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, 9 JUNE 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 in the public gallery to broadcast their image.
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1

MEETING OPENED

1.1

Evacuation Procedures

1.2

Electronic Platform Meeting

2

PRESENT

3

APOLOGIES

4

CONFIRMATION OF MINUTES

9 June 2020

RECOMMENDATION
That the Minutes of the meeting of the Council Assessment Panel held on 12 May 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.

Page 1

Council Assessment Panel Agenda

9 June 2020

6

REPORTS OF THE ASSESSMENT MANAGER

6.1

130-136 Anzac Highway and 1A Park Street GLANDORE

Application No

211/395/2018/B

Appearing before the Panel will be:
Representor/s:

Rebecca Bruce of 1 Park Street, Glandore wishes to appear in support of the
representation.

Applicant/s:

Andrew Caspar of Peregrine wishes to appear in response to the
representations.

DEVELOPMENT APPLICATION DETAILS
DESCRIPTION OF DEVELOPMENT

Construction of an integrated service station with
associated acoustic fencing, signage, car wash
facility and landscaping - variation to existing
authorisation - change to subject site to include 1A
Park Street, and change of site layout including
relocation of carwash facility, reconfiguration of car
parking, acoustic fencing and alteration of Anzac
Highway NE crossover (access only)

APPLICANT

PC Infrastructure Pty Ltd

LODGEMENT DATE

6 December 2019

ZONE

Urban Corridor Zone

POLICY AREA

Boulevard Policy Area 34

APPLICATION TYPE

Merit

PUBLIC NOTIFICATION

Category 2

REFERRALS

RECOMMENDATION

Internal
• City Assets
• City Operations - Arboriculture Advisor
External
• Department of Planning, Transport and
Infrastructure (DPTI)
Consolidated 12 July 2018
• 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.
Support with reserved matters and conditions

AUTHOR

Phil Smith

DEVELOPMENT PLAN VERSION
DELEGATION

Item 6.1
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BACKGROUND
The application has been referred to Council's Assessment Panel as a representation has been
received during the Category 2 notification process and the representor wishes to be heard on their
representation.
Approval was granted for the petrol station, shop and car wash with associated car parking and
landscaping under Development Application 211/395/2018. Two subsequent variation applications
have been lodged to amend this original approval.
DA 211/395/2018/A seeks to amend a condition to allow a larger fuel tanker to service the site.
This application is still under consideration and has no bearing on the outcome of the second
variation application 211/395/2018/B currently before the Panel.
As the Panel may be aware, the petrol station has commenced operation. It is noted that the
crossover access off Anzac Highway closest to the intersection with Park Street was constructed in
the wrong location, that is, too close to the local heritage listed Claret Ash tree on Council's verge.
This application (DA 211/395/2018B) seeks to, amongst other things, rectify that error. The Panel
should be made aware that the crossover has been amended and is now located a sufficient
distance from the Claret Ash tree, consistent with this variation application.
Furthermore, the applicant has acquired 1A Park Street that currently contains a detached
dwelling. It is this site where the car wash is proposed to be re-located as part of this application.
This dwelling has been granted Development Approval to be demolished under DA 211/361/2020.
The applicant also sought to stage this application to allow the premises to open without the
completion of the car wash. This approach was not supported by staff due to the complexity of
impacts associated with the staging.
The Panel should be made aware that there is some signage that has been erected that does not
have Development Plan Consent. Council's Planning Compliance officer is following this up with
the applicant.
SUBJECT LAND AND LOCALITY
The subject land is formally described as Allotments 22 and 23 in Filed Plan 7190 and Allotment 1
and 2 in Deposited Plan 50453 in the area named Glandore, Hundred of Adelaide, Volume 6126
Folio 875, Volume 5094 Folio 121 and Volume 5631 Folio 598, more commonly known as 130-132
and 134-136 Anzac Highway, Glandore and 1A Park Street, Glandore. The subject site is
rectangular in shape with a 58 metre (m) wide frontage to Anzac Highway, a secondary frontage to
Park Street of 42m and a site area of approximately 2480 square metres (sqm).
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.
The site is currently being developed with an integrated service station facility with associated
acoustic fencing, signage, and car parking areas. Construction works are nearing completion, with
the balance of works to be undertaken reliant on the outcome of this variation application.
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Page 3

Council Assessment Panel Agenda

9 June 2020

The locality consists of a variety of land uses including residential, commercial and service trade
premises. The site is on the southern side of Anzac Highway which is a primary arterial road and
carries approximately 41,100 vehicles per day. Residential land uses are located adjacent the
subject site to the south and west and on the northern side of Anzac Highway. Dwellings to the
south and west are single storey detached dwellings, whereas on the northern side of Anzac
Highway they are in the form of two and three storey residential flat buildings. The subject site is in
the Urban Corridor Zone, but on the boundary of the Residential Zone Glandore Character Policy
Area which is located to the south.
The amenity of the locality varies depending on the location. Immediately adjacent Anzac Highway,
amenity is medium to low due to the function of the primary arterial road and non-residential land
uses, whereas further south the amenity is medium to high as the impacts from traffic and the nonresidential land uses is lessened by distance and orientation of the non-residential land uses.
Due to the prevalence of residential land uses, signage and advertising is minimal within the
locality. Signage at each of the existing non-residential land uses is modest and not readily visible
unless in close proximity to these sites. This is aided by the existence of mature street trees that
line Anzac Highway and its median.
The subject land and locality are shown on the aerial imagery below.

Item 6.1
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Figure 1 - 1A Park Street (right) and 1 Park Street (left)

Figure 2 - Kennards Equipment Hire directly opposite 1A Park Street
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Figure 3 - Subject Site

Figure 4 - Image of mural/sign
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Figure 5 - Location of constructed crossover setback 1.4m from heritage protected Claret Ash tree

Figure 6 - Subject site, Anzac Highway crossover and Claret Ash tree
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Figure 7 - Control building and shop

Figure 8 - Parking area
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Figure 9 - Control building and shop

Figure 10 - Drive through exit
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Figure 11 - Drive through vehicular access viewed from Anzac Highway

RELEVANT APPLICATIONS
DA Number

Description of
Development

Decision

Decision Date

211/395/2018

Construction of an integrated
service station with
associated acoustic fencing,
signage, car wash facility and
landscaping

Development Approval
Granted

3 October 2019

211/395/2018A

Construction of an integrated
service station with
associated acoustic fencing,
signage, car wash facility and
landscaping - amendment to
condition 5 to allow fuel
tankers of up to 13.9m in
length on site

Pending

Pending

211/361/2020

Demolition application on 1A
Park Street

Development Approval
Granted

18 May 2020

The original application, for the Panel's reference, is contained at Attachment 5.
Item 6.1
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PROPOSAL
The application proposes to vary the previously approved application for the construction of an
integrated service station with associated acoustic fencing, signage, car wash facility and
landscaping.
The changes are best described as follows:
•
•
•
•
•
•

Re-location of the car wash to the south-east corner of the site adjacent to 1 Park Street;
Creation of an additional exit-only vehicular crossover to Park Street;
Alteration to the NE crossover off Anzac Highway to achieve minimum 2m offset from Local
Heritage listed Claret Ash tree;
Additional landscaping surrounding the car wash building;
6 additional parking spaces adjacent to the re-located car wash; and
Re-location of the car vacuum area;

The relevant plans and documents are contained in Attachment 2.

PUBLIC NOTIFICATION
The application is a Category 2 form of development pursuant to Schedule 9 of the Development
Regulations 2008.
Properties notified

11 properties were notified during the public notification process.

Representations

1 representation was received.

Persons wishing to be
heard

1 representor who wishes to be heard.
•

Summary of
representations

Concerns were raised regarding the following matters:
•
•
•
•
•
•
•
•
•

Item 6.1

Rebecca Bruce of 1 Park Street, Glandore

Signage on or near Park St - being a narrow predominant
residential street
Issues with the common boundary fence between 1 Park Street
and the subject site
Exit onto Park Street (narrow street)
Car wash located adjacent to the northern boundary of the
neighbour's property
Refuse area and rubbish collection
Parking
Sonus Report clarification
Amenity loss – back and front yard
Current building issues
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Summary of applicant's response:
Signage on Park Street
No further signage is envisaged on or near Park Street as part of the
proposed variation application except for a small non-illuminated exit only
sign adjacent the proposed vehicle exit point onto Park Street.
Increase in common boundary fence
The Environmental Noise Report prepared by Sonus confirms the proposed
3-metre-high acoustic fence to be constructed on the site boundary adjacent
the Auto carwash is sufficient to meet the requirements of the EPA (Noise)
Policy 2007.
Two vehicle exits to Park Street
The vehicle access arrangements have been designed following extensive
consultation with DPTI Traffic Engineers and GTA Consultants.
Proximity of car wash to 1 Park Street
A minimum landscaped setback of 4 metres between the auto car wash and
the site boundary as requested by the representor is not possible as the siting
of the auto car wash and the site layout generally is controlled by vehicle
circulation requirements, in particular those of the 10 metre refuse truck and
13.9 metre full delivery tanker.
A 2.5-metre-wide landscaped buffer is proposed between the auto carwash
and the site boundary. The visual prominence of the proposed autowash will
be no more pronounced that the existing dwelling to be demolished.
Location of refuse area
The refuse area will be sited on the Park Street frontage of the subject land.
Its location remains unchanged from the existing approved position. The
collection times remain unchanged from the previously approved
development.
Lack of on-site car parking
The variation application envisages an increase of 6 spaces above the
previously approved development without introducing any new land use
elements.
The photos of Park Street included by the representor were taken during the
construction of the previously approved development. Congestion from
vehicles parked in the side street will be alleviated once the site is
operational.
Clarification of Sonus report
Summarised in attachment.
Amenity loss
There will be no additional loss of amenity enjoyed by the owners at 1 Park
Street as a result of the construction of the auto car wash.
Construction Issues
Some disruption to the adjoining landowners is unavoidable during the
construction of the previously approved development. However these
disruptions should be minimised as much as possible through proper
management of construction works.

A copy of the representations and the applicant's response is contained in Attachment 3.
Item 6.1
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INTERNAL REFERRALS
Department

Comments

City Assets

•

There are no concerns with respect to the amended traffic layout and
the new vehicular access proposed to Park Street. The detention
capacity of the tank remains the same although the site area has
increased. Supporting calculations should be provided to demonstrate
that the proposed detention capacity is sufficient to manage the
additional site area.

City Operations

•

The Anzac Hwy NE crossover location within 1.4m adjacent to the
heritage listed Claret Ash tree is not supported.
City Operations supports a minimum crossover setback of 2m from the
Claret Ash tree

•

EXTERNAL REFERRALS
Department

Comments

DPTI

With regard to the current DA (211/395/2018B) to add an additional
crossover to Park Street and shift the car wash:
•

The additional driveway and alterations to car wash were considered in
the previous DPTI assessment and have no further comment to make
on those matters.

A copy of the relevant referral response/s is contained in Attachment 4.

RELEVANT DEVELOPMENT PLAN PROVISIONS
The subject land is located within the Urban Corridor Zone and, more specifically, 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 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.

Item 6.1
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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.
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
Principles of Development Control

1, 3, 4, 6, 7, 9
1, 4, 8, 10, 12, 13, 16, 18, 19

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.

Item 6.1
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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.
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 facades and shielding under croft parking areas with landscaping and
articulated screens.
Objectives
Principles of Development Control

2, 3, 4
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
SECONDARY STREET
SETBACK
Urban Corridor Zone
PDC 18

Item 6.1

STANDARD

ASSESSMENT

No minimum

N/A
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Urban Corridor Zone
PDC 19
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Rear
3m (min.) (where abuts a
different zone)

Carwash - 2.25m
Shortfall of 750mm
Does Not Satisfy

CARPARKING SPACES
Urban Corridor Zone
PDC 20

Non-Residential
Development
- 3 spaces per 100m²
G.L.A (min.)
- 5 spaces per 100m²
G.L.A (max.)

17 spaces provided plus 6 spaces
under canopy = 23 spaces
17 spaces required
Satisfies

ASSESSMENT
In assessing the merits or otherwise of the application, the proposed development is discussed
under the following sub headings:
Built Form
The car wash is the only built form component to change location as a result of this amendment.
The car wash is proposed to be located parallel to the adjacent residential boundary with a setback
of 2.25m at a height of 4.2m. The acoustic fence approved under DA 211/395/2018 will be relocated along this common boundary shared with 1 Park Street at a height of 3 metres. Although
there appears to be a difference in the types of acoustic fence treatments shown in the attached
Sonus report (i.e. red and pink), Council will require the acoustic fencing shown in pink be applied
for the entire length of this common boundary fence so that the noise attenuation is consistent
along the entire boundary to protect the adjoining neighbour's amenity. On this basis, the
development will accord with the Interface between Land Uses module, Objectives 1, 2 and PDC's
1, 6 and 8.
The Panel is reminded than under DA 211/395/2018, approval was granted under a similar
circumstance, that is, the car wash located adjacent to a residential property boundary with 3m
high acoustic fencing to separate the properties. With respect to the current application, the same
3m high acoustic fencing is to be used, however the car wash is setback a further 2.5m from the
fence and landscaping is to be planted between the car wash building and the fence, to assist in
increasing the amenity of the adjoining neighbour.
On balance, it is considered to be a better outcome than previously approved from both an amenity
and aesthetic standpoint, as more landscaping will be planted which will help to soften any visual
impacts associated with carwash structure (to be further discussed below).
Amenity
As stated above, the car wash is to be located further away from the common boundary of a
property not included as part of the subject site, that is, from the adjoining residential property
which will reduce the visibility of the car wash when viewed from the neighbour's private open
space area. Additionally, the further away the car wash is located from the common boundary, the
less noise impacts will be received by the adjoining property. Regardless, any noise emanating
from the car wash is likely to be offset by the ambient background vehicle noise from Anzac
Highway. As stated in the previous section (Built Form), the acoustic fencing shown in pink will be
applied for the entire length of this common boundary fence. On this basis, the development will
accord with the Interface between Land Uses module, Objectives 1, 2 and PDC's 1, 6 and 8.
These PDC's refer to a number of amenity issues including noise impacts.
Item 6.1
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The Sonus report supplied with the application, considered noise at the surrounding residences
from the operation of the mechanical plant serving the control building, vehicle movements, car
park and drive through activity, vacuum operation, fuel deliveries, car wash activity and rubbish
collection would achieve the relevant requirements of the Environment Protection (Noise) Policy
2007.
It is noted that additional landscaping is proposed as a result of this amendment to the original
application. The extra landscaping is particularly notable between the car wash and the adjacent
residential property (1 Park Street). Tall tree species such as Cupressus Sempervirens 'Glauca'
(Pencil Pine) that thrive in confined spaces and grow to heights greater than the height of the car
wash are considered appropriate to diffuse views of the car wash structure and assist in improving
amenity to the neighbouring property.
The height of the acoustic fence has been demonstrated to appropriately mitigate noise impacts
and has been previously approved by the Panel and Sonus have endorsed this type of acoustic
fence to mitigate noise impacts previously. The fence comprises an acoustic absorption material,
such as 50mm thick insulation with a minimum density of 32kg/m3, with weatherproof capping and
perforated material.
Given that the acoustic fence proposed has been previously approved by the Panel, in addition to
the additional landscaping and the separation distance of the car wash from the boundary, it is
considered that amenity issues are satisfactorily addressed.
The representor had sought a higher fence which is not considered to be necessary as a 3m high
fence is typical for car wash facilities located on or near adjoining boundaries. The car wash
building is setback from the boundary, thus the visual impact from the adjoining property will be
limited to a small portion of the car wash roof, which will eventually be blocked out by landscaping.
The 3m high acoustic fence has been demonstrated in the past to satisfactorily mitigate noise
impacts therefore, no further increase in fence height is required.
The representor raised concerns regarding rubbish collection this is not relevant to this application
and was considered with the original application. The current arrangements have not changed in
this regard.
The representor raised vibration as a concern, however no evidence has been submitted that this
will be an issue.
Light spill has also been raised as a concern however this is not considered to be an issue as the
extent of light reaching neighbouring properties has not changed as a result of this application. In
fact, it has likely improved as a result of the 3 metre high fence being located closer to the
representor's property.
Parking and Access
Council's Traffic Engineer and engineers from the Department of Planning, Transport and
Infrastructure have raised no issues in regard to traffic management, the additional crossover (exit
only) in Park Street or the amendment to the Anzac Highway NE crossover access point. The two
Park Street crossovers (in total) are both exit only and will be signed as such, therefore additional
traffic movements through the Park Street should be minimised.
In terms of the concerns raised by representor regarding the re-configured access and the new
access along Park Street, it is noted that the car wash crossover will not be utilised as often as the
new Park Street crossover. The car wash crossover is not a thoroughfare, therefore it will only be
used when patrons have their cars washed. It is also noted that this is an existing crossover. The
Park Street crossover is further away from the representor's property and is located in close
proximity to Anzac Highway, therefore it is expected that the majority of drivers will exit the site and
turn left to then turn onto Anzac Highway. These exits should have little to no impact on the
representor's property.
Item 6.1
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The reconfigured car parking area results in a slight change to the drive through and additional car
parking thus this is considered to be an improvement to the operation of the site overall.
The change to the crossover and impact on the Claret Ash tree is considered acceptable and the
crossover has been modified to satisfy Council's minimum requirements.
SUMMARY
The proposed integrated service station is not an envisaged type of development in the Urban
Corridor Zone, Boulevard Policy Area 34. However this type of land use is frequently found along
transit corridors such as Anzac Highway as this is where the customer base is located. Although
the subject site is also located adjacent a number of dwellings, the issues raised by the representor
at 1 Park Street Glandore appear to have been satisfactorily resolved by the applicant.
The car wash will have a built form that will be mostly hidden when viewed from the representor's
private open space. Noise emanating from the car wash and the petrol station in general, will be
appropriately mitigated by the new acoustic fence to be constructed at a height of 3m. The car
wash will have doors at either end that will close while it is in operation. Pencil Pines will assist
somewhat diffusing views of and noise from the car wash.
The changes to the crossover to provide greater separation to the Local Heritage listed Claret Ash
tree that is necessary to maintain the ongoing health and vigour of this tree. Safe and convenient
access can still be achieved for all vehicle types frequenting the site.
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.

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. 211/395/2018B by PC
Infrastructure Pty Ltd to undertake the construction of an integrated service station with associated
acoustic fencing, signage, car wash facility and landscaping - change to subject site to include 1A
Park Street, and change of site layout including relocation of carwash facility, reconfiguration of car
parking, acoustic fencing and alteration of Anzac Highway NE crossover (access only) at 130-136
Anzac Highway, Glandore and 1A Park Street Glandore (CT5094/121, CT6126/875 and
CT5631/598), subject to the following reserved matters and conditions of consent:
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.

With respect to stormwater management, supporting calculations are to be provided to
demonstrate that the proposed detention capacity is sufficient to manage the additional site
area.

2.

An amended landscape plan indicating a row of eight (8) Pencil Pine trees, at a minimum
height of 1.8m when planted, shall be submitted to and endorsed by Council Administration.
The trees are to be located between the car wash and the adjacent boundary fence shared
with 1 Park Street, Glandore.
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An amended acoustic report that shows the acoustic fence shown in 'pink' be applied for the
entire length common fence shared with 1 Park Street, Glandore.

Development Plan Consent Conditions
1.

The relocation of the car wash, acoustic fence, landscaping, reconfigured car parking layout
and amendment to the Anzac Highway crossover 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:
ADS ARCHITECTS
•
•

Site Plan dated 06/05/2020;
Elevations dated 28/01/20, 16/03/20 and 13/03/2020;

SAGERO
•

Stormwater Plan SA170120 - Drawing C01 - Issue N;

SONUS
•

Report S5594C5 dated December 2019

Reason: To ensure the proposal is developed in accordance with the plans and documents
lodged with Council.
2.

The Anzac Highway NE crossover (access only) shall be reconfigured and all remedial works
completed prior to occupancy of the site.
Reason: To ensure the ongoing health and vigour of the adjacent local heritage listed Claret
Ash tree

3.

The acoustic fencing along the common boundary adjacent to 1 Park Street shall be erected
prior to occupancy and use of the site.
Reason: To ensure the amenity of surrounding residential uses is maintained.

4.

The driveway crossover to Park Street from the integrated service station facility shall be
maintained as exit only.
Reason: To maintain the flow of traffic and ensure the ongoing safety and amenity of the
street for travellers.

5.

All other conditions set out in 211/395/2018, unless otherwise varied by this approval, continue
to apply to the development.
Reason: To ensure the proposal is developed in accordance with the plans and documents
lodged with Council.

Attachments
1.
2.
3.
4.
5.

Relevant Provisions
Application Documents
Representation and Response
Internal - External Referral Responses
Original Application - CAP Report Agenda Extract
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33 Kimber Terrace, KURRALTA PARK

Application No

211/1093/2019

DEVELOPMENT APPLICATION DETAILS
DESCRIPTION OF DEVELOPMENT

Combined Application : Land Division - Torrens Title;
SCAP No. 211/D117/19; Create two (2) additional
allotments with reciprocal party wall rights and
construction of three (3) x two-storey row dwellings

APPLICANT

M K Dagar

LODGEMENT DATE

28 October 2019

ZONE

Residential Zone

POLICY AREA

Medium Density Policy Area 19

APPLICATION TYPE

Merit

PUBLIC NOTIFICATION

Category 1

REFERRALS

Internal
• City Assets
• City Operations
External
• State Commission Assessment Panel (SCAP)
• South Australian Water Corporation (SA Water)

DEVELOPMENT PLAN VERSION

RECOMMENDATION

Consolidated 12 July 2018
• 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.
Support with conditions

AUTHOR

Sonia Gallarello

DELEGATION

BACKGROUND
The application has been referred to the Council Assessment Panel for a decision as the
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.
In this instance, the three allotments do not satisfy the site area requirements for a row dwelling of
270 square metres (m2) and frontage requirement of 9 metres (m).
SUBJECT LAND AND LOCALITY
The subject land is formally described as Allotment 2 in Deposited Plan 4167 in the area named
Kurralta Park, Hundred of Adelaide, Volume 5705; Folio 121. It is more commonly known as 33
Kimber Terrace, Kurralta Park. The subject site is irregular in shape with a 22.8 metre (m) wide
frontage to Kimber Terrace and a site area of 649 square metres (m2).
It is noted that there are no easements, encumbrances or Land Management Agreements on the
Certificate of Title.
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The subject land currently contains a single storey dwelling with red tiled roof and cream render
walls with a verandah and number of outbuildings in the rear yard. 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 predominantly residential land uses, some industrial land uses to the west
of Clifford Avenue and commercial / industrial along South Road which is some 500m to the east.
The residential density ranges from low to medium density with a number of recent medium density
developments receiving approvals including 24, 26 and 31 Kimber Terrace. These new
developments have been approved with site area ranging between 130m2 to 240m2.
The subject land is sited just outside of the 400m centres buffer area, is close to the Westside
Bikeway and within close proximity to South Road, where there is good access to frequent public
transport.
The amenity of the locality is considered moderate with a mix of older dwellings of construction
spanning from 1930 to 1950 and new dwellings constructed post 1990 on medium density sized
allotments.

Figure 1: View of 33 Kimber Terrace, Kurralta Park from street looking northeast

The subject land and locality are shown on the aerial imagery overleaf:
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PROPOSAL
Land Division
The applicant proposes the division of the existing allotment to create two additional allotments
each with party walls rights for the purpose of constructing row dwellings. The frontages and areas
of the proposed allotments are as follows:
Allotment
1
2
3

Allotment Area
201m2
213m2
235m2

Allotment Frontage
7.0m
7.9m
7.9m

Row Dwellings
The residential component of the combined application consists of the construction of three (3) x
two-storey row dwellings. Each dwelling has an alfresco covered area to the rear.
The middle dwelling (proposed allotment 2) has a single garage and dwellings 1 and 3, a double
garage. Each dwelling comprises a rear family living, kitchen and meals area. Dwelling 2 has an
additional living room at the front of the dwelling that is entered into directly from the front door.
Upstairs, each dwelling has three bedrooms, an en-suite from the main bedroom and a separate
bathroom.
The design of the row dwellings is modern/contemporary, with a 22.5 degree roof pitch for each of
the dwellings and 450mm eave overhangs where not against a party wall. A series of masonry
walls are also proposed including a 2.1m high brick wall extending from the garage wall of dwelling
1 for gas and electricity service provision, a two storey blade wall between dwellings 1 and 2 and a
lower single storey height wall is proposed between dwellings 2 and 3 and also along the eastern
boundary of dwelling 3 in front of the garage. (Please note that the render shows two high walls but
it was negotiated to have one higher and one lower and it is currently not possible to have the
colour render revised.)
A mix of materials are proposed and includes Colorbond© custom orb profile roof sheeting,
rendered hebel, timber cladding for dwelling 2, narrow dark painted feature around window for
dwelling 3 for the first floor. The ground level includes a combination of materials including red
brick, rendered walls, acrylic panel lift doors, and glass and timber front doors.
The colour palette includes a range of Colorbond © finishes including 'monument' for the roof
cladding, painted hebel in 'surfmist' matrix panel in 'sufmist', rendered parapet in 'surfmist' and a
feature blade wall in 'monument.' The front elevation for dwelling 2 also includes feature timber
cladding.
Vehicular access to each dwelling is to be gained via individual driveways. The development
incorporates a mix of landscaping interspersed between the paved driveways at the front, lawn and
edge plantings to the sides of the dwellings and rear private open space areas.
Internal fencing is proposed as 1.8 metre high 'monument' Colorbond© fence and a low retaining
wall to the front and west of dwelling 1.
Occupants will utilise the standard Council waste collection system with bins to be stored in the
rear yard of the dwellings.
The relevant plans and documents are contained in Attachment 2.
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PUBLIC NOTIFICATION
The application is a Category 1 form of development pursuant to Schedule 9, Part 1 (2)(a)(iv) and
Schedule 9, Part 1 (f) of the Development Regulations 2008.
As the proposal is Category 1, public notification was not required to be undertaken.
INTERNAL REFERRALS
Department

Comments

City Assets

• Driveways need to be located to avoid conflict with the middle
street tree. It was recommended that the garages for dwellings 2
and 3 be flipped to accommodate improved manoeuvring and
retain the middle street tree;
• Clarification was required with the neighbour's stormwater
connection;
• Sufficient kerb is available for a public waste collection;
• Either stormwater calculations are required or installation of
3.000 litre rainwater tanks with no detention elements are
required.
Revised plans were submitted that addressed these comments.

City Operations

• The original and included referral indicated agreement for
removal of two trees and the quote was for two. This was
clarified recently and confirmed that it was acceptable for the
removal of three trees. Despite this, staff negotiated with the
applicant to have the design and driveways amended to retain
the middle street tree with sufficient clearance provided to the
tree. Email correspondence supporting this has been received by
City Operations. The total cost of the removal of two trees is
therefore $1380.00 and this should be added as a note to the
planning consent.

EXTERNAL REFERRALS
Department

Comments

SCAP

• Did not raise any concerns and imposed the standard suite of
conditions with respect to the land division component.

SA Water

• Did not raise any concerns and imposed the standard suite of
conditions with respect to the land division component.

A copy of the relevant referral responses are contained in Attachment 3.
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RELEVANT DEVELOPMENT PLAN PROVISIONS
The subject land is located within the Residential Zone more specifically, and Medium Density
Policy Area 19 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
Principles of Development Control

1, 2, 3, 4
1, 5, 6, 7, 11, 12, 13

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

1
1, 2, 3, 4

Additional provisions of the Development Plan which relate to the proposed development are
contained in Attachment 1.
Item 6.2

Page 135

Council Assessment Panel Agenda

9 June 2020

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

Row dwelling 270m²(min.)

Allotment 1 = 201m2

LAND DIVISION

ALLOTMENT AREA
Medium Density Policy
Area 19
PDC 4 (more than 400m
from a centre zone)

Allotment 2 = 213m2
Allotment 3 = 235m2
Does Not Satisfy

ALLOTMENT FRONTAGE
Medium Density Policy
Area 19
PDC 5 (more than 400m
from a centre zone)

Row dwelling 9m (min.)

Allotment 1 = 7.0m
Allotment 2 = 7.9m
Allotment 3 = 7.9m
Does Not Satisfy

ROW DWELLINGS

SITE COVERAGE
Medium Density Policy
Area 19
PDC 3
PRIMARY STREET
SETBACK
Medium Density Policy
Area 19
PDC 3

60% (max.)

52%
Satisfies

3m (min.)

Dwelling 1 = 3.8m
Dwelling 2 = 3.6m
Dwelling 3 = 4.1m
Satisfies

SIDE SETBACK
Residential Zone
PDC 11

1m (minimum where the
vertical side wall is 3m or
less)

Dwelling 1
Ground level (west) = 1m
Upper level (west) = 2m
Satisfies
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2m (minimum where the
vertical side wall measures
between 3m and 6m)

Dwelling 2
Ground level (east) = 1m
Upper level (east) = 2.1m
Satisfies
Dwelling 3
Ground level (east) = 1m
Upper level (east) = 2m
Satisfies
(party walls and garages on
boundary are excluded)

REAR SETBACK
Medium Density Policy
Area 19
PDC 3

6m (min.)

BUILDING HEIGHT
Medium Density Policy
Area 19
PDC 3

2 storeys or 8.5m
(all other locations)

Dwelling 1-3 = 3m to
alfresco
Does Not Satisfy

Dwelling 1 = 7.0m
Dwelling 2 = 7.2m
Dwelling 3 = 7.0m
Satisfies

INTERNAL FLOOR AREA
Residential Development
PDC 9

100m² (min.)

Dwelling 1 = 141.2m2
Dwelling 2 = 138.9m2
Dwelling 3 = 164.0m2
Satisfies

PRIVATE OPEN SPACE
Residential Development
PDC 19

Item 6.2

<300m²

Dwelling 1 = 43.5m2

24m² (min.), of which 8m²
may comprise balconies,
roof patios and the like,
provided they have a
minimum dimension of 2m.

Dwelling 2 = 43.5m2
Dwelling 3 = 43.5m2
Satisfies
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8m³ (min.)

Dwelling 1 = 8.4m3
Dwelling 2 = 10.4m3
Dwelling 3 = 8.4m3
Satisfies

CARPARKING SPACES
Transportation and Access
PDC 34

2 carparks required, 1 is
undercover

Dwelling 1 = 2 undercover
and 1 visitor space
Dwelling 2 = 1 undercover
and 1 visitor space
Dwelling 3 = 2 undercover
and 1 visitor space
Satisfies

LANDSCAPING
Landscaping, Fences and
Walls
PDC 4

10% (min.)

20.4%
Satisfies

ASSESSMENT
In assessing the merits or otherwise of the application, the proposed development is discussed
under the following sub headings:
Land Use
Residential development and in particular row dwellings are envisaged within the Medium Density
Policy Area 19 as described in PDC 1. The land division and land use are considered to be an
appropriate and orderly form of medium density development for this site.
Desired Character
The Desired Character statement for the policy area seeks medium density residential
development accommodating a range of dwelling types (including row dwellings) on generally
smaller allotments. Such development should incorporate sufficient landscaping to enhance the
streetscape appearance of buildings, improve the transitional space between the public and private
realms and mitigate heat loads.
The proposal is consistent with the desired character. The proposed site areas and frontages do
not meet the minimum area or dimensions as specified in PDC 4 of Medium Density Policy Area
19, however the development is considered to be medium density and appropriate given the
prevailing allotment pattern in the locality and divisions of the traditional low density allotments.
The site is located 407 metres from a Centre Zone, is within 500m of a primary arterial road and
close to a bikeway therefore it is highly accessible to a variety of alternative transport options
(including high frequency public transport services) where smaller site areas and more intense
development such as these are considered appropriate.
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The proposed landscaping to the front, side and rear of the site meet the general intent of the
desired character in terms of contributing positively to the built form and reducing urban heat loads.
Accordingly, the proposed development is considered to be in accordance with Objective 1 and
PDC 1 of Medium Density Policy Area 19.
Land Division
The land division component of the application is considered to be an orderly and appropriate form
of development in the policy area. The division reflects the layout of the corresponding built form
component of the application including party walls and makes use of existing infrastructure
therefore meeting Objective 1 of the Land Division module of the Development Plan.
The proposed allotments fall short by up to 25% for row dwellings outside of centre zones.
However they offer sufficient space for the siting of the three dwellings, present a north south
orientation and are in close proximity to South Road and the associated services that this offers,
including shops and public transport.
Each allotment can facilitate safe and convenient access - PDC 4(c) of the Land Division module;
provide sizes that are suitable for their intended use (PDC 5); and can achieve connections to
water and sewer PDC 1(b) and (c).
Allotment area and frontage Pattern of Development
The development falls short of allotment areas and frontage requirements when measured against
PDC 4 of the Medium Density Policy Area 19. The proposal meets the minimum allotment areas
(150m2) and frontage width (5m) requirements of PDC 5, which corresponds with sites within 400
metres of a Centre Zone. There are two relevant catchments for this site, which are 7m to the east
and 10m to the north of the subject land, as shown on the earlier locality map.
In terms of the prevailing subdivision pattern, predominant character there are several examples of
recent approved developments that have smaller allotment areas and narrow frontages, all of
which are points of reference within defined the locality:
•
•
•

24-26 Kimber Terrace - facing Kimber Terrace two storey row dwellings - minimum
allotment area of 138m2 and minimum frontage of 5.0m
40 Barwell Avenue - facing Barwell Avenue two storey row dwellings - minimum allotment
area of 162m2 and a minimum frontage of 5.2m
31 Kimber Terrace - facing Kimber Terrace two storey row dwellings - minimum allotment
area of 210m2 with a minimum frontage of 6.5m.

Given the marginal distance outside of a centre zone, the proximity to shops, services and public
transport and consideration of new development that this is similar to that proposed, it is
considered reasonable to support a lesser allotment size and frontage.
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Built Form
When the application was first submitted the front elevation was fairly imposing as shown below:

Figure 2: Original front elevation of the proposed development.

Through the negotiation process with the applicant it was highlighted that there was too much
garage dominance and the overall design and style was repetitious in appearance thereby contrary
to PDC 5 of the Residential Development module, amongst other provisions. Accordingly, the
plans were amended to address these concerns.
The middle garage roller door became singular, the roof pitch was altered, additional building
colours and materials were included, and eaves added where possible. The result was a
development that was closer to being consistent with PDC 4 of the Residential Development
module in terms of external materials, breaking up of the building mass, better façade articulation
inclusion of detailing, and better consideration of window and garage door proportions.
The mass of the two storey row dwellings is effectively broken up by individual 22.5 degree roof
pitches, eaves, protruding sections, including a two storey wall between dwellings 1 and 2, and a
single storey wall between dwellings 2 and 3. There is also a 2.1m high wall to the west of the
dwelling 1 driveway for gas and electrical services. The three different walls do not detract from the
visual impact of the development. Overall the row dwellings are in context with existing and
proposed development within the immediate locality by way of overall scale and form.
Notes:
1. The colour render was unable to be updated due to Covid-19 restrictions and the wall on the right
side between dwellings 2 and 3 was negotiated lower to reduce the visual impact. The positioning of
the garages vary also. Therefore this image is indicative only for the CAP members and will not be
used in the stamped document set.
2. The 'URPS' report dated 10 October 2019 is also included but there have been a series of
amendments of the development since this date. This is indicative only and will not be used in the
stamped document set.
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Rear setback
The rear setback of each dwelling falls short of the Development Plan provisions. This is due to the
attached alfresco being setback 3m from the rear northern boundary. The wall of the main face of
the dwellings however are setback 6m and meet the setback requirements. The main affected
dwellings adjacent this area are setback some 21 metres to the north of the rear boundary and to
the east and west there are sheds in rear corners adjacent this land. The proposed dwellings are
therefore not considered to be imposing or of an unacceptable bulk and scale with the main rear
face of the dwelling for ground and upper levels meeting the quantitative provision and just the
open alfresco within the desired setback.
There are minimal overshadowing impacts and overlooking has been suitably addressed therefore
despite the numerical shortfall to the alfresco, the rear setback of the main wall of the dwellings is
deemed acceptable.
Landscaping
The proposed development meets the quantitative requirements for at least 10% of the site to be
landscaped (PDC 4 of the Landscaping module). Landscaping is proposed along areas that are not
paved for the driveway in the front yards, to the front of the development and within the private
open spaces of each dwelling. This includes mature tree plantings or 'magnolia', flax, yucca and
limelight wattle that will add to the aesthetic appeal of the proposed development and soften the
built form.
The proposed landscaping is considered to effectively minimise or mitigate the impacts associated
with the extent of hard paved surfaces and extent of fencing as sought by PDCs 1(a), (f), (g) and
(h) of the Landscaping, Fences and Walls module of the Development Plan. Overall the
landscaping for the development is deemed to be satisfactory.
Parking and Access
The development provides sufficient car parking provision in accordance with Table WeTo/2. After
a series of amendments, the driveways and public verge interaction for each of the dwellings were
considered satisfactory and City Assets concerns have been addressed. Unfortunately due to the
narrow allotment widths and required area for driveways for this development, on street carparks
are unable to be created. This is not consistent with PDC 11 of the Transportation and Access
module. While this provision is not met, the development provides sufficient car parking on-site and
this is considered to be sufficient when assessed against PDC 34.
The verge 'constraints' with the three (3) street trees and a stobie pole have been considered
together with the angle and positioning of the driveway locations to achieve the best outcome in
terms of safe access/egress and allowing the retention of one well established street tree.
Overlooking
The dwellings have been designed to avoid overlooking of the adjacent dwellings via appropriate
window treatments. To the east of dwelling 2 and 3, west of dwelling 1, and south of all dwellings
the dwellings have been designed with all upper level windows having sill heights over 1.7m or
fixed obscure glazing to the height of at least 1.7m.
The development meets PDC 27 of the Residential Development module and will be reinforced by
condition should the Panel be minded to support the development.
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Overshadowing
The applicant has provided an overshadowing diagram. It demonstrates that the majority of the
winter solstice overshadowing from the development occurs over the street. In terms of affected
properties, there is some morning overshadowing over the eastern side of 2/35 Kimber Terrace,
and around 10% of the private open space area including the pool of 5 Clifford Avenue. There is
some afternoon overshadowing experienced over around 20% of the private open space area of
31 Kimber Terrace. The overshadowing experienced over these areas is only to or from midday
where the entire overshadowing effect is south over the front area of the development and the
street.
At least half of the existing ground level open space of adjacent dwellings to east and west have
access to at least two hours of sunlight between 9am and 3pm on 21 June. In addition, by nature
of the shading over the north face of the adjacent dwellings, the development will allow for at least
3 hours of direct sunlight.
The overshadowing has been assessed against PDCs 10-13 of the Residential Development
module and considered to be satisfactory for the subject development.
SUMMARY
The proposed development is on a street and in a locality that has a number of similar types of
medium density developments that have recently been approved and/or constructed. Despite this
development falling short in key areas such as allotment areas and frontage, most other
quantitative and qualitative provisions have been met.
The building has been designed with positive design elements in terms of a mix of colours and
materials and appropriate size and proportions of openings from a streetscape perspective, whilst
providing appropriate setbacks and private open space. The amended negotiated proposal allows
for the retention of a street tree and one on street carpark. External impacts that may result from
setbacks, overshadowing and overlooking have been adequately addressed. The landscaping is
sufficient to soften the built form from the street and the rear yard and assist in mitigating heat
loads.
The proposed development meets the majority of the relevant quantitative provisions in a location
that is desirable in terms of its proximity to high frequency public transport and a range of services.
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 Land Division 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, and Land Division Consent for Application
No. 211/1093/2019 by M K Dagar to undertake a Combined Land Division - Torrens Title; SCAP
No. 211/D117/19; Create two (2) additional allotments with reciprocal party wall rights and
construction of three (3) x two-storey row dwellings at 33 Kimber Terrace, Kurralta Park
(CT5705/121) 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:
• Cavallo Forest Licensed Surveyors, Reference No. 19-264, Rev 03;
• Site Plan (Revision H), Landscaping Plan, Floor Plan, First Floor Plan, Elevations by
Global Constructions Pty Ltd, Project No. 6150, Sheets No 1-8;
• Drainage Plan by Ajax Engineers, Job No AJX 19.2.09, Issue D.
Reason: To ensure the proposal is developed in accordance with the plans and documents
lodged with Council.

2.

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

3.

All driveways, parking and manoeuvring areas will be formed, surfaced with concrete,
bitumen or paving, and be properly drained prior to occupation, and shall be maintained in
good condition at all times to the satisfaction of Council.
Reason: To minimise the spread of dust and soil and to ensure safe and convenient vehicle
manoeuvring on-site.

4.

All landscaping shall be planted in accordance with the approved plans within three (3)
months of the occupancy of the development or next available planting season. 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.

5.

All wall cladding, roofing materials and external building finishes and colours used on the
dwellings shall be natural and non-reflective, and shall be maintained in good condition to the
satisfaction of Council.
Reason: To maintain the amenity of the locality.
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Prior to the occupation or use of the development, the upper storey windows on Elevation 3
(northern) for dwellings 1, 2 and 3; for dwelling 2 (eastern); for dwelling 3 (eastern) and for
dwelling 1 (western) shall be fitted with fixed obscure glass or raised sill heights to a minimum
height of 1.7 metres above the upper floor level. The glazing in these windows shall be
maintained in good condition at all times to the reasonable satisfaction of Council.
Reason: To maintain the impact on privacy to residents of adjoining dwellings.

7.

Prior to the occupancy of the dwellings, the 3000 litre stormwater connection and reuse tank
and associated plumbing to service all toilets and laundry is to be installed and operational.
Reason: To ensure that adequate provision is made for the collection and reuse of
stormwater.

8.

All stormwater management measures for each dwelling, including harvest tanks and supply
mechanisms, must be installed and operational prior to occupancy. A minimum of 90 percent
of the roof area of each dwelling must be plumbed to direct stormwater runoff to the rainwater
tank for that dwelling.
Reason: To ensure that adequate provision is made for the collection and reuse of
stormwater.

Land Division Consent Conditions
Council Requirements
Nil
State Assessment Planning Commission Requirements
9.

The financial requirements of the SA Water Corporation shall be met for the provision of
water supply and sewerage services. (S A Water H0091516)
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.
SA Water advises on receipt of the developer details and site specifications an investigation
will be carried out to determine if the connections to your development will be standard or
non-standard fees.
Reason: To satisfy the requirements of the SA Water Corporation.

10. Payment of $15,232.00 into the Planning and Development Fund (2 allotment/s @ $7,616.00
/allotment). Payment may be made by credit card via the internet at www.edala.sa.gov.au or
by phone (7109 7018), by cheque payable to the Department of Planning, Transport and
Infrastructure 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.
11. 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.
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Note:
1.

The removal of two (2) street trees adjacent to the property is necessary to accommodate
proposed driveway access. Only a Council staff member is permitted to alter or remove any
street tree and will only be undertaken upon payment of the determined fee by the applicant.
Based on Council's standard schedule of fees and charges, a fee for the current removal of
the street trees is currently valued at $1,380.00. The fee is a value for the current financial
year and will vary depending upon the year of removal, which is due to annual price
increases and changes to the tree.
If the street trees are removed outside of the financial year, a further inspection and revaluation of the street trees will be undertaken and the tree removal fee will be amended.
At no stage should an applicant, property owner or developer undertake to remove or prune
the street tree(s) mentioned as a penalty up to $5,000 applies under the Local Government
Act 1999.

Attachments
1.
2.
3.

Relevant Development Plan Provisions
Proposal plans and details
Internal and external referrals
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21 Wilford Avenue, Underdale

Application No

211/19/2020 and 211/1079/2019

DEVELOPMENT APPLICATION DETAILS
DESCRIPTION OF
DEVELOPMENT

211/19/2020
Land division - Torrens Title;
SCAP No. 211/D140/19;
Create five (5) additional
allotments with reciprocal
party wall rights for the
purposes of row dwellings

211/1079/2019
Construction of six (6) two storey
row dwellings, associated
landscaping and masonry walls

APPLICANT

Nottinghamshire Pty Ltd

ESD Planning and Design

LODGEMENT DATE

15 January 2020

30 October 2019

ZONE

Urban Renewal Zone

APPLICATION TYPE

Merit

PUBLIC NOTIFICATION

Category 1

REFERRALS

Internal
• Nil
External
• SCAP
• SA Water

DEVELOPMENT PLAN
VERSION

Consolidated 12 July 2018

DELEGATION

•

Internal
• City Assets
External
• Nil

RECOMMENDATION

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.
Support with conditions

AUTHOR

Phil Smith

BACKGROUND
The application has been referred to the Council Assessment Panel for a decision as the
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.
In this instance, Dwelling 1 (Allotment 101) satisfies the site area requirement of 150sqm, however
Dwellings 2-6 do not, having shortfalls ranging from 18sqm to 33sqm (maximum shortfall of 22%).
The Panel should also be made aware that the two regulated street trees within the Sherriff Street
verge have been approved for removal under Development Application 211/117/2020.
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SUBJECT LAND AND LOCALITY
The subject land is formally described as Allotment 10, Filed Plan 112188 in the area named
Underdale, Hundred of Adelaide, Volume 5202 Folio 651, more commonly known as 21 Wilford
Avenue, Underdale. The subject site is mostly rectangular in shape (corner cutoff) with a 16.76
metre (m) wide frontage to Wilford Avenue, a secondary frontage of 48.15m to Sherriff Street and a
site area of 781 square metres (sqm).
It is noted that there are no easements or Land Management Agreements on the Certificate of Title
and there are no regulated trees on the subject site or on adjoining land that would be affected by
the development. There are two regulated street trees on the Sherriff Street frontage adjacent to
the site which will be discussed later in the report.
The site is located at the south-east corner of Wilford Avenue and Sherriff Street. Both of these
streets are classified as local roads.
The site is relatively flat and currently contains one detached, single storey dwelling and
associated outbuildings. There is very little in the way of landscaping apparent on the site.
The locality consists of a mix of residential and commercial land uses. In the immediate locality, the
eastern side of Sherriff Street comprises mostly residential land uses while the western side of
Sheriff Street is mostly commercial/industrial in nature. It is worth noting that both sides of Sherriff
Street are located in the same zone, that is, the Urban Renewal Zone, with the western side being
located within the Mixed Use Transition Policy Area. Wilford Avenue is predominantly residential
with some commercial properties located at the eastern end of the street where it intersects with
Hardys Road.
More recent infill development is occurring in close proximity to the subject site and in the wider
locality. Most notably, a development was recently approved under DA 211/1093/2018 at 10-12
Wilford Avenue, for two residential flat buildings comprising 10 two-storey dwellings.
Holbrooks Road is located approximately 240m to the west of the site and Henley Beach Road is
located approximately 730m to the south.
The subject land and locality are shown in the photos and aerial imagery below.
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Figure 1 - Subject site at intersection of Wilford Avenue and Sherriff Street

Figure 2 - Sherriff Street side of subject including two street trees viewed towards Wilford Avenue
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Figure 3 - Close up of the two street trees approved for removal

Figure 4 - Straight on view of subject site
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Figure 5 - Opposite the subject site, 44-48 Sherriff Street

Figure 6 - Opposite the subject site (44-48 Sherriff Street) adjacent to intersection with Wilford Ave

RELEVANT APPLICATIONS
DA Number
211/117/2020

Description of
Development
Removal of two regulated
trees

Decision

Decision Date

Approved

5 May 2020

Council's City Operations department approved the removal of the trees to assist with the
progression of future Council infrastructure projects.
The removal of the trees facilitates driveway access for the proposed row dwellings, which would
not otherwise be possible without the removal of the street trees.
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PROPOSAL
The first proposal comprises the creation of five (5) additional allotments with reciprocal party wall
rights for the purposes of row dwellings.
The proposal is described as follows:
•
•
•
•
•
•

Allotment 101 = 180sqm;
Allotment 102 = 118sqm;
Allotment 103 = 117sqm;
Allotment 104 = 117sqm;
Allotment 105 = 117sqm; and
Allotment 106 = 132sqm.

Each allotment is provided with its own driveway and crossover, i.e. none are shared access;
The second proposal comprises the construction of six (6) two storey row dwellings and associated
landscaping.
The proposal is described as follows:
Dwelling 1
•

Living, kitchen and dining areas are located at ground floor, in addition to laundry, toilet and a
single car garage;

•

3 bedrooms, a bathroom and a balcony are located at the upper level;

•

Private open space comprises two areas, one at ground floor level and a balcony at upper
level;

Dwellings 2-6
•

Living, bathroom, and one bedroom are located at ground floor level, in addition to a single car
garage;

•

Kitchen, dining and a second living area are located at upper level, in addition to an ensuite
and balcony;

Colours, Finishes and Materials
Colours, finishes and materials are noted as follows:
•

Hebel wall cladding with a smooth render finish - white;

•

Old, recycled brick (lower level) - red;

•

Fence bricks (courtyards) - dark grey;

•

Timber cladding;

•

Revolution maxline roof and wall cladding - dark grey;

•

Panel lift door - charcoal;

•

Front door - Cedar, with clear finish;
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•

The development is provided with approximately 223.5sqm of landscaping throughout the site
including a number of tree and plant species;

•

Each dwelling is provided its own vehicular entryway and driveway;

•

Masonry walls, up to 1.8m in height are provided to delineate front boundaries (all dwellings)
and side boundaries (Dwelling 1).

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 of the
Urban Renewal Zone within the Development Plan.
As the proposal is Category 1, public notification was not required to be undertaken.
INTERNAL REFERRALS
Department

Comments

City Assets

City Assets generally has no issues with the proposal subject to their
standard requirements.
The minimum Finished Floor Levels (FFLs) need to be achieved:
D1
D2
D3
D4
D5
D6

11.57
11.27
11.22
11.22
11.17
11.13

The FFLs have been achieved. D1 - 11.57, D2-6 - 11.27
City Assets have taken into account finished floor levels, verge
interaction, street trees, stormwater management and waste
management in their assessment of the development, all of which
have been suitably resolved or otherwise imposed as conditions.
City Operations

City Operations have no issues with the removal of the trees to
ensure future infrastructure can be constructed. The trees have
been approved for removal under DA 211/117/2020.

A copy of the relevant referral responses are contained in Attachment 3.

Item 6.3

Page 191

Council Assessment Panel Agenda

9 June 2020

RELEVANT DEVELOPMENT PLAN PROVISIONS
The subject land is located within the Urban Renewal Zone as described in the West Torrens
Council Development Plan.
The relevant Desired Character statements are as follows:
Urban Renewal Zone - Desired Character
A vibrant and rejuvenated, medium density neighbourhood, offering diverse residential, affordable
housing and mixed use housing choice as well as employment opportunities in close proximity to
public transport, services and the River Torrens Linear Park.
Currently, the zone contains a mixture of land uses with a strong focus on non-residential activities
such as industry, warehouse, storage and service industry. However, the zone also contains a
significant number of residential properties - particularly along Wilford Avenue.
Over time, existing industries and other commercial activities in the zone will transition to medium
density residential and compatible mixed use development and older housing stock will be
redeveloped.
Non-residential land uses of a small-scale that serve the community and are of a nature and scale
consistent with the character of the locality will be encouraged. In particular, non-residential land
uses will be single storey in height (or be located on the ground floor of a multi-storey building) and
will feature setbacks, building design and floor areas which complement surrounding residential
development. Non-residential land uses will be integrated with surrounding residential uses and
areas of open space in order to provide a mixture of small shops, offices, consulting rooms, preschools, cafes and restaurants (providing outdoor eating places).
In addition to the range of small-scale non-residential land uses envisaged in the zone, a wider
range of larger-scale non-residential land uses will be located in the Mixed Use Transition Policy
Area 38 and will primarily contain existing industries and commercial activities. Within this policy
area, existing uses will continue together with a range of low-impact mixed-use development. Over
time, a transition to medium density residential development will occur where environmental
impacts and site contamination issues have been addressed.
Development will address interface issues associated with existing non-residential land uses in the
zone as well as nearby industrial land uses to the north of Ashwin Parade through the application
of buffers and/or design techniques to mitigate potential impacts associated with noise, light, dust,
traffic, odour and air quality.
Development will allow for variety in housing forms and styles. The zone will comprise primarily
medium density residential development of up to 2 storeys. Taller buildings up to 3 storeys and
development achieving a net residential density of around 35 to 65 dwellings per hectare, will be
located near the centre of the zone between Sherriff Street and Hardys Road and north of Wilford
Avenue.
Within this area, development will be in accordance with Concept Plan WeTo/25 - Underdale
Urban Renewal, including higher density mixed use apartments (that may incorporate ground floor
retailing and commercial uses) that are adjacent public open space. Development should be set
back from Hardys Road and Sherriff Street. The provision of public open space, shared access
ways and local road connections will be in accordance with Concept Plan WeTo/25 - Underdale
Urban Renewal. Local street connections will enable local and indirect vehicle, bicycle and
pedestrian connectivity through the area.
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Generally, the greatest height, mass and intensity of development will be focused near the centre
of the zone, reducing in scale to transition down at the interface with low rise residential
development within the adjoining Residential Zone.
Housing diversity will be delivered through land division layout comprising smaller allotments
together with innovative housing design, access and parking arrangements. Larger and/or
amalgamated sites will achieve a coordinated development outcome where new medium density
housing integrates smoothly with surrounding residential development. Medium rise residential
development in the order of two storeys, at the interface of low rise residential development should,
through good design, sympathetic scale and the location of windows and balconies, ensure
transitioning down in scale thereby limiting the extent of overlooking and overshadowing.
Development in the zone will proceed based on the ability of stormwater related public
infrastructure to accommodate the anticipated additional demands being placed on it. Anticipated
upgrades of stormwater infrastructure may need to be provided in order to meet future demands
created by new infill development.
There are sites within the zone that are known to be affected by potentially contaminating activities
or which have the potential to impact on new development through the emission of noise, dust,
light or odour. In particular, the zone contains sites that are licensed by the Environment
Protection Authority (EPA) under the Environment Protection Act 1993. The EPA licence sites and
activities which do not require an EPA licence may have recommended evaluation distances and
new development within these distances will ensure that potential impacts from the licenced
activity have been appropriately addressed. In addition, sensitive development will take into
account separation distances to existing activities which may have been imposed through other
forms of legislation such as those administered by SafeWork SA.
Offsite contamination may also exist on adjacent or nearby land, which may impact the use of land
within the zone. Appropriate investigations will confirm the potential for site contamination and,
where applicable, the extent of such contamination. Development of sites or areas affected by
actual or potential site contamination will not proceed unless appropriate investigations and
remediation (where required) has been undertaken. This may include, in some situations, a
Preliminary Site Investigation (PSI), Detailed Site Investigation (DSI) or a Site Contamination Audit
Report (SCAR) being prepared.
The zone will be enhanced through high quality development and associated improvements to the
public realm. Redevelopment of existing sites will occur using high quality design, materials and
vegetation (including green walls) to significantly improve the site's appearance. In the public
realm, and particularly at the interface with the adjoining Residential Zone, it is desirable to use
trees and verge landscaping, swales, rain gardens, parks, parklets and other green infrastructure
that complement and enhance the visual impacts of buildings and structures, and add to overall
amenity of the zone. An increased building setback from Hardys Road and the northern side of
Ashley Street will allow for future street infrastructure upgrades.
Objectives
Principles of Development Control

1, 2, 3, 5, 6, 7
1, 2, 3, 4, 9, 14, 15, 17, 21, 23, 24, 25, 26, 29, 31, 37,
38, 40

Additional provisions of the Development Plan which relate to the proposed development are
contained in Attachment 1.
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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

Row dwellings - 150sqm

D1: 180sqm

LAND DIVISION - 211/19/2020

SITE AREA
Urban Corridor Zone
PDC #29

Satisfies
D2: 118sqm (>7.5% shortfall =
32sqm)
D3: 117sqm (>7.5% shortfall =
33sqm)
D4: 117sqm (>7.5% shortfall =
33sqm)
D5: 117sqm (>7.5% shortfall =
33sqm)
D6: 132sqm (>7.5% shortfall =
18sqm)
D2-D6 total shortfall = 149sqm
Does Not Satisfy

SITE FRONTAGE
Urban Corridor Zone
PDC #29

Row dwellings - 5m

D1 = 12.42m
D2 = 7.76m
D3-D5 = 7.65m
D6 = 8.66m
Satisfies

BUILT FORM - 211/19/2020
STREET SETBACK
Urban Renewal Zone
PDC #24

3m or the
average of existing dwellings
on adjoining allotments (2m)

D1 = 5m
Secondary street frontage - 3.9m
Satisfies

Secondary street frontage
0.9m

D2-D6 = 2.08m (ground level)
1.3m (upper level balcony
overhang)
D2-D6 Shortfall = 700mm at
upper level
Does Not Satisfy
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SIDE (to adjoining properties)
1m (ground floor)
2m (upper floor)

D1:
Ground - 0m/4.0m
Upper - 0.9m/2.0m
D6:
Ground - 0.9m
Upper - 0.9m
Does Not Satisfy

SIDE (Internal boundaries)
To be located abutting wall of
existing or simultaneously
constructed building on the
adjoining land to the same or
lesser length and height

REAR SETBACK
Urban Renewal Zone
PDC #25

REAR
2m (ground floor)
5m (upper floor)

Proposal built to boundaries with
simultaneously constructed
buildings of equal height and
length
Satisfies

D1 = N/A
D2-D6: 3.1m (Ground / Upper)
Shortfall = 1.9m (upper)
Does Not Satisfy

BUILDING HEIGHT
Urban Renewal Zone
PDC #15

Development is to be up to 2
storeys

All dwellings are two storeys in
height
Satisfies

PRIVATE OPEN SPACE
Urban Renewal Zone
PDC #31

15sqm
(min. dimension = 2m)

D1: 73.6sqm, minimum
dimension = 3.9m
D2-D6: 46sqm, minimum
dimension = 3.1m
Satisfies

CAR PARKING SPACES
General Section Transportation and Access
PDC #34,
Table - WeTo/2

OVERLOOKING
General Section - Residential
Development
PDC #27

2 car parking spaces
required, at least 1 of which
is covered

D1-D6: 1 covered space + 1
space in driveway
Satisfies

Upper level, windows,
balconies, terraces & decks sill height/permanent screen
min. 1.7m above floor level

Side and rear upper level
windows are indicated as having
fixed and obscured glazing to a
height of 1.7m above finished
floor level
Satisfies
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North facing windows of
adjoining dwellings - min. 3
hours of direct sunlight and
POS (35sqm minimum) of
adjoining allotments minimum of 2 hours of direct
sunlight

Shadows extend only as far as
the outbuildings ensuring a
minimum of 3 hours of direct
sunlight to the POS and northern
windows of the adjoining property
to the south.
POS (35sqm minimum) of the
adjoining properties to the south
and east achieves a minimum of
2 hours of direct sunlight
Satisfies

LANDSCAPING
General Section Landscaping, Fences and
Walls
PDC #4

INTERNAL FLOOR AREA
General Section - Residential
Development
PDC #9

10% of development site
should be landscaped

223.5sqm of site to be
landscaped = 29%
Satisfies

2 Bedroom = 75sqm
3 Bedroom = 100- sqm

D1 - 3 bedrooms = 123sqm
D2-D6 - 2 bedrooms = 103sqm
each
Satisfies

STORAGE
General Section - Residential
Development
PDC #31

8m3

A minimum of 8sqm is provided
for each dwelling
Satisfies

ASSESSMENT
In assessing the merits or otherwise of the application, the proposed development is discussed
under the following sub headings:
Site Area
The divided site is intended to be used for the purpose of two storey, row dwellings which accords
with the Desired Character Statement.
A shortfall of 119sqm when averaged out, exists across the entire site. Dwelling 1 exceeds the
minimum 150sqm requirement by providing an area of 180sqm (an additional 30sqm). Dwellings 26 provide site areas ranging from 117sqm to 132sqm (shortfalls ranging from 18sqm to 33 sqm).
Frontage widths satisfy Development Plan requirements.

Item 6.3

Page 196

Council Assessment Panel Agenda

9 June 2020

Given that the locality is undergoing a transitional phase as a result of the Urban Renewal zoning,
there is an expectation of new development being constructed at increased densities, which is
reinforced by PDC 4. While there is a discrepancy between what the Development Plan seeks in
terms of site area requirements and what is proposed with this development, it is considered
appropriate that some dispensation should be given to allow for lesser site areas in order to
achieve appropriate outcomes consistent with the broad intent of the desired character of the zone.
In this instance, an average per dwelling shortfall of 24sqm exists across Dwellings 2-6. The site
frontages meet Development Plan requirements therefore there would be no indication from the
streetscape that the allotments were undersized.
It should be emphasized that the development provides functional and usable private open space
areas that comply with minimum requirements and that the dwellings all have compliant internal
floor areas, thus the reduction in site area per dwelling is not considered to be fatal when looking at
the proposal holistically.
Pattern of Development
The proposed pattern of development is consistent with the existing pattern of development, which
is variable having regard to the amount of redevelopment occurring across the locality, in particular
to the east along Wilford Avenue.
Land Use
With respect to land use, the development proposes six, two storey row dwellings to be
constructed on the subsequent new allotments. Within the Urban Renewal Zone, PDC 1 envisages
a range of dwelling types and the desired character statement further reinforces this. The proposed
land use is residential in nature are is therefore considered an appropriate and orderly form of
development.
Desired Character
The desired character implicitly states that the zone will transition to a vibrant and rejuvenated
medium density neighbourhood. Furthermore, development will allow for variety in housing forms
and styles. The zone will comprise primarily medium density residential development of up to 2
storeys which the proposed development achieves.
In addition, housing diversity will be delivered through the development comprising smaller
allotments together with innovative housing design, which is consistent with the Desired Character
Statement. The dwellings are well designed and articulated and should add to the vibrancy of the
locality. The development consists of 2 and 3 bedroom dwellings thus providing housing diversity
to the area.
The additional development is not expected to impact on stormwater public infrastructure noting
that Council's Civil Engineer have no concerns with the development with respect to the
anticipated additional demands on existing stormwater infrastructure.
On balance, it is considered that the proposed development is consistent with the Desired
Character sought within the Urban Corridor Zone.
Built Form
The dwellings are considered to be of a high design standard and are enhanced by the variety of
materials, colours and finishes incorporated into the design. On this basis, Objective 1 and PDC 1
of the Design and Appearance module and PDC 4 of the Residential module are satisfied. The
variety of materials, colours and finishes of the proposed dwellings gives them a well-articulated
appearance that permits the design to differentiate itself in a positive way from older, more
conventional housing stock.
In terms of the built form, it is noted that the dwellings satisfy the building height requirements with
overall heights of 7.8m proposed, thus there are no building scale issues in this regard.
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The design of the proposed dwellings incorporates a mixture of flat and raked roofs, which assists
in reducing the visual bulk of the proposed dwellings while limiting overshadowing to adjoining
properties to the south and east.
Front fencing (brick finish) is proposed for Dwelling 1 fronting Wilford Avenue and Sherriff Street
and partial brick fencing for the other dwellings facing Sherriff Street, consistent with the selected
palette of colours, materials and finishes. The fencing is indented to assist in breaking up the
length and monotony of a singular material and is more attractive when viewed from the street. The
fence height proposed at 1.8m is a standard fence height and is supported.
Overall, it is considered that the proposed dwellings present well to both streetscapes which should
help improve its aesthetic character.
Amenity
Noise attenuation
With respect to amenity, it is noted that the site is not located on an arterial road, or in close
proximity to the airport, however there are commercial uses in the immediate vicinity of the site that
could take considerable time to transition to residential or other lower impact land uses. On this
basis, noise attenuation devices such as double glazed windows and acoustic insulation are
strongly recommended and has been conditioned as per the recommendation of the Sonus report
submitted with the application.
Solar access
The orientation of the site in an east-west direction allows for northern solar access into the private
open space areas however not all habitable spaces will receive northern solar access, which is
unavoidable in a development of this nature due to the orientation of the allotments. The allotments
will receive solar access to habitable spaces in the afternoon which is achieved by locating the
living areas for Dwellings 2-6 at upper level adjoining the balconies. Dwelling 1 also achieves
north-western solar access which accords with PDC's 1 and 2 of the Energy and Efficiency
module. Given the constraints of the site's orientation, the level of solar access achieved is
considered to be acceptable.
Overlooking
With respect to overlooking, all upper level windows to the eastern elevation, along with the south
facing fixed timber batten screen enclosing the entire southern side of the balcony of Dwelling 6 will be fixed and obscured to a height of at least 1.7m above finished floor level thus satisfying
PDC 27 of the Residential Development module. Overall, there is unlikely to be any unreasonable
impacts resulting from overlooking.
Overshadowing
Overshadowing diagrams provided indicate that the proposed development will overshadow the
adjoining property (136 Ashley Street) to the south during the times of 9am to 3pm however the
overshadowing impacts are considered to be reasonable. The proposed development would
project shadows into the private open space of 136 Ashley Street which is approximately 450sqm
in area. The shadows do not reach this dwelling and a considerable area of private open space
would remain unaffected by proposed overshadowing. This accords with General Section,
Residential Development PDC's 11 and 12.
Number 134 Ashley Street would receive similar overshadowing impacts to 136 Ashley Street.
19 Wilford Avenue would not receive any overshadowing impacts until the early afternoon hours.
Shadows to the west would fall over Sherriff Street. On this basis, overshadowing is not considered
to be an issue as a result of this development and will still receive a minimum 3 hours solar access
for north facing windows and 2 hours sunlight for more than half of their existing ground level open
space in accordance with General Section, Residential Development PDC's 11 and 12.
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Setbacks
Front
With respect to the front setbacks of Dwellings 2 to 6, it is noted that there is a shortfall of 700mm
from meeting the required standard. This shortfall is attributed to the built form of the projecting
balconies. This is not considered an issue for a number of reasons. First, there are no dwellings
that face Sherriff Street in this particular part of the street between Wilford Avenue and Ashley
Street, thus there are no established front setbacks to provide context. Second, the dwellings will
face a large commercial property, therefore the streetscape is enhanced rather than detracted from
as a result of the lesser setbacks. Third, by providing balconies to the dwellings, the dwellings are
better articulated but also provide increased passive surveillance, thus increasing the safety of the
area. Fourth, an existing outbuilding is currently located on the secondary street boundary which
presents an unattractive built form to the streetscape. Removing this structure in lieu of a more
aesthetically pleasing structure, albeit with a less than compliant front setback, is considered to be
a more appropriate outcome. Lastly, the landscaping assists to soften the overall form and scale of
the buildings, thus the dwellings do not appear as imposing.
On this basis, the reduced front setbacks are considered acceptable.
Side setbacks
With respect to adjoining properties, the development proposes one garage on a shared boundary
not within the development which is typical and acceptable as it abuts a carport. Within the
development itself, PDC's 21 and 22 of the Urban Renewal Zone contemplate boundary to
boundary development, that is, for walls to abut other walls of existing or simultaneously
constructed buildings on the adjoining land to the same or lesser length and height, which is
achieved with this development.
The upper level side setback of Dwelling 6 (southern elevation) is non-compliant by 1.1m. This is
not considered fatal to the application as the impacts to the adjoining property to the south are
limited. The private open space of the adjoining dwelling is 450sqm and there are a number of
larger outbuildings directly adjacent the southern boundary of the subject site. Furthermore, the
separation distance between the proposed upper level and the existing dwelling to the south is
approximately 35m. There are therefore no unreasonable impacts envisaged in a visual sense or
by way of bulk and scale.
The upper level side setback of Dwelling 1 (east elevation) also has a shortfall of 1.1m. This
elevation is directly adjacent to the neighbouring property's driveway and a small portion of the
adjoining dwelling's carport. The setback then increases to 3.1m from this common boundary. The
length of this incursion is approximately 6.6m, which is considered to be of minimal impact when
taking into account the siting of the adjacent built form and the driveway.
Rear
The rear setbacks of Dwellings 2 to 6 have an upper level shortfall of 1.9m of which is considered
to be a reasonable outcome between what upper level setback could be achieved by constructing
a double storey dwelling the length of the allotment (2m off the boundary) and the desired outcome
of the Development Plan (5m off the boundary). It is worth noting that the adjoining property to the
east has a lesser depth than the subject site, therefore the perceived impact (if any) of the reduced
setback is spread across two separate properties. As can be seen in the following aerial photo, the
proposed upper level would be located adjacent a paved rear yard at 134 Ashley Street.
In addition, the rear yards are to be landscaped and incorporate up to 2 trees of maximum growth
height 6m which will in the longer term provide some degree of screening of the built form.

Item 6.3

Page 199

Council Assessment Panel Agenda

9 June 2020

Figure 7 - Subject site outlined in yellow adjacent to two properties to the east

Overall, it is considered that the design of the dwellings, taking into consideration their setbacks
and resultant impacts, present an appropriate outcome that is consistent with the built form within
the locality and the intent of the Development Plan.
Waste Management
Each dwelling has areas set aside for storage of bins. A waste management plan was not required
given that there is ample space (approximately 7m wide frontages, minimum) to place 2 bins per
dwelling on any given rubbish collection day, which would be consistent with other properties in the
street. Standard Council waste collection services are therefore considered to be appropriate for
this development.
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Stormwater Management
The City Assets team consider the proposed development to be acceptable from a stormwater
management perspective. The required finished floor levels for the dwellings have been achieved
however Dwellings 1-4 have garages that will require an increase in their finished floor levels to
match the dwellings. This will be reinforced by condition in the recommendation. Additional
requirements such as stormwater management measures being in place prior to occupancy,
rainwater tanks and rainwater capture will also be added as conditions in the recommendation. On
this basis, it is considered that stormwater matters have been satisfactorily addressed.

SUMMARY
Having considered all the relevant provisions of the Development Plan, the proposal is not
considered to be seriously at variance with the Development Plan.
The shortfalls in site area, are considered to be acceptable given the Urban Renewal Zone seeks
to rejuvenate residential land uses in the locality and that the shortfalls are not readily perceivable
from the street. The acceptance of this type of dispensation needs to be weighed against quality
built form outcomes, of which this proposal has sought to achieve.
Setback shortfalls have demonstrated to have little or no impact to adjoining properties in a visual
sense or by way unreasonable bulk and scale.
On balance each proposal sufficiently accords with the relevant provisions contained within the
West Torrens Council Development Plan Consolidated 12 July 2018 and warrants Development
Plan Consent, and for the land division component, Land Division consent and Development
Approval.

RECOMMENDATION 1
The Council Assessment Panel, having considered all aspects of the report, the application for
consent to carry out development of land and pursuant to the provisions of the Development Act
1993 resolves to GRANT Development Plan Consent, Land Division Consent and Development
Approval for Application No. 211/19/2020 by Nottinghamshire Pty Ltd to undertake a Land division
- Torrens Title; SCAP No. 211/D140/19, to create five (5) additional allotments with reciprocal party
wall rights for the purposes of row dwellings at 21 Wilford Avenue, Underdale (CT5202/651)
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 prepared by Bartlett Drafting and
Development.
Reason: To ensure the proposal is developed in accordance with the plans and documents
lodged with Council.

Land Division Consent Conditions
Council conditions
Nil
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SCAP Conditions
2.

The financial requirements of the SA Water Corporation shall be met for the provision of
water supply and sewerage services. (S A Water H0093881)
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. SA Water advises on receipt of the developer
details and site specifications an investigation will be carried out to determine if the
connections to your development will be standard or non-standard fees.
Reason: To ensure the proposal is developed in accordance with SA Water's requirements.

3.

Payment of $38,080.00 into the Planning and Development Fund (5 allotment/s @ $7,616.00
/allotment).
Payment may be made by credit card via the internet at www.edala.sa.gov.au or by phone
(7109 7018), by cheque payable to the Department of Planning, Transport and Infrastructure
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 ensure the proposal funds the public open space contribution system.

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 ensure the correct documentation is lodged with the Land Titles Office.

RECOMMENDATION 2
The Council Assessment Panel, having considered all aspects of the report, the application for
consent to carry out development of land and pursuant to the provisions of the Development Act
1993 resolves to GRANT Development Plan Consent for Application No. 211/1079/2019 by ESD
Planning and Design to undertake the construction of six (6) two storey row dwellings, associated
landscaping and masonry walls at 21 Wilford Avenue, Underdale (CT5202/651) subject to the
following conditions of consent:
Development Plan Consent Conditions:
1.

Development is to take place in accordance with the plans prepared by Spectra and
Structural Systems Consulting Engineers relating to Development Application No.
211/1101/2019 as follows:
Spectra Drawings - Drawing 1 - 116.2018 REV C, Drawing 2 - 116.2018 REV C, Drawing 4 116.2018 REV C, Drawing 6 - 116.2018 REV C, Drawing 7 - 116.2018 REV C
Structural Systems Consulting Engineers - DT 191203 Issue 0.
Reason: To ensure the proposal is developed in accordance with the plans and documents
lodged with Council.
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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.

Any retaining walls shall be designed to accepted engineering standards, and not of timber
construction if retaining a difference in ground level exceeding 200mm.
Reason: To enhance the amenity of the site and the adjoining properties.

4.

The following is required for each dwelling within the development and shall be installed prior
to occupation:
• Rainwater tanks are to be plumbed to deliver recycled water all toilets and laundry cold
water outlet. (Can also be connected to Hot Water Service if desired).
• A minimum of 90% of the dwelling roof area is to have its stormwater runoff directed to the
rainwater tank.
Reason: To ensure that adequate provision is made for the collection and dispersal of
stormwater.

5.

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.
Reason: To provide safe and convenient parking and manoeuvring areas for users of the
development.

6.

All planting and landscaping shall be completed within three (3) months of the
commencement of the use of this development or the next planting season and be
maintained in reasonable condition at all times. Any plants that become diseased or die will
be replaced with a suitable species.
Reason: To enhance the amenity of the site and locality and reduce heat loading.

7.

The upper level side and rear windows of all dwellings, except where facing a street, shall be
provided fixed and obscured glass to a minimum height of 1.7 metres above the upper floor
level to minimise the potential for overlooking of adjoining properties, prior to occupation of
the dwellings. The glazing in these windows shall be maintained in reasonable condition at
all times. The upper level, south facing balcony balustrade of Dwelling 6 shall be provided
with a fixed timber slat screen to the southern balustrade with a maximum of 10mm spacing
between battens required to minimise potential for direct overlooking.
Reason: To maintain the level of privacy to residents of adjoining dwellings.

8.

For Dwellings 2/3 and Dwellings 4/5, a 6m wide crossover with 0.3m flaring on both sides will
be constructed. For Dwelling 6, a 3m wide crossover with 0.3m flaring on both sides will be
constructed.
Reason: To provide safe and convenient parking and manoeuvring areas for users of the
development.
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A revised stormwater management plan shall be provided to Council Administration that
indicates Dwellings 1-4 will have finished floor levels for the garages that match their
respective dwelling finished floor levels as follows:
•
•
•
•

Dwelling 1 = 11.57
Dwelling 2 = 11.27
Dwelling 3 = 11.27
Dwelling 4 = 11.27

Reason: To ensure that adequate provision is made for the collection and dispersal of
stormwater.
10.

A minimum of 6.38mm thick laminated glass it to be installed for all habitable rooms to further
reduce any potential impact on the amenity from the licensed activities and other noise
sources.
Reason: To enhance the amenity of the site and the adjoining properties.

Attachments
1.
2.
3.

Relevant Provisions
Application Documents
Referral Responses
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603 Burbridge Road, WEST BEACH

Application No

211/302/2020

DEVELOPMENT APPLICATION DETAILS
DESCRIPTION OF DEVELOPMENT

Land division - Torrens Title; SCAP No. 211/D030/20;
Creating one (1) additional allotment.

APPLICANT

C Reynolds

LODGEMENT DATE

23 April 2020

ZONE

Residential Zone

POLICY AREA

Low Density Policy Area 21

APPLICATION TYPE

Merit

PUBLIC NOTIFICATION

Category 1

REFERRALS

Internal
• City Assets
External
• State Commission Assessment Panel (SCAP)
• South Australian Water Corporation (SA Water)

DEVELOPMENT PLAN VERSION

Consolidated 12 July 2018

DELEGATION

RECOMMENDATION

• 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.
Support with conditions

AUTHOR

Amelia De Ruvo

BACKGROUND
This application was originally lodged as a combined application for a land division and the
construction of two (2) two storey detached dwellings. Council administration was generally
supportive of the land division component of the proposal, however had some concerns with the
built form and the request for staging of the application. Through the negotiation process, the
dwellings were amended from detached to two semi-detached dwellings and the request for
staging was presented as follows:
Stage 1:

Land Division, and

Stage 2:

Demolition of all structures on site and construction of two, two storey semi-detached
dwellings.

The purpose of staging the application would allow for the applicants to obtain Development
Approval for the land division component and allowing the Certificates of Titles to be issued for the
new allotments. The dwelling component could then be finalised. This approach presents some
administrative issues in that there is no assurance that the dwelling component will ever be
finalised. There has been past instances where this staged approach has been adopted, and the
allotments have then been on sold. The second stage has then never been completed and the new
owners have lodged separate Development Applications for their individual dwellings. Not only
does this leave the application incomplete, the applicant has had the benefit of the application
having been assessed against the reduced site area requirements in the Development Plan due to
the combined nature of the proposal.
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Having regard for these complexities, the staging arrangements were changed to reflect the
following:
Stage 1:

Land Division, demolition of all structures on site and construction of footings and

Stage 2:

Superstructure and balance of works.

This approach would provide Council with some certainty that the dwellings would be constructed.
This staging option was however not viable for the applicant. Taking this all into account the
applicant decided to remove the built form component from the application. Should the land
division be approved, subsequent dwelling applications could then be lodged. To assist in the
consideration of the land division, the applicant has provided indicative dwelling footprints to
demonstrate the suitability of the allotments for future development.
SUBJECT LAND AND LOCALITY
The subject land is formally described as Allotment 95 in Deposited Plan 6945 in the area named
West Beach Hundred of Adelaide, Volume 5357 Folio 392, more commonly known as 603
Burbridge Road, West Beach. The subject site is irregular in shape, and tapers to the rear of the
property. The subject site has a 27.28 metre (m) wide frontage to Burbridge Road (slip road), and
depth that varies between 33.48m to 38.53m. The overall site area is 740 square metres (m²). It is
noted that there are no encumbrances or Land Management Agreements on the Certificate of Title.
The subject site is an existing residential property located on the southern side of Burbridge Road.
Currently on the subject site is a single storey detached dwelling with ancillary verandah and
carport along with an outbuilding along the eastern boundary. The site is relatively flat and is
moderately vegetated specifically within the rear yard. There is no vegetation of regulated status
on the site.
The subject site is located off both of the Tapleys Hill Road and Burbridge Road slip roads due to
the close proximity to the intersection of Tapleys Hill Road, Burbridge Road and Sir Donald
Bradman Drive. The locality is predominantly residential in nature and consists of a range of single
and double storey detached dwellings. To the east of the subject site is the Adelaide Airport
Prescient which contains a variety of land uses including an indoor recreation centre, supermarket,
warehousing and aircraft hangers. Further south of the locality is a Government owned Recreation
Reserve.
Within the locality, the allotment pattern is currently under transition with a number of recent
examples of land divisions approved, similar to that proposed in this application. Allotment site
areas within the locality vary between 340m² and 1000m². The newer dwellings observed tend to
be two storey with double garaging.
The subject land and locality are shown on the aerial imagery below.
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RELEVANT APPLICATIONS
Address

DA Number

Description of
Development

Decision

Decision Date

605A & 605B
Burbridge
Road

211/674/1994

Land Division Boundary
Readjustment

Development
Approval

30 Aug 1994

610 & 610A
Burbridge
Road

211/831/2016

Land division Torrens Title; DAC
No. 211/D108/16
(Unique ID 55005);
Create one(1)
additional allotment

Development
Approval

23 Nov 2016

2&4
Western
Street

211/1256/2018

Land Division Torrens Title; SCAP
No. 211/D152/18;
Create one (1)
additional allotment

Development
Approval

10 Dec 2018

8 & 8A
Western
Street

211/1043/2016

Combined
Application: Land
division - Torrens
Title; DAC No.
211/D134/16; Create
one (1) additional
allotment; and
construction of two x
single-storey
dwellings

Development
Approval

27 October 2017;
Built form
component
withdrawn
7 March 2019

9 Western
Street

211/996/2019

Land Division Torrens Title; SCAP
No. 211/D065/19;
Create one (1)
additional allotment

Development
Approval issued
by CAP

8 Oct 2019

15 & 15A
Western
Street

211/939/1999

Land Division Torrens Title

Development
Approval

15 November 1999

The relevant applications are all land divisions within the defined locality of the subject site all of
which have contributed to the transition in allotment pattern.
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PROPOSAL
The proposal seeks to create one additional Torrens Title allotment.
Both allotments present generous frontages and then taper to the rear due to the irregular shape of
the existing allotment. The table below sets out the proposed site area and frontages for each
resultant allotment.
Allotment

Site Area

Frontage Width

301

367m

2

13.79m

302

373m²

13.49m

The relevant plans and documents are contained in Attachment 2.

PUBLIC NOTIFICATION
The application is a Category 1 form of development pursuant to Schedule 9 (2)(f) of the
Development Regulations 2008. As the proposal is Category 1, public notification was not required
to be undertaken.
INTERNAL REFERRALS
Department

Comments

City Assets

City Assets have determined that access to proposed allotments 301 and
302 is able to be achieved whilst also satisfying the minimum requirements.
Please note that the City Assets comments also included consideration of
the built form which was later removed from the application.

EXTERNAL REFERRALS
Department

Comments

SCAP

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

SA Water

SA Water has raised no concerns with the proposal. The developer will be
required to meet the requirements of SA Water for the provision of water
and sewerages services. Standard conditions of consent have been
recommended should the application be supported.

A copy of the relevant referral responses are contained in Attachment 3.
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RELEVANT DEVELOPMENT PLAN PROVISIONS
The subject land is located within the Residential Zone and, more specifically, Low Density Policy
Area 21as 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

4

Principles of Development Control

5

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

1

Principles of Development Control

1&6
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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
ALLOTMENT AREA
Low Density Policy Area 21
PDC 6

STANDARD

ASSESSMENT

420m² (min.)

Lot 301: 367m²
Lot 302: 373m2
Does Not Satisfy

ALLOTMENT FRONTAGE
Low Density Policy Area 21
PDC 6

12m (min.)

Lot 301: 13.79m
Lot 302: 13.49m
Satisfies

ASSESSMENT
In assessing the merits or otherwise of the application, the proposed development is discussed
under the following sub headings:
Land Use
Residential development, in the form of detached and semi-detached dwellings, are envisaged
forms of development in accordance with Principle of Development Control (PDC) 1 of Low Density
Policy Area 21. It is noted that the size and configuration of the proposed allotments would enable
the construction of a detached or semi-detached dwellings on the site. Accordingly, the proposed
land division is considered to be an appropriate form of development within the Policy Area.
Allotment Site Area and Frontage Widths
Principle of Development Control (PDC) 6 of Low Density Policy Area 21 seeks to create
allotments with frontage widths greater than 12m and site areas greater than 420m². Each of the
respective allotments have provided a frontage width in excess of 13m, therefore satisfying the
minimum frontage requirements. However each proposed allotments fail to satisfy the minimum
site area requirements specified within the Policy Area on average by 50m² or 19%.
Building footprints have been provided that suitably demonstrate that the allotments can be
functionally developed whilst satisfying the respective quantitative and qualitative requirements of
the DP. The allotments are therefore considered appropriate for their intended use, satisfying
General Section - Land Division PDC 5 (refer to Attachment 2).
Pattern of Development
The reinforcement of the existing allotment pattern is a key provision set out in Objective (Obj) 1
and PDC 2 of Low Density Policy Area 21. The Desired Character Statement seeks to maintain a
rectangular allotment pattern. Given that the locality consists predominantly of irregular shaped
allotments given the current allotment pattern (see Figure 3 below), this particular component of
the Desired Character Statement is not given much weighting to the assessment.
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The frontage widths for the respective allotments exceed the minimum quantitative requirements of
the Policy Area and preserves the predominant pattern of frontage widths in the locality.
It is noted that the allotment pattern within the locality has changed significantly in the past 5 years.
Due to this, the locality has transitioned presenting a denser allotment pattern, with numerous
examples along Western Street and a few examples along Burbridge Road (slip road). The
Development Plan does allow for a denser allotment pattern within 400m of a Centre Zone. While it
is acknowledged that the subject site is not located within 400m of a Centre Zone, it is located
within 600m of an ALDI as well as within 1 kilometre of Harbour Town, Bunnings and IKEA all of
which are located on Airport land. Due to the accessibility of these facilities that are usually seen in
Centre Zones it is considered that a denser allotment pattern can be supported.

Figure 3: Image of allotment pattern within the immediate locality (Source: West Maps)

Access to services
Proposed allotments 301 and 302 are both able to obtain access to mains water, waste water,
sewerage and other effluent satisfying PDC 1(b) and (c) of General Section - Land Division.
SUMMARY
It is acknowledged that the proposed allotments fail to satisfy the minimum site area requirements
of Low Density Policy Area 21. However when the allotments are viewed from the public realm
they maintain an allotment pattern that is consistent within the locality. Additionally, with the locality
having transitioned to a denser allotment pattern in the past 5 years, the proposed allotments will
not be at odds with the established allotment pattern. On this basis is the proposed land division is
considered to be acceptable.
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. 211/302/2020 by C Reynolds to undertake a Land division - Torrens
Title; SCAP No. 211/D030/20; Creating one (1) additional allotment at 603 Burbridge Road, West
Beach (CT 5357/392) subject to the following conditions of consent:
Development Plan Consent Conditions:
1.

The Development is to take place in accordance with the plans prepared by John C Bested &
Assoc Pty. Ltd. relating to Development Application No. 211/302/2020 (SCAP 211/D030/20).
Reason: To ensure the proposal is developed in accordance with the plans and documents
lodged with Council.

Land Division Consent Requirements
Council conditions
Nil
State Commission Assessment Panel Conditions
2. The financial requirements of SA Water shall be met for the provision of water supply and
sewerage services.
On receipt of the developer details and site specifications an investigation will be carried out to
determine if the connections to your development will be standard or non-standard fees.
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(s) @
$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 Department of
Planning, Transport and Infrastructure and marked "Not Negotiable" and sent to GPO Box
1815, Adelaide 5001 or in person, at Level 5, 50 Flinders Street, Adelaide.
Reason: To satisfy the requirements of 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.
2.
3.

Relevant Development Plan provisions
Plan of Division and Supporting Documents
Internal and External Referral reports
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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 - June 2020

Brief
This report presents information in relation to:
1.
2.
3.
4.
5.

any planning appeals before the Environment, Resources and Development (ERD) Court;
any matters being determined by the State Commission Assessment Panel (SCAP);
any matters determined by the Minister of Planning (Section 49);
any matters determined by the Governor of South Australia (Section 46); and
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
Schedule 10

DA number

Address

Description of development

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 determined
by the Council Assessment
Panel at its 12 May 2020
meeting.
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Matters pending determination by the Minister of Planning
Reason for
referral
Section 49

DA number

Address

Description of development

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

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/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 multistorey office building, multidesk car park, hardstand
area, a storage building with
landscaping and other
ancillary works

Section 49

211/V007/12 V3

Lot 2 in FP 1000, West
Beach Road
WEST BEACH

Variation - removal of eastwest internal road

Matters pending determination by the Governor of South Australia
Nil
Deferred CAP Items
Nil
Conclusion
This report is current as at 28 May 2020.
RECOMMENDATION
The Council Assessment Panel receive and note the information.
Attachments
Nil
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OTHER BUSINESS
Nil
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