
 

 

 
 

Notice of Special Panel Meeting 
 

Notice is Hereby Given that a Meeting of the   
 

SPECIAL COUNCIL ASSESSMENT PANEL 
 

will be held by electronic platform only 
 

on 
 

WEDNESDAY, 16 DECEMBER 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 Special 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. It is 
assumed that consent has been given by any person in attendance to broadcast their image. 

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


Special Council Assessment Panel Agenda 16 December 2020 

 

INDEX 

1 Meeting Opened ................................................................................................................... 1 

1.1 Electronic Platform Meeting 

2 Present ................................................................................................................................. 1 

3 Apologies ............................................................................................................................. 1 

4 Confirmation of Minutes ...................................................................................................... 1 

5 Disclosure Statements ........................................................................................................ 1 

6 Reports of the Assessment Manager ................................................................................. 2 

6.1 40 Daly Street, KURRALTA PARK ........................................................................... 2 

7 Confidential Reports of the Assessment Manager .......................................................... 91 

Nil 

8 Summary of Court Appeals ............................................................................................... 91 

Nil 

9 Other Business .................................................................................................................. 91 

10 Meeting Close .................................................................................................................... 91 

 



Special Council Assessment Panel Agenda 16 December 2020 

Page 1 

1 MEETING OPENED 
1.1 Electronic Platform Meeting 
 

2 PRESENT 
 

3 APOLOGIES  
 
 

4 CONFIRMATION OF MINUTES  

RECOMMENDATION 
That the Minutes of the meeting of the Council Assessment Panel held on 8 December 2020 be 
confirmed as a true and correct record. 
 

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

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

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

If an interest has been declared by any member of the panel, the Assessment Manager will record 
the nature of the interest in the minutes of meeting. 
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6 REPORTS OF THE ASSESSMENT MANAGER 
6.1 40 Daly Street, KURRALTA PARK 
Application No  211/666/2019 
 
Appearing before the Panel will be: 

Representor:  Linda Cunningham of 55 Gray Street, Plympton wishes to appear in support of 
the representation. 

Applicant: Mick Lamarca of Rise Property Group wishes to appear in response to the 
representation. 

 
DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF DEVELOPMENT Combined Application: Land division - Community 
Title; SCAP No. 211/C071/19; Create four (4) 
additional allotments and common property; and 
construction of one (1) two-storey residential flat 
building containing five (5) dwellings, freestanding 
carports and landscaping  - Affordable Housing 
Development 

APPLICANT M F Lamarca 
APPLICATION NUMBER 211/666/2019 
LODGEMENT DATE 12 July 2019 
ZONE Residential Zone 
POLICY AREA Medium Density Policy Area 18 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 2 
REFERRALS Internal 

• City Assets 
• Arboriculture Advisor 
• Waste Management 
External 
• SA Housing Authority (Affordable Housing) 
• State Commission Assessment Panel (SCAP) 
• South Australian Water Corporation (SA Water) 

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

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

RECOMMENDATION Support with Reserved Matters and Conditions 
AUTHOR Brendan Fewster 
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SUBJECT LAND AND LOCALITY 

The subject land comprises one allotment commonly known as 40 Daly Street, Kurralta Park. The 
subject land is formally described as Allotment 5 in Filed Plan 8599 in the area named Kurralta 
Park Hundred of Adelaide, Volume 5441 Folio 223. 
 
The subject site is rectangular in shape with a frontage of 15.24 metres to Daly Street, a depth of 
49.15 metres and a total site area of 749.0 square metres (m2). 
 
It is noted that there are no easements, encumbrances or Land Management Agreements on the 
Certificate of Title. 
 
The site currently contains a single storey dwelling and a carport that extends forward of the front 
dwelling façade. The land is relatively flat with a fall of approximately 200mm from the front of the 
site toward the rear. Whilst the site currently has a moderate amount of existing mature vegetation, 
there are no Regulated trees on the site or on adjoining land. 
 
The locality comprises an established residential area with a mixed built form character. 
Development includes detached and semi-detached dwellings, group dwellings and residential flat 
buildings of up to two storeys in height and at low to medium densities. There is a relatively diverse 
allotment pattern, with several battle-axe developments and narrow fronted dwellings within the 
locality. 
 
The amenity of the locality is only moderate due to the diverse pattern of development and limited 
streetscape enhancements such as established street trees and landscaped verges.  
 
The subject land and locality are shown on the aerial imagery below. 
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RELEVANT APPLICATIONS 

Nil 
 
 
PROPOSAL 

The application is for a ‘combined’ land division and dwelling proposal. 
 
The proposed division of land is in the form of a Community Title land division to create five 
additional allotments (1 allotment into 5) which includes the common property. The proposed 
allotments range in size between 91.27m² and 116.68m², with an average site area of 150m² 
(including common property). 
 
The application includes the construction of one two-storey residential flat building containing five 
dwellings along with a common driveway access. The applicant has entered into an Affordable 
Housing Land Management Agreement with the Minister for Planning. All dwellings within the 
development are therefore to be assessed for the purposes of affordable housing. 
 
The proposed residential flat building is of a modern design with a common architectural style and 
form. The building facades include a feature front wall and fenestration, contrasting materials and 
pitched roofs behind parapet walls. External materials and finishes include rendered Hebel and 
vertical Axon cladding, aluminium frame windows and doors and colorbond © metal roof sheeting. 
 
The main front wall of the Dwelling 1 is setback 4.3 metres from the road boundary. All of the 
proposed dwellings will be accessed via a new common driveway that is located on the southern 
side of the site. 
 
A freestanding carport is to be located on the rear boundary for a length of 13.25 metres. The 
carport is designed with a flat roof on steel posts that are approximately 2.4 metres in height. The 
structure will provide covered parking for five vehicles (one for each dwelling). 
 
A bin enclosure will be provided adjacent to the carport in the north-western corner of the site. 
 
A small amount of landscaping is to be provided along the southern side of the driveway. 
 
The relevant plans and supporting documents are contained in Attachment 2. 
 
 
PUBLIC NOTIFICATION 

The application is a Category 2 form of development pursuant to Section 38 of the Development 
Act 1993 and Schedule 9, Part 2, 18(a) of the Development Regulations 2008. 
 
Properties notified 23 properties were notified during the public notification process. 

  
Representations Four (4) representations were received. 

  
Persons wishing to be 
heard 

One (1) representor has indicated they wish to be heard: 
• Linda Cunningham of 55 Gray Street, Plympton 
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Summary of 
representations 

Concerns were raised regarding the following matters: 
• Visual impact 
• Overshadowing 
• Traffic congestion 
• Loss of vegetation 
• Loss of privacy 
• Noise 
• Impact on infrastructure 
 

Applicant's response to 
representations 

Summary of applicant's response: 
• The site is close to public transport 
• There is sufficient on-site parking 
• There is no evidence of impacts on existing infrastructure 
• The density is consistent with Council's Development Plan 
• Landscaped areas are to be provided with a mix of plantings 
• The roof design and overall building scale would ensure that 

overshadowing impacts are minimal 
• No loss of privacy as upper storey windows will be treated with 

obscure glass are raised sills 
• There is a bin storage area and sufficient waste storage for the 

development 
• The proposed carport has a low profile 
 

 

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

Department  Comments  
City Assets  • The FFLs of the proposed development (100.24 minimum) have been 

assessed as satisfying minimum requirements (100.24) in consideration 
of street and/or flood level information. 

 
• It is recommended that further assessment from Council's Arboriculture 

team is required - this has since been undertaken and separate advice 
provided. 

 
• It is recommended that any approval associated with this development 

included a condition of similar wording to the following; "No aboveground 
structure(s) such as letterboxes, service meters or similar are to be 
installed within the common driveway entrance and passing area." 

 
• One parking spaces has been proposed to be located directly off of the 

5.5m by 5.0m passing entry within the property. Although often 
supported by City Development, City Assets does not support this 
arrangement and considers this to be potentially dangerous due to 
vehicles accessing these spaces having to enter and exit the property 
from the wrong side of the common driveway (i.e. driving of the right side 
of the carriageway rather than the typical left.). 

 
• Council's Waste Management Team has supported shared bin services 

for this development. The common bin area is approximately 4.83m in 
length by 1.99m wide. This common bin area would seems a little bit 
small to accommodate 8 bins and no further comment regarding this has 
been provided. Separate advice has been attained from Councils Waste 
Officer. 
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• The provided stormwater calculation, in principle is acceptable.  
A hand sketch civil plan indicating the concept of stormwater 
management has also been provided. It would not be unreasonable for 
the remaining information of the stormwater management plan  
(i.e. levels) to be addressed as Reserved Matter as following: 

 
A detailed Stormwater Management Plan shall be provided to the 
reasonable satisfaction of Council prior to the issuing of Development 
Approval addressing (at minimum) the following: 

 
a) Design level information demonstrating that the stormwater system 

proposed is able to discharge runoff to the street water table. 
b) An updated civil plan, if necessary reflecting required changes. 

 
Initial concerns raised by City Assets have been resolved by way of 
amendments and imposition of appropriate conditions and reserved 
matters. 
 

Arboriculture 
Advisor 

• A site investigation together with the information provided has revealed 
that there is an existing Acer buergerianum (Trident Maple) located 5.8m 
from the Northern property boundary. This is in direct conflict with the 
proposed crossover location. In this instance City Operations will support 
the removal of this street tree. 

 
• There is a second existing Acer buergerianum (Trident Maple) street tree 

located 11.1m from the northern property boundary. City Operations will 
require a 2.0m offset from the purposed stormwater location for this 
proposal to be supported. 

 
• City Operations will support the removal of either one of the existing 

street trees only to accommodate this development, the removal of both 
existing street trees will not be supported.  

 
Waste 
Management 

The waste management plan provided is considered appropriate and is 
suitable for a shared kerbside collection service provided through Council. 
The Waste Management Team are prepared to provide: 
 
• 3 x 140L general waste - weekly service 
• 3 x 240L comingled recycle - fortnightly service 
• 2 x 240L organics - fortnightly service 
 
It is anticipated that at peak, 6 bins will be presented for collection with an 
estimated 5.145m of kerbside required for presentation. 
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EXTERNAL REFERRALS 

Department  Comments  
SA Housing 
Authority 
 

There is a Land Management Agreement (AG 13175332) over the subject 
land which requires the Applicant to deliver all dwellings within the relative 
Development Application to be for affordable housing (5 community title 
residential flats). The development should be assessed on the basis that it is 
providing affordable housing. 
 

SCAP SCAP raised no concerns with the proposal. Standard conditions of consent 
have been included in the recommendation. 
 

SA Water SA Water raised no concerns with the proposal. The developer will be 
required to meet the requirements of SA Water for the provision of water and 
sewerage services. Standard conditions of consent have been included in the 
recommendation. 
 

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

The subject land is located within the Residential Zone and, more specifically, within Medium 
Density Policy Area 18 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. 
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Medium Density Policy Area 18 - Desired Character: 
 
Allotments in this policy area will be at medium density, accommodating a range of dwelling types 
including residential flat buildings, row dwellings, group dwellings, semi-detached dwellings and 
some detached dwellings on small allotments. Allotment amalgamation to create larger 
development sites will occur to maximise the density of development while also achieving 
integrated design outcomes, particularly within a comfortable walking distance of centre zones. 
Vehicle access will occur from side streets and new rear public and private laneways wherever 
possible, also supporting the retention of existing street trees.  
 
New buildings will contribute to a highly varied streetscape. Buildings will be up to 3 storeys and 
provide a strong presence to streets, other than in the part of the policy area in Underdale, Ashford 
(other than allotments adjacent to Residential Character Ashford Policy Area 22) and allotments 
bounded by Anzac Highway, Morphett Road and Cromer Street in Camden Park where buildings 
will be up to 4 storeys. Parking areas and garages will be located behind the front facade of 
buildings.  
 
Buildings on the edge of the policy area which adjoin residential policy areas at lower densities will 
pay particular attention to managing the interface with adjoining dwellings, especially in terms of 
the appearance of building height and bulk, and overshadowing.  
 
Development will be interspersed with landscaping, particularly behind the main road frontage, to 
enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer. 
 
 
Additional provisions of the Development Plan which relate to the proposed development are 
contained in Attachment 1. 
 
 
QUANTITATIVE STANDARDS 

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

 
DEVELOPMENT PLAN 

PROVISIONS 
 

STANDARD ASSESSMENT 

 
SITE AREA  
Medium Density Policy Area 18 
PDC 7 
 

 
100m² average - residential 

flat building (affordable 
housing) 

 

 
150m² average 

Satisfies 
 

 
SITE FRONTAGE  
Medium Density Policy Area 18 
PDC 7 
 

 
No standard 

 
15.24m 

Satisfies 
 

 
SITE COVERAGE  
Medium Density Policy Area 18 
PDC 5 
 

 
70% (max.) 

 
40% 

Satisfies 
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PRIMARY STREET SETBACK  
Medium Density Policy Area 18 
PDC 5 
 

 
3m (min.) 

 
4.3m 

Satisfies 
 

 
SIDE SETBACKS 
Residential Zone 
PDC 11 

 
Side 

1m minimum - vertical side 
wall is 3 metres or less 

 
2m minimum - vertical side 

wall is between 3 and  
6 metres 

 

 
2.5m min ground & upper 

floor 
Satisfies 

 

 
REAR SETBACK 
Medium Density Policy Area 18 
PDC 5 
 

 
4m (min.) 

 
11.6m ground & upper floor 

Satisfies 
 

 
BUILDING HEIGHT 
Medium Density Policy Area 18 
PDC 5 
 

 
3 storeys or 12.5m (max.) 

 
2 storeys (6.4m) 

Satisfies 
 

 
PRIVATE OPEN SPACE 
Medium Density Policy Area 18 
PDC 7 
 

 
24m² with a minimum 

dimension of 3m 

 
25m² min 
Satisfies 

 

 
LANDSCAPING 
Landscaping, Fences & Walls 
PDC 4 
 

 
A minimum of 10 per cent of a 

development site 

 
<10% 

Does Not Satisfy 
 

 
CARPARKING SPACES  
Medium Density Policy Area 18 
PDC 7 

 
1 covered space per dwelling 

No visitor parking required 

 
1 covered space per dwelling 

(No visitor parking) 
Satisfies 

 
 
DOMESTIC STORAGE 
Site Facilities and Storage 
PDC 31 
 

 
Minimum storage area of 8m³ 
within non-habitable rooms 

 

 
Approx. 8m³ within WIR and 

cupboards 
Does Not Satisfy 

 
 
ASSESSMENT 

In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Land Division 
The proposed Community Title land division will create five dwelling allotments and one common 
property allotment. The new dwelling allotments correspond to the layout of the proposed 
residential flat building. The common property allotment comprises a common driveway access 
and a designated car park and bin storage area at the rear of the site. 
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For land division proposals, PDC 8 of Medium Density Policy Area 18 prescribes a minimum site 
area of 250m², unless where combined with an application for dwellings. Therefore, when the land 
division is assessed in isolation the size of proposed allotments would be significantly less than this 
recommended standard. 
 
PDC 7 of the Policy Area is seeking a minimum 'average' site area of 100m² for dwellings within a 
residential flat building that constitutes affordable housing. The applicant has entered into an 
Affordable Housing Land Management Agreement with the Minister for Planning. The density of 
the proposed development achieves an average site area per dwelling of 150m², and given that the 
proposed dwellings constitute affordable housing, the proposed site areas are well within the 
desired dwelling density. 
 
Furthermore, it has been demonstrated by the built form proposal that the allotments are large 
enough for the proposed dwellings to satisfy the relevant quantitative requirements relating to 
building height and scale, private open space, site coverage, vehicle access and manoeuvrability. 
 
Affordable Housing 
As already highlighted, the applicant has entered into an Affordable Housing Land Management 
Agreement (LMA) with the Minister for Planning and therefore all dwellings within the development 
are to be assessed for affordable housing. The application has also been referred to the SA 
Housing Authority (Affordable Housing) as required by Section 37 of the Development Act 1993. 
The SA Housing Authority has confirmed that the LMA requires the applicant to deliver all 
dwellings within the proposed development as affordable housing and that the application should 
be assessed as such. 
 
PDC 7 of Medium Density Policy Area 18 prescribes dwelling density and private open space 
parameters for affordable housing. These parameters are supported by PDC 32 and 33 of the 
General Section (Residential Development), which encourage further increases in density in 
locations that “optimise access to shops, social services and facilities, or public transport”. The 
subject land is considered suitable for affordable housing as it is located a short distance from the 
Westside Bikeway to the west and similarly is only 300 metres from the Kurralta Park Shopping 
Centre to the south on Anzac Highway. 
 
Dwelling Density and Desired Character 
The Desired Character for Medium Density Policy Area 18 envisages medium density development 
that includes "a range of dwelling types including residential flat buildings, row dwellings, group 
dwellings, semi-detached dwellings and some detached dwellings on small allotments". 
 
As already highlighted, the proposed development has an overall dwelling density that is within the 
envisaged density range for affordable housing. The subject land is also located in close proximity 
to the Kurralta Park Shopping Centre, which has local shopping facilities and high frequency public 
transport (bus) routes. 
 
As considered in more detail below, the proposed site areas would not compromise the spatial and 
functional characteristics of the development in terms of the built form relationship with the street 
and adjoining properties, on-site car parking and vehicle manoeuvrability or the internal amenity for 
future occupants. 
 
From a streetscape perspective, the proposed residential flat building would not appear cramped 
or visually overbearing due to the modest building height and the separation from side and rear 
boundaries. It is considered however that additional landscaping should be provided between 
Dwelling 1 and the street frontage to enhance the street appearance of the development. 
Therefore, it is recommended that the visitor car park be removed and replaced with landscaping. 
The car parking implications of this are considered in more detail below.   
 
The overall dwelling density and allotment layout of the proposal is considered compatible with the 
existing and desired built form characteristics of the locality. 
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Design and Appearance 
The proposed building is designed with an integrated form and common architectural style. The 
dwellings are modern, with a feature front wall and fenestration, contrasting materials and a 
pitched roofs behind parapet walls. External materials and finishes include rendered Hebel and 
vertical Axon cladding, aluminium frame windows and doors and colorbond © metal roof sheeting. 
 
The representors have expressed some concern with the appearance of the development, and 
while the internal elevation is not of the highest architectural standard, it does include tall staircase 
windows that provide some verticality and subtle projections and wall recesses that would break up 
the building mass. The use of different materials would also add some degree of visual interest. 
The street elevation is satisfactory in the context of the existing and desired streetscape character.  
 
The Desired Character and PDC 5 of the Medium Density Policy Area 18 envisage building heights 
up to three storeys or 12.5 metres above ground level. The proposed building is two storey with a 
maximum height of 6.4 metres. The proposed building height is therefore appropriate. 
 
While the proposed carport would extend along the rear boundary for a length of 13.25 metres, the 
visual impacts would not be significant as the structure has a low post height of 2.4 metres and will 
not be enclosed on the sides. The structure would therefore be only marginally taller than the 
boundary fence. 
 
Overall, the design and appearance of the proposed development would adequately address the 
relevant provisions of the Development Plan, and in particular, Objective 1 and PDC 1, 2 and 5 of 
the General Section (Design and Appearance) would be satisfied. 
 
Boundary Setbacks 
Front and rear setbacks 
The front setback for dwellings in Medium Density Policy Area 18 should be a minimum of  
3 metres as recommended by PDC 5. The nearest front wall of the proposed building is setback  
4.3 metres, which is acceptable. The rear setback of 11.6 metres is significant greater than the 
recommended setback of 4 metres. 
 
Side setbacks 
The ground and upper levels will be setback a minimum of 2.5 metres from side boundaries. The 
side setbacks are well within the parameters of PDC 11 of the Residential Zone, which seeks 
setbacks of 1 and 2 metres. 
 
Overlooking 
The proposed dwellings have been designed with all upper storey window openings having either 
raised sills or fixed obscure glazing to a height of 1.7 metres above the floor level, except for the 
windows on the street-facing elevation of Dwelling 1. 
 
The proposed privacy measures are considered adequate in preventing ‘direct’ views from the 
upper storey windows into the habitable room windows and yard areas of adjoining properties. The 
proposal therefore satisfies PDC 27 of the General Section (Residential Development). 
 
Overshadowing 
Given the two storey scale of the proposed building and the east to west orientation of the subject 
land, it is reasonable to expect that some shadow would be cast over the adjoining properties to 
the south, particularly during winter months. 
 
The applicant has provided a series of shadow diagrams for the winter solstice. While the 
neighbouring property immediately to the south at 38 Daly Street would be most affected, the 
shadow diagrams confirm that the rear yard and main front and rear habitable room windows of 
this adjoining property would receive at least two hours of natural light during the day in winter, as 
required under PDC 11 of the General Section (Residential Development). 
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The proposal is considered to satisfy PDC 10, 11 and 12 of the General Section (Residential 
Development). 
 
Retaining and Fencing 
As the land is relatively flat with a fall of approximately 200mm from the front of the site toward the 
rear, only low concrete plinths will be required. The combined height of retaining and fencing would 
not exceed 2.1 metres and thus would not require approval. 
 
Vehicle Access and Car Parking 
A common driveway onto Daly Street will provide vehicular access to the dwellings within the 
residential flat building. There would be adequate lines of sight in both directions. In terms of street 
obstructions, Council's Horticultural Department supports the removal of one street tree. The 
removal of the southern-most tree and retention of the northern tree is therefore supported.  
 
The current proposal includes the provision of a visitor space between the front dwelling and the 
street boundary. Council's City Assets has raised concerns with the safety of vehicles entering and 
egressing this visitor space. Given these concerns and the limited landscaping to be provided 
adjacent to the street frontage, a Reserved Matter requiring the replacement of the visitor space 
with landscaping has been recommended. The resulting access arrangements will be safe and 
convenient in accordance with PDC 24 of the General Section (Transportation and Access). 
 
All of the proposed dwellings are provided with a single covered parking space within a common 
carport at the rear of the site. The provision of one parking space per dwelling satisfies PDC 7 of 
Medium Density Policy Area 18. It is noted that some concerns have been raised by the 
representors regarding the lack of on-site parking and the potential for on-street congestion. 
Vehicle ownership is typically lower for affordable housing than for private developments, which is 
why the Development Plan does not seek on-site visitor car parking for affordable housing 
developments.   
 
Given the Development Plan guidance for affordable housing, there is considered to be sufficient 
on-site car parking to meet the anticipated demand generated by the proposed development. 
Accordingly, the proposal satisfies PDC 7 of Medium Density Policy Area 18 and PDC 34 of the 
General Section (Transportation and Access). 
 
Private Open Space 
The proposed dwellings will be provided with at least 25m² of private open space. The amount of 
the private open space for each dwelling would satisfy PDC 7 of Medium Density Policy Area 18. 
 
The rear yards of all dwellings would achieve the minimum dimension guidelines and are therefore 
considered acceptable. Suitable private open space for entertaining, clothes drying and other 
domestic functions is therefore provided for occupants of the dwellings. 
 
Landscaping 
While a landscaping plan has been provided that includes some landscaping along the southern 
boundary, the overall amount of landscaping is considered inadequate for the softening of the built 
form and paved areas and in minimising heat loads. These concerns were also raised by some of 
the representors. 
 
It is considered appropriate in this instance to include the following Reserved Matter: 
 

A detailed landscaping plan that includes a suitable mix of plant species along the street 
frontage, common driveway, private open space areas and around the curtilage of the building 
to soften the built form and paved areas and to minimize heat loads. 

 
  



Special Council Assessment Panel Agenda 16 December 2020 

Item 6.1 Page 13 

Stormwater and Flood Management 
A stormwater management concept has been provided, which indicates that stormwater runoff 
from roofs of the dwellings will be directed to individual retention/detention tanks with a capacity of 
2000L. The tanks will be plumbed to the respective dwellings. Finished floor levels have also been 
considered appropriate reviewing the proposed levels against the existing site survey plan. 
 
Council's City Assets Department has endorsed the stormwater management approach however it 
has been requested that detailed design levels be provided. This can be addressed through the 
imposition of a Reserved Matter in this instance. 
 
There is considered to be sufficient capacity within the existing stormwater system to 
accommodate the proposed development.  
 
The subject land is not situated within a flood prone area. 
 
Waste Storage & Collection 
A common bin enclosure will be provided immediately adjacent to the rear boundary with bins to be 
collected from the road verge via Council's standard kerbside service. 
 
Council's Waste Department considers the bin storage area to be large enough to accommodate 
the following: 
 

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

 
A private waste contractor is therefore not required. The proposal is consistent with Objective 2 of 
the General Section (Waste). 
 
 
SUMMARY 
 
When balanced against the existing site and locality characteristics and the Desired Character for 
Medium Density Policy Area 18, the proposed division of land and associated residential 
development is considered to be an orderly and desirable form of development. 
 
The dwelling density and allotment layout of the proposal sufficiently accord with the Desired 
Character for the Zone and Policy Area, and in particular Affordable Housing outcomes. The 
development is compatible with the existing and desired built form characteristics of the locality.  
 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is not considered to be seriously at variance with the Development Plan. 
 
On balance, the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 12 July 2018 and warrants 
Development Plan Consent and Land Division Consent subject to reserved matters and conditions. 
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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. 211/666/2019 by M F Lamarca to undertake a Combined Application: Land division - 
Community Title; SCAP No. 211/C071/19; Create four (4) additional allotments and common 
property; and construction of one (1) two-storey residential flat building containing five (5) 
dwellings, freestanding carports and landscaping - Affordable Housing Development at 40 Daly 
Street, KURRALTA PARK (CT5441/223) subject to the following reserved matters and conditions 
of consent: 
 
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. Amended plans showing the removal of the visitor car parking space between Dwelling 1 and 

the street boundary to allow for the provision of additional landscaping to enhance the street 
appearance of the development. 
 

2. A detailed landscaping plan that includes a suitable mix of plant species along the street 
frontage, common driveway, private open space areas and around the curtilage of the building 
to soften the built form and paved areas and to assist in minimizing heat loads. 
 

3. A final stormwater management plan and associated computations for the development.   
The stormwater management system shall include: 

 
a. Detailed design levels demonstrating that the stormwater system is able to discharge 

runoff to the street water table; and 
b. A final civil plan prepared by a suitably qualified engineer that appropriately shows 

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

 
• Plan of Division prepared for Rise Property Group, Drawing No. 1 of 15, Rev. PD-I dated 

12 October 2020 
• Proposed Lower Site Plan prepared for Rise Property Group, Drawing No. 2 of 15, Rev. 

PD-I 
• Proposed Lower Site Plan prepared for Rise Property Group, Drawing No. 2A of 15, Rev. 

PD-I 
• Proposed Upper Site Plan prepared for Rise Property Group, Drawing No. 3 of 15, Rev. 

PD-I 
• Landscape Plan prepared for Rise Property Group, Drawing No. 4 of 15, Rev. PD-I 
• Proposed Floor Plan - Lot 1 prepared for Rise Property Group, Drawing No. 5 of 15, Rev. 

PD-I 
• Proposed Elevations - Lot 1 prepared for Rise Property Group, Drawing No. 6 of 15, Rev. 

PD-I 
• Proposed Floor Plan - Lot 2 & 4 prepared for Rise Property Group, Drawing No. 7 of 15, 

Rev. PD-I 
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• Proposed Elevations - Lot 2 & 4 prepared for Rise Property Group, Drawing No. 8 of 15, 
Rev. PD-I 

• Proposed Floor Plan - Lot 3 prepared for Rise Property Group, Drawing No. 9 of 15, Rev. 
PD-I 

• Proposed Elevations - Lot 3 prepared for Rise Property Group, Drawing No. 10 of 15, 
Rev. PD-I 

• Proposed Floor Plan - Lot 5 prepared for Rise Property Group, Drawing No. 11 of 15, Rev. 
PD-I 

• Proposed Elevations - Lot 5 prepared for Rise Property Group, Drawing No. 12 of 15, 
Rev. PD-I 

• Proposed Carport prepared for Rise Property Group, Drawing No. 13 of 15, Rev. PD-I 
• Streetscape Elevations prepared for Rise Property Group, Drawing No. 14 of 15, Rev.  

PD-I 
• Side Elevations prepared for Rise Property Group, Drawing No. 15 of 15, Rev. PD-I 
• Stormwater Management Plan (mark-up) prepared for Rise Property Group 
• 9.00am Shadow Diagram prepared for Rise Property Group 
• 12.00pm Shadow Diagram prepared for Rise Property Group 
• 3.00pm Shadow Diagram prepared for Rise Property Group 
• Survey Plan prepared by RCI Consulting Engineers, Sheet 1 of 1 dated 26 July 2019 

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

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

 
a) Result in the entry of water into a building; or 
b) Affect the stability of a building; or 
c) Create unhealthy or dangerous conditions on the site or within the building; or 
d) Flow or discharge onto the land of an adjoining owner; or 
e) Flow across footpaths or public ways. 

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

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

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

 
Reason:  To ensure safe and convenient vehicle access and to supress dust 

 
4. All landscaping shall be planted in accordance with the approved plans within three (3) months 

of the occupancy of the development or the 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. The front and rear upper storey windows of all dwellings (except for the east-facing windows of 

Dwelling 1) shall be fitted with fixed obscure glass or raised sills to a minimum height of 1.7 
metres above the upper floor level to minimise the potential for overlooking of adjoining 
properties, prior to occupation of the building. The glazing in these windows shall be 
maintained to the satisfaction of Council at all times. 
 
Reason:  To maintain the privacy of neighbouring residents 
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6.    No aboveground structures, such as letterboxes, service meters or similar are to be installed 
within the common driveway entrance and passing area. 

 
       Reason:  To ensure safe and convenient vehicle access 
 
7. The bin storage enclosure shall be kept clean and tidy at all times with bins cleaned regularly 

to minimise odour. 
 

Reason:  To minimise odour and to maintain the amenity of neighbouring properties 
 
Land Division Consent Conditions 
 
SCAP Requirements 
8. The financial requirements of the SA Water Corporation shall be met for the provision of water 

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

 
9. Payment of $29 012.00 into the Planning and Development fund (4 Allotments @ 

$7253.00/lot). Payment may be made by credit card via the internet at www.edala.sa.gov.au or 
by phone (7109 7018), by cheque payable to the State Planning Commission marked “Not 
Negotiable” and sent to GPO Box 1815, Adelaide 5001 or in person by cheque or card, at 
Level 5, 50 Flinders Street, Adelaide. 

 
10. A final plan complying with the requirements for plans as set out in the Manual of Survey 
 Practice Volume 1 (Plan Presentation and Guidelines) issued by the Registrar General to be 
 lodged with the State Commission Assessment Panel for Land Division Certificate purposes. 
 
Notes 
 
The existing Acer buergerianum (Trident Maple) street tree has been assessed and considered 
acceptable to be removed by Council’s Arborist. A fee for the removal of the street tree will be 
determined based on Council’s standard schedule of fees and charges once a formal application 
has been submitted to Council. The removal of the other street tree is not supported. 
 
 

Attachments  
1. Relevant Development Plan Provisions   
2. Proposal Plans & Supporting Documents   
3. Copy of representations and applicant's response   
4. Internal & External Referral Responses    
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7 CONFIDENTIAL REPORTS OF THE ASSESSMENT MANAGER    
Nil  

 

8 SUMMARY OF COURT APPEALS 
Nil  

 

9 OTHER BUSINESS 
 
 

10 MEETING CLOSE 
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