT Variation to Development Application 211/1287/2018 
for construction of a one and two-storey facility, 
incorporating office, training room, commercial 
kitchen store and 3.1m high acoustic barrier, 
advertising and ancillary carpark -  
Vary Condition 8 of approval: hours of operation to 
now include weekends 

APPLICANT Meals On Wheels (SA) Incorporated 
APPLICATION NUMBER 211/1287/2018A 
LODGEMENT DATE 7 February 2020 
ZONE Commercial Zone 

Residential Zone 
POLICY AREA Arterial Roads Policy Area 1 

Cowandilla / Mile End West Character Policy Area 23 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 3 
REFERRALS Internal 

• City Assets 
 
External 
• Nil  

DEVELOPMENT PLAN VERSION Consolidated 12 July 2018 
DELEGATION • The relevant application is for a merit, Category 2 

or Category 3 form of development, 
representations have been received and one or 
more representors wish to be heard on their 
representation. 

RECOMMENDATION Support with conditions 
AUTHOR Brendan Fewster 
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BACKGROUND 

Development Application 211/1287/2018 for construction of a one and two-storey facility, 
incorporating office, training room, commercial kitchen store and 3.1m high acoustic barrier, 
advertising and ancillary carpark was considered by the Council Assessment Panel (CAP) on  
11 June 2019. 
 
The CAP resolved to grant Development Plan Consent subject to several conditions. Development 
Approval has since been granted and construction of the development has commenced and is 
nearing completion. 
 
A copy of the meeting minutes and staff report are contained in Attachment 2. 
 
Condition 8 of the authorisation states: 
 
The hours of operation of the land use approved herein shall be limited to 5am to 11pm - Monday 
to Friday. 
 
This new application seeks to vary Condition 8 by extending the approved operating hours to 
include weekends.  
 
 
SUBJECT LAND AND LOCALITY 

The subject land comprises five contiguous allotments that are formally described as: 
 

• Allotment 53 Deposited Plan 48953 CT Volume 5725 Folio 70; 
• Allotment 54 Deposited Plan 48953 CT Volume 5725 Folio 71; 
• Allotment 55 Deposited Plan 48953 CT Volume 5725 Folio 72; 
• Allotment 35 Deposited Plan 2574 CT Volume 5773 Folio 544; and 
• Allotment 36, 37, 38 & 39 Deposited Plan 2574 CT Volume 5875 Folio 402. 

 
The subject land is more commonly known as 80-84 Sir Donald Bradman Drive, Hilton.  The site is 
irregular in shape with a 52 metre (m) wide frontage to Sir Donald Bradman Drive, a secondary 
frontage to Pearson Street of 109m and a site area of 5167 square metres (m2). It is noted that 
there are no easements, encumbrances or Land Management Agreements on the Certificates of 
Title and there are no regulated trees on the subject site or on adjoining land that would be 
affected by the development.  
 
All original buildings and structures have been removed and the approved building is currently 
under construction. 
 
The locality is relatively mixed use in land use and built form character comprising low density 
residential development to the north, east and west and commercial development along Sir Donald 
Bradman Drive. Commercial development in the locality is generally up to two storeys and either 
built to the Sir Donald Bradman Drive frontage or setback with a car parking to the front of the site. 
The commercial land uses vary from shops and restaurants to light industry and bulky goods. 
 
The amenity of the locality is low to moderate, which is attributed to the mix of uses and buildings 
and the high volume and frequency of traffic along Sir Donald Bradman Drive. 
 
The subject land and locality are shown on the aerial imagery and maps below. 
 



Council Assessment Panel Agenda 12 May 2020 

Item 6.2 Page 152 

 
 
 
  



Council Assessment Panel Agenda 12 May 2020 

Item 6.2 Page 153 

RELEVANT APPLICATIONS 

DA Number Description of 
Development Decision  Decision Date 

211/1287/2018 Construction of a one and 
two-storey facility, 
incorporating office, training 
room, commercial kitchen 
store and 3.1m high acoustic 
barrier, advertising and 
ancillary carpark 

Development Approval 2 July 2019 

 
 
PROPOSAL 

The proposal is seeking to vary the development that was approved under Development 
Application 211/1287/2018. The approved development comprised the construction of a one and 
two-storey facility, incorporating office, training room, commercial kitchen store and 3.1m high 
acoustic barrier, advertising and ancillary car park. 
 
The proposed variation relates to Condition 8 of the approval that states: 
 
The hours of operation of the land use approved herein shall be limited to 5am to 11pm - Monday 
to Friday. 
 
The revised hours of operation proposed are: 
 

• 5.00am to 11.00pm - Monday to Friday 
• 7.30am to 5.30pm - Saturday 
• 9.00am to 5.00pm - Sunday 

 
The applicant is seeking to extend the operating hours to enable occasional food production and 
distribution, staff training days and/or administration on weekends. 
 
The relevant plans and documents are contained in Attachment 3. 
 
 
PUBLIC NOTIFICATION 

The application is a Category 3 form of development pursuant to Section 38 of the Development 
Act 1993, as the changes could not be considered as minor in nature. 
 
Properties notified 40 properties were notified during the public notification 

process. 
 

 

Representations One (1) representation received. 
  

Persons wishing to be 
heard 

One (1) representor who wishes to be heard. 
 
• Daniel Boffa of 6 Pearson Street, Hilton  
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Summary of 
representations 

Concerns were raised regarding the following matters: 
• Loss of property value; 
• Noise and disturbance; 
• Odour; 
• Adequacy of car parking and access; 
• Traffic generation; and 
• Waste management. 
 

Applicant's response to 
representations 

Summary of applicant's response: 
• Staff training is contemplated as part of an “office” use; 
• The previous land use on the subject site had no planning 

limitations on its operation or hours of operation; 
• The proposed hours have been changed to: 

-  Saturdays – 7:30am to 5:30pm 
-  Sundays – 9:00am to 5:00pm 

• Loss of property value is not a valid planning consideration; 
• High efficiency filtration, electrostatic and/or ultraviolet 

systems and exhaust air fans will minimise odour; 
• The use of permanent acoustic treatments will contain 

vehicle and operational noise; 
• Medium Rigid Vehicles will not be allowed to access the 

site on weekends; 
• The approved development satisfies the EPA's noise 

criteria for weekday operation and weekend operation - 
weekend operation will be less intensive; 

• WSP’s Senior Acoustic Engineer has confirmed that the 
proposed operational hours will satisfy the noise 
requirements; 

• Access and car parking was thoroughly assessed as part of 
the original development and deemed acceptable; 

• The proposed weekend operations are expected to 
generate less traffic than the weekday operations; and 

• No change to stormwater management. 
 

 

 
A copy of the representation and the applicant's response is contained in Attachment 4. 
 
 
INTERNAL REFERRALS 

Department  Comments  
City Assets  • The variation to extend operating hours to include weekend is 

unlikely to impact on traffic as most of the traffic occurs during 
peak traffic hours. 

 
A copy of the relevant referral response is contained in Attachment 5. 
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RELEVANT DEVELOPMENT PLAN PROVISIONS 

The subject land is located within the Commercial Zone and Residential Zone and, more 
specifically, within Arterial Roads Policy Area 1 and Cowandilla / Mile End West Character Policy 
Area 23 as described in the West Torrens Council Development Plan.  
 
The relevant Desired Character statements are as follows: 
 
Residential Zone - Desired Character: 
This zone will contain predominantly residential development. There may also be some small-scale 
non-residential activities such as offices, shops, consulting rooms and educational establishments 
in certain locations. Non-residential activities will be complementary to surrounding dwellings.  
 
Allotments will be at very low, low and medium densities to provide a diversity of housing options in 
different parts of the zone. The range of allotment sizes will support the desired dwelling types 
anticipated in each policy area, and the minimum allotment sizes shall be treated as such in order 
to achieve the Desired Character for each policy area and, in turn, reinforce distinction between 
policy areas. Row dwellings and residential flat buildings will be common near centres and in policy 
areas where the desired density is higher, in contrast to the predominance of detached dwellings in 
policy areas where the distinct established character is identified for protection and enhancement. 
There will also be potential for semi-detached dwellings and group dwellings in other policy areas.  
 
Residential development in the form of a multiple dwelling, residential flat building or group 
dwelling will not be undertaken in a Historic Conservation Area.  
 
Landscaping will be provided throughout the zone to enhance the appearance of buildings from the 
street as viewed by pedestrians, provide an appropriate transition between the public and private 
realm and reduce heat loads in summer. 
 
Cowandilla/Mile End West Character Policy Area 23 - Desired Character: 
The policy area will contain predominantly detached dwelling and semi-detached dwellings. There 
will also be some small-scale non-residential activities such as offices, shops and consulting rooms 
in certain locations. Non-residential activities will be complementary to surrounding dwellings. 
 
Allotments will vary in size from low density to very low density and are generally deep, with narrow 
frontages to main streets. Subdivision will reinforce the existing allotment pattern which is a 
significant positive feature of the policy area. 
 
There will be unity of built-form, particularly as viewed from the street, where all new development 
is complementary to the key character elements of Victorian-era villas, cottages, inter-war 
bungalows, Spanish mission and Dutch colonial-style dwellings, rather than dominating or 
detracting from them. Key elements of this character include pitched roofs, verandahs/porticos and 
masonry building materials. There will be predominantly one storey buildings, with some two storey 
buildings designed in a manner that is complementary to the single storey character of nearby 
buildings. Setbacks will be complementary to the boundary setbacks of older dwelling in the policy 
area, preserving considerable space in private yards for landscaping. 
 
There will be no garages/carports forward of the main façade of buildings. Fencing forward of 
dwellings will be low to provide views of built-form that define the character of the policy area. Any 
driveway crossovers will be carefully designed and located to ensure the preservation of street 
trees which have an important positive impact on the streetscape. 
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Arterial Roads Policy Area 1 - Desired Character: 
This policy area will accommodate a wide range of commercial and light industrial uses. 
 
It is envisaged that the appearance of commercial development within the policy area will be 
improved through the redevelopment and upgrading of existing development sites. 
 
Development site refers to the land which incorporates a development and all the features and 
facilities associated with that development, such as outbuildings, driveways, parking areas, 
landscaped areas, service yards and fences. Where a number of buildings or dwellings have 
shared use of such features and facilities, the development site incorporates all such buildings or 
dwellings and their shared features and facilities. 
 
Precinct 3 Sir Donald Bradman Drive (Mile End): 
This precinct will accommodate bulky goods outlets, light industry, service industry and 
warehouses. Residential developments in the form of two and three storey residential flat buildings 
or dwellings above office and consulting room developments are envisaged in the area west of the 
South Road intersection. 
 
Development facing Sir Donald Bradman Drive and South Road will be of high quality and well 
landscaped. Large scale development up to three storeys is envisaged east of the South Road 
intersection, reducing to smaller scale development west of the intersection.  
 
That part of the precinct between the Hilton Bridge and South Road will accommodate high quality 
bulky goods outlets development and upper level office space.  
 
Extensive landscaping will be undertaken in the setback areas near the eastern boundary of the 
precinct incorporating substantial trees which will grow to form prominent features in the eastern 
part of the precinct, particularly as viewed from the Hilton Bridge. 
 
Additional provisions of the Development Plan which relate to the proposed development are 
contained in Attachment 1.  
 
 
ASSESSMENT 

In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Representor Concerns 
It is noted that the representor has raised concerns that relate to food odour and the adequacy of 
vehicular access and car parking. These matters were considered in depth as part of the original 
application and deemed acceptable. The representor is also concerned that the proposal would 
include a new use; that being the training of staff (i.e. training facility). It should be noted that the 
approved development included training facilities and the current proposal would simply allow 
training to take place on a Saturday or Sunday. As the proposed variation relates only to the hours 
of operation, these matters do not require further consideration. 
 
Other matters raised by the representor such as noise, traffic generation and waste management, 
which are inherent to the operational hours of the development are considered below. 
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Noise and Disturbance  
The applicant is seeking to extend the operating hours to enable occasional food production and 
distribution, staff training days and administration on weekends. 
 
The proposed weekend hours, which are 7.30am to 5.30pm on Saturday and 9.00am to 5.00pm on 
Sunday are core or 'standard' hours for many commercial developments, including several nearby 
businesses along Sir Donald Bradman Drive. These hours are generally considered to balance the 
commercial needs of businesses while maintaining the living environments of surrounding 
residents.  It is also considered appropriate to restrict operating hours on public holidays to 9.00am 
to 5.00pm. 
 
The external noise impacts associated with the development were previously assessed and 
deemed to satisfy the EPA's noise criteria. This included an acoustic assessment that was 
undertaken by WSP Australia Pty Ltd, which recommended the construction of a new 3.1m high 
boundary fence. WSP Australia Pty Ltd has confirmed the following in relation to the new proposed 
operating hours: 
 
"Our assessment for the original DA application is based on the most onerous criteria i.e. noise 
generated during the night time operations. Given the time frames and operations outlined in your 
attached letter the additional weekend activities are expected to satisfy the requirements of the City 
of West Torrens Council Development Plan and the Noise EPP". 
 
Given that the proposed operating hours would be within core weekend business hours and the 
weekend operations would be less intensive than the approved weekday activities (i.e. less food 
production, less staff on-site and less vehicle movements), the proposal would not result in noise 
and general disturbance that would be considered detrimental to the amenity of surrounding 
residents. 
 
To minimise external impacts as much as possible, conditions of consent that limit the number of 
staff attending weekend trainings and prohibit food production and distribution during staff trainings 
on weekends or public holidays have been recommended. 
 
Traffic Generation  
The representor has raised concern that the proposal to extend the operating hours to include 
weekends would result in additional traffic in adjacent streets.  As confirmed by the applicant, the 
weekend operations are expected to generate significantly less traffic than the weekday operations 
due to the following: 
 

• no incoming deliveries will be received on weekends;  
• no waste collection will occur on weekends;  
• food production and distribution will not occur at the same time as staff trainings;  
• no more than 40 staff will attend staff training on weekends; 
• staff training would take place only once a month on weekends; and 
• staff will be able to use the visitor car park accessible from Sir Donald Bradman Drive or 

the staff car park accessible from Pearson Street, therefore potentially reducing vehicle 
movements on Pearson Street. 

 
Council's City Assets Department is also satisfied that the proposed operating hours are "unlikely 
to impact on traffic as most of the traffic occurs during peak traffic hours". 
 
With the above operational restrictions in place, the proposal would not result in any adverse 
traffic-related impacts. Conditions of consent that reinforce the above operational requirements 
have been recommended. 
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Waste Management 
The approved development included a comprehensive Waste Management Plan that was 
prepared by WSP Australia Pty Ltd. This included an external 29m² bin storage area located at the 
northern end of the building, which will accommodate the following: 
 

• 2 x 1,100L general waste bins; 
• 6 x 1,100L recyclables; and 
• 4 x 240L food waste bins. 

 
There will be no change to the approved waste collection hours which are between 7.00am and 
7.00pm weekdays.   
 
WSP Australia Pty Ltd have reviewed the impacts of the extended operating hours and "are 
satisfied that the previous assessments accommodate these proposed revisions, in accordance 
with the approach described in the attached variation letter". 
 
PDC 2, 5 and 6 of the General Section (Waste) are hereby satisfied. 
 
 
SUMMARY 

When balanced against the approved development and the existing site and locality 
characteristics, the proposal to extend the operating hours to include weekends is considered to be 
orderly and appropriate. 
 
The proposal will include limitations on staff numbers and access for larger vehicles on weekends 
to ensure any traffic-related impacts are minimised.  Furthermore, the extended operating hours 
would not result in additional noise or disturbance as appropriate noise attenuation and odour 
management measures have already been approved for the development and are still considered 
suitable. 
 
Having considered all the relevant provisions 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 12 July 2018 and warrants 
Development Plan Consent and Development Approval. 
 
 
RECOMMENDATION 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent and Development Approval for Application 
No. 211/1287/2018/A by Meals On Wheels (SA) Incorporated for Variation to Development 
Application 211/1287/2018 for construction of a one and two-storey facility, incorporating office, 
training room, commercial kitchen store and 3.1m high acoustic barrier, advertising and ancillary 
carpark - Vary Condition 8 of approval: hours of operation to now include weekends at 80-84 Sir 
Donald Bradman Drive, Hilton (CT 5773/544, 5875/402, 5725/70, 5725/71 & 5725/72) subject to 
the following conditions of consent: 
 
Development Plan Consent Conditions: 
 

1. The development must be undertaken, completed and maintained in accordance with the 
plans and information detailed in this Application except where varied by any conditions listed 
below: 
• Letter prepared by Future Urban dated 6 February 2020; 
• Letter prepared by Future Urban dated 16 April 2020; 
• Email from Nick Asha of WSP Australia Pty Ltd dated 16 April 2020; and 
• Email from Greg Barry of WSP Australia Pty Ltd dated 16 April 2020. 
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2. Except where varied by this approval, all other conditions, approved plans and details relating 
to Development Application 211/1287/2018 shall continue to apply to the approved 
development. 

 
       Reason: To ensure the development is undertaken in accordance with the approved plans 
   and conditions. 
 
3. The hours of operation of the development approved herein shall be between the following: 

• 5.00am to 11.00pm - Monday to Friday (no change) 
• 7.30am to 5.30pm - Saturday 
• 9.00am to 5.00pm - Sunday or Public Holidays 

 
Reason: To minimise the impact of the development on the amenity of the locality. 

 
4. No commercial service vehicles (MRV waste collection and food supply vehicles) shall access 
 the site on weekends or public holidays and no incoming deliveries shall be received on 
 weekends or public holidays. 

Reason: To minimise the impact of the development on the amenity of the locality. 
 

5. Food production and distribution shall not occur at the same time as staff trainings on 
weekends or public holidays. 
Reason: To minimise the impact of the development on the amenity of the locality. 

 
6. No more than 40 staff shall attend staff training on weekends or public holidays. 

Reason: To minimise the impact of the development on the amenity of the locality. 
 
 
 

Attachments 
1. Relevant Development Plan Provisions   
2. Council Assessment Panel Agenda and Minutes 11 June 2019 - Item 6.2   
3. Application Documents   
4. Representation & Applicant's Response   
5. Internal Referral Response    
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6.3 217 Anzac Highway, PLYMPTON 
Application No  211/1240/2019 
 
DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF DEVELOPMENT Construction of one (1) three-storey residential flat 
building containing six (6) dwellings with associated 
landscaping, bin enclosure and boundary fencing to 
maximum height of 2.4 metres 

APPLICANT Square Ceilings Pty Ltd 
APPLICATION NUMBER 211/1240/2019 
LODGEMENT DATE 12 December 2019 
ZONE Urban Corridor Zone 
POLICY AREA Boulevard Policy Area 34 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

• City Assets 
• Waste Management 
 
External 
• Department of Planning, Transport and 

Infrastructure (DPTI) 
DEVELOPMENT PLAN VERSION Consolidated 12 July 2018 
DELEGATION • The relevant application proposes mixed use 

development, including residential development, 
of three or more storeys above finished ground 
level 

RECOMMENDATION Support with conditions 
AUTHOR Brendan Fewster 

 
 
SUBJECT LAND AND LOCALITY 

The subject land comprises a single allotment that is commonly known as 217 Anzac Highway, 
Plympton. The land is formally described as Allotment 6 in Deposited Plan 1979 in the area named 
Plympton Hundred of Adelaide, Volume 5658 Folio 769. 
 
The subject site is generally rectangular in shape with an angled frontage of 15.8 metres (m), a 
depth of 47.4m and a total site area of approximately 723 square metres (m2). 
 
It is noted that there are no easements, encumbrances or Land Management Agreements on the 
Certificate of Title. 
 
The site currently contains a single storey dwelling and an outbuilding to the rear. The land is 
relatively flat with an approximate fall of only 200mm from the front of the site to the rear boundary. 
There are no Regulated Trees on the site or on adjoining land that would be affected by the 
development, however the large Ash Trees in front of the site on Anzac Highway are Local 
Heritage listed. 
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The locality is dominated by the Anzac Highway road corridor, which is a major arterial road. The 
northern side of Anzac Highway is residential in land use and built form character, comprising a 
mix of detached dwellings, group dwellings and residential flat buildings of up to four storeys in 
height. There are several recent developments of three storeys on both sides of Anzac Highway. 
Existing development on the southern side of Anzac Highway is predominantly residential although 
there is a large commercial development (child care centre) that is opposite the subject land. The 
original allotment pattern has been significantly fragmented as a result of infill development. 
 
The amenity in the vicinity of Anzac Highway is low to moderate, which is attributed to the mixed 
built form character and the high volume and frequency of traffic along Anzac Highway. 
 
The subject land and locality are shown on the aerial imagery and maps below. 
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RELEVANT APPLICATIONS 

DA Number Description of 
Development Decision  Decision Date 

211/50/2020 Land division - Community 
Title; SCAP No. 
211/C004/20; Create five (5) 
additional allotments and 
common property 

Under Consideration  

211/1421/2016 Removal of a regulated tree - 
Eucalyptus crebra (Narrow- 
Leaved Ironbark) 

Approved 21/12/2016 

 
 
PROPOSAL 

The application is seeking the construction of a three-storey residential flat buildings containing six 
dwellings. 
 
The proposed building has a linear design and orientation, with all dwellings fronting onto a new 
common driveway that follows the alignment of the western side boundary. The southern end of 
the building (Dwelling 1) incorporates fenestration and a return balcony to address the road 
frontage. The main front wall is setback a minimum of 3.1m from the road boundary, with the front 
balcony setback at least 4.34m. 
 
The proposed building is designed with a common architectural style and form with relatively 
simple facades that include modular projections, balconies and flat roofs behind parapet walls. 
External materials include vertical Scyon Axon panels and rendered wall cladding, aluminium 
screens and aluminium frame windows and doors finished in light colours (white, grey and dark or 
similar).   
 
A bin storage area will be located in the front south-eastern corner of the site. The storage area will 
be enclosed with vertical Scyon Axon panels and colorbond sheeting at a maximum height of 
approximately 2.7 metres. 
 
A combined retaining wall and good neighbour fence with a maximum height of 2.4 metres is to be 
constructed along the side and rear boundaries. A mix of landscaping will be provided adjacent to 
the visitor park at the front of the site, along the common driveway and within the rear courtyard of 
each dwelling comprising a mix of trees and hedge plantings. 
 
All existing buildings on the site are to be demolished. 
 
The relevant plans and documents are contained in Attachment 2. 
 
 
PUBLIC NOTIFICATION 

The application is a Category 1 form of development pursuant to the Procedural Matters section of 
the Urban Corridor Zone. 
 
As the proposal is Category 1, public notification was not required to be undertaken. 
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INTERNAL REFERRALS 

Department  Comments  
City Assets  • The FFL's of the proposed development (17.05 minimum) have 

been assessed as satisfying minimum requirements (16.90) in 
consideration of street and/or flood level information. 

• The proposed stormwater connection location has been 
assessed as satisfying minimum requirements. 

• The shape and material of stormwater connection through the 
road verge area has been assessed as satisfying minimum 
requirements. 

• Significant alterations will be required to the existing public Side 
Entry Pit (SEP) fronting the subject site to allow for a standard 
driveway access for proposed development. 

• The common driveway has been assessed as satisfying 
minimum requirements. 

• Provided plan has indicated that letter boxes is within the 300mm 
landscaping area of the common driveway entrance, which 
should be relocated. 

• One parking spaces has been proposed to be located directly off 
of the 6m by 6m passing entry within the property. Although often 
supported by City Development, City Assets does not support 
this arrangement and considers this to be potentially dangerous 
due to vehicles accessing these spaces having to enter and exit 
the property from the wrong side of the common driveway. 

• Provided car parking space has been assessed as satisfying 
minimum requirements. 

• Council's Waste Management team has supported the waste for 
this development to be serviced by Council's waste services. 

• It is likely that the applicant has chosen to adopt the 'Alternate' 
approach for desired stormwater management for this site, 
however the description of the tank does not meet all of the 
'Alternate' stormwater management approach requirements. 

• The internal garage length is currently measured at 5.6m. 
Considering in an enclosed garage with obstruction (walls and 
garage door) on four sides, and the manoeuvrability within the 
garage, City Assets believe that a 5.8m garage internal length is 
considered reasonable. It is left to the planner's consideration on 
whether a 5.6m garage internal length will be acceptable. 

 
Waste 
Management 

• The proposed shared waste service is supported.  
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EXTERNAL REFERRALS 

Department  Comments  
DPTI  • Whilst it is not ideal for the driveway to be located opposite a 

median opening, it is understood that the proposed driveway 
cannot be located to the other side of the allotment due to an 
existing street tree.  

• It is noted that the proposed driveway arrangement seems to 
broadly facilitate the turning movements required for passenger 
vehicles parked in the garages and on-site visitor park to enter 
and exit the site in a forward direction, the department 
recommends the following minor alterations to the proposed 
driveway: 
-   The trafficable surface should be 6.0 metres in width 

consistent with AS/NZS 2890.1 2004 
-   The driveway should meet Anzac Highway at 90O to the road, 

or as near as practicable 
-   The driveway should ideally have some physical separation 

from the neighbouring access (approx. 1.0 metres of upright 
kerb would be desirable) 

-    Ideally, visitor parks should not be located within the first 6.0 
metres of a driveway to minimise the likelihood of conflicting 
vehicle movements 

 
A copy of the relevant referral responses is contained in Attachment 3. 
 
 
RELEVANT DEVELOPMENT PLAN PROVISIONS 

The subject land is located within the Urban Corridor Zone and, more specifically, is within 
Boulevard Policy Area 34 as described in the West Torrens Council Development Plan.  
 
The relevant Desired Character statements are as follows: 
 
Urban Corridor Zone - Desired Character: 
This zone will contain an innovative mix of medium density (45-70 dwellings per hectare) and high 
density (70-200 dwellings per hectare) residential development, together with community and 
employment land uses, along the Port Road, Anzac Highway, Richmond Road and Henley Beach 
Road corridors. The combination of land uses will vary within these corridors. Some locations will 
contain a genuine land use mix with ground floor shops, restaurants and offices, and upper level 
residential, while other areas will give primacy to residential development. Other parts of the zone 
will have a strong employment focus.  
 
The function of main roads in the zone, particularly Port Road, Richmond Road and Anzac 
Highway, as major transport corridors will be protected by providing access to allotments from 
secondary road frontages and rear access ways as much as possible. Parking areas will be 
consolidated, shared (where possible) and screened from the street or public spaces. Allotments 
with car parking fronting Port Road, Anzac Highway, Richmond Road and Henley Beach Road will 
be redeveloped with built form closer to the road and reconfigured car parking areas.  
 
As one of the key zones in the City of West Torrens where there will be transformation in built form, 
new buildings will be recognised for their design excellence. These buildings will establish an 
interesting pedestrian environment and human-scale at ground level through careful building 
articulation and fenestration, verandas, balconies, canopies and landscaping. In general, the 
greatest height, mass and intensity of development will be focussed at the main road frontage. 
Buildings of 3 or more storeys will be the predominant built form. It is for these reasons that 
dwellings other than detached dwellings will be the predominant form of residential development. 
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Overlooking, overshadowing and noise impacts will be moderated through careful design. Impacts 
on adjoining zones where development is lower in scale and intensity will be minimised through 
transition of building heights and setbacks, judicious design and location of windows and 
balconies, and the use of landscaping. The transition of building heights and setbacks, and 
judicious design is especially important adjacent Character Policy Areas, including those Character 
Policy Areas at Glandore and Ashford. The use of blank walls in these transitional areas, especially 
at the rear and side of allotments, will be avoided. Plant and service equipment will be enclosed 
and screened from view from the street and neighbouring allotments.  
 
Where buildings are set back from main roads, landscaping will contribute to a pleasant pedestrian 
environment and provide an attractive transition between the public and private realm. Large scale 
development in the zone will facilitate the establishment of areas of communal and public open 
space, and create links with existing movement patterns and destinations in the zone. Front 
fencing in the zone will be kept low and/or visually permeable.  
 
Some parts of the zone, including allotments in Thebarton and Keswick, are potentially 
contaminated because of previous and current industrial activities. In these circumstances, 
development is expected to occur on a precautionary basis if site contamination investigations 
identify potential site contamination, particularly where it involves sensitive uses such residential 
development.  
 
The Thebarton brewery has potential to cause nuisance to future users and residents within this 
zone through noise and odour. To mitigate potential adverse impacts, residential development 
north of Smith Street that is likely to be sensitive to brewery operations should generally be 
avoided unless interface mitigation measures have been implemented (or will be implemented 
within an acceptable period) such that the anticipated impacts are within acceptable limits.  
Noise and air amenity with the zone is not expected to be equivalent to that expected from living in 
a purely residential zone. 
 
Boulevard Policy Area 34 - Desired Character: 
The policy area will contain a mix of land uses that complement the function of Port Road as a 
strategic transport route linking central Adelaide with the north western suburbs, and Anzac 
Highway linking central Adelaide with Glenelg.  
 
The redevelopment of existing commercial and industrial allotments into medium-to-high scale, 
mixed-use development will occur. Where development has a mix of land uses, non-residential 
activities such as shops, offices and consulting rooms will be located on lower levels with 
residential land uses above. In order to achieve the desired transformation of the policy area, 
dwellings other than detached dwellings will be the predominant form of residential development.  
A mix of complementary land uses will assist in extending the usage of the policy area beyond 
normal working hours to enhance its vibrancy and safety.  
 
Development will take place at medium and high densities, at a scale that is proportionate to the 
width of Port Road and Anzac Highway respectively. To achieve this, development will take place 
on large, often amalgamated allotments. Vehicle access points will be located off side streets and 
new rear laneways where possible, so that vehicle flows, safety and efficient pedestrian movement 
along Port Road and Anzac Highway are maintained.  
 
Pedestrian areas will be enhanced to maximise safety and strong links will be made between 
development and tram stops along Port Road, and Bonython Park.  
 
While the use and address of buildings will be designed to be easily interpreted when driving in a 
vehicle, the footpath will be sheltered with awnings, verandas and similar structures.  
Buildings of up to eight storeys will have a strong presence to Port Road and Anzac Highway.  
At lower levels, buildings will have a human scale through the use of design elements such as 
balconies, verandas and canopies. Development on corner allotments will enhance the gateway 
function of such corners by providing strong, built-form edges combined with careful detailing at a 
pedestrian scale to both street frontages.  
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Podium elements, where higher floors of the building are set back further than lower level floors, 
may be used to improve air quality (through greater air circulation), as well as enhancing solar 
access, privacy and outlook for both the residents of the building and neighbours.  
 
Buildings along Port Road will have zero setback from the front boundary in order to establish a 
strong and imposing presence to the road, while short front setbacks along Anzac Highway will 
allow for some landscaping to contribute to a more open landscaped character. 
 
On-site vehicle parking will not be visible from Port Road and Anzac Highway, by locating parking 
areas behind building façades and shielding under croft parking areas with landscaping and 
articulated screens. 
 
Additional provisions of the Development Plan which relate to the proposed development are 
contained in Attachment 1. 
 
 
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 

 
NET SITE DENSITY 
Urban Corridor Zone 
PDC 5 
 

 
100 dwellings per hectare (min.) 
 

 
83 dwellings per hectare 

 
Does Not Satisfy 

 
 
PRIMARY STREET SETBACK  
Urban Corridor Zone 
PDC 17 

 
Minimum setback where 

frontage is to Port Road, Anzac 
Highway or Henley Beach Road 

- No minimum at Port Road 
- 3m at Anzac Highway 

 
All other cases 

- 2 metres 
 

 
3.1m  

 
Satisfies 

 

 
SIDE SETBACK 
Urban Corridor Zone 
PDC 19 

 
Side 

Frontage width 20m or less 
- no minimum up to 2 storeys 

and 3m above this height 
 

Frontage width >20m 
- 3m 

  

 
Ground floor - 1.0m-6.3m 

First floor - 1.0m-4.3m 
Second Floor - 1.0m-3.7m 

 
Satisfies 
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REAR SETBACK 
Urban Corridor Zone 
PDC 19 

 
Rear 

3m (min.) (where abuts a 
different zone) 

 
0m (all other cases) 

 

 
0.93m-3.34m 

 
Satisfies 

 
STORAGE 
Residential Development 
PDC 31 
 

 
8m³ (min.) 

 
8m³ 

(under stairs, linen, WIR) 
 

Satisfies 
 

 
BUILDING HEIGHT 
Urban Corridor Zone 
PDC 13 

 
Min. Height 

- 3 storeys or 4 storeys for land 
facing the Adelaide Park Lands 

 
Max. Height 

- Allotments abutting Residential 
Character Glandore Policy Area 

24, and allotments between 
Syme Street and South Road:  

3 storeys and 12.5m 
 

8 storeys or 32.5m  
(all other allotments) 

 

 
3 storeys or 10m 

 
Satisfies 

 

 
CARPARKING SPACES  
Urban Corridor Zone 
PDC 20 

 
Residential Development 

(+ an additional 0.25 spaces per 
dwelling for visitors) 

 
- 0.25 spaces per studio (no 

separate bedroom) 
- 0.75 spaces per 1 bedroom 

dwelling 
- 1 space per 2 bedroom 

dwelling 
- 1.25 spaces per 3+bedroom 

dwelling 
 

 
3 x 2-bed 
3 x 3-bed 

Demand - 8.25 spaces 
 

2 spaces provided for 
Dwellings 1, 2 & 6 

1 space provided for 
Dwellings 3-5 plus one shared 

visitor space 
(10 spaces in total) 

 
Satisfies 

 
 
BICYCLE PARKING 
WeTo/7 Off-street Bicycle 
Parking Requirements for 
Designated Areas 
 

 
Employee / resident = 1 for 

every 4 dwellings  
 Visitor / shopper = 1 for every 

10 dwellings 
 

 
Bike storage in garage or 

courtyard 
 

Satisfies 

 
LANDSCAPING 
Medium and High Rise 
Development  
(3 or more stories) 
PDC 23 
 

 
Deep soil areas (min) 

 
<300m² = 10m² with a min 

dimension of 1.5m 
 

300 - 1500m² = 7% site area 
with a min dimension of 3m 

 

 
Approximately 10.3% 

 
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: 
 
Form of Development and Desired Character 
The subject land is situated within Boulevard Policy Area 34 of the Urban Corridor Zone.  
Objective 1 of the Policy Area envisages the following: 
 
"Medium and high rise development framing the street, including mixed use buildings that contain 
shops, offices and commercial development at lower floors with residential land uses above". 
(underlined for emphasis) 
 
The proposal to construct a residential flat building containing dwellings over three levels is 
therefore a desirable form of development from a general land use perspective. 
 
While the provision of residential uses within mixed-use developments is desirable, PDC 1 and 2 of 
the Policy Area does not preclude development that is exclusively 'residential' provided it 
contributes positively to a "medium-to-high density urban environment". As considered in more 
detail below, the proposed three storey residential flat building would be of high density and a scale 
that is complementary to recent development within the locality.  
 
Accordingly, the proposal is considered to be an orderly and desirable form of development. 
 
Residential Density 
The Desired Character for the Urban Corridor Zone is seeking a "mix of medium density  
(45-70 dwellings per hectare) and high density (70-200 dwellings per hectare) residential 
development". 
 
As the subject land has a total area of 723m², the 'net' residential density of the development has 
been calculated at 83 dwellings per hectare. While PDC 5 of the Zone recommends a 'minimum' 
density of 100 dwellings per hectare within the Boulevard Policy Area 34, the proposed 
development is within the high density range and the density shortfall equates to only one dwelling, 
which could have been achieved within the current building envelope with smaller sized dwellings 
(i.e. studio and one-bed). It is considered more appropriate to provide larger two and three-
bedroom dwellings as is currently proposed. 
 
As considered in more detail below, the proposed density of the development would not 
compromise the spatial and functional characteristics of the development in terms of the built form 
relationship with the street and adjoining properties, on-site car parking and vehicle 
manoeuvrability or the internal amenity for future occupants. 
 
Accordingly, the residential density is considered to meet the intent of the Zone and Policy Area as 
an area for medium and high density residential development. 
 
Design and Appearance 
The Development Plan provisions promote contemporary and innovative building designs. New 
development that provides a "uniform streetscape edge" is desirable within the Zone and Policy 
Area. 
 
The proposed residential flat building is of a modern design with a common architectural style and 
form. The street façade has been improved with the inclusion of fenestration, a return balcony and 
feature vertical cladding, which ensure the building has a reasonable street presence. The façades 
include windows to both upper floors that facilitate passive surveillance of the internal driveway and 
adjacent footpath, while the dwelling entrances are readily identifiable and accessible from the 
road frontage and vehicle parking areas. The facades are also recessed at certain points to break 
up the building mass and proportions and different materials and colour variations provide visual 
interest. 
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The proposal includes a bin enclosure in the front corner of the site. While it would be preferred for 
the enclosure is located at the rear, the current location would facilitate convenient bin 
management without having a significant visual impact upon the streetscape. The enclosure will 
have a maximum height of 2.7m and will be clad with vertical Scyon Axon panels and colorbond 
sheeting to complement the proposed dwellings. 
 
The internal floor areas would provide functional living environments with living rooms having an 
outlook to balconies and rear courtyards and reasonable access to sunlight. 
 
PDC 13 of the Urban Corridor Zone envisages building heights of up to eight storeys or 32.5me 
within Boulevard Policy Area 34. The proposed building has a maximum height of 10 metres  
(three storeys), which is well within the recommended height range. The proposed building height 
is therefore acceptable. 
 
The design and appearance of the proposal is of a relatively high standard and when considered 
against the existing site conditions and the intent of the Urban Corridor Zone, the proposed 
development would respond positively to the surrounding built form character. PDC 4, 8 and 9 of 
Boulevard Policy Area 34 and Objective 1 and PDC 1 of the General Section (Design and 
Appearance) are therefore satisfied. 
 
Boundary Setbacks 
As recommended by PDC 17 of the Urban Corridor Zone, buildings should be setback from Anzac 
Highway at a minimum distance of 3m. The main front wall of the proposed building is setback at 
least 3.1m from the road boundary, with the front balcony setback at least 4.34m. The front 
building setbacks are therefore acceptable and the road façade is relatively well-articulated with 
some landscaping provided. 
 
For side boundary setbacks, PDC 19 of the Urban Corridor Zone does not prescribe a minimum 
setback for buildings up to a height of two storeys. For buildings of three or more storeys, a 
minimum setback of 3m is required.  The third storey (level 2) of the proposed building is setback 
greater than 3m from the western side boundary however the setback to the eastern side is 
between 1m and 3m. The reduced setback on this side is reasonable in this instance given the 
ground and first floors are setback from the boundary and that the adjoining land is occupied by a 
three storey building that is located a similar distance from the boundary. The north to south 
orientation of the land would also minimise any overshadowing impacts. 
 
The proposed rear boundary setbacks are acceptable as PDC 19 allows for boundary development 
(i.e. no setback) where the subject land does not directly abut land in a different zone. 
 
Retaining and Fencing 
The proposal includes the construction of a colorbond fencing along the side and rear boundaries 
at a height of 2.1m. As some sections of the boundaries will require retaining up to a height of 
approximately 300mm, the combined height of the retaining walls and fencing will be a maximum 
of 2.4m. Given that PDC 19 of the Urban Corridor Zone allows boundary walls of up to two storeys, 
the overall height of the fencing is acceptable. 
 
Vehicle Access and Car Parking 
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 residents and 
visitors. As the proposal includes changes to an existing access on Anzac Highway, which is a 
major arterial road, the application has been referred to the Department of Planning, Transport and 
Infrastructure (DPTI). 
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A common driveway along the western side of the site will provide vehicle access to all of the 
dwellings within the residential flat building. The crossover design has been amended in response 
to concerns raised by both DPTI and Council's City Assets Department. The internal manoeuvring 
areas have also been considered and deemed to meet the relevant Australian Standard. The 
proposed access arrangements are considered safe and convenient in accordance with PDC 24 of 
the General Section (Transportation and Access). 
 
In terms of on-site car parking, Dwellings 1, 2 and 6 will be provided with double garages while 
Dwellings 2-5 will have single garages. One common visitor space is to be provided at the front of 
the site. A total of 10 spaces will therefore be provided for the development. PDC 20 of the Urban 
Corridor Zone requires car parking to be provided based on Table WeTo/6 - Off-street Vehicle 
Parking Requirements for Designated Areas. In Boulevard Policy Area 34, car parking should be 
provided as follows: 
 

• 1 space per 2 bedroom dwelling  
• 1.25 spaces per 3 + bedroom dwelling  
• Plus 0.25 spaces per dwelling for visitors 

 
Given the proposal comprises 3 x 2-bedroom and 3 x 3-bedroom dwellings, there is a 
Development Plan requirement for 8.25 spaces (inclusive of visitor parking). As 10 car parking 
spaces will be provided, the proposal satisfies PDC 20. 
 
Council's City Assets Department raised traffic safety concerns with the proposed visitor space as 
it located adjacent to the passing area at the front of the site. Given the low traffic generation of the 
development the potential for vehicle conflict is considered negligible, with the benefits of having a 
common visitor space outweighing the low risk of vehicle conflict. Concerns were also raised with 
the internal length of the garages being less than 5.8m. The proposed internal garage length has 
been increased to 5.7 metres, which is consistent with general industry standards. It should be 
noted that the Australian Standards do not specify a minimum internal garage length of 5.8m. 
 
Landscaping 
The applicant has provided a landscaping scheme for the development that includes a mix of trees, 
shrubs and hedges to the front of the site, within rear yards and along the new common driveway. 
Permeable paving is also proposed for the visitor parking space. The proposed landscaping would 
equate to approximately 10 per cent of the site, which satisfies the deep soil zone requirements of 
PDC 23 of the General Section (Medium and High Rise Development (3 or More Storeys). The 
landscaping would enhance the internal amenity and external appearance of the development in 
accordance with PDC 1 and 4 of the General Section (Landscaping, Fences and Walls). 
 
Private Open Space 
The proposed dwellings will be provided with between 23m² and 33m² of private open space 
comprising of rear courtyards and balconies. The amount of private open space for each dwelling 
is considered to satisfy PDC 19 of the General Section (Residential Development). The rear yards 
achieve the minimum dimension guidelines and would also be accessible from either a study or 
garage, which is reasonable given the overall configuration of the dwellings. Suitable private open 
space for entertaining, clothes drying and other domestic functions would therefore be provided for 
occupants of the proposed dwellings. 
 
Overlooking 
The proposal has been amended so that all upper level windows and balconies facing the side and 
rear boundaries have fixed obscure glazing to a height of at least 1.7m above the floor level. It is 
noted that the elevations nominate these windows as being obscure but not fixed. This requirement 
will be reinforced by way of condition.  
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The proposed privacy measures are considered adequate in preventing ‘direct’ views from the 
upper storey windows and balconies into the habitable room windows and yards areas of adjoining 
properties. The proposal therefore satisfies PDC 27 of the General Section (Residential 
Development).  
 
Overshadowing 
Given the three storey scale of the proposed building, it is reasonable to expect that some shadow 
would be cast over the adjoining land to the south, particularly during winter months. 
 
The applicant has provided a series of shadow diagrams for the winter solstice, which demonstrate 
that the most significant shadowing impacts would affect the Anzac Highway road reserve rather 
than the adjoining residential properties. The habitable room windows and yard areas of the 
adjoining properties will continue to receive at least two hours of natural light during the day in 
winter, as required under PDC 11 of the General Section (Residential Development). 
 
The proposal is therefore considered to satisfy PDC 10, 11 and 12 of the General Section 
(Residential Development). 
 
Stormwater and Flood Management 
Stormwater runoff from each dwelling will be directed to individual 3,000L rainwater retention tanks 
and plumbed into all toilets and the laundry for each dwelling. Overflow from the rainwater tanks 
and hard paved surfaces will be discharged to the street water table in accordance with Council's 
standard requirements. Council's City Assets Department has confirmed that the proposed 
stormwater management system is acceptable. 
 
Waste collection 
A Waste Management Report has been prepared by Colby Phillips Advisory.  The report confirms 
that a 'shared' bin service will be provided based on the one of the following design options: 
 
Preferred Option (once Council introduces larger general waste bins) 

• 3 x 240L general waste - weekly service 
• 4 x 240L recycle - fortnightly service 
• 2 x 240L organics - fortnightly service 

 
Interim Option (based on current requirements) 

• 4 x 140L general waste - weekly service 
• 4 x 240L recycle - fortnightly service 
• 2 x 240L organics - fortnightly service 

 
Council’s Waste Management Department has supported a shared service and considers there to 
be sufficient space for kerbside presentation based on the above number of bins. A private waste 
contractor is therefore not required. The proposal is consistent with Objective 2 of the General 
Section (Waste). 
 
A condition of consent has been included that requires the owner to notify any potential purchaser 
or occupier of the land that a shared waste collection arrangement will service the land. 
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SUMMARY 
When balanced against the existing site and locality characteristics and the Desired Character for 
the Urban Corridor Zone and Boulevard Policy Area 34, the proposed residential development is 
considered to be an orderly and desirable form of development. 
 
The building scale and layout the development density is consistent with the Desired Character for 
the Zone and Policy Area and compatible with the existing and desired built form characteristics of 
the locality.   
 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is not considered to be seriously at variance with the Development Plan. 
 
On balance, the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 6 February 2018 and warrants 
Development Plan Consent subject to conditions. 
 
 
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. 211/1240/2019 by Square 
Ceilings Pty Ltd for construction of one (1) three-storey residential flat building containing six (6) 
dwellings with associated landscaping, bin enclosure and boundary fencing to maximum height of 
2.4 metres at 217 Anzac Highway, Plympton 5038 (CT 5658/769) subject to the following 
conditions of consent and reserved matter: 
 
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. Stormwater quality improvement measures that are demonstrated to satisfy the State 

Government Water-Sensitive Urban Design policy guidelines must be submitted to the 
satisfaction of Council. 

 
Development Plan Consent Conditions: 
 
1. The development must be undertaken, completed and maintained in accordance with the 

plans and information detailed in this Application except where varied by any conditions listed 
below: 

 
• Proposed Site Plan (Drawing No. 190 24 SD01, Rev. B) prepared by Nic Design Studio 

dated 27 March 2020; 
• Proposed Plans (Drawing No. 190 24 SD02, Rev. B) prepared by Nic Design Studio dated 

27 March 2020; 
• Proposed Site Plan (Drawing No. 190 24 SD03, Rev. B) prepared by Nic Design Studio 

dated 27 March 2020; 
• Proposed Sections (Drawing No. 190 24 SD04, Rev. B) prepared by Nic Design Studio 

dated 27 March 2020; 
• Proposed Elevations (Drawing No. 190 24 SD05, Rev. B) prepared by Nic Design Studio 

dated 27 March 2020; 
• Proposed Elevations (Drawing No. 190 24 SD06, Rev. C) prepared by Nic Design Studio 

dated 27 March 2020; 
• Shadow Diagrams (Drawing No. 190 24 SD07, Rev. B) prepared by Nic Design Studio 

dated 27 March 2020; 
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• Proposed Landscape Plan (Drawing No. 190 24 SD08, Rev. B) prepared by Nic Design 
Studio dated 27 March 2020; 

• 3D Views (Drawing No. 190 24 SD09) prepared by Nic Design Studio dated 27 March 
2020; 

• Detail Surevey (Jon No. 190410) prepared by Damrob dated 25 October 2019; 
• Civil Details - 1 (Drawing No. 191028-C1/B) prepared by SCA Engineers dated 31 March 

2020; 
• Survey Layout Plan (Drawing No. 191028-C2/B) prepared by SCA Engineers dated  

31 March 2020; 
• Civil Layout Plan (Drawing No. 191028-C3/B) prepared by SCA Engineers dated  

31 March 2020; 
• Retention Water Tank Detail (Drawing No. 191028-C4/B) prepared by SCA Engineers 

dated 31 March 2020; 
• Traffic and Parking Assessment prepared by Phil Weaver & Associates dated 10 

December 2019; 
• Waste Management Plan prepared by Colby Phillips Advisory dated 26 November 2019; 

and 
• Planning Report prepared by Future Urban dated 10 December 2019. 

 
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 stormwater management measures for the development approved herein, including harvest 
 tanks and supply mechanisms shall be installed and operational prior to the occupation of the 
 development. 

Reason:  To ensure that adequate provision is made for the management of stormwater. 
 
4. The stormwater connection through the road verge area shall be constructed of shape and 

material to satisfy Council’s standard requirements as follows: 
 

• 100 x 50 x 2mm RHS Galvanised Steel; or 
• 125 x 75 x 2mm RHS Galvanised Steel; or 
• Multiples of the above. 

 
Reason:  To maintain existing Council infrastructure. 

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

or paving, and be properly drained prior to occupation, and shall be maintained in reasonable 
condition at all times to the satisfaction of Council. 
Reason:  To ensure safe and convenient vehicle access and to supress dust 
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6. All landscaping shall be planted in accordance with the approved plans (Proposed Landscape 
Plan, Drawing No. 190 24 SD08, Rev. B prepared by Nic Design Studio dated 27 March 2020) 
within three (3) months of the occupancy of the development. Any person(s) who have the 
benefit of this approval will cultivate, tend and nurture the landscaping and shall replace any 
plants which may become diseased or die. 
Reason:  To enhance the amenity of the site and locality and to mitigate against heat loading 

 
7. The upper storey windows and balconies of all dwellings, except for the south-facing (front) 

windows of Dwelling 1, shall be fitted with fixed obscure glass to the windows and balcony 
balustrades to a minimum height of 1.7 metres above the upper floor level to minimise the 
potential for overlooking of adjoining properties, prior to occupation of the building. The glazing 
in these windows shall be maintained to the satisfaction of Council at all times. 
Reason:  To maintain the privacy of neighbouring residents 

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

within the common driveway entrance and passing area. 
 

Reason:  To ensure safe and convenient vehicle access 
 
9. The storage and collection of waste shall occur in accordance with the approved plans and 
 the Waste Management Plan prepared Colby Phillips Advisory dated 26 November 2019. 
 

Reason:  To ensure waste is appropriately managed on the land 
 
10. The owner shall inform in writing any potential purchaser or occupier of the land (or portion 

thereof) that a shared waste collection arrangement will service the land for the collection of 
waste. 
Reason:  To ensure waste is appropriately managed on the land 

 
11. The bin storage enclosure shall be kept clean and tidy at all times with bins cleaned regularly 
 to minimise odour. 

Reason:  To minimise odour and to maintain the amenity of neighbouring properties 
 
Conditions imposed upon recommendation of DPTI  
 
12. Vehicular access to/from Anzac Highway shall be a minimum of 6 metres in width with 

generous flaring to the road, located adjacent the western site boundary. 
 
13. All vehicles shall enter and exit the site in a forward direction. 
 
14. Stormwater run-off shall be collected on-site and discharged without jeopardising the safety 

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

 
 
 
Attachments 
1. Relevant Development Plan Provisions   
2. Proposal Plans & Documents   
3. Referral Responses    
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6.4 24 Portland Street, FULHAM 
Application No  211/231/2020 
 
DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF DEVELOPMENT Land division - Torrens Title; SCAP No. 
211/D025/20; Create one (1) additional allotment 

APPLICANT Peter and Todd Keough 
c/- Zaina Stacey Development Consultants 

LODGEMENT DATE 25 March 2020 
ZONE Residential 
POLICY AREA Low Density Policy Area 21 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

• Nil 
External 
• State Commission Assessment Panel (SCAP) 
• South Australian Water Corporation (SA Water) 

DEVELOPMENT PLAN VERSION Consolidated - 12 July 2018 
DELEGATION • The relevant application proposes a merit form of 

development which does not meet the minimum 
site area requirements in the relevant Zone or 
Policy Area by 7.5% or more. 

RECOMMENDATION Support with conditions 
AUTHOR Jordan Leverington 

 
 
BACKGROUND 

A combined land division and built form application was previously submitted and granted Planning 
and Land Division Consent on 11 June 2019 By the Council Assessment Panel (CAP). The 
applicant has now decided to pursue a different direction and seeks approval only for the 1 into 2 
land division with no built form component. 
 
As the land division proposes allotments more than 7.5% deficient of the minimums described in 
the Development Plan, it must be determined by the CAP.  
 
The combined application cannot simply be amended, as the removal of the built form portion of 
the application changes the essential nature of the application. Case law requires that a new 
application be submitted and considered. It is the new application that is subject of this report. 
 
 
SUBJECT LAND AND LOCALITY 

The subject land is formally described as Allotment 434 in Deposited Plan 6148 in the area named 
Fulham, Hundred of Adelaide, Volume 5656 Folio 513, more commonly known as 24 Portland 
Street, Fulham. The subject site is irregular in shape with a 27.4 metre (m) wide frontage to 
Portland Street and a site area of 767 square metres (m2).  
 
There is a sewerage easement to the South Australia Water Corporation that exists on the 
adjacent allotment to the rear of the subject land. 
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The site currently contains a single storey detached dwelling with attached carports, verandah and 
outbuilding. The site is relatively flat. There are no regulated trees on the subject site or on 
adjoining land that would be affected by the development.  
 
The locality consists of detached dwellings at low densities and wide street frontages, although 
there is evidence of some smaller allotments that have recently been developed. The boundary 
with the City of Charles Sturt is 50m to the west of the subject land and there appears to be a more 
dense pattern of division observed. The subject land is 60m from the 400m Centre Zone buffer 
area, 240m north of the River Torrens, 400m south of Henley Beach Road and 800m west of 
Tapleys Hill Road. There is moderate accessibility to public transport in this location.  
 
The amenity of the locality is moderate to high with well-maintained dwellings (some relatively new) 
and landscaping on the verge and in front yards. 
 
The subject land and locality are shown on the aerial imagery map below. 
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RELEVANT APPLICATIONS 

DA Number Description of 
Development Decision  Decision Date 

211/190/2019 Combined Application: Land 
division - Torrens Title; SCAP 
No. 211/D020/19; Create one 
(1) additional allotment; and 
Construction of two detached 
dwellings 

Planning Consent and 
Land Division Consent 
Granted (CAP) 

11 June 2019 

211/172/2020 Demolition of existing 
dwelling and all other 
structures 

Development Approval 10 March 2020 

 
 
PROPOSAL 

This is an application seeks to divide the existing allotment into two. The allotments are irregular in 
shape with a wider frontage than rear boundary, their dimensions are as follows: 
 
 Size Frontage 
Lot 101 364m2 12m 
Lot 102 404m2 15.43m 

 
There is a large sewerage easement which crosses over the rear of each allotment. 
 
The proposed plan of division and indicative building envelope plans are contained in Attachment 
2 and 3 respectively.  
 
 
INTERNAL REFERRALS 

Nil. 
 
EXTERNAL REFERRALS 

Department  Comments  
SCAP • No concerns, standard suite of conditions applied 

 
SA Water • No concerns, standard suite of conditions applied 

 
 
A copy of the relevant referral responses are contained in Attachment 4. 
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RELEVANT DEVELOPMENT PLAN PROVISIONS 

The subject land is located within the Residential Zone and, more specifically, Low Density Policy 
Area 21 as described in the West Torrens Council Development Plan.  
 
The relevant Desired Character statements are as follows: 
 
Residential Zone - Desired Character 
This zone will contain predominantly residential development. There may also be some 
small-scale non-residential activities such as offices, shops, consulting rooms and 
educational establishments in certain locations. Non-residential activities will be 
complementary to surrounding dwellings.  
 
Allotments will be at very low, low and medium densities to provide a diversity of housing 
options in different parts of the zone. The range of allotment sizes will support the 
desired dwelling types anticipated in each policy area, and the minimum allotment sizes 
shall be treated as such in order to achieve the Desired Character for each policy area 
and, in turn, reinforce distinction between policy areas. Row dwellings and residential flat 
buildings will be common near centres and in policy areas where the desired density is 
higher, in contrast to the predominance of detached dwellings in policy areas where the 
distinct established character is identified for protection and enhancement. There will 
also be potential for semi-detached dwellings and group dwellings in other policy areas.  
 
Residential development in the form of a multiple dwelling, residential flat building or 
group dwelling will not be undertaken in a Historic Conservation Area.  
 
Landscaping will be provided throughout the zone to enhance the appearance of 
buildings from the street as viewed by pedestrians, provide an appropriate transition 
between the public and private realm and reduce heat loads in summer. 
 
Objectives 1, 2, 3, 4  
Principles of Development Control 1, 5, 6, 7, 8, 11, 12, 13 
 
Low Density Policy Area 21 - Desired Character 
This policy area will have a low density character. In order to preserve this, development 
will predominantly involve the replacement of detached dwellings with the same (or 
buildings in the form of detached dwellings). 
 
There will be a denser allotment pattern and some alternative dwelling types, such as 
semi-detached and row dwellings, close to centre zones where it is desirable for more 
residents to live and take advantage of the variety of facilities focused on centre zones. 
Battleaxe subdivision will not occur in the policy area to preserve a pattern of rectangular 
allotments developed with buildings that have a direct street frontage. In the area 
bounded by Henley Beach Road, Torrens Avenue and the Linear Park, where the 
consistent allotment pattern is a significant positive feature of the locality, subdivision will 
reinforce the existing allotment pattern. 
 
Buildings will be up to 2 storeys in height. Garages and carports will be located behind 
the front façade of buildings. Buildings in the area bounded by Henley Beach Road, 
Torrens Avenue and the Linear Park will be complementary to existing dwellings through 
the incorporation of design features such as pitched roofs, eaves and variation in the 
texture of building materials. 
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Development will be interspersed with landscaping, particularly behind the main road 
frontage, to enhance the appearance of buildings from the street as viewed by 
pedestrians, provide an appropriate transition between the public and private realm and 
reduce heat loads in summer. Low and open-style front fencing will contribute to a sense 
of space between buildings. 
 
Objective 1 
Principles of Development Control 1, 2, 3 
 
Additional provisions of the Development Plan which relate to the proposed development are 
contained in Attachment 1.  
 
 
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 

 
ALLOTMENT AREA  
Low Density Policy Area 21 
PDC 6 

 
420m²(min.) 

 
364m² (lot 1) 
404m2 (lot 2) 

 
Does Not Satisfy 

 
 
ALLOTMENT FRONTAGE  
Low Density Policy Area 21 
PDC 6 
 

 
12m (min.) 

 

 
12m (lot 1) 

15.4m (lot 2) 
 

Satisfies 
 

 
 
ASSESSMENT 

In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Desired Character  
The desired character statement for the Zone and more specifically the Policy Area seeks low 
density residential development. Low density is defined as being a net density of 17-33 dwellings 
per hectare. The proposal provides a net density of 26 dwellings per hectare and therefore meets 
the definition of low density. 
 
The desired character statement also seeks a pattern of rectangular allotments, however given the 
existing character of irregular shaped allotments within this particular locality (see locality plan), 
this aspect is not considered relevant to this application.  
 
As the frontage widths meet and exceed the minimum described in the Policy Area, there will be 
little to no impact from a streetscape perspective in that the predominant allotment pattern will be 
maintained.  
 
Accordingly, the development meets the intent of the Desired Character, Objective 1 and PDC 2 of 
the Policy Area.  
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Allotment areas and frontages 
The proposed frontage widths satisfy the minimum frontage widths stipulated by the Policy Area. 
 
Both allotments areas however do not meet the minimum allotment area prescribed of 420m2, 
representing a 13% and 4% shortfall respectively. Despite these deficiencies it is still considered 
that the intent of the policy area has been met by providing two low density allotments to 
accommodate residential land use. The applicant has provided indicative building envelope plans 
which suitably demonstrate that dwellings can be built upon the proposed allotments whilst 
satisfying requirements in relation to setbacks, provision of private open space, and on-site 
parking. 
 
It should be noted that the subject site is very close to the adjoining Council LGA boundary. On the 
City of Charles Sturt side, it is evident a greater density is supported as there are many examples 
of smaller allotments and a general denser pattern of development. The proposed allotments are 
not out of character when considering the wider locality.  
 
Of particular relevance is that the applicant already has approval for a combined land division and 
built form application. As it was a combined application and had the benefit of being close to a 
Centre Zone, the assessment took consideration that Policy Area allows smaller allotment sizes 
and frontages in these circumstance. As this application is only for the land division, the larger site 
area and frontages provisions apply. 
 
Should this application not be supported, the applicant can still choose to enact the former 
authorisation which ultimately results in the same outcome.  
 
Given these considerations, the proposed allotment areas and frontages are deemed acceptable 
for this development. 
 
Built Form 
Whilst no built form is part of this application, the application has provided indicative building 
envelope plans that demonstrate the ability of dwellings that could be constructed. These indicative 
building plans are reflective of the same plans that were granted Development Plan consent by the 
CAP in the previously approved combined application (211/190/2019). 
 
Despite their irregular shape, they are of sufficient size to support the development of a dwelling on 
each allotment that satisfactorily complies with the relevant provisions of the Development Plan. 
 
It is likely that these allotments will be sold off and new owners will seek approval of their own 
designs. The appropriateness of them will be considered at that time and against the legislation in 
at the time. 
 
 
SUMMARY 

The proposal seeks to create two low density Torrens Title allotments. Although failing to meet the 
minimum site area described by the Policy Area, the applicant has demonstrated that suitable 
dwellings can be constructed without detrimentally impacting the prevailing allotment pattern of the 
locality.  
 
Having considered all the relevant provisions 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 12 July 2018 and warrants 
Development Plan Consent, Land Division Consent and Development Approval. 
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RECOMMENDATION 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent, Land Division Consent and Development 
Approval for Application No. 211/231/2020 by Peter and Todd Keough c/- Zaina Stacey 
Development Consultants to undertake a 1 into 2 Torrens Title land division at 24 Portland Street, 
Fulham (CT5656/513) subject to the following conditions of consent: 
 
Development Plan Consent Conditions: 
 
1. The development shall be undertaken, completed and maintained in accordance with the 

following plans and information detailed in this application except where varied by any 
condition listed below: 
• Survey Plan by Zaina Stacey Development Consultants, Ref 20076 
 
Reason: To ensure the proposal is developed in accordance with the plans and documents 

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

supply and sewerage services.  
Subject to our new process, on receipt of the developer details and site specifications an 
investigation will be carried out to determine if the connections to your development will be 
standard or non-standard fees. 
On approval of the application, it is the developers/owners responsibility to ensure all internal 
pipework (water and wastewater) that crosses the allotment boundaries has been severed or 
redirected at the developers/owners cost to ensure that the pipework relating to each allotment 
is contained within its boundaries. 
Reason: To satisfy the requirements of the South Australian Water Corporation. 

 
3. Payment of $7616 into the Planning and Development Fund (1 allotment @ $7616/allotment). 

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

 

 
 

Attachments 
1. Relevant Development Plan Provisions   
2. Plan of Division & Certificate of Title   
3. Indicative Building Envelope Plans   
4. External Referrals    

http://www.edala.sa.gov.au/
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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 - May 2020 
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/M030/18 192 ANZAC Highway, 
GLANDORE 

Eight-storey residential flat 
building (40 dwellings) & 
removal of regulated tree 
 

Schedule 10 211/M015/19 1 Glenburnie Terrace, 
PLYMPTON 

Six-storey residential flat 
building (32 dwellings) & 
associated car parking 
 

Schedule 10 211/M018/19 6 Ebor Avenue, MILE END Mixed use building 
comprising ground floor shop 
& residential apartments 
 
Note: A further application for 
a four-storey mixed use 
building has been lodged with 
Council. 
 

 
 
Matters pending determination by the Minister of Planning 
Reason for 
referral 

DA number Address Description of development 

Section 49 211/V039/20 3 Woodhead Street, 
WEST BEACH 

Construction of a new lift and 
lift shaft 
 

Section 49 211/V037/20 4 Hamra Avenue, WEST 
BEACH  
 

Construction of a storage 
shed and internal works to 
existing building 
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Reason for 
referral 

DA number Address Description of development 

Section 49 211/V035/20 19 Garden Terrace, 
UNDERDALE  
 

Demolition of all 
transportable buildings, 
redundant toilet blocks and 
canteen and the construction 
of a new creative arts centre 
and canteen with associated 
landscaping and civil works. 
Building additions and 
internal refurbishments. 
 

Section 49 211/V032/20 145 Railway Terrace, 
MILE END 

Upgrade and extension 
works to existing Netball SA 
Priceline Stadium 
 

Section 49 211/V031/20 1 Barcoo Road, WEST 
BEACH 

Change to road network to 
enable construction of new 
carrier/access into existing 
car park and boat launch 
area into West Beach Boat 
Ramp. 
 

Section 49 211/V028/20 33-39 Richmond Road, 
KESWICK TERMINAL 

Integrated emergency 
services sector headquarters 
precinct comprising a multi-
storey office building, multi-
desk car park, hardstand 
area, a storage building with 
landscaping and other 
ancillary works 
 

Section 49 211/G003/20 1 Africaine Road, WEST 
BEACH 
 

Boundary realignment 

Section 46 211/D129/19 9, 7, 292-304, 410 
Elizabeth, Marion, Anzac 
Highway, PLYMPTON 
 

Boundary re-alignment 

Section 46 211/C130/19 7, 5, 3, 1 Elizabeth Street, 
PLYMPTON 
 

Community division 

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

Variation - removal of east-
west internal road 

 
 
Matters pending determination by the Governor of South Australia 
Nil 
 
Deferred CAP Items 
Nil 
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Conclusion 
This report is current as at 1 May 2020. 
 
 

RECOMMENDATION 
The Council Assessment Panel receive and note the information.  
 

Attachments 
Nil  
  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

9 OTHER BUSINESS 
Nil  

 

10 MEETING CLOSE 
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