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1 MEETING OPENED 

1.1 Acknowledgement of Country 

 
1.2 Evacuation Procedures 

 

2 PRESENT 

 

3 APOLOGIES  

 

4 CONFIRMATION OF MINUTES  

RECOMMENDATION 

That the Minutes of the meeting of the Council Assessment Panel held on 10 August 2021 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 TRANSITIONAL APPLICATIONS 

6.1.1 3 Dudley Avenue, NORTH PLYMPTON 

Application No  211/244/2021 
 
Appearing before the Panel will be: 

Representors:  Aaron McKinnon of 4 Dudley Avenue, North Plympton wishes to appear in 
support of the representation. 

 Cathy Paspaliaris of 6 Dudley Avenue, North Plympton wishes to appear in 
support of the representation. 

 Angie Paspaliaris of 6 Dudley Avenue, North Plympton wishes to appear in 
support of the representation. 

Applicant: Joshua Skinner of URPS wishes to appear in response to the representations. 
 

DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF DEVELOPMENT Combined Application: Land division - Community Title; 
SCAP No. 211/C019/21, Create five (5) additional 
allotments and common property; and construction of a 
two storey residential flat building comprising six (6) 
dwellings and associated landscaping (Affordable 
Housing Development) 

APPLICANT Sage Developments 

APPLICATION NUMBER 211/244/2021 

LODGEMENT DATE 03/03/2021 

ZONE Residential 

POLICY AREA Medium Density Policy Area 19 

APPLICATION TYPE Merit 

PUBLIC NOTIFICATION Category 2 

REFERRALS Internal 

 City Assets 
 City Operations 
 Waste Management 
 

External 

 SA Housing Authority 
 State Commission Assessment Panel (SCAP) 
 South Australian Water Corporation (SA Water) 

DEVELOPMENT PLAN VERSION Consolidated 21 May 2020 

DELEGATION  The relevant application is for a merit, Category 2 or 
Category 3 form of development, representations 
have been received and one or more representors 
wish to be heard on their representation. 

RECOMMENDATION Support with conditions 

REPORT AUTHOR Brendan Fewster 
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BACKGROUND 

The application was lodged prior to 19 March 2021 therefore subject to the transitional provisions 
in the Planning, Development and Infrastructure Act 2016 (PDI Act) and to be assessed against 
the Development Plan in accordance with Regulation 11(2) of the Planning, Development and 
Infrastructure (Transitional Provisions) Regulations 2017. 
 
 
SUBJECT LAND AND LOCALITY 

The subject land is formally described as Allotment 108 in Filed Plan 7193 in the area named North 
Plympton, Hundred of Adelaide, Volume 5346 Folio 533, and is more commonly known as  
3 Dudley Avenue, North Plympton. The subject site is rectangular in shape with an 18.77 metre (m) 
wide frontage to Dudley Avenue and a site area of 828.5 square metres (m2). 
 
It is noted that there are no easements, encumbrances or Land Management Agreements on the 
Certificate of Title and there are no Regulated Trees on the site or on adjoining land that would be 
affected by the development. 
 
The site is relatively flat and currently contains a single storey dwelling and several outbuildings 
and several small trees.  The rear of the site backs onto the Keswick Creek drainage channel. 
 
The locality comprises an established residential area with a mixed built form character. Existing 
development includes detached dwellings, group dwellings and residential flat buildings up to two 
storeys in height. The original allotment pattern has been fragmented as a result of recent infill 
development. 
 
While the locality is primarily residential in land use, the land immediately west of the subject site is 
used as a builders yard and contains two commercial buildings.  
 
The amenity of the locality is considered only moderate due to the mixed housing stock, the traffic 
volumes on Marion Road to the west and the interface-related impacts associated with the 
adjacent builders yard. 
 
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 6), which includes the common property. The proposed 
allotments range in size between 82.0m² and 110.0m², with an average site area of 138m² 
(including common property). 
 

The application includes the construction of one two-storey residential flat building containing six 
dwellings along with a common driveway access. The applicant has entered into an Affordable 
Housing Land Management Agreement (LMA) 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 feature front walls and fenestration, window canopies, 
contrasting materials and pitched roofs behind parapet walls. External materials and finishes 
include rendered Hebel and vertical Scyon cladding, aluminium frame windows and doors and 
colorbond © metal roof sheeting. 
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The main front wall of the Dwelling 1 is setback 3.0 metres from the road boundary. All of the 
proposed dwellings will be accessed via a new common driveway that is located on the western 
side of the site. 
 
A bin enclosure and small communal garden will be provided adjacent to the rear boundary. 
 
A mix of landscaping will be provided along the road frontage and perimeter boundaries and 
alongside the common driveway. 
 
The relevant plans and 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 30 properties were notified during the public notification 

process. 
 

 

Representations Six (6) representations were received. 
  

Persons wishing to be 
heard 

Three (3) representors have indicated they wish to be heard: 
 Aaron McKinnon of 4 Dudley Avenue, North Plympton 
 Cathy Paspaliaris of 6 Dudley Avenue, North Plympton 
 Angie Paspaliaris of 6 Dudley Avenue, North Plympton 

 

Summary of 
representations 

Concerns were raised regarding the following matters: 
 Visual impact 
 Over-development 
 Lack of car parking 
 Lack of consultation 
 Traffic congestion 
 Impact on property values 

Applicant's response to 
representations 

Summary of applicant's response: 
 
 The proposal involves average site areas of 138m2, which 

satisfies the site area minimum of 130m2 suggested by 
Policy Area 19 PDC 6 

 The proposal satisfies Policy Area PDC 6 which anticipates 
1 car parking space per affordable dwelling 

 The site is close to public transport 
 The developer has entered into a LMA for affordable 

housing 
 On-site vehicle manoeuvring complies with accepted 

Australian Standards by using the “B85” turning path 
 There is sufficient space for 12 bins to be presented to the 

street on collection day 
 Real estate marketing is irrelevant to the planning 

assessment 
 The ERD Court has consistently held that devaluation is not 

a relevant planning consideration 

 

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

Department  Comments  

City Assets   Internal calculation has indicated that no retaining wall will be 
constructed within the natural slip zone adjacent to the creek 
bank. Furthermore, the applicant has provided the structural 
calculation for the retaining wall, which has further indicated that 
the applicant is aware that there is a need for retaining wall and 
cost associated with the construction of the retaining wall. 
 

 The FFLs of the proposed development (100.40 minimum) have 
been assessed as satisfying minimum requirements (100.14) in 
consideration of street and/or flood level information. 
 

 The tree in conflict has been supported to be removed. 
 

 Proposed stormwater connection location has been assessed 
as satisfying minimum requirements. 
 

 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." 
 

 Traffic manoeuvrability has been assessed as acceptable in 
accordance with the site layout shown on 'Proposed Site Plan' 
(MCA, Ref: PD1C-2/8, dated 2/3/21). 
 

 The garage dimension as indicated on 'Lower Floor Plans' 
(MCA, Ref: PD1C-4/8, dated 2/3/21) have been assessed as 
satisfying minimum requirements.   
 

 As the proposed development is an affordable housing scheme 
with supporting letter, hence only one parking per dwelling and 
no visitor parking space is required. 
 

 Council's Waste Management Team has supported shared bin 
services for this development.  

 

 Provided information, 'Siteworks Plan' (RCI, Ref: C31368-1/2, 
dated 23/3/21) would indicated that the applicant has chosen to 
adopt the 'Alternate' approach for desired stormwater 
management for this site. 

 

 This approach providing a good consideration of stormwater 
detention, stormwater volume reduction, stormwater quality 
improvement and stormwater re-use within each dwelling. 

 

 As the applicant has adopted the 'alternate' stormwater 
management in dot point 6.1, then City Assets will support basic 
stormwater quality devices (i.e.: pit filter) to be installed to 
reduce stormwater pollutants from the stormwater flow exiting 
the site. 

 
Initial concerns raised by City Assets have been resolved by way of 
amendments and imposition of appropriate conditions and reserved 
matters. 
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City Operations A site investigation together with the information provided has 
revealed that there is a conflict with an existing Sapium sebiferum 
(Chinese Tallow) street tree located 0.80m inside the western side 
of the allotment for the proposed crossover location. 
 
As a result of the proposed crossover for Dudley Avenue,  
City Operations has considered the health, structure, form, useful 
life expectancy and age of the street tree and in this instance will 
support the removal. 
 

Waste 
Management 

Waste Collection System 

The number of dwellings proposed at 3 Dudley Avenue, North 
Plympton exceeds the maximum number of bins (10) for a 
standard/individual Council waste service. A shared bin 
arrangement is supported where Waste Management will provide: 

 
 3 x 140L General Waste Bins 
 3 x 240L Recycling Bins 
 1 x 240L Organic Bin  

 
The bin enclosure at the rear of the property is suitable to 
accommodate the number of bins required for a shared waste 
service. 
 
Bin Presentation and Collection 

There is sufficient space to present, at peak 6 bins for collection. 
 

 
 
EXTERNAL REFERRALS 

Department  Comments  

SA Housing Authority 
 

There is a Land Management Agreement in process of 
execution over the subject land which requires the Applicant to 
deliver all dwellings within the relative Development Application 
to be for affordable housing (6 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. 
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RELEVANT DEVELOPMENT PLAN PROVISIONS 

The subject land is located within the Residential Zone and, more specifically, 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. 
 
 
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. 
 
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 

 
SITE AREA  
Medium Density Policy Area 19 
PDC 6 

 
130m² average - residential 

flat building (affordable 
housing) 

 
138m² average 

 
Satisfies 

 
 
SITE FRONTAGE  
Medium Density Policy Area 19 
PDC 6 
 

 
No standard 

 
18.77m 

 
Satisfies 

 

 
INTERNAL FLOOR AREAS  
Residential Development 
PDC 9 
 
 

 
(a) studio: 37m²  
(b) 1 bedroom 

dwelling/apartment: 50m² 
(c) 2 bedroom 

dwelling/apartment: 75m² 
(d) 3+ bedroom 

dwelling/apartment: 100m² 
 

 
2 bedrooms - 94m² min. 

 
Satisfies 

 

 
SITE COVERAGE  
Medium Density Policy Area 19 
PDC 3 
 

 
60% (max.) 

 
44% 

 
Satisfies 

 
 
PRIMARY STREET SETBACK  
Medium Density Policy Area 19 
PDC 3 
 

 
3m (min.) 

 
3.0m 

 
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 

 

 
3.76m ground & upper floor 

 
Satisfies 

 

 
REAR SETBACK 
Medium Density Policy Area 19 
PDC 3 
 

 
6m (min.) 

 
3.0m ground floor 
4.0m upper floor 

 
Does not Satisfy 

 
 
BUILDING HEIGHT 
Medium Density Policy Area 19 
PDC 3 
 

 
2 storeys or 8.5m (max.) 

 
2 storeys (7.1m) 

 
Satisfies 
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DEVELOPMENT PLAN 

PROVISIONS 
 

STANDARD ASSESSMENT 

 
PRIVATE OPEN SPACE 
Medium Density Policy Area 19 
PDC 6 
 

 
24m² with a minimum 

dimension of 3m 

 
19m²-28m² + 28m² communal  

 
Satisfies 

 
 
LANDSCAPING 
Landscaping, Fences & Walls 
PDC 4 
 

 
A minimum of 10 per cent of a 

development site 

 
>10% 

 
Satisfies 

 
 
CARPARKING SPACES  
Medium Density Policy Area 19 
PDC 6 

 
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 

 

 
8m³ within small sheds 

 
Satisfies 

 
 
ASSESSMENT 

In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Land Division 

The proposed Community Title land division will create six 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, communal 
garden and bin storage area at the rear of the site, of which also corresponds to the built form 
layout. 
 
For land division proposals, PDC 7 of Medium Density Policy Area 19 prescribes a minimum site 
area of 270m², 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 6 of the Policy Area is seeking a minimum 'average' site area of 130m² 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 138m², and given that the 
proposed dwellings constitute affordable housing, the proposed site areas are 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. 
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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 6 of Medium Density Policy Area 19 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”. While 
the subject land is not located within an Affordable Housing Overlay, affordable housing is a form 
of development specifically envisaged in Medium Density Policy Area 19 PDC 1. Further, the land 
is located a short distance from the Westside Bikeway and Weigall Oval to the east, Marion Road 
to the west and the Plympton shopping centre to the south, and therefore is considered suitable for 
affordable housing. 
 
Dwelling Density and Desired Character 

The Desired Character for Medium Density Policy Area 19 envisages medium density development 
that includes "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". 
 
As considered above, 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 local facilities and high frequency public transport (bus) routes. 
 
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 two-storey building height and the separation from side and 
rear boundaries. 
 
Accordingly, the dwelling type and density is consistent with the Desired Character for the Zone 
and Policy Area and thus the proposal is an orderly and desirable form of development. 
 
Design and Appearance 

The representors have expressed some concern with the size and appearance of the 
development. The design of the proposed building is considered to be of a relatively high standard.  
The dwellings are modern, with feature front walls and fenestration, window canopies, contrasting 
materials and pitched roofs behind parapet walls. External materials and finishes include rendered 
Hebel and vertical Scyon cladding, aluminium frame windows and doors and colorbond © metal 
roof sheeting finished in natural colour tones. 
 
While the building will display some bulk and repletion, the facades include projections and wall 
recesses that would break up the building mass and the use of different materials add some 
degree of visual interest. The street elevation adequately addresses the frontage with a front 
entrance and fenestration.  
 
The Desired Character and PDC 3 of the Medium Density Policy Area 19 envisage building heights 
up to two storeys or 8.5 metres above ground level. The proposed building is two storey with a 
maximum height of 7.1 metres. The proposed building height is therefore appropriate. 
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Overall, the design and appearance of the proposed development would adequately address the 
relevant provisions of the Development Plan, and in particular, the Desired Character for Medium 
Density Policy Area 19 and Objective 1 and PDC 1, 2 and 5 of the General Section (Design and 
Appearance) would be satisfied. 
 
Boundary Setbacks 

The front setback for dwellings in Medium Density Policy Area 19 should be a minimum of  
3 metres as recommended by PDC 3. The nearest front wall of the proposed building is setback 
3.0 metres, which is acceptable.  
 
The rear of the dwellings will be setback from the eastern boundary at a distance of 3.0 metres at 
ground level and 4.0 metres at the upper level. While a rear setback of 6.0 metres is 
recommended, the proposed setbacks would provide adequate separation to the side boundary of 
the eastern neighbour given the low building scale and the north to south orientation of the land.   
 
The ground and upper levels will be setback a minimum of 3.76 metres from the northern side 
boundary of Dwelling 6. The side setbacks are well within the parameters of PDC 11 of the 
Residential Zone, which is seeking 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 and north-facing elevation of Dwelling 6. 
 
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, it is reasonable to expect that some shadow 
would be cast over the adjoining land to the south, particularly during winter months. 
 
As the land has a north to south orientation, the most significant shadowing would occur over the 
adjacent road rather than the adjoining residential properties. The habitable room windows and 
yard areas of the adjoining properties will continue to receive at least two hours of natural light 
during the day in winter, as required under PDC 11 of the General Section (Residential 
Development). 
 
The proposal is therefore considered to satisfy PDC 10, 11 and 12 of the General Section 
(Residential Development). 
 
Vehicle Access and Car Parking 

The representors have raised concerns with the potential for reduced on-street parking and traffic 
congestion as only one car parking space is to be provided for each dwelling. While the proposal 
may result in additional demand for on-street parking, the Development Plan does not seek on-site 
visitor car parking for affordable housing developments as vehicle ownership is typically lower for 
affordable housing than for private developments. All of the proposed dwellings are provided with a 
single garage, which satisfies PDC 6 of Medium Density Policy Area 19.  
 
A common driveway onto Dudley 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 existing street tree.  
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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 Principle of Development Control 6 of Medium Density Policy 
Area 19 and Principle of Development Control 34 of the General Section (Transportation and 
Access). 
 
Private Open Space 

The proposed dwellings will be provided with between 19m² and 28m² of private open space 
comprising of rear courtyards. The rear yards of all dwellings would achieve the minimum 
dimension guidelines. While the amount of private open space for four of the dwellings would be 
less than the required 24m² sought by PDC 6 of the Policy Area, a communal garden with an area 
of approximately 28m² will also be provided at the rear of the site. PDC 24, 25 and 26 support the 
provision of communal open space for developments comprising more than one dwelling, with 
PDC 24 allowing the substitution of some private open space for the equivalent area of communal 
open space. The amount of the private and communal open space for each dwelling as an average 
will be in the order of 26m², which satisfies PDC 18, 19 and 24 of the General Section (Residential 
Development). 
 
Overall, suitable private open space for entertaining, clothes drying and other domestic functions is 
therefore provided for occupants of the dwellings. 
 
Landscaping 

The applicant has provided a comprehensive landscaping proposal designed by LCS Landscapes. 
The landscaping includes a mix of trees, shrubs and ground covers within front and rear yards and 
along the common driveway. 
 
The proposed landscaping would equate to at least 10 per cent of the site, which satisfies PDC 4 
of the General Section (Landscaping). The proposed landscaping would enhance the internal 
amenity and external appearance of the development in accordance with PDC 1 and 4 of the 
General Section (Landscaping, Fences and Walls). 
 
Stormwater and Flood Management 

A civil design for the development has been prepared by RCI Engineers, which indicates that 
stormwater runoff from each dwelling will be directed to a 3,000L rainwater retention tank and 
plumbed into all toilets and the laundry. Overflow from the rainwater tanks and hard paved 
surfaces will be discharged to the street water table in accordance with Council's standard 
requirements. Council's City Assets Department has confirmed that the proposed stormwater 
management system is acceptable. 
 
The subject land is not situated within a flood prone area and the proposed finished floor levels are 
considered acceptable from a stormwater and flood management perspective. City Assets is also 
satisfied that no retaining walls are to be constructed with the natural slip zone of the adjacent 
creek. As retaining walls do not form part of this application, a note has been added to remind the 
applicant of their obligations to obtain approval in certain circumstances. 
 
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 supports the following shared bin arrangement: 

 
 3 x 140L General Waste Bins 
 3 x 240L Recycling Bins 
 1 x 240L Organic Bin  
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A private waste contractor is therefore not required. The proposal is consistent with Objective 2 of 
the General Section (Waste). 
 
The requirement for a shared waste arrangement has been reinforced with a condition to ensure 
this arrangement is ongoing for the life of the development unless otherwise varied. 
 
 
SUMMARY 

When balanced against the existing site and locality characteristics and the Desired Character for 
Medium Density Policy Area 19, 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 21 May 2020 and warrants 
Development Plan Consent and Land Division Consent subject to conditions. 
 
 

RECOMMENDATION 

The Council Assessment Panel, having considered all aspects of the report and the application for 
consent to carry out development of land, resolves to GRANT Development Plan Consent and 
Land Division Consent for Application No. 211/244/2021 by Sage Developments for Combined 
Application: Land division - Community Title; SCAP No. 211/C019/21, Create five (5) additional 
allotments and common property; and construction of a two storey residential flat building 
comprising six (6) dwellings and associated landscaping (Affordable Housing Development) at  
3 Dudley Avenue, NORTH PLYMPTON (CT5346/533) subject to the following conditions of 
consent: 
 
Development Plan Consent Conditions 

1. The development must be undertaken, completed and maintained in accordance with the 
following plans and information detailed in this Application except where varied by any 
conditions listed below: 

 
 Plan of Division prepared by Weber Frankiw Surveyors (Ref: 6758-01div) 
 Paving / Landscaping Layout prepared by MCA Design SA Pty Ltd (Drawing No. PD1D, 

Sheet 1 of 10 dated 22/04/21) 
 Proposed Site Plan prepared by MCA Design SA Pty Ltd (Drawing No. PD1D, Sheet 2 of 

10 dated 22/04/21) 
 Proposed Floor Plans prepared by MCA Design SA Pty Ltd (Drawing No. PD1D, Sheet 3 

of 10 dated 22/04/21) 
 Res 1-3 Lower Floor Plans prepared by MCA Design SA Pty Ltd (Drawing No. PD1D, 

Sheet 4 of 10 dated 22/04/21) 
 Res 4-6 Lower Floor Plans prepared by MCA Design SA Pty Ltd (Drawing No. PD1D, 

Sheet 5 of 10 dated 22/04/21) 
 Res 1-3 Upper Floor Plans prepared by MCA Design SA Pty Ltd (Drawing No. PD1D, 

Sheet 6 of 10 dated 22/04/21) 
 Res 4-6 Upper Floor Plans prepared by MCA Design SA Pty Ltd (Drawing No. PD1D, 

Sheet 7 of 10 dated 22/04/21) 
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 Proposed Elevations 1 prepared by MCA Design SA Pty Ltd (Drawing No. PD1D, Sheet 8 
of 10 dated 22/04/21) 

 Proposed Elevations 2 prepared by MCA Design SA Pty Ltd (Drawing No. PD1D, Sheet 9 
of 10 dated 22/04/21) 

 Typical Details prepared by MCA Design SA Pty Ltd (Drawing No. PD1D, Sheet 10 of 10 
dated 22/04/21) 

 Proposed Landscape Documentation (Drawing No. LS.010.21.001, Sheet 1 of 2) prepared 
by LSC Landscapes dated 09/03/21 

 Proposed Landscape Documentation (Drawing No. LS.010.21.002, Sheet 2 of 2) prepared 
by LSC Landscapes dated 09/03/21 

 Siteworks Plan (Drawing No. C31368, Sheet 1 of 2, Issue A) prepared by HWC Engineers 
dated 28/04/21 

 Sewer Plan (Drawing No. C31368, Sheet 2 of 2, Issue A) prepared by HWC Engineers 
dated 28/04/21 

 Structural calculations prepared by RCI Engineers dated 26/02/21 
 Planning Report prepared by URPS dated 24/03/21 

 
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. The stormwater connection through the road verge area shall be constructed of shape and 

material to satisfy Council’s standard requirements as follows: 
 

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

 
Reason:  To maintain existing Council infrastructure. 

 
4. All stormwater management measures for the development approved herein, including harvest 

tanks and supply mechanisms shall be installed and operational prior to the occupation of the 
development. 

 
Reason:  To ensure that adequate provision is made for the management of stormwater. 

 
5. The rainwater tank for all dwellings shall be plumbed to deliver recycled water to all toilets and 

laundry cold water outlets and shall be connected prior to occupation of the dwellings. 
 

Reason:  To ensure that adequate provision is made for the collection and dispersal of 
stormwater 
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6. A minimum of 90 percent of the roof area of each dwelling shall be plumbed to the rainwater 
tank for that dwelling and completed prior to the occupation of the dwellings. 

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

stormwater 
 
7. 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. 

 
8. All landscaping shall be planted in accordance with the approved plans (Proposed Landscape 

Documentation, Drawings No. LS.010.21.001 and LS.010.21.002 prepared by LSC 
Landscapes dated 09/03/21) and incorporate an appropriate irrigation system 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. 
 

9. That the upper storey windows of all dwellings (except for the south-facing windows of 
Dwellings 1 and north-facing windows of Dwelling 6) 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. 

 
10. 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 
 
11. The bin storage enclosure shall be kept clean and tidy at all times with bins cleaned regularly 

to minimise odour. 
 

Reason:  To minimise odour and to maintain the amenity of neighbouring properties 
 
12. Waste bins shall be provided in accordance with Council's 'shared bin' requirements prior to 

occupation of the development and shall be maintained to the satisfaction of Council at all 
times. The following bins shall be provided: 

 
 3 x 140L General Waste Bins 
 3 x 240L Recycling Bins 
 1 x 240L Organic Bin  

 
Reason:  To ensure adequate provision is made for waste management. 

 
Land Division Consent Conditions 
Council Requirements 

Nil 
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SCAP Requirements 

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

 
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. 
 
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. 

 
13. Payment of $38,805.00 into the Planning and Development fund (5 Allotments @ 

$7,761.00/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. 

 
14. 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 applicant is reminded that a retaining wall and fence with a combined height exceeding 

2.1 metres will require a separate Development Application to be lodged with Council for 
approval. 

 
 The applicant is reminded that a fee of $1000.00 will be required for the removal of an existing 

Sapium sebiferum (Chinese Tallow) street tree.  
 

 

Attachments  

1. Relevant Development Plan Provisions   
2. Relevant Plans and Documents   
3. Representations & Applicant's Response   
4. Internal & External Referral Responses    
 

http://www.edala.sa.gov.au/
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6.1.2 5 Dudley Avenue, NORTH PLYMPTON 

Application No  211/262/2021 
  
Appearing before the Panel will be: 

Representors:  Aaron McKinnon of 4 Dudley Avenue, North Plympton wishes to appear in 
support of the representation. 

 Cathy Paspaliaris of 6 Dudley Avenue, North Plympton wishes to appear in 
support of the representation. 

 Angie Paspaliaris of 6 Dudley Avenue, North Plympton wishes to appear in 
support of the representation. 

Applicant: Joshua Skinner of URPS wishes to appear in response to the representations. 

 
DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF DEVELOPMENT Combined Application: Land division - Community 
Title; SCAP No. 211/C043/21, Create five (5) 
additional allotments and common property; and 
construction of two-storey residential flat building 
comprising six (6) dwellings and associated 
landscaping (Affordable Housing Development) 

APPLICANT Sage Developments 

APPLICATION NUMBER 211/262/2021 

LODGEMENT DATE 03/03/2021 

ZONE Residential 

POLICY AREA Medium Density Policy Area 19 

APPLICATION TYPE Merit 

PUBLIC NOTIFICATION Category 2 

REFERRALS Internal 

 City Assets 
 City Operations 
 Waste Management 
 

External 

 SA Housing Authority 
 State Commission Assessment Panel (SCAP) 
 South Australian Water Corporation (SA Water) 

DEVELOPMENT PLAN VERSION Consolidated 21 May 2020 

DELEGATION  The relevant application is for a merit, Category 2 
or Category 3 form of development, 
representations have been received and one or 
more representors wish to be heard on their 
representation. 

RECOMMENDATION Support with conditions 

REPORT AUTHOR Brendan Fewster 
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BACKGROUND 

The application was lodged prior to 19 March 2021 therefore subject to the transitional provisions 
in the Planning, Development and Infrastructure Act 2016 (PDI Act) and to be assessed against 
the Development Plan in accordance with Regulation 11(2) of the Planning, Development and 
Infrastructure (Transitional Provisions) Regulations 2017. 
 
 
SUBJECT LAND AND LOCALITY 

The subject land is formally described as Allotment 5 in Deposited Plan 3143 in the area named 
North Plympton, Hundred of Adelaide, Volume 5707 Folio 804, and is more commonly known as  
5 Dudley Avenue, North Plympton. The subject site is rectangular in shape with a 19.2 metre (m) 
wide frontage to Dudley Avenue and a site area of 847.3 square metres (m2). 
 
It is noted that there are no easements, encumbrances or Land Management Agreements on the 
Certificate of Title and there are no Regulated Trees on the site or on adjoining land that would be 
affected by the development. 
 
The site is relatively flat and currently contains a single storey dwelling and several outbuildings. 
The rear of the site backs onto the Keswick Creek drainage channel. 
 
The locality comprises an established residential area with a mixed built form character. Existing 
development includes detached dwellings, group dwellings and residential flat buildings up to two 
storeys in height. The original allotment pattern has been fragmented as a result of recent infill 
development. 
 
While the locality is primarily residential in land use, the land to the west of the subject site is used 
as a builders yard and contains two commercial buildings.  
 
The amenity of the locality is considered only moderate due to the mixed housing stock, the traffic 
volumes on Marion Road to the west and the interface-related impacts associated with the 
adjacent builders yard. 
 
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 6), which includes the common property. The proposed 
allotments range in size between 85.0m² and 115.0m², with an average site area of 141m² 
(including common property). 
 
The application includes the construction of one two-storey residential flat building containing six 
dwellings along with a common driveway access. The applicant has entered into an Affordable 
Housing Land Management Agreement (LMA) 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 simple modern design with a common architectural 
style and form. The building facades incorporate front wall projections and fenestration, contrasting 
materials and pitched roofs. External materials and finishes include rendered Hebel and vertical 
Scyon cladding, aluminium frame windows and doors and colorbond © metal roof sheeting. 
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The main front wall of the Dwelling 1 is setback 3.0 metres from the road boundary. All of the 
proposed dwellings will be accessed via a new common driveway that is located on the eastern 
side of the site. 
 

A bin enclosure, communal garden and small storage sheds will be provided adjacent to the rear 
boundary. 
 

A mix of landscaping will be provided along the road frontage and perimeter boundaries and 
alongside the common driveway. 
 
The relevant plans and 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 30 properties were notified during the public notification process. 
  

Representations Six (6) representations were received. 
  

Persons wishing to be 
heard 

Three (3) representors have indicated they wish to be heard: 
 Aaron McKinnon of 4 Dudley Avenue, North Plympton 
 Cathy Paspaliaris of 6 Dudley Avenue, North Plympton 
 Angie Paspaliaris of 6 Dudley Avenue, North Plympton 
 

   
Summary of 
representations 

Concerns were raised regarding the following matters: 
 Visual impact 
 Over-development 
 Lack of car parking 
 Lack of consultation 
 Traffic congestion 
 Impact on property values 
 

Applicant's response to 
representations 

Summary of applicant's response: 
 
 The proposal involves average site areas of 138m2, which 

satisfies the site area minimum of 130m2 suggested by Policy 
Area 19 PDC 6 

 The proposal satisfies Policy Area PDC 6 which anticipates 1 
car parking space per affordable dwelling 

 The site is close to public transport 
 The developer has entered into a LMA for affordable housing 
 On-site vehicle manoeuvring complies with accepted Australian 

Standards by using the “B85” turning path 
 There is sufficient space for 12 bins to be presented to the 

street on collection day 
 Real estate marketing is irrelevant to the planning assessment 
 The ERD Court has consistently held that devaluation is not a 

relevant planning consideration 

 

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

Department  Comments  

City Assets   Internal calculation has indicated that no retaining wall will be 
constructed within the natural slip zone adjacent to the creek bank. 
Furthermore, the applicant has provided the structural calculation for 
the retaining wall, which has further indicated that the applicant is 
aware that there is a need for retaining wall and cost associated with 
the construction of the retaining wall. 
 

 The FFLs of the proposed development (100.50 minimum) have been 
assessed as satisfying minimum requirements (100.25) in 
consideration of street and/or flood level information. 
 

 The tree in conflict has been supported to be removed. 
 

 Proposed stormwater connection location has been assessed as 
satisfying minimum requirements. 
 

 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." 
 

 Traffic manoeuvrability has been assessed as acceptable in 
accordance with the site layout shown on 'Proposed Site Plan' (MCA, 
Ref: PD1C-2/8, dated 2/3/21). 
 

 The garage dimension as indicated on 'Lower Floor Plans' (MCA, Ref: 
PD1C-4/8, dated 2/3/21) have been assessed as satisfying minimum 
requirements.   
 

 As the proposed development is an affordable housing scheme with 
supporting letter, hence only one parking per dwelling and no visitor 
parking space is required. 
 

 Council's Waste Management Team has supported shared bin services 
for this development.  

 

 Provided information, 'Siteworks Plan' (RCI, Ref: C31368-1/2, dated 
23/3/21) would indicated that the applicant has chosen to adopt the 
'Alternate' approach for desired stormwater management for this site. 

 

 This approach providing a good consideration of stormwater detention, 
stormwater volume reduction, stormwater quality improvement and 
stormwater re-use within each dwelling. 

 

 As the applicant has adopted the 'alternate' stormwater management in 
dot point 6.1, then City Assets will support basic stormwater quality 
devices (i.e.: pit filter) to be installed to reduce stormwater pollutants 
from the stormwater flow exiting the site.    

 

Initial concerns raised by City Assets have been resolved by way of 
amendments and imposition of appropriate conditions and reserved 
matters. 
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City Operations A site investigation together with the information provided has revealed that 
there is an existing Sapium sebiferum (Chinese Tallow) street tree that will 
be impacted by this proposed development. 
 
There is 8.2m from the eastern property boundary to the existing street tree, 
City Operations in this instance will support a 1.2m reduced offset from the 
street tree leaving 7.0m to accommodate a crossover on the eastern side of 
the allotment. 
 

Waste 
Management 

Waste Collection System 
The number of dwellings proposed at 3 Dudley Avenue, North Plympton 
exceeds the maximum number of bins (10) for a standard/individual Council 
waste service.  A shared bin arrangement is supported where Waste 
Management will provide: 

 
 5 x 140L General Waste Bins 
 5 x 240L Recycling Bins 
 2 x 240L Organic Bin  

 
The bin enclosure at the rear of the property may require modification to 
accommodate the number of bins required for a shared waste service. 
 
Bin Presentation and Collection 
There is sufficient space to present, at peak 10 bins for collection. 
 

 
 

EXTERNAL REFERRALS 

Department  Comments  

SA Housing 
Authority 
 

There is a Land Management Agreement in process of execution over the 
subject land which requires the Applicant to deliver all dwellings within the 
relative Development Application to be for affordable housing (6 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. 
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RELEVANT DEVELOPMENT PLAN PROVISIONS 

The subject land is located within the Residential Zone and, more specifically, 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. 
 
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. 
 
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 

 
SITE AREA  
Medium Density Policy Area 19 
PDC 6 

 
130m² average - residential 

flat building (affordable 
housing) 

 
141m² average 

 
Satisfies 

 
 
SITE FRONTAGE  
Medium Density Policy Area 19 
PDC 6 
 

 
No standard 

 
19.2m 

 
Satisfies 

 
 
INTERNAL FLOOR AREAS  
Residential Development 
PDC 9 
 
 
 
 
 

 
(a) studio: 37m²  
(b) 1 bedroom 

dwelling/apartment: 50m² 
(c) 2 bedroom 

dwelling/apartment: 75m² 
(d) 3+ bedroom 

dwelling/apartment: 100m² 
 

 
3 bedrooms - 101m² min. 

 
Satisfies 

 

 
SITE COVERAGE  
Medium Density Policy Area 19 
PDC 3 
 

 
60% (max.) 

 
43% 

 
Satisfies 

 
 
PRIMARY STREET SETBACK  
Medium Density Policy Area 19 
PDC 3 
 

 
3m (min.) 

 
3.0m 

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 

 

 
3.76m ground & upper floor 

 
Satisfies 

 

 
REAR SETBACK 
Medium Density Policy Area 19 
PDC 3 
 

 
6m (min.) 

 
3.0m ground floor 
4.0m upper floor 

 
Does not Satisfy 

 
 
BUILDING HEIGHT 
Medium Density Policy Area 19 
PDC 3 

 
2 storeys or 8.5m (max.) 

 
2 storeys (7.35m) 

 
Satisfies 



Council Assessment Panel Agenda 14 September 2021 

Item 6.1.2 Page 140 

 
DEVELOPMENT PLAN 

PROVISIONS 
 

STANDARD ASSESSMENT 

 
PRIVATE OPEN SPACE 
Medium Density Policy Area 19 
PDC 6 

 
24m² with a minimum 

dimension of 3m 

 
19m²-28m² + 28m² communal  

 
Satisfies 

 
 
LANDSCAPING 
Landscaping, Fences & Walls 
PDC 4 
 

 
A minimum of 10 per cent of a 

development site 

 
>10% 

 
Satisfies 

 
 
CARPARKING SPACES  
Medium Density Policy Area 19 
PDC 6 

 
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 

 

 
8m³ within small sheds 

 
Satisfies 

 

 

ASSESSMENT 

In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Land Division 

The proposed Community Title land division will create six 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, communal 
garden and bin storage area at the rear of the site, of which also corresponds to the built form 
layout. 
 
For land division proposals, PDC 7 of Medium Density Policy Area 19 prescribes a minimum site 
area of 270m², 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 6 of the Policy Area is seeking a minimum 'average' site area of 130m² 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 141m², and given that the 
proposed dwellings constitute affordable housing, the proposed site areas are 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. 
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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 6 of Medium Density Policy Area 19 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”. While 
the subject land is not located within an Affordable Housing Overlay, affordable housing is a form 
of development specifically envisaged in Medium Density Policy Area 19 PDC 1. Further, the land 
is located a short distance from the Westside Bikeway and Weigall Oval to the east, Marion Road 
to the west and the Plympton shopping centre to the south, and therefore is considered suitable for 
affordable housing.  
 

Dwelling Density and Desired Character 

The Desired Character for Medium Density Policy Area 19 envisages medium density development 
that includes "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". 
 

As considered above, 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 local facilities and high frequency public transport (bus) routes. 
 

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 two-storey building height and the separation from side and 
rear boundaries. 
 

Accordingly, the dwelling type and density is consistent with the Desired Character for the Zone 
and Policy Area and thus the proposal is an orderly and desirable form of development. 
 
Design and Appearance 

The representors have expressed some concern with the size and appearance of the 
development. The design of the proposed building is considered to be of a relatively high standard. 
The dwellings are modern, with feature front walls and fenestration, window canopies, contrasting 
materials and pitched roofs behind parapet walls. External materials and finishes include rendered 
Hebel and vertical Scyon cladding, aluminium frame windows and doors and colorbond © metal 
roof sheeting finished in natural colour tones. 
 
While the building will display some bulk and repletion, the facades include projections and wall 
recesses that would break up the building mass and the use of different materials add some 
degree of visual interest. The street elevation adequately addresses the frontage with a front 
entrance and fenestration.  
 
The Desired Character and PDC 3 of the Medium Density Policy Area 19 envisage building heights 
up to two storeys or 8.5 metres above ground level. The proposed building is two storey with a 
maximum height of 7.35 metres. The proposed building height is therefore appropriate. 
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Overall, the design and appearance of the proposed development would adequately address the 
relevant provisions of the Development Plan, and in particular, the Desired Character for Medium 
Density Policy Area 19 and Objective 1 and PDC 1, 2 and 5 of the General Section (Design and 
Appearance) would be satisfied. 
 
Boundary Setbacks 

The front setback for dwellings in Medium Density Policy Area 19 should be a minimum of  
3 metres as recommended by PDC 3. The nearest front wall of the proposed building is setback 
3.0 metres, which is acceptable.  
 
The rear of the dwellings will be setback from the eastern boundary at a distance of 3.0 metres at 
ground level and 4.0 metres at the upper level. While a rear setback of 6.0 metres is 
recommended, the proposed setbacks would provide adequate separation to the side boundary of 
the eastern neighbour given the low building scale and the north to south orientation of the land.  
The ground and upper levels will be setback a minimum of 3.76 metres from the northern side 
boundary of Dwelling 6. The side setbacks are well within the parameters of PDC 11 of the 
Residential Zone, which is seeking 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, it is reasonable to expect that some shadow 
would be cast over the adjoining land to the south, particularly during winter months. 
 
As the land has a north to south orientation, the most significant shadowing would occur over the 
adjacent road rather than the adjoining residential properties. The habitable room windows and 
yard areas of the adjoining properties will continue to receive at least two hours of natural light 
during the day in winter, as required under PDC 11 of the General Section (Residential 
Development). 
 
The proposal is therefore considered to satisfy PDC 10, 11 and 12 of the General Section 
(Residential Development). 
 
Vehicle Access and Car Parking 

The representors have raised concerns with the potential for reduced on-street parking and traffic 
congestion as only one car parking space is to be provided for each dwelling. While the proposal 
may result in additional demand for on-street parking, the Development Plan does not seek on-site 
visitor car parking for affordable housing developments as vehicle ownership is typically lower for 
affordable housing than for private developments. All of the proposed dwellings are provided with a 
single garage, which satisfies PDC 6 of Medium Density Policy Area 19.  
 
A common driveway onto Dudley 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 existing street tree.  
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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 Principle of Development Control 6 of Medium Density Policy 
Area 19 and Principle of Development Control 34 of the General Section (Transportation and 
Access). 
 
Private Open Space 

The proposed dwellings will be provided with between 19m² and 28m² of private open space 
comprising of rear courtyards. The rear yards of all dwellings would achieve the minimum 
dimension guidelines. While the amount of private open space for four of the dwellings would be 
less than the required 24m² sought by PDC 6 of the Policy Area, a communal garden with an area 
of approximately 28m² will also be provided at the rear of the site. PDC 24, 25 and 26 support the 
provision of communal open space for developments comprising more than one dwelling, with 
PDC 24 allowing the substitution of some private open space for the equivalent area of communal 
open space. The amount of the private and communal open space for each dwelling as an average 
will be in the order of 26m², which satisfies PDC 18, 19 and 24 of the General Section (Residential 
Development). 
 

Overall, suitable private open space for entertaining, clothes drying and other domestic functions is 
therefore provided for occupants of the dwellings. 
 
Landscaping 

The applicant has provided a comprehensive landscaping proposal designed by LCS Landscapes. 
The landscaping includes a mix of trees, shrubs and ground covers within front and rear yards and 
along the common driveway. 
 
The proposed landscaping would equate to at least 10 per cent of the site, which satisfies PDC 4 
of the General Section (Landscaping). The proposed landscaping would enhance the internal 
amenity and external appearance of the development in accordance with PDC 1 and 4 of the 
General Section (Landscaping, Fences and Walls). 
 
Stormwater and Flood Management 

A civil design for the development has been prepared by RCI Engineers, which indicates that 
stormwater runoff from each dwelling will be directed to a 3,000L rainwater retention tank and 
plumbed into all toilets and the laundry. Overflow from the rainwater tanks and hard paved 
surfaces will be discharged to the street water table in accordance with Council's standard 
requirements.  Council's City Assets Department has confirmed that the proposed stormwater 
management system is acceptable. 
 
The subject land is not situated within a flood prone area and the proposed finished floor levels are 
considered acceptable from a stormwater and flood management perspective. City Assets is also 
satisfied that no retaining walls are to be constructed with the natural slip zone of the adjacent 
creek. As retaining walls do not form part of this application, a note has been added to remind the 
applicant of their obligations to obtain approval in certain circumstances. 
 
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 supports the following shared bin arrangement: 

 
 5 x 140L General Waste Bins 
 5 x 240L Recycling Bins 
 2 x 240L Organic Bin 
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A private waste contractor is therefore not required. There is considered to be adequate space 
within the communal area and at the side and rear of Dwellings 1 and 6 for the storage of bins. The 
proposal is consistent with Objective 2 of the General Section (Waste). 
 
The requirement for a shared waste arrangement has been reinforced with a condition to ensure 
this arrangement is ongoing for the life of the development unless otherwise varied. 
 
 
SUMMARY 

When balanced against the existing site and locality characteristics and the Desired Character for 
Medium Density Policy Area 19, 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 21 May 2020 and warrants 
Development Plan Consent and Land Division Consent subject to conditions. 
 
 

RECOMMENDATION 

The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Planning, 
Development and Infrastructure Act 2016 resolves to GRANT Development Plan Consent and 
Land Division Consent for Application No. 211/262/2021 by Sage Developments for Combined 
Application: Land division - Community Title; SCAP No. 211/C043/21 , Create five (5) additional 
allotments and common property; and construction of a two storey residential flat building 
comprising six (6) dwellings and associated landscaping (Affordable Housing Development) at  
5 Dudley Avenue, Plympton (CT5707/804) subject to the following conditions of consent: 

 

Development Plan Consent Conditions 

1. The development must be undertaken, completed and maintained in accordance with the 
following plans and information detailed in this Application except where varied by any 
conditions listed below: 

 

 Plan of Division prepared by Weber Frankiw Surveyors (Ref: 6758-02div) 
 Paving / Landscaping Layout prepared by MCA Design SA Pty Ltd (Drawing No. PD1B, 

Sheet 1 of 10 dated 22/04/21) 
 Proposed Site Plan prepared by MCA Design SA Pty Ltd (Drawing No. PD1B, Sheet 2 of 

10 dated 22/04/21) 
 Proposed Floor Plans prepared by MCA Design SA Pty Ltd (Drawing No. PD1B, Sheet 3 

of 10 dated 22/04/21) 
 Res 1-3 Lower Floor Plans prepared by MCA Design SA Pty Ltd (Drawing No. PD1B, 

Sheet 4 of 10 dated 22/04/21) 
 Res 4-6 Lower Floor Plans prepared by MCA Design SA Pty Ltd (Drawing No. PD1B, 

Sheet 5 of 10 dated 22/04/21) 
 Res 1-3 Upper Floor Plans prepared by MCA Design SA Pty Ltd (Drawing No. PD1B, 

Sheet 6 of 10 dated 22/04/21) 
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 Res 4-6 Upper Floor Plans prepared by MCA Design SA Pty Ltd (Drawing No. PD1B, 
Sheet 7 of 10 dated 22/04/21) 

 Proposed Elevations 1 prepared by MCA Design SA Pty Ltd (Drawing No. PD1B, Sheet 8 
of 10 dated 22/04/21) 

 Proposed Elevations 2 prepared by MCA Design SA Pty Ltd (Drawing No. PD1B, Sheet 9 
of 10 dated 22/04/21) 

 Typical Details prepared by MCA Design SA Pty Ltd (Drawing No. PD1B, Sheet 10 of 10 
dated 22/04/21) 

 Proposed Landscape Documentation (Drawing No. LS.012.21.001, Sheet 1 of 2) prepared 
by LSC Landscapes dated 09/03/21 

 Proposed Landscape Documentation (Drawing No. LS.012.21.002, Sheet 2 of 2) prepared 
by LSC Landscapes dated 09/03/21 

 Siteworks Plan (Drawing No. C31369, Sheet 1 of 2, Issue A) prepared by HWC Engineers 
dated 28/04/21 

 Sewer Plan (Drawing No. C31369, Sheet 2 of 2, Issue A) prepared by HWC Engineers 
dated 28/04/21 

 Structural calculations prepared by RCI Engineers dated 26/02/21 
 Planning Report prepared by URPS dated 24/03/21 

 
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. The stormwater connection through the road verge area shall be constructed of shape and 

material to satisfy Council’s standard requirements as follows: 
 

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

 
Reason:  To maintain existing Council infrastructure. 

 
4. All stormwater management measures for the development approved herein, including harvest 

tanks and supply mechanisms shall be installed and operational prior to the occupation of the 
development. 

 
Reason:  To ensure that adequate provision is made for the management of stormwater. 

 
5. The rainwater tank for all dwellings shall be plumbed to deliver recycled water to all toilets and 

laundry cold water outlets and shall be connected prior to occupation of the dwellings. 
 

Reason:  To ensure that adequate provision is made for the collection and dispersal of 
stormwater 
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6. A minimum of 90 percent of the roof area of each dwelling shall be plumbed to the rainwater 
tank for that dwelling and completed prior to the occupation of the dwellings. 

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

stormwater 
 
7. 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. 

 
8. All landscaping shall be planted in accordance with the approved plans (Proposed Landscape 

Documentation, Drawings No. LS.012.21.001 and LS.012.21.002 prepared by LSC 
Landscapes dated 09/03/21) and incorporate an appropriate irrigation system 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. 
 

9. That the upper storey windows of all dwellings (except for the south-facing windows of 
Dwellings 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. 

 
10. 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 
 
11. The bin storage enclosure shall be kept clean and tidy at all times with bins cleaned regularly 

to minimise odour. 
 

Reason:  To minimise odour and to maintain the amenity of neighbouring properties. 
 
12. Waste bins shall be provided in accordance with Council's 'shared bin' requirements prior to 

occupation of the development and shall be maintained to the satisfaction of Council at all 
times.  The following bins shall be provided: 

 
 5 x 140L General Waste Bins 
 5 x 240L Recycling Bins 
 2 x 240L Organic Bin 

 
Reason:  To ensure adequate provision is made for waste management. 

 
Land Division Consent Conditions 
Council Requirements 

Nil 
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SCAP Requirements 

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

 
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. 
 
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. 

 
14. Payment of $38,805.00 into the Planning and Development fund (5 Allotments @ 

$7,761.00/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. 

 
15. 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 applicant is reminded that a retaining wall and fence with a combined height exceeding 

2.1 metres will require a separate Development Application to be lodged with Council for 
approval. 

 

 

Attachments 

1. Relevant Development Plan Provisions   
2. Relevant Proposal Plans & Documents   
3. Representations & Applicant's Response   
4. Internal & External Referral Responses    
 

http://www.edala.sa.gov.au/
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6.1.3 20 Keith Avenue, NORTH PLYMPTON 

Application No  211/301/2021 
 
Appearing before the Panel will be: 

Representors:  Judith Fuller of 15 Dudley Avenue, North Plympton wishes to appear in support 
of the representation. 

Applicant: Matthew Falconer of Urban Planning & Design wishes to appear in response to 
the representation. 

 
DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF DEVELOPMENT Combined Application: Land Division - Community 
Title; SCAP 211/C051/21 - Create five additional 
allotments and common property; and construction of 
two (2) two-storey residential flat buildings 
comprising a total of six (6) dwellings and associated 
landscaping 

APPLICANT RKMD Investments 1 Pty Ltd 

APPLICATION NUMBER 211/301/2021 

LODGEMENT DATE 15 March 2021 

ZONE Residential Zone 

POLICY AREA Medium Density Policy Area 19 

APPLICATION TYPE Merit 

PUBLIC NOTIFICATION Category 2 

REFERRALS Internal 

 City Assets 
 Waste Management 
 

External 

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

DEVELOPMENT PLAN VERSION Consolidated 21 May 2020 

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 

 
 
BACKGROUND 

The application was lodged prior to 19 March 2021 and therefore subject to the transitional 
provisions in the Planning, Development and Infrastructure Act 2016 (PDI Act) and to be assessed 
against the Development Plan in accordance with Regulation 11(2) of the Planning, Development 
and Infrastructure (Transitional Provisions) Regulations 2017. 
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SUBJECT LAND AND LOCALITY 

The subject land is formally described as Allotment 347 in Deposited Plan 2478 in the area named 
North Plympton, Hundred of Adelaide, Volume 5728 Folio 569, and is more commonly known as 
20 Keith Avenue, North Plympton. The subject site is rectangular in shape with a 21.34 metre (m) 
wide frontage to Keith Avenue and a site area of 1273 square metres (m2). 
 
It is noted that there are no easements, encumbrances or Land Management Agreements on the 
Certificate of Title and there are no Regulated Trees on the site or on adjoining land that would be 
affected by the development. 
 
The site is relatively flat and is currently vacant having previously contained a single storey 
dwelling and several outbuildings. The rear of the site backs onto the Keswick Creek drainage 
channel. 
 
The locality comprises an established residential area with a mixed built form character. Existing 
development includes detached dwellings, group dwellings and residential flat buildings up to two 
storeys in height. The original allotment pattern has been fragmented as a result of recent infill 
development. 
 
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 6) and common property. The proposed allotments are 
between 119m² and 186m² in area, with an average site area of 212m² (including common 
property which is provided for access purposes). 
 
The application also includes the construction of two (2), two-storey residential flat buildings 
comprising a total of six (6) dwellings and associated driveway access and landscaping.  
The proposed buildings are of a modern design with a common architectural style and form.  
The building facades include feature framed projections to the upper level, well-proportioned 
fenestration, contrasting materials and pitched roofs. External materials and finishes include 
render, face brick and vertical Scyon Axon cladding, aluminium frame windows and doors and 
Colorbond© metal roof sheeting. 
 
The main front wall of the Dwelling 1 is setback 3.4 metres from the road boundary. Dwellings 2 to 
6 will be accessed via a new common driveway that is located at the western end of the road 
frontage. Dwelling 1 will have a separate vehicle access. 
 
A screened bin storage area will be provided at the front of the site adjacent Dwelling 1. 
 
Landscaping is to be provided at the front and rear of the dwellings and alongside the common 
driveway and some sections of the driveway will comprise permeable paving. 
 
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 33 properties were notified during the public notification process. 

  

Representations Two (2) representations were received. 
  

Persons wishing to be 
heard 

One (1) representor has indicated they wish to be heard: 
 Judith Fuller of 15 Dudley Avenue, North Plympton 

 
Summary of 
representations 

Concerns were raised regarding the following matters: 
 Increased car parking demands 
 Loss of on-street parking 
 Impact on services 
 Lack of green space and vegetation 
 Impact on privacy 
 Impact on creek 
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Applicant's response to 
representations 

Summary of applicant's response: 
 The proposed development provides 10 car parking spaces 

whereas the Development Plan seeks 11.25 spaces. Despite 
the shortfall, the development provides sufficient space on 
street to accommodate 2 on street car parking spaces. 

 The extent of landscaping has been increased with grassed 
areas included to the rear of residents 2, 3 and 4. The overall 
extent of landscaping exceeds 10%. 

 The upper level side and rear windows of the proposed 
dwellings shall be treated with fixed obscure glazing to a 
minimum height of 1.7 metres in accordance with PDC 10 and 
11. 

 The Development Plan seeks development to utilise existing 
services and infrastructure. 

 The development has been designed with the closest wall of 
the building setback a minimum of 10 metres form the 
centerline of the watercourse as required by Council’s internal 
engineering advice. 
 

 

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

Department  Comments  

City Assets   The slab and roof of the portion of the garage, which is within 10m offset 
from the centreline of the creek should be separate from the slab and 
roof of the main building. 
 

 The provided civil plan has indicated a concept section of retaining wall 
which is considered acceptable. 
 

 Stormwater connection should be 0.5m offset from crossover. 
 

 Proposed crossover for Residence 1 should be 0.5m offset from property 
boundary. 
 

 The proposed crossover servicing multiple dwellings is in direct conflict 
with an existing service pit. It is recommended that the applicant contact 
the service provider and seek further information on the minimum 
required offset to the pit or whether the pit can be made trafficable. 
 

 Any redundant crossover should be reinstated to vertical kerb prior to the 
completion of any building works at the applicant’s expense. 
 

 It should be noted that the architectural plan has indicated a driveway 
arrangement that meets Council's requirements, however the civil plan is 
not reflecting the same arrangement. 
 

 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." 
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 Traffic manoeuvrability and garage dimensions have been assessed as 
acceptable. 

 
 The garage setback distance as measured on 'Site Plan - Ground Level' 

(MD, Ref: 20-242-PL02-D, dated 03/21) has been assessed as satisfying 
minimum requirements.  
 

 It is recommended that the width of the crossover servicing Residence 1 
is 3m with 0.3m flaring on each side (3.6m wide at the kerb line). This 
0.3m flaring enables for easier entering and exiting from the driveway. It 
is recommended that revised plans showing a 3m crossover with 0.3m 
flaring on each side (3.6m wide at the kerb line) be provided to Council. 
 

 Council's Waste Management Team has supported the shared bin 
service for this development. 
 

 The applicant has chosen to adopt the 'Alternate' approach for desired 
stormwater management for this site. Conditions of consent have been 
recommended for stormwater management.  

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

Waste 
Management 

The proposed provision of a shared waste service to this development is 
considered appropriate and supported by Waste Management. 
 
City of West Torrens will provide the following bins to be shared by the site: 
 

 5 x 140L General Waste Bins 
 5 x 240L Recycling Bins 
 2 x 240L Organics Bins 

 
There is sufficient verge space to present 10 bins, at peak, on Keith Avenue 
for collection. 
 

 
 
EXTERNAL REFERRALS 

Department  Comments  

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. 
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RELEVANT DEVELOPMENT PLAN PROVISIONS 

The subject land is located within the Residential Zone and, more specifically, within 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. 
 
 
 

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. 
 
 
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 

 
SITE AREA  
Medium Density Policy Area 19 
PDC 5 

 
150m² average - residential 

flat building 
 

 
212m² average 

Satisfies 
 

 
SITE FRONTAGE  
Medium Density Policy Area 19 
PDC 5 
 

 
15.0m complete building 

 
21.34m 

Satisfies 
 

 
INTERNAL FLOOR AREAS  
Residential Development 
PDC 9 
 
 

 
(a) studio: 37m²  
(b) 1 bedroom 

dwelling/apartment: 50m² 
(c) 2 bedroom 

dwelling/apartment: 75m² 
(d) 3+ bedroom 

dwelling/apartment: 100m² 
 

 
3 bedrooms - 140m² min. 

 
Satisfies 

 

 
SITE COVERAGE  
Medium Density Policy Area 19 
PDC 3 
 

 
60% (max.) 

 
45% 

Satisfies 
 

 
PRIMARY STREET SETBACK  
Medium Density Policy Area 19 
PDC 3 
 

 
3m (min.) 

 
3.4m 

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 

 

 
900mm min ground floor 

1.8m min upper floor 
Does not Satisfy 

 
REAR SETBACK 
Medium Density Policy Area 19 
PDC 3 
 

 
6m (min.) 

 
3.5m min ground floor 
4.16m min upper floor 

Does not Satisfy 
 

 
BUILDING HEIGHT 
Medium Density Policy Area 19 
PDC 3 
 

 
2 storeys or 8.5m (max.) 

 
2 storeys (7.75m) 

Satisfies 
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PRIVATE OPEN SPACE 
Residential Development 
PDC 19 
 

 
24m² with a minimum 

dimension of 3m 

 
24m²-32m²  
Satisfies 

 

 
LANDSCAPING 
Landscaping, Fences & Walls 
PDC 4 
 

 
A minimum of 10 per cent of a 

development site 

 
10% approx. 

Satisfies 
 

 
CARPARKING SPACES  
Transportation and Access 
PDC 34 

 
2 spaces per dwelling (one 

covered) 
Additional 0.25 car parking 

spaces per dwelling for 
visitors 

 

 
2 spaces per dwelling 

2 common visitor spaces 
Satisfies 

 

 
DOMESTIC STORAGE 
Site Facilities and Storage 
PDC 31 
 

 
Minimum storage area of 8m³ 
within non-habitable rooms 

 

 
Small storage sheds and 
internal cupboards - 8m³ 

Satisfies 

 
 
ASSESSMENT 

In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 

Land Division 

The proposed Community Title land division will create six dwelling allotments and one common 
property allotment. The new dwelling allotments correspond to the layout of the proposed 
residential flat buildings. The common property allotment comprises a common driveway access 
for Dwellings 2 to 6, two visitor car parking spaces and a bin storage area at the front of the site 
adjacent to Dwelling 1. 
 

For land division proposals, PDC 7 of Medium Density Policy Area 19 prescribes a minimum site 
area of 270m², 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. 
 

Given the application is a combined proposal, PDC 5 of the Policy Area can be applied for the 
assessment of site areas. This principle seeks a minimum 'average' site area of 150m² for 
dwellings within a residential flat building. The density of the proposed development achieves an 
average site area per dwelling of 212m², thus satisfying PDC 6. 
 

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 
and landscaping. 
 
Desired Character and Dwelling Density 

The Desired Character for Medium Density Policy Area 19 envisages medium density development 
that includes "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". The proposal 
to provide new dwellings within two residential flat buildings is therefore a desirable form of 
development from a land use and general built form perspective. 
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As already highlighted, the proposed development has an overall allotment density that is within 
the envisaged density range. Furthermore, the Desired Character is seeking new allotments at 
medium densities. On the basis of the land having a site area of 1273m², the 'net' residential 
density of the development has been calculated at 47 dwellings per hectare, which is considered 
medium density. It is also noted that the subject land is located a short distance from the Westside 
Bikeway and Weigall Oval to the east, Marion Road to the west and the Plympton shopping centre 
to the south. 
 
As considered in more detail below, the proposed density of the development would not 
compromise the spatial and functional characteristics of the development in terms of the built form 
relationship with the street and adjoining properties, on-site car parking and vehicle 
manoeuvrability or the internal amenity for future occupants. 
 
Accordingly, the dwelling type and density is consistent with the Desired Character for the Zone 
and Policy Area and thus the proposal is an orderly and desirable form of development. 
 
Design and Appearance 

The design of the proposed building is considered to be of a relatively high standard. The proposed 
buildings are modern with a common architectural style and form. The building facades include 
feature framed projections to the upper level, well-proportioned fenestration, contrasting materials 
and pitched roofs. External materials and finishes include render, face brick and vertical Scyon 
Axon cladding, aluminium frame windows and doors and Colorbond© metal roof sheeting. The 
recesses and projections and the use of different materials and colour variations provide adequate 
articulation to break up the building mass and proportions and to provide visual interest. The front 
dwelling (Dwelling 1) has also been designed to address the road frontage with windows at both 
levels to facilitate passive surveillance. The dwelling entrances are readily identifiable and 
accessible from the road frontage and vehicle parking areas. As desired, the proposed building 
form and appearance would "contribute to a highly varied streetscape". 
 
From a streetscape perspective, the proposed residential flat buildings would not appear cramped 
or visually overbearing due to the modest two storey building height and the separation from side 
and rear boundaries. It is considered however that deep soil zones for tall shade trees be provided 
within the designated landscaped areas to further enhance the street appearance and amenity of 
the development. A Reserved Matter to this effect has been recommended. 
 
The Desired Character and PDC 3 of the Medium Density Policy Area 19 envisage building heights 
up to two storeys or 8.5 metres above ground level. The proposed buildings are two storey with a 
maximum height of 7.75 metres. The proposed building height is therefore appropriate. 
 
Overall, the design and appearance of the proposed development would adequately address the 
relevant provisions of the Development Plan, and in particular, the Desired Character for Medium 
Density Policy Area 19 and Objective 1 and PDC 1, 2 and 5 of the General Section (Design and 
Appearance) would be satisfied. 
 
Boundary Setbacks 

The front setback for dwellings in Medium Density Policy Area 19 should be a minimum of  
3 metres as recommended by PDC 3. The nearest front wall of Dwelling 1 is setback 3.4 metres, 
which is acceptable. 
 
The rear of the dwellings will be setback from the eastern and southern boundaries at a minimum 
distance of 3.5 metres at ground level and 4.16 metres at the upper level. While a rear setback of 
6.0 metres is recommended, the proposed setbacks would provide adequate separation to the side 
boundary of the eastern neighbour, which has several outbuildings sited on the boundary. The 
southern end of the site is separated from the adjacent residential land by the Keswick Creek 
drainage channel. 
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The ground and upper levels of Dwellings 5 and 6 will be setback a minimum of 900mm and  
1.8 metres respectively from the side boundaries. Although less than 2.0 metres, the upper level 
boundary offsets are reasonable from an amenity perspective given the orientation of the land, the 
siting of adjoining buildings and the modest size and scale of the upper levels. 
 
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 1.8 metres above the floor level, except for the 
windows on the street-facing elevation of Dwelling 1. The recommendation includes a condition to 
reinforce the obscure glazing to the height of 1.7m in accordance with the minimum set in the 
Development Plan. 
 
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, it is reasonable to expect that some shadow 
would be cast over the adjoining land to the south, particularly during winter months. 
 
As the land has a north to south orientation, the most significant shadowing would occur over the 
adjacent creek at the rear of the site rather than the adjoining residential properties. The habitable 
room windows and yard areas of the adjoining properties will continue to receive well in excess of 
two hours of natural light during the day in winter, as required under PDC 11 of the General 
Section (Residential Development). 
 
The proposal is therefore considered to satisfy PDC 10, 11 and 12 of the General Section 
(Residential Development). 
 
Retaining and Fencing 

As the land is relatively flat with minor surface variances across of the site, 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 

The representors have raised concerns with the potential for reduced on-street parking and traffic 
congestion given the number of additional dwellings on the site. 
 
Dwellings 2 to 6 will be accessed via a new common driveway that is located at the western end of 
the road frontage, while Dwelling 1 at the front of the site will have a separate vehicle access. 
There would be adequate lines of sight in both directions, and while there is an existing service pit 
that may be impacted by the new access, a trafficable device could be provided by the service 
provider to maintain access. A notation to this effect has been included 
 
The proposed access arrangements are therefore considered 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 garage and a tandem visitor space  
(2 designated spaces) in accordance with PDC 34 of the General Section (Transportation and 
Access). In addition to the resident parking, Table WeTo/2 – Off Street Vehicle Parking 
Requirements prescribes an additional requirement of 0.25 spaces per dwelling for a residential flat 
building for visitors. The proposal includes the provision of a two on-site visitor spaces and at least 
one on-street space will be maintained at the front of the site.  
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Accordingly, there is considered to be sufficient on-site car parking to meet the anticipated demand 
generated by the proposed development. PDC 34 of the General Section (Transportation and 
Access) has been satisfied. 
 
Private Open Space 

The proposed dwellings will be provided with between 24m² and 32m² of private open space 
comprising of rear courtyards. The rear yards of all dwellings would achieve the required minimum 
dimension of 3.0 metres. The amount and the layout of the private open space for each dwelling 
would satisfy PDC 19 of the General Section (Residential Development). 
 
Suitable private open space for entertaining, clothes drying and other domestic functions is 
therefore provided for occupants of the dwellings. 
 
Landscaping 

The applicant has provided a landscaping proposal that includes a mix of trees, shrubs and ground 
covers within front and rear yards and along the common driveway. While the amount of land is 
generally acceptable, as the proposed landscaping is deficient of tall shade trees a Reserved 
Matter has been included that requires the provision of deep soil zones for tall shade trees to 
enhance the overall amenity of the development. 

  
The proposed landscaping would equate to at least 10 per cent of the site, which satisfies PDC 4 
of the General Section (Landscaping). The proposed landscaping would enhance the internal 
amenity and external appearance of the development in accordance with PDC 1 and 4 of the 
General Section (Landscaping, Fences and Walls). 
 

Stormwater and Flood Management 

A civil design for the development has been prepared by MQZ Consulting Engineers, which 
indicates that stormwater runoff from each dwelling will be directed to a 3,000L rainwater retention 
tank and plumbed into all toilets and the laundry. Overflow from the rainwater tanks and hard 
paved surfaces will be discharged to the street water table in accordance with Council's standard 
requirements.  Council's City Assets Department has confirmed that the proposed stormwater 
management system is acceptable. 
 
The subject land is not situated within a flood prone area and the proposed finished floor levels are 
considered acceptable from a stormwater and flood management perspective. City Assets is also 
satisfied that the amended siting of the development would not undermine the stability of the 
adjacent creek. Objective 1 and PDC 1 of the General Section (Hazards) has been satisfied. 
 
Waste Storage & Collection 

A common bin enclosure will be provided immediately adjacent to the front boundary with bins to 
be collected from the road verge via Council's standard kerbside service. 
 
Council's Waste Department supports the following shared bin arrangement and considers there to 
be sufficient space for kerbside presentation based on the above number of bins. 

 
 5 x 140L General Waste Bins 
 5 x 240L Recycling Bins 
 2 x 240L Organic Bin  

 
A private waste contractor is therefore not required. The proposal is consistent with Objective 2 of 
the General Section (Waste). 
 
The requirement for a shared waste arrangement has been reinforced with a condition to ensure 
this arrangement is ongoing for the life of the development unless otherwise varied. 
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SUMMARY 

Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is not considered to be seriously at variance with the Development Plan. 
 
When balanced against the existing site and locality characteristics and the Desired Character for 
Medium Density Policy Area 19, 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 accords with the Desired 
Character and is compatible with the changing pattern and built form characteristics of the locality. 
The design of the proposed development is considered to be of a relatively high standard and 
would contribute positively to the desired character of the area. 
 
Vehicle access is considered safe and convenient and sufficient car parking is to be provided.  
 
On balance, the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 21 May 2020 and warrants 
Development Plan Consent and Land Division Consent subject to reserved matters and conditions. 
 
 

RECOMMENDATION 

The Council Assessment Panel, having considered all aspects of the report and the application for 
consent to carry out development of land, resolves to GRANT Development Plan Consent and 
Land Division Consent for Application No. 211/301/2021 by RKMD Investments 1 Pty Ltd for 
Combined Application: Land Division - Community Title; SCAP 211/C051/21 - Create five 
additional allotments and common property; and construction of two (2) two-storey residential flat 
buildings comprising a total of six (6) dwellings and associated landscaping at 20 Keith Avenue, 
North Plympton (CT5728/569) 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. Amended landscaping details that include deep soil zones for tall shade trees of an appropriate 

drought tolerant species within the designated landscape areas to the satisfaction of Council. 
 
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 (Drawing No. 20-314, Rev 01) prepared by Cavallo Forest dated 

04/03/21; 
 Existing/Demolition Plan (Drawing No. PL01, Rev G) prepared by Mavtect Designs dated 

01/07/21; 
 Site Plan - Ground Level (Drawing No. PL02, Rev G) prepared by Mavtect Designs dated 

01/07/21; 
 Site Plan - Upper Level (Drawing No. PL03, Rev G) prepared by Mavtect Designs dated 

01/07/21; 
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 Floor Plans - Lot 1 (Drawing No. PL04, Rev G) prepared by Mavtect Designs dated 
01/07/21; 

 Floor Plans - Lot 2 & 3 (Drawing No. PL05, Rev G) prepared by Mavtect Designs dated 
01/07/21; 

 Floor Plans - Lot 4 (Drawing No. PL06, Rev G) prepared by Mavtect Designs dated 
01/07/21; 

 Floor Plans - Lot 5 (Drawing No. PL07, Rev G) prepared by Mavtect Designs dated 
01/07/21; 

 Floor Plans - Lot 6 (Drawing No. PL08, Rev G) prepared by Mavtect Designs dated 
01/07/21; 

 Elevations (Drawing No. PL09, Rev G) prepared by Mavtect Designs dated 01/07/21; 
 Elevations (Drawing No. PL10, Rev G) prepared by Mavtect Designs dated 01/07/21; 
 Elevations (Drawing No. PL11, Rev G) prepared by Mavtect Designs dated 01/07/21; 
 Elevations (Drawing No. PL12, Rev G) prepared by Mavtect Designs dated 01/07/21; 
 Elevations (Drawing No. PL13, Rev G) prepared by Mavtect Designs dated 01/07/21; 
 Elevations (Drawing No. PL14, Rev G) prepared by Mavtect Designs dated 01/07/21; 
 Elevations - Overall & Fence (Drawing No. PL15, Rev G) prepared by Mavtect Designs 

dated 01/07/21; 
 Landscape - Ground Level (Drawing No. PL16, Rev G) prepared by Mavtect Designs 

dated 03/05/21; 
 Civil Plan Details (Drawing No. C1, Issue P3) prepared by MQZ Consulting Engineers 

dated 15/06/21; and 
 Civil Plan Details (Drawing No. C2, Issue P1) prepared by MQZ Consulting Engineers 

dated 15/06/21; 
 
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. The stormwater connection through the road verge area shall be constructed of shape and 

material to satisfy Council’s standard requirements as follows: 
 

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

 

Reason:  To maintain existing Council infrastructure. 
 
4. All stormwater management measures for the development approved herein, including harvest 

tanks and supply mechanisms shall be installed and operational prior to the occupation of the 
development. 

 
Reason:  To ensure that adequate provision is made for the management of stormwater. 
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5. The rainwater tank for all dwellings shall be plumbed to deliver recycled water to all toilets and 
laundry cold water outlets and shall be connected prior to occupation of the dwellings. 

 

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

6. A minimum of 90 percent of the roof area of each dwelling shall be plumbed to the rainwater 
tank for that dwelling and completed prior to the occupation of the dwellings. 

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

stormwater 
 
7. 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 

 
8. The upper storey windows of all dwellings (except for the north-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 direct 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 

 
9. 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 
 
10. 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 
11. Waste bins shall be provided in accordance with Council's 'shared bin' requirements prior to 

occupation of the development. The following bins shall be provided at all times: 
 

 5 x 140L General Waste Bins 
 5 x 240L Recycling Bins 
 2 x 240L Organics Bins 

 
Reason:  To ensure adequate provision is made for waste management. 

 
12. The owner shall inform in writing any potential purchaser or occupier of the land (or portion 

thereof) that a shared waste collection arrangement will service the land for the collection of 
waste. 

 
Reason:  To ensure waste is appropriately managed on the land 
 

13. All redundant crossovers along the road frontage shall be closed and reinstated with kerb and 
gutter to the satisfaction of Council prior to occupation of the development. 

 
Reason:  To ensure safe and convenient vehicle access and to maintain on-street parking  
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Land Division Consent Conditions 

State Commission Assessment Panel Requirements 
 
14. The financial requirements of the SA Water Corporation shall be met for the provision of water 

supply and sewerage services. (S A Water H0112867) 
 
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. 
 
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. 

 
15. Payment of $38,805.00 into the Planning and Development fund (5 Allotments @ 

$7761.00/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. 

 
16. 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 
 
In the event that the proposed access points conflict with an existing service pit, the applicant is 
reminded that any expenses incurred to relocate or make the pit trafficable are to be borne by the 
developer/applicant. 
 

 

Attachments 

1. Relevant Development Plan Provisions   
2. Relevant Proposal Plans & Documents   
3. Representations & Applicant's Response   
4. Internal & External Referral Responses    
 

http://www.edala.sa.gov.au/
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6.1.4 218 Anzac Highway, PLYMPTON 

Application No  DA 211/318/2021 
 
DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF DEVELOPMENT Demolition of existing dwelling and construction of a 
three (3) storey residential flat building comprising seven 
(7) dwellings, a front masonry wall to a height of 1.6m, 
perimeter fencing to a height of 2.2m and associated 
landscaping 

APPLICANT Hutt Square Pty Ltd 

LODGEMENT DATE 18 March 2021 

ZONE Urban Corridor Zone 

POLICY AREA Boulevard Policy Area 34 

APPLICATION TYPE Merit Development 

PUBLIC NOTIFICATION Category 1 

REFERRALS Internal 

 City Assets 
 City Operations 
 Waste 
 

External 

 Department of Infrastructure and Transport (DIT) 

DEVELOPMENT PLAN VERSION Consolidated 21 May 2020 

DELEGATION  The relevant application proposes residential 
development of three or more storeys above finished 
ground level.  

RECOMMENDATION Support with conditions 

REPORT AUTHOR Sonia Gallarello 

 
 
BACKGROUND 

The proposed development seeks the construction of a three-storey residential flat building 
containing seven dwellings. The applicant’s planning consultant has advised that, should the 
proposal be approved, a Community Title land division will be subsequently lodged to create 
separate tenure for the dwellings. 
 
The application was lodged prior to 19 March 2021 therefore subject to the transitional provisions 
in the Planning, Development and Infrastructure Act 2016 (PDI Act) and to be assessed against 
the Development Plan in accordance with Regulation 11(2) of the Planning, Development and 
Infrastructure (Transitional Provisions) Regulations 2017. 
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SUBJECT LAND AND LOCALITY 

The subject land is formally described as Allotment 54 in Filed Plan 8115 in the area named 
Plympton in the Hundred of Adelaide, Volume 5725 Folio 38. It is more commonly known as  
218 Anzac Highway, Plympton. The subject site is slightly irregular with a frontage of 16.76 metre 
(m) frontage width to Anzac Highway, a maximum depth of approximately 45.7 metres and a site 
area of 762.4 square metres (m2).  
 
It is noted that there are no easements, encumbrances or Land Management Agreements on the 
Certificate of Title.  
 
The subject land currently contains a single storey stone fronted detached dwelling with a hipped 
tiled roof built around 1950s, along with a number of ancillary structures. The site is relatively flat 
and there are no Significant or Regulated Trees on the subject site. Vehicular access to the site is 
provided by a single crossover located near the western boundary of the land. A ‘stobie’ pole and a 
large regulated street tree, a Claret Ash (Fraxinus raywoodii) are located on the verge adjacent the 
subject land. The regulated tree is one of the many stand of trees located along Anzac Highway 
listed as a Local Heritage item. There are no other heritage places on or adjacent the subject land.  
 
The locality generally includes the properties fronting Anzac Highway from west of Beckman Street 
to the north-east of the subject land to Charles Street to the south-west. The locality also extends 
to Coralie Street to the south, which also forms the boundary of the Urban Corridor Zone.  
 
While the locality is generally residential in nature, a two-storey pre-school is located to the north-
east of the subject land on Anzac Highway. A veterinary clinic is located further to the north-east 
and a funeral parlour is located on the opposite side of Anzac Highway. A mixed-use building 
containing shops at ground level with residential above, is located immediately south-west of 
Charles Street. The small shops include a liquor store, a hair salon and takeaway restaurants. 
 
In terms of the built-form, the locality includes a mixture of building heights from single storey up to 
three-storeys. More specifically, a single storey residential flat building, containing four dwellings, 
adjoins the subject land to the north-east while a pair of single storey semi-detached dwellings 
adjoins the land to the south-east. A number of single-storey detached dwellings are located to the 
rear of the subject land on Coralie Street. Higher density residential development is located along 
Anzac Highway, including a number of three-storey residential flat buildings to the north-east and 
south-west of the subject land.   
 
The locality is well served by public transport with frequent buses running along Anzac Highway as 
well as the tramline located approximately 300 metres to the south providing convenient access 
between the City and Glenelg. 
 
Anzac Highway is an arterial road under the care and control of the Commissioner of Highways 
(via the Department of Infrastructure and Transport). A ‘clearway’ is located in front of the subject 
land which prevents on-street parking between 4:30 pm and 6:00 pm on weekdays. 
 
The subject land and locality are shown on the photographs, and aerial imagery below. 
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Figure 1: Existing dwelling viewed from Anzac Highway 

 

 
Figure 2: Adjoining dwelling to the west 
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Figure 3: Adjoining residential development to the east 

 
 

  
Figure 4 and 5: Recent 3-storey residential flat buildings in the locality 
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RELEVANT APPLICATIONS 

Nil  
 
 
PROPOSAL 

The proposal involves the demolition of the existing single-storey detached dwelling and 
associated outbuildings, and the construction of a three-storey residential flat building. The building 
will contain seven dwellings – each with three building levels consisting of: 
 

 A single garage and either a home theatre or study plus a small covered courtyard at 
ground level; 

 An open plan area including dining, living and kitchen as well as a laundry, toilet and 
balcony on the second storey; and 

 Two bedrooms, two bathrooms, a ‘rumpus room’ and study on the third storey level. 
 
Fencing includes a front masonry wall to a height of 1.6m that will include the provision for letter 
boxes and a coloured sheet metal fence to a height of 2.2m (maximum). 
 
Two ‘visitor’ car parking spaces will be provided between the proposed building and Anzac 
Highway frontage, while a shared driveway will be provided along the north-eastern side of the 
subject land to enable safe and convenient access of vehicles. 
 
The building will feature a contemporary, modular design with a flat roof which offers an articulated 
façade to Anzac Highway. Visual interest will be provided through the use of a variety of building 
materials, colours and window treatments are well as a balcony at the second storey which 
partially wraps around the north-eastern corner of the building. 
 
A screened storage area for rubbish bins will be provided in the front north-west corner of the 
subject land. Landscaping has been provided around the perimeter of the site adjacent the eastern 
boundary, rear yard areas of each dwelling and a small strip adjacent the front property boundary.  
 
The relevant plans and documents are contained in Attachment 2. 
 
 

PUBLIC NOTIFICATION 

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

INTERNAL REFERRALS 

Department  Comments  

City Assets   The Finished Floor Levels will satisfy minimum requirements 
 The proposed stormwater connection and crossover location is 

acceptable 
 The distance between the proposed crossover and the street tree is 

acceptable (despite being slightly less than 2m) 
 The civil and architectural plans are inconsistent in terms of the 

landscaping and water meter locations (Note. This inconsistency has 
now been corrected) 

 Traffic manoeuvrability has been assessed as acceptable 
 The garage dimensions haves been assessed as satisfying minimum 

requirements 
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 The proposed parking spaces have been assessed as satisfying 
minimum requirements. 

 City Assets does not support the location of the visitor parking as it 
considered to be potentially dangerous due to vehicles accessing this 
space are right next to the vehicle passing area. 

 Shared waste collection will be required 
 The proposed stormwater detention arrangements are acceptable 
 The proposed stormwater quality arrangements satisfy minimum 

requirements  
 

City Operations  The location of the proposed crossover is acceptable as is the proposed 
minimum distance of 1.87m from the regulated Fraxinus angustifolia 
‘Raywood’ (Claret Ash) 

 The Claret Ash tree is a regulated tree and permeable paving for the 
driveway within a tree protection zone (TPZ) of 15.0m will be satisfactory 
for the protection of the tree 

 
Waste  A shared Council waste service is suitable for this site.  

 The following bin arrangements are proposed: 
o 4 x 140l general waste bins 

o 4 x 240l recycle bins 

o 2 x 240l organic bins 

 

 
 
EXTERNAL REFERRALS 

Department  Comments  

DIT   The Department supports the proposed development and advises the 
planning authority to attach a number of Conditions to any approval 

 

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

 
 
RELEVANT DEVELOPMENT PLAN PROVISIONS 

The subject land is located within the Urban Corridor 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, Richmond Road and Henley Beach 
Road corridors. The combination of land uses will vary within these corridors. Some locations will 
contain a genuine land use mix with ground floor shops, restaurants and offices, and upper level 
residential, while other areas will give primacy to residential development. Other parts of the zone 
will have a strong employment focus.  
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The function of main roads in the zone, particularly Port Road, Richmond Road and Anzac 
Highway, as major transport corridors will be protected by providing access to allotments from 
secondary road frontages and rear access ways as much as possible. Parking areas will be 
consolidated, shared (where possible) and screened from the street or public spaces. Allotments 
with car parking fronting Port Road, Anzac Highway, Richmond Road and Henley Beach Road will 
be redeveloped with built form closer to the road and reconfigured car parking areas.   

 
As one of the key zones in the City of West Torrens where there will be transformation in built form, 
new buildings will be recognised for their design excellence. These buildings will establish an 
interesting pedestrian environment and human-scale at ground level through careful building 
articulation and fenestration, verandas, balconies, canopies and landscaping. In general, the 
greatest height, mass and intensity of development will be focussed at the main road frontage. 
Buildings of 3 or more storeys will be the predominant built form. It is for these reasons that 
dwellings other than detached dwellings will be the predominant form of residential development. 
 
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. 
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Boulevard Policy Area 34 - Desired Character 

 
The policy area will contain a mix of land uses that complement the function of Port Road as a 
strategic transport route linking central Adelaide with the north western suburbs, and Anzac 
Highway linking central Adelaide with Glenelg.  
The redevelopment of existing commercial and industrial allotments into medium-to-high scale, 
mixed-use development will occur. Where development has a mix of land uses, non-residential 
activities such as shops, offices and consulting rooms will be located on lower levels with 
residential land uses above. In order to achieve the desired transformation of the policy area, 
dwellings other than detached dwellings will be the predominant form of residential development.  
A mix of complementary land uses will assist in extending the usage of the policy area beyond 
normal working hours to enhance its vibrancy and safety.  
 
Development will take place at medium and high densities, at a scale that is proportionate to the 
width of Port Road and Anzac Highway respectively. To achieve this, development will take place 
on large, often amalgamated allotments. Vehicle access points will be located off side streets and 
new rear laneways where possible, so that vehicle flows, safety and efficient pedestrian movement 
along Port Road and Anzac Highway are maintained.  
 
Pedestrian areas will be enhanced to maximise safety and strong links will be made between 
development and tram stops along Port Road, and Bonython Park.  
 
While the use and address of buildings will be designed to be easily interpreted when driving in a 
vehicle, the footpath will be sheltered with awnings, verandas and similar structures.  

 
Buildings of up to eight storeys will have a strong presence to Port Road and Anzac Highway. At 
lower levels, buildings will have a human scale through the use of design elements such as 
balconies, verandas and canopies. Development on corner allotments will enhance the gateway 
function of such corners by providing strong, built-form edges combined with careful detailing at a 
pedestrian scale to both street frontages.  
 
Podium elements, where higher floors of the building are set back further than lower level floors, 
may be used to improve air quality (through greater air circulation), as well as enhancing solar 
access, privacy and outlook for both the residents of the building and neighbours.  
 
Buildings along Port Road will have zero setback from the front boundary in order to establish a 
strong and imposing presence to the road, while short front setbacks along Anzac Highway will 
allow for some landscaping to contribute to a more open landscaped character. 
 
On-site vehicle parking will not be visible from Port Road and Anzac Highway, by locating parking 
areas behind building façades and shielding under croft parking areas with landscaping and 
articulated screens. 
 
 
 
Additional provisions of the Development Plan which relate to the proposed development are 
contained in Attachment 1.  
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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 

 
DENSITY  
Urban Corridor Zone 
PDC 5 

 
100 dwellings per hectare 

net (minimum) 
 

 
92 dwellings per hectare 

 
Does not satisfy  

 
 
BUILDING HEIGHT 
Urban Corridor Zone 
PDC 13 

 
8 storeys or 32.5m  

 

 
3 storeys and 10.3m 

 
Satisfies 

 
 

PRIMARY STREET 
SETBACK  
Urban Corridor Zone 
PDC 17 
 

 

3m (min.) 
 

5.27m 
 

Satisfies  
 

 

SIDE SETBACKS 
Urban Corridor Zone 
PDC 19 

 
Ground level 

0m (min.) 
 
 

Second level 
0m (min) 

 
 

Third level 
3m  

  

 
Ground level 

1m (western) and 6.33m (eastern) 
 

Second level 
1m (western) and 6.33m (eastern) 

 
Third level  

1.0m (western) and 6.33m (eastern) 
 

Does Not Satisfy  
 

 

REAR SETBACK 
Urban Corridor Zone 
PDC 19 

 
0m (min.) 

 
 

 
1.08m 

 
Satisfies 

 
 

INTERNAL FLOOR AREA 
Residential Development 
PDC 9 

 

 2 Bedroom, 75m² (min.) 

 
All dwellings exceed 150m2 

 
Satisfies 
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PRIVATE OPEN SPACE 
Residential Development 
PDC 19 

 
<300m²  

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

minimum dimension of 2m. 
-Minimum dimension 3m 

(excl. balconies). 
- 16m² (min.) at the rear of 
side of dwelling, directly 

accessible from a habitable 
room. 

 
 

 
Dwelling 1: 27.6m2 

Dwelling 2: 24.3m2 

Dwelling 3: 24.3m2 

Dwelling 4: 24.3m2 

Dwelling 5: 24.3m2 

Dwelling 6: 24.3m2 
Dwelling 7: 33.3m2 

 
All areas of private open space 

meet the minimum dimensions of 
either 3m or 2m for balconies  

 
Note – the private open space at 

the rear of Dwellings 1 to 6 is 
13.5m2 while Dwelling 7 is 22.5m2.   

 
Partially Satisfies  

 
 
STORAGE 
Medium & High Rise 
Development (3 or More 
Storeys)  
PDC 25 

 
8m³ (min.) 

 
All dwellings will have a total 

storage area of 8.36m3 

 
Satisfies  

 
 
LANDSCAPING 
Landscaping, Fences and 
Walls 
PDC 4 
 

 
10% (min.) 

 
 
 
 

 
76.24m2 

 
10% 

Satisfies 
 

 
DEEP SOIL ZONES 
Medium & High Rise 
Development (3 or More 
Storeys)  
PDC 23 
 

 
10m2 min deep soil area 

Min dimension 1.5m 
1 small tree/10m2 deep soil 

 
Nil 

 
Does not Satisfy 

 
CARPARKING SPACES  
Transportation and Access 
PDC 34 

 
1 per two bedroom 

dwellings  
+ an additional 0.25 spaces 
per dwelling (i.e. 9 spaces) 

 

 
9 spaces provided including  
1 undercover space for each 

dwelling and two visitor spaces 
 

Satisfies  
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ASSESSMENT 

In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Land Use  

Residential development in the form of a residential flat building is an envisaged form of 
development set out within Principle of Development Control (PDC) 1 of the Urban Corridor Zone. 
Further, the Desired Character statements for both the Urban Corridor Zone and the Boulevard 
Policy Area 34 envisage medium to high density residential development along Anzac Highway 
and other corridors. Therefore, the proposed land use is an appropriate and orderly form of 
development.  
 
Notwithstanding the appropriateness of the land use, it is noted that the Policy Area seeks a built 
form outcome which could be adapted to a range of land uses such as retail and office. This intent 
is expressed in PDCs 5 and 6 of the Policy Area which seek a minimum floor to ceiling height of 
4.5 metres at the ground floor and a visually permeable primary frontage.  
 

PDC 5  The ground floor of buildings should be built to dimensions including a minimum floor to 
ceiling height of 4.5 metres to allow for adaptation to a range of land uses including 
retail, office and residential without the need for significant change to the building.  

 
PDC 6  A minimum of 50 per cent of the ground floor primary frontage of buildings should be 

visually permeable, transparent or clear glazed to promote active street frontages and 
maximise passive surveillance. 

 
While the proposed development does not achieve the ceiling height and permeability sought by 
PDCs 5 and 6, it is noted that the subject site and the overall design of the building is not 
particularly suited to alternative uses such as office or retail. On this basis, a departure from PDCs 
5 and 6 is warranted. 
 
Desired Character & Pattern of Development 

With a net density of 92 dwellings per hectare (which equates to an average site area of 108.91m2 
per dwelling), the proposed development falls slightly short of the desired minimum density of 100 
dwellings per hectare as sought by PDC 5 of the Urban Corridor Zone. However, this shortfall is 
considered minor and still falls within the high density range (70-200 dwellings per hectare) sought 
by the Desired Character Statements of the Zone and Policy Area. In addition, the density of 
development needs to be balanced against other policies within the Development Plan such as the 
provision of on-street parking and the potential impact on adjoining properties. 
 

Within the locality there are numerous medium density forms of development spanning a number 
of decades including in the past few years. Multi-storey residential flat buildings with a common 
access are common, particularly along Anzac Highway.  
 

Built Form 

With a maximum height of three storeys or 10.3 metres, the proposed development falls well under 
the maximum height of 8 storeys (or 32.5m) envisaged by PDC 13 of the Urban Corridor Zone.  In 
addition, the height of the proposed building will be similar to a number of other buildings in the 
locality – including to the east and west of the subject land. In this way, the proposed development 
satisfies the Desired Character statement of the Urban Corridor Zone which indicates that 
“buildings of 3 or more storeys will be the predominant built form” and that “…dwellings other than 
detached dwellings will be the predominant form of residential development”.  Therefore, the 
height, bulk and scale of the development is considered acceptable.  
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The contemporary design of the building is also considered consistent with the emerging character 
of the locality. In particular, the variety of building materials and colour finishes together with the 
articulated façade will add visual interest to the streetscape. In addition, the proposed setback of 
more than 5 metres to Anzac Highway and the absence of garages along this frontage will assist to 
create an attractive façade.   
 

Principles 1-7 under the Design and Appearance section of the Medium and High Rise 
Development module (3 or More Storeys) provide guidance on built form for these types of multi 
storey developments. The design of the building is such that it incorporates a mix of colours, 
materials, balconies that do result in a variation of light and shade. The building presents well to 
the street and allows for passive surveillance. The design therefore is considered to meet the intent 
of these design provisions. 
 

Setbacks 

In terms of setbacks, it is noted that the proposed development satisfies the front and rear setback 
guidelines as expressed in the Urban Corridor Zone.  However, the third level of the building falls 
some two metres short of the desired three metre setback along the western side boundary.  While 
such a departure is not minor, it is noted that, if the design was amended to achieve a three metre 
setback for the third level, the floor plan would be significantly compromised and would effectively 
require the removal of the second bedrooms from the dwellings.  
 

The main impact over the adjacent dwelling to the west is overshadowing and bulk. Higher built 
form, up to eight storeys is contemplated here so the bulk is minimal compared to what could be 
potentially built. The overshadowing diagrams during winter solstice do show a high degree of 
overshadowing until around 1pm. The single storey dwellings will receive minimal overshadowing 
from adjacent development from 1pm onwards during this period. This is considered to be 
reasonable.  
 

Alternatively, if the entire building was relocated two metres towards the east, the shared driveway 
would be compromised and insufficient width would be provided for vehicles to internally 
manoeuvre. For these reasons, and given that the third level of the building is unlikely to result in 
an unreasonable impact on the adjoining property to the west (in terms of visual impact and 
overshadowing), a departure from the side setback guideline is considered acceptable. 
 

Amenity 

The Development Plan places a strong emphasis on achieving a high standard of amenity for the 
future occupants and other residences in the locality. In particular, the Development Plan seeks to 
ensure that the potential for overlooking is managed appropriately.  For example, the Desired 
Character Statement of the Urban Corridor Zone require that “overlooking, overshadowing and 
noise impacts will be moderated through careful design”.   
 

Overlooking 
In addition, ‘Design and Appearance’ PDC 10 in the General section of the Development Plan 
seeks to ensure that direct overlooking is minimised: 
 

PDC 10 Development should minimise direct overlooking of the habitable rooms and private 
open spaces of dwellings through measures such as:  

 

(a)  appropriate site layout and building orientation  
(b)  off-setting the location of balconies and windows of habitable rooms with those of 

other buildings so that views are oblique rather than direct to avoid direct line of 
sight  

(c)  building setbacks from boundaries (including building boundary to boundary 
where appropriate) that interrupt views or that provide a spatial separation 
between balconies or windows of habitable rooms   

(d)  screening devices (including fencing, obscure glazing, screens, external 
ventilation blinds, window hoods and shutters) that are integrated into the building 
design and have minimal negative effect on residents’ or neighbours’ amenity. 
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Given the height and orientation of the proposed development, potential exists for direct 
overlooking from the balconies on the first floor towards the single-storey residential development 
to the east. Similarly, overlooking could potentially occur from the bedrooms and study at the 
second floor towards adjoining residential properties to the east, west and south. In order to 
address this issue, the plans identify that fixed opaque glass to a height of 1.7 metres will be 
installed along the eastern edge of the proposed balconies. This will restrict views from the 
dining/living area and the balconies towards the adjoining residential development to the east. 
 
It is noted that the plans do not specify that fixed obscure glazing will be installed to a height of  
1.7 metres on the second floor (third storey). While there will be a degree of overlooking from this 
level, PDC 27 of the Residential Development module does not contemplate overlooking treatment 
for buildings of 3 or more storeys. In consideration of this, it is not reasonable to impose a condition 
in this regard. The level of ability of overlooking also decreases as the height of the adjacent 
building increases and field of view is further out from the building. In this case, it is reasonable for 
the internal occupants of the units to have restricted degrees of overlooking for the first floor with 
the treated balcony glazing but not for the second floor from the bedrooms. The applicant has 
accepted balcony screening.  
 
Overshadowing 
In terms of overshadowing, it is noted that the density and height of development anticipated in the 
Urban Corridor Zone will, inevitably, lead to an increase in shadows cast on surrounding 
properties. Accordingly, PDC 16 of the Zone indicates that additional overshadowing caused by 
higher density development should not impact on sensitive development outside of the Zone. 
 

PDC 16 To minimise overshadowing of sensitive development outside of the zone, buildings 
should ensure that:  

 
(a)  north-facing windows to habitable rooms of existing dwellings in adjacent zones 

receive at least 3 hours of direct sunlight over a portion of their surface between 
9.00 am and 3.00 pm on 21 June  

(b)  ground level open space of existing residential buildings in adjacent zones receive 
direct sunlight for a minimum of 2 hours between 9.00 am and 3.00 pm on 21 June 
to at least the smaller of the following:  

(i)  half of the existing ground level open space  
(ii)  35 square metres of the existing ground level open space (with at least one of 

the area’s dimensions measuring no less than 2.5 metres)  
(c)  sunlight to solar panels should be maintained for a minimum of 2 consecutive 

hours between 9.00 am and 3.00 pm on 22 June.    
 
The shadow diagrams provided by the Architect indicate that the shadow cast by the proposed 
building will not extend beyond the boundaries of the Urban Corridor Zone. Therefore, the proposal 
is strictly compliant with PDC 16.  It is also noted that, while the proposed development will result 
in additional overshadowing of the residential properties to the south and west, the rear yards of 
these properties will still receive some sunlight during the winter solstice.  
 
For the above reasons, the proposal will not cast an unreasonable amount of shadow on the 
adjoining residential properties to the south and west of the subject site. 
 
Noise 
The proposed development is located in the Noise and Air Emissions overlay. Bedrooms, the most 
sensitive rooms in terms of noise amenity have been located on the second floor away from the 
vehicular noise from Anzac Highway. If planning consent is granted, the development must comply 
with the Ministerial Building Standard 010 - Construction requirements for the control of external 
sound prior to Development Approval. 
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In terms of plant and equipment noise, air conditioning units are nominated on the ground floor 
plan on the western walls of each of the dwellings, each of which are physically separated by  
4.5 - 5m. The units will be located some 4m from the eastern wall of the semi-detached dwelling at 
220 Anzac Highway. As is the case for all new residential development, the units will need to 
comply with the Local Nuisance and Litter Control Act 2016.   
 
Private open space 

In terms of the provision of private open space, the development proposes to use a combination of 
ground level courtyards and upper-level balconies both of which are accessible from internal living 
areas within each dwelling. While the ground level courtyards are 2.5m2 smaller than the desired 
minimum area of 16m2, this shortfall is considered minor and is offset by the provision of upper-
level balconies of a suitable size and dimension. On this basis, the provision of private open space 
is considered to be acceptable. 
 
Landscaping 

The development meets the quantitative landscaping requirement of a minimum of 10% as per 
PDC 4 of the Landscaping, Fences and the Walls heading under the General Section of the 
Development Plan. The Landscape Plan proposes a range of groundcovers, shrubs and trees 
which will assist to soften the appearance of the development and reduce the urban heat island 
effect. Trees to the rear include six ornamental pear trees and a West Indian lime tree is proposed 
in the rear yard of each dwelling. An ornamental pear is proposed in the front garden strip also. 
Low level hedging is proposed to line the edge of the driveway with English boxes. The 500mm 
strip adjacent the internal driveway is considered to be of sufficient width to accommodate these 
plantings. 
 
While the deep soil planting zone (4m x 4m) has not been achieved as required by PDC 8 of 
Generation Section Medium and High Rise  Development (3 or More Storeys), the landscaping is 
considered to meet the minimum quantitative level and provides a variety of plantings including  
14 trees and low level shrubs. The proposal is set behind a well-established regulated street tree. 
All will assist in offsetting the heat effect from the built form.    
 
Regulated and heritage listed street tree 

There is a regulated and heritage listed street tree on the verge adjacent the development. The 
tree is a Fraxinus angustifolia 'Raywood' (Claret ash) with a TPZ of 15.0m. Providing the driveway 
area within the TPZ is protected with permeable paving and protection measures during 
construction, the development should not adversely impact on the tree. The main face of the 
building is sufficiently setback.  
 
The tree is to be preserved and protected from damage during construction which will be 
consistent with Objective 1, 2 and PDC 1 and 3 of the Regulated Trees module. 
Appropriate conditions have been imposed within the recommendation to ensure the tree is 
suitably protected during the construction phase. 
 
Parking and Access 

The development provides a sufficient number of car parking spaces for the occupiers and visitors 
on site and therefore meets PDC 34 of the Transportation and Access module. It is noted that, 
while the Council’s City Assets Department is generally comfortable with the proposed parking and 
access arrangements, concerns have been expressed in relation to the location of the visitor 
parking spaces near the front of the subject land. While these concerns are noted, it is considered 
that the front of the site represents the most logical place for the visitor parks to be located. Also, 
given the low-speed environment of the site and the relatively infrequent movement of vehicles, the 
location of the visitor car parks is considered appropriate. This opinion was also expressed by the 
applicant's traffic consultant. 
 
Bicycle parking has been included with the inclusion of two rails complying with Table WeTo/7. 
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Waste Management 

The proposed waste management system for the development includes a communal waste 
storage area at the front of the site which provides sufficient room to accommodate 12 bins 
accepting a mixture of general waste, recycling and organics. It is proposed that waste generated 
by the development will be collected as part of the Council’s existing kerbside collection service, 
with general waste collected weekly and recyclables and organics collected fortnightly. 
 
It is noted that PDC 27 of the Medium and High Rise Development (3 or More Storeys) provisions 
of the Development Plan indicate that on-site collection of refuse should be provided where 10 or 
more bins are required. However, the Council’s Team Leader Waste Management has indicated 
that the proposed waste management arrangements are acceptable and has noted that sufficient 
space is available on the verge to accommodate eight bins. On this basis, a departure from PDC 
27 is considered acceptable. 
 
The requirement for a shared waste Council waste service has been reinforced by way of condition 
to ensure the ongoing compliance of this arrangement. 
 
Stormwater Management 

The Council’s City Assets Department has indicated that the proposed management of stormwater 
is considered acceptable. More specifically: 
 

 The proposed finished floor levels will meet the minimum requirements; 
 The proposed stormwater detention (which includes 3,000 litre tanks for each dwelling) is 

acceptable; and 
 The proposed measure to meet stormwater quality standards will be acceptable.  
 The development achieves PDC 10 of the Natural Resources module in terms of the 

suitable management of stormwater.  
 
 
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 proposal responds to the policy direction provided in the Urban Corridor Zone and Boulevard 
Policy Area 34 which anticipates a transformation in built form through the establishment of 
medium to high density residential development that achieves a high standard of design.   
 
The proposed development will provide an interesting and attractive façade to Anzac Highway 
which will be enhanced through the provision of landscaping around the perimeter of the site. 
Given the transformational intent of the zoning, it is inevitable that some off-site impacts will arise 
such as an increase in overshadowing and visual impact. However, the proposed development 
appropriately addresses these impacts while also complementing the emerging higher density 
character of the locality. Importantly, sufficient on-site car parking will be provided and waste 
generated by the dwellings will be appropriately stored and screened from view.  
 
For the above reasons, and based on an ‘on balance’ assessment, the proposed development 
sufficiently accords with the relevant provisions contained within the West Torrens Council 
Development Plan Consolidated 21 May 2020 and warrants Development Plan Consent. 
 
 
  



Council Assessment Panel Agenda 14 September 2021 

Item 6.1.4 Page 326 

RECOMMENDATION 

The Council Assessment Panel, having considered all aspects of the report and the application for 
consent to carry out development of land resolves to GRANT Development Plan Consent, for 
Application No. 211/318 /2021 by Hutt Square Pty Ltd to undertake the Demolition of existing 
dwelling and construction of a three (3) storey residential flat building comprising seven (7) 
dwellings, a front masonry wall to a height of 1.6m, perimeter fencing to a height of 2.2m and 
associated landscaping at 218 Anzac Highway, Plympton (CT 5725/38) subject to the following 
conditions of consent: 
 

Development Plan Consent Conditions: 
 

1. The development shall be undertaken, completed and maintained in accordance with the 
following plans and information detailed in this application except where varied by any 
condition listed below: 

 

a) Architectural plans by NIC Design Studio including site plan, Site Plan, Ground Floor plan, 
Level 1 Plan, Level 2 Plan, Roof plan, elevations, and perspectives - Drawing No's  
N - 20043_SD000-SD12 Revisions B-C. 

b) Civil Plan, Project No. HWC-21018. Drawing No. C01, Revision C.  
c) Traffic report by Phil Weaver & Associates dated 17 June 2021. 

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

2. Prior to the occupation or use of the development, all stormwater design and construction shall 
be to the satisfaction of Council to ensure that stormwater does not adversely affect any 
adjoining property or public road and, for this purpose, stormwater drainage shall not at any 
time: 

 
a) Result in the entry of water into a building; or  
b) Affect the stability of a building; or  
c) Create insanitary 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. Prior to the occupation or use of the development, all driveways, parking and vehicle 

manoeuvring areas shall be constructed and surfaced with concrete, bitumen or paving, and 
shall be drained and maintained in a good condition at all times to the reasonable satisfaction 
of Council. 

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

 
4. All external materials, surface finishes and colours shall be consistent with the information 

detailed in this application and shall be maintained in a good condition at all times to the 
reasonable satisfaction of Council. 

 
Reason: To ensure a high standard of materials and finishes are used in the final presentation 
of the building. 
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5. All landscaping shall be planted in accordance with the approved plans and incorporate an 
appropriate irrigation system prior to the occupation of the development or the next 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 mitigate against heat loading. 
 

6. No above structure(s) such as letterboxes service meters or similar are to be installed within 
the common driveway entrance and passing area. 

 
Reason: To keep manoeuvring areas safe and clear of obstructions.  

 
7. All stormwater management measures for the development approved herein, including harvest 

tanks and supply mechanisms shall be installed and operational prior to the occupation of the 
development. 

 
Reason:  To ensure that adequate provision is made for the management of stormwater. 

 
8. The rainwater tank for all dwellings shall be plumbed to deliver recycled water to all toilets and 

laundry cold water outlets and shall be connected prior to occupation of the dwellings. 
 

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

9. A minimum of 90 percent of the roof area of each dwelling shall be plumbed to the rainwater 
tank for that dwelling and completed prior to the occupation of the dwellings. 

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

stormwater 
 

10.  The regulated street tree located on the verge shall be protected during the entire construction 
period of the development. The following requirements shall be complied with to the 
reasonable satisfaction of Council: 

 
 Any work required to be undertaken within the Tree Protection Zone (radius 15m from the 

trunk of the tree) shall be conducted using non-destructive excavation methods (hand 
digging or Hydro Vac set at a pressure no greater than 700psi). 

 A clearly legible sign displaying the words "Tree Protection Zone - Keep Out" shall be 

positioned on each side of the fence. 

 Any paving within the Tree Protection Zone should be constructed of permeable paving as 

per the Civil Plan Project No. HWC-21018, Drawing C01, Revision C. 

 No materials, soil or vehicles shall be stored within the Tree Protection Zone. 

 No parking of vehicles shall occur with the Tree Protection Zone. 

 At each service installation by SA Water, Gas contractors, Telstra NBN and the like, 

notification must be given to Council's Arboriculture staff (ph. 8416 6332) of the proposed 
installation date and method of the service. 

 All on-site inductions during construction address the requirements outlined in this 

conditions. 
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11. Waste bins shall be provided in accordance with Council's 'shared bin' requirements prior to 
occupation of the development and shall be maintained to the satisfaction of Council at all 
times. The following shared bins shall be provided: 

 

 4 x 140L General Waste Bins (individual) 
 4 x 240L Recycling Bins (individual) 
 2 x 240L Organic Bin (shared) 
 
Reason:  To ensure adequate provision is made for waste management. 

 
Condition imposed upon recommendation of Department of Infrastructure and Transport  
 
12. The 5.5m driveway width shall be flared to a 7.5m wide crossover at the kerb line.  
 
13. The common driveway and internal manoeuvring areas shall be clear of all impediments.  
 
14. The redundant crossover on Anzac Highway shall be closed and reinstated to Council’s kerb 

and gutter standards at the applicant’s expense.   
 
15. Stormwater run-off shall be collected on-site and discharged without impacting the safety and 

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

 

 

Attachments 

1. Relevant Development Plan Provisions   
2. Proposal plans and details   
3. Internal and external referrals    
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6.1.5 8 Long Street, PLYMPTON 

Application No  211/275/2021 
  
DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF DEVELOPMENT Construction of a three-storey residential flat building 
comprising seven (7) dwellings with associated 
landscaping 

APPLICANT Startari Architects 

APPLICATION NUMBER 211/275/2021 

LODGEMENT DATE 10 March 2021 

ZONE Urban Corridor Zone 

POLICY AREA Boulevard Policy Area 34 

APPLICATION TYPE Merit 

PUBLIC NOTIFICATION Category 1 

REFERRALS Internal 

 City Assets 
 City Operations 
 Waste Management 

DEVELOPMENT PLAN VERSION Consolidated 21 May 2020 

DELEGATION  The relevant application proposes residential 
development of three or more storeys above 
finished ground level.  

RECOMMENDATION Support with conditions 

OFFICER Brendan Fewster 

 
 
BACKGROUND 

The application was lodged prior to 19 March 2021 therefore subject to the transitional provisions 
in the Planning, Development and Infrastructure Act 2016 (PDI Act) and to be assessed against 
the Development Plan in accordance with Regulation 11(2) of the Planning, Development and 
Infrastructure (Transitional Provisions) Regulations 2017. 
 
 
SUBJECT LAND AND LOCALITY 

The subject land is formally described as Allotment 26 Filed Plan 8109 in the area named 
Plympton Hundred of Adelaide, Volume 5210 Folio 530, more commonly known as 8 Long Street, 
Plympton. The subject site is irregular in shape with an 18.28 metre (m) wide frontage to Long 
Street and a site area of 1065 square metres (m2).  
 
It is noted that there are no encumbrances or Land Management Agreements on the Certificate of 
Title.  
 
The site currently contains a single storey detached dwelling and attached verandah. 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.  
 
  



Council Assessment Panel Agenda 14 September 2021 

Item 6.1.5 Page 389 

The locality consists of predominantly residential land uses with a mixture of dwelling types. 
Residential flat buildings and detached dwellings are the most common types. There are examples 
of small scale non-residential activities on allotments adjacent Anzac Highway, such as a 
physiotherapist and doctors surgery. 
 
The locality has been through a number of zoning transitions which has resulted in the larger 
allotments traditionally accommodating single detached dwellings being redeveloped into multiple 
unit residential flat buildings.  
 
The locality is considered to have a medium level of amenity impacted upon the proximity to Anzac 
Highway and existence of non-residential activities.   
 
The subject land and locality are shown on the aerial imagery and maps below. 
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PROPOSAL 

The proposal seeks to construct a three storey residential flat building containing seven dwellings. 
Each dwelling will accommodate the following: 
 

 Ground floor 
o A double garage 
o Open plan living dining and kitchen area 
o Bathroom 
 

 First floor 
o Three bedrooms 
o Ensuite  
o Separate bathroom 
 

 Second floor 
o Living room  
o Rooftop terrace 
 

The building is of a contemporary design exhibiting cubic form and a mixture of external materials. 
These materials include face brick, Scyon cladding, Colorbond © metal and cement cladding. The 
roof, window and door frames and wall cladding are to be coloured in dark grey, with the bricks 
being a light cream. 
 
The building will be built along the southern boundary, with the driveway adjacent the northern 
boundary. The common bin storage area is located at the eastern end of the driveway.  
 
Dwellings 2 to 6 will be provided with 2,000L under deck rainwater retention tanks while Dwelling 1 
and 7 will have a 3,000L above ground tank. 
 
Landscaping is proposed on the ground and second floors and is comprised of both deep soil 
areas, garden beds and vertical gardens. Permeable paving has been also been demonstrated 
along the driveway. 
 
The relevant plans and documents are contained in Attachment 2. 
 
 
PUBLIC NOTIFICATION 

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

Department  Comments  

City Assets   Raised initial concerns with stormwater collection and disposal, lack of a 
visitor parking and driveway separation. 

 Subsequent discussions with City Assets has resulted in only the visitor car 
parking deficiency being an outstanding concern.  

 
City Operations  The proposed crossover will conflict with an existing street tree (Golden 

Rain) 
 Council will support its removal subject to a fee of $250 being paid to 

Council 
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Waste 
management 

 Initial comments were that a private collection would be required as more 
than 10 bins needed to be presented to the street. 

 Subsequent discussions has led to a shared bin arrangement being agreed 
to, which can be collected by Council.  

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

The subject land is located within the Urban Corridor Zone and more specifically, Boulevard Policy 
Area 34 as described in the West Torrens Council Development Plan.  
 

The relevant Desired Character statements are as follows: 
 

Urban Corridor  Zone - Desired Character: 

This zone will contain an innovative mix of medium density (45-70 dwellings per hectare) and high 
density (70-200 dwellings per hectare) residential development, together with community and 
employment land uses, along the Port Road, Anzac Highway, Richmond Road and Henley Beach 
Road corridors. The combination of land uses will vary within these corridors. Some locations will 
contain a genuine land use mix with ground floor shops, restaurants and offices, and upper level 
residential, while other areas will give primacy to residential development. Other parts of the zone 
will have a strong employment focus.  

 

The function of main roads in the zone, particularly Port Road, Richmond Road and Anzac 
Highway, as major transport corridors will be protected by providing access to allotments from 
secondary road frontages and rear access ways as much as possible. Parking areas will be 
consolidated, shared (where possible) and screened from the street or public spaces. Allotments 
with car parking fronting Port Road, Anzac Highway, Richmond Road and Henley Beach Road will 
be redeveloped with built form closer to the road and reconfigured car parking areas.  

 

As one of the key zones in the City of West Torrens where there will be transformation in built form, 
new buildings will be recognised for their design excellence. These buildings will establish an 
interesting pedestrian environment and human-scale at ground level through careful building 
articulation and fenestration, verandas, balconies, canopies and landscaping. In general, the 
greatest height, mass and intensity of development will be focussed at the main road frontage. 
Buildings of 3 or more storeys will be the predominant built form. It is for these reasons that 
dwellings other than detached dwellings will be the predominant form of residential development. 

 

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.  
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Some parts of the zone, including allotments in Thebarton and Keswick, are potentially 
contaminated because of previous and current industrial activities. In these circumstances, 
development is expected to occur on a precautionary basis if site contamination investigations 
identify potential site contamination, particularly where it involves sensitive uses such residential 
development.  

 

The Thebarton brewery has potential to cause nuisance to future users and residents within this 
zone through noise and odour. To mitigate potential adverse impacts, residential development 
north of Smith Street that is likely to be sensitive to brewery operations should generally be 
avoided unless interface mitigation measures have been implemented (or will be implemented 
within an acceptable period) such that the anticipated impacts are within acceptable limits.  

 

Noise and air amenity with the zone is not expected to be equivalent to that expected from living in 
a purely residential zone. 

 
 

Boulevard Policy Area 34 - Desired Character: 
The policy area will contain a mix of land uses that complement the function of Port Road as a 
strategic transport route linking central Adelaide with the north western suburbs, and Anzac 
Highway linking central Adelaide with Glenelg.  
 
The redevelopment of existing commercial and industrial allotments into medium-to-high scale, 
mixed-use development will occur. Where development has a mix of land uses, non-residential 
activities such as shops, offices and consulting rooms will be located on lower levels with 
residential land uses above. In order to achieve the desired transformation of the policy area, 
dwellings other than detached dwellings will be the predominant form of residential development.  
 
A mix of complementary land uses will assist in extending the usage of the policy area beyond 
normal working hours to enhance its vibrancy and safety.  
 
Development will take place at medium and high densities, at a scale that is proportionate to the 
width of Port Road and Anzac Highway respectively. To achieve this, development will take place 
on large, often amalgamated allotments. Vehicle access points will be located off side streets and 
new rear laneways where possible, so that vehicle flows, safety and efficient pedestrian movement 
along Port Road and Anzac Highway are maintained.  
 
Pedestrian areas will be enhanced to maximise safety and strong links will be made between 
development and tram stops along Port Road, and Bonython Park.  
 
While the use and address of buildings will be designed to be easily interpreted when driving in a 
vehicle, the footpath will be sheltered with awnings, verandas and similar structures.  
 
Buildings of up to eight storeys will have a strong presence to Port Road and Anzac Highway. At 
lower levels, buildings will have a human scale through the use of design elements such as 
balconies, verandas and canopies. Development on corner allotments will enhance the gateway 
function of such corners by providing strong, built-form edges combined with careful detailing at a 
pedestrian scale to both street frontages.  
 
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. 
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On-site vehicle parking will not be visible from Port Road and Anzac Highway, by locating parking 
areas behind building façades and shielding under croft parking areas with landscaping and 
articulated screens. 
 
 
Additional provisions of the Development Plan which relate to the proposed development are 
contained in Attachment 1.  
 
 
QUANTITATIVE STANDARDS 

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

DEVELOPMENT PLAN 
PROVISIONS 

STANDARD ASSESSMENT 

 
SITE AREA 
Urban Corridor Zone 
Desired Character 
PDC 5 
 

 
45-70 dw/ha minimum 
200 dw/ha maximum 

 
 

 
66 dw/ha 

 
Does not Satisfy 

 
STREET SETBACK  
Urban Corridor Zone 
PDC 16 

 
No setback 

 
 

 
No setback 

 
Satisfies 

 
 
INTERNAL FLOOR 
AREAS  
Residential Development 
PDC 9 
 

 
(a) studio: 37m²  
(b) 1 bedroom 

dwelling/apartment: 50m² 
(c) 2 bedroom 

dwelling/apartment: 75m² 
(d) 3+ bedroom 

dwelling/apartment: 100m² 
 

 
3 bedrooms >100m² min. 

 
Satisfies 

 

 
SIDE/REAR SETBACKS 
Urban Corridor Zone 
PDC 18 

 
Side 
0m 

 

 
Located on Boundary 

Satisfies 

 Rear 
0m 

Located on boundary 
Satisfies 

 
 
BUILDING HEIGHT 
Urban Corridor Zone 
PDC 13 
 

 
4 storeys and 16.5m max 

 
10m 

Satisfies 
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OVERLOOKING 
Residential Development 
PDC 27 

 
Screening required 

 
The proposal provides adequate 

measures to minimise direct 
overlooking including obscure 

glazing of habitable rooms to 1.7m 
above FFL (except staircase 

windows). North-facing terraces 
have 1.5m high wall/balustrade. 

 
Satisfies 

 
 
PRIVATE OPEN SPACE 
Residential Development 
PDC 22 

 
3 bedroom - 15m² 

 
Yards and roof terraces between 

38m² min 
 

Satisfies 
 

 
CARPARKING SPACES  
Transportation and Access 
PDC 34 

 
0.25 per studio (no separate 

bedroom) 
0.75 per 1 bedroom dwelling 

1 per 2 bedroom dwelling 
1.25 per 3+ bedroom dwelling 

 
PLUS 0.25 per dwelling for 

visitor parking spaces 
 

(min 9 spaces required) 
 

 
Each dwelling is provided with 2 
undercover carparks equating to 

14 spaces in total 
 

Satisfies 

 
LANDSCAPING 
Landscaping, Fences and 
Walls 
PDC 4 
 

 
Minimum 10% of development 

site 

 
At grade landscaping within the 
driveway is limited. Permeable 

paving provided. Planting is 
provided at the front of the building 
and within the third level outdoor 

areas of each dwelling. 
Landscaped area at ground, 

second level and vertical 
components equates to 

approximately 102m2 or 9.5% of 
the site 

 
Does not Satisfy 

 
 
DOMESTIC STORAGE 
Site Facilities and Storage  
PDC 4 

 
Minimum storage area of 8m³ 

 
At least 8m2 of storage areas 
provided for each apartment 

 
Satisfies 
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ASSESSMENT 

In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Form of Development and Desired Character 

The subject land is situated within Boulevard Policy Area 34 of the Urban Corridor Zone. Objective 
1 of the Policy Area envisages the following: 
 
"Medium and high rise development framing the street, including mixed use buildings that contain 
shops, offices and commercial development at lower floors with residential land uses above". 
(underlined for emphasis) 
 
The proposal to construct a residential flat building containing dwellings over three levels is 
therefore a desirable form of development from a general land use perspective. 
 
While the provision of residential uses within mixed-use developments is desirable, PDC 1 and 2 of 
the Policy Area do not preclude development that is exclusively 'residential' provided it contributes 
positively to a "medium-to-high density urban environment". As considered in more detail below, 
the proposal is a medium density residential development that responds appropriately to the 
surrounding urban environment. 
 
Accordingly, the proposal is considered to be an orderly and desirable form of development. 
 
Residential Density 

The Desired Character for the Urban Corridor Zone is seeking a "mix of medium density  
(45-70 dwellings per hectare) and high density (70-200 dwellings per hectare) residential 
development". 
 
As the subject land has a total area of 1065m², the 'net' residential density of the development has 
been calculated at 66 dwellings per hectare (dw/ha). While PDC 5 of the Zone recommends a 
'minimum' density of 100 dw/ha within the Boulevard Policy Area 34, the density shortfall is not 
considered to have any adverse planning impacts. While the recommended density could have 
been achieved within the current building envelope by providing smaller sized dwellings (i.e. studio 
and one-bed), it is considered more appropriate to provide larger two and three-bedroom dwellings 
as currently proposed. 
 
As considered in more detail below, the proposed density of the development would not 
compromise the spatial and functional characteristics of the development in terms of the built form 
relationship with the street and adjoining properties, on-site car parking and vehicle 
manoeuvrability or the internal amenity for future occupants. 
 
Accordingly, the residential density is considered to meet the intent of the Zone and Policy Area as 
an area for medium and high density residential development. 
 
Design and Appearance 

The Development Plan provisions promote contemporary and innovative building designs.  New 
development that provides a "uniform streetscape edge" is desirable within the Zone and Policy 
Area. 
 
The proposed residential flat building is of a modern design with a common architectural style and 
form. The façades are well-proportioned with a mix of solid form and fenestration, recesses that 
break-up the building mass, roof terraces and a mix of external materials and finishes. These 
materials include face brick, Scyon cladding, Colorbond © and cement cladding. The roof, window 
and door frames and wall cladding are to be coloured in dark grey, with the bricks being a light 
cream. The design of the proposed building is of a high standard. 



Council Assessment Panel Agenda 14 September 2021 

Item 6.1.5 Page 396 

The size of the internal floor areas satisfy PDC 9 of the General Section (Residential) and would 
provide functional living environments with living rooms having an outlook to rear courtyards and 
reasonable access to sunlight. 
 
PDC 13 of the Urban Corridor Zone envisages building heights of up to eight storeys or  
32.5 metres within Boulevard Policy Area 34. The proposed building has a maximum height of  
10.3 metres (three storeys), which is well within the recommended height range. The proposed 
building height is therefore acceptable. 
 
The design and appearance of the proposal is of a relatively high standard and when considered 
against the existing site conditions and the intent of the Urban Corridor Zone, the proposed 
development would respond positively to the surrounding built form character. PDC 4, 8 and 9 of 
Boulevard Policy Area 34 and Objective 1 and PDC 1 of the General Section (Design and 
Appearance) are therefore satisfied. 
 
Boundary Setbacks 

As recommended by PDC 17 of the Urban Corridor Zone, buildings should be setback from the 
primary road frontage at a minimum distance of 2.0 metres. The main front wall of the proposed 
building achieves this minimum setback and the road façade is relatively well-articulated. 
For side boundary setbacks, PDC 19 of the Urban Corridor Zone does not prescribe a minimum 
setback for buildings up to a height of two storeys. For buildings of three or more storeys, a 
minimum setback of 3m is required. Sections of the ground and first floor walls are located on the 
southern side boundary, which is acceptable. The third storey (second floor) comprising an 
entertainment room and roof terrace with walls that are well-removed from side boundaries. 
PDC 19 allows for boundary development (i.e. no setback) along rear boundaries up to a height of 
two storeys. While a small section of the rear wall is taller than two storeys, the height of the wall is 
acceptable in this instance as it is only 3.75 metres in length and 8.5 metres in height. 
 
Retaining and Fencing 

As the land is relatively flat with minor surface variances across of the site, 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 

The Development Plan provisions seek to ensure that new development provides safe and 
convenient access for vehicles and pedestrians and sufficient on-site car parking for residents and 
visitors.  A common driveway along the northern side of the site will provide vehicle access to all of 
the dwellings within the residential flat building. The crossover design has been amended in 
response to concerns raised by City Assets and the removal of an existing street tree has been 
supported by City Operations. The internal manoeuvring areas have also been reviewed by Cirqa 
and deemed to meet the relevant Australian Standard. The proposed access arrangements are 
considered safe and convenient in accordance with PDC 24 of the General Section (Transportation 
and Access). 
 
In terms of on-site car parking, all dwellings will be provided with double garages. A total of  
14 spaces will therefore be provided for the development. PDC 20 of the Urban Corridor Zone 
requires car parking to be provided based on Table WeTo/6 - Off-street Vehicle Parking 
Requirements for Designated Areas. In Boulevard Policy Area 34, car parking should be provided 
as follows: 
 
 1 space per 2 bedroom dwelling  
 1.25 spaces per 3 + bedroom dwelling  
 Plus 0.25 spaces per dwelling for visitors 
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Given the proposal comprises 7 x 3-bedroom dwellings, there is a Development Plan requirement 
for 11 spaces (inclusive of visitor parking). As 14 car parking spaces will be provided, the proposal 
satisfies PDC 20. There will also be space maintained in front of the site for one on-street car park. 
 
Landscaping 

The applicant has provided a landscaping plan for the development that includes a mix of trees, 
shrubs and ground covers to the front of the site, within ground and upper level garden beds and 
along the new common driveway. Permeable paving is also proposed for portion of the driveway. 
While the amount of landscaping would be marginally less than 10 per cent of the site and the area 
for deep soil planting is limited, the landscaping includes suitable tall trees at the front and rear of 
the site for shade and hedging along the side boundaries to enhance the internal amenity and 
external appearance of the development. The proposal therefore meets the intent of PDC 1 and 4 
of the General Section (Landscaping, Fences and Walls) and PDC 23 of the General Section 
(Medium and High Rise Development (3 or More Storeys). 
 
Private Open Space 

The proposed dwellings will be provided with at least 38m² of private open space comprising of 
rear courtyards and roof terraces. The amount of private open space for each dwelling is 
considered to satisfy PDC 19 of the General Section (Residential Development). The rear yards 
achieve the minimum dimension guidelines and would also be accessible from living areas. 
Suitable private open space for entertaining, clothes drying and other domestic functions would 
therefore be provided for occupants of the proposed dwellings. 
 
Overlooking 

The proposal includes fixed obscure glazing to the north (front) and south-facing windows, except 
for the staircase windows on the second and third levels.  The roof terraces have solid walls to a 
height of 1.5 metres. 
 
The proposed privacy measures are considered adequate in preventing ‘direct’ views from the 
upper storey windows and roof terraces into the habitable room windows and yards areas of 
adjoining properties. The proposal therefore satisfies PDC 27 of the General Section (Residential 
Development).  
 
Overshadowing 

Given the three storey scale of the proposed building, it is reasonable to expect that some shadow 
would be cast over the adjoining land to the south, particularly during winter months. 
 
The applicant has provided a series of shadow diagrams for the winter solstice, which demonstrate 
that the most significant shadowing impacts would affect areas on the adjoining properties that are 
already shaded by existing vegetation and shade structures. In any event, the main habitable room 
windows and yard areas of the adjoining properties will continue to receive at least two hours of 
natural light during the day in winter, as required under PDC 11 of the General Section (Residential 
Development). 
 
The proposal is therefore considered to satisfy PDC 10, 11 and 12 of the General Section 
(Residential Development). 
 
Stormwater and Flood Management 

Stormwater runoff from Dwellings 2 to 6 will be directed to individual 2,000L under deck rainwater 
retention tanks and plumbed into all toilets and the laundry for each dwelling. Dwellings 1 and 7 will 
be provided with 3,000L above ground tanks.  Overflow from the rainwater tanks and hard paved 
surfaces will be discharged to the street water table in accordance with Council's standard 
requirements. City Assets has confirmed that the proposed stormwater management system is 
acceptable. 
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Waste 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 supports the following shared bin arrangement and considers there to 
be sufficient space for kerbside presentation based on the above number of bins. 

 
 5 x 140L General Waste Bins 
 5 x 240L Recycling Bins 
 4 x 240L Organic Bin  
 
A private waste contractor is therefore not required.  The proposal is consistent with Objective 2 of 
the General Section (Waste). 
 
The requirement for a shared waste arrangement has been reinforced with a condition to ensure 
this arrangement is ongoing for the life of the development unless otherwise varied. 
 
 
SUMMARY 

When balanced against the existing site and locality characteristics and the Desired Character for 
the Urban Corridor Zone and Boulevard Policy Area 34, the proposed residential development is 
considered to be an orderly and desirable form of development. 
 
The building scale and layout the development density is consistent with the Desired Character for 
the Zone and Policy Area and compatible with the existing and desired built form characteristics of 
the locality.   
 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is not considered to be seriously at variance with the Development Plan. 
 
On balance, the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 21 May 2020 and warrants 
Development Plan Consent subject to conditions. 
 
 

RECOMMENDATION 

The Council Assessment Panel, having considered all aspects of the report and the application for 
consent to carry out development of land, resolves to GRANT Development Plan Consent for 
Application No. 211/275/2021 by Startari Architects to undertake the construction of a three storey 
residential flat building comprising seven (7) dwellings with associated landscaping at 8 Long 
Street Plympton (CT5210/530) 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: 

 
 Response to RFI, prepared by James Lockington, pages 1 - 6, dated 10 May 2021 
 Site Plan, prepared by Startari, Number 081 A004, Revision 3, dated 10 May 2021 
 Detailed Site Plan, prepared by Startari, Number 081 A005, Revision 6, dated 10 May 2021 
 Detailed Landscaping Plan Ground, prepared by Startari, Number 081 A006, Revision 1, 

dated 10 May 2021 
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 Detailed Landscaping Plan Second, prepared by Startari, Number 081 A007, Revision 1, 
dated 10 May 2021 

 Perspective Views, prepared by Startari, Number 081 A009, Revision 2, dated 10 May 
2021 

 Ground Floor Plans, prepared by Startari, Number 081 A100, Revision 3, dated 10 May 
2021 

 First Floor Plans, prepared by Startari, Number 081 A101, Revision 2, dated 10 May 2021 
 Second Floor Plans, prepared by Startari, Number 081 A102, Revision 2, dated 10 May 

2021 
 Domestic Storage Type A, prepared by Startari, Number 081 A110, Revision 1, dated 10 

May 2021 
 Domestic Storage Type B, prepared by Startari, Number 081 A111, Revision 1, dated 10 

May 2021 
 Domestic Storage Type C, prepared by Startari, Number 081 A112, Revision 1, dated 10 

May 2021 
 Streetscape Elevation (North & West, prepared by Startari, Number 081 A200, Revision 2, 

dated 10 May 2021 
 External Elevations (Type A), prepared by Startari, Number 081 A201, Revision 2, dated 10 

May 2021 
 External Elevations (Type B), prepared by Startari, Number 081 A202, Revision 3, dated 10 

May 2021 
 External Elevations (Type C), prepared by Startari, Number 081 A203, Revision 3, dated 10 

May 2021 
 Boundary Wall Elevation (Long Street), prepared by Startari, Number 081 A204, Revision 

2, dated 10 May 2021 
 Shadow Diagrams, prepared by Startari, Number 081 A210, Revision 1, dated 10 May 

2021 
 Storm Water Run Off / Tank Details, prepared by Startari, Number 081 A216, Revision 1, 

dated 10 May 2021 
 Privacy Protection Diagram, prepared by Startari, Number 081 A217, Revision 1, dated 10 

May 2021 
 Turn Path Assessment - Ingress Movements, prepared by CIRQA, Project No. 21149, 

Sheet No 01_SH01 
 Turn Path Assessment - Egress Movements, prepared by CIRQA, Project No. 21149, 

Sheet No 01_SH02 
 Engineering Recommendations, prepared by CORE Engineering Pty. Ltd., Job No. 421 / 

5677, dated 30 April 2021 
 Proposed Site Plan, prepared by CORE Engineering Pty. Ltd., Job No. 421 / 5677, dated 

April 2021 
 Figure 2, prepared by CORE Engineering Pty. Ltd., Job No. SD65, dated July 2007 
 Figure 3, prepared by CORE Engineering Pty. Ltd., Job No. SD-SS1, dated Nov 1999 
 

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. 
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3. The stormwater connection through the road verge area shall be constructed of shape and 
material to satisfy Council’s standard requirements as follows: 

 

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

 

Reason:  To maintain existing Council infrastructure. 
4. All stormwater management measures for the development approved herein, including harvest 

tanks and supply mechanisms shall be installed and operational prior to the occupation of the 
development. 

 

Reason:  To ensure that adequate provision is made for the management of stormwater. 
 

5. The rainwater tank for all dwellings shall be plumbed to deliver recycled water to all toilets and 
laundry cold water outlets and shall be connected prior to occupation of the dwellings. 

 

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

6. A minimum of 90 percent of the roof area of each dwelling shall be plumbed to the rainwater 
tank for that dwelling and completed prior to the occupation of the dwellings. 

 

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

 
7. 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. 
 

8. All landscaping shall be planted in accordance with the approved plans (Detailed Landscaping 
Plan Ground and Detailed Landscaping Plan Second, Drawing No. 081 A006 & 081 A007 
dated 10/05/21 prepared by Startari) and incorporate an appropriate irrigation system 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. 
 

9. That the upper storey windows of all dwellings (except for the west-facing windows of 
Dwellings 1, staircase windows on first and second floor and internal sliding door on second 
floor) 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 direct 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. 
 

10. 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 
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11. The bin storage enclosure shall be kept clean and tidy at all times with bins cleaned regularly 
to minimise odour. 

 

Reason:  To minimise odour and to maintain the amenity of neighbouring properties 
 

12. Waste bins shall be provided in accordance with Council's 'shared bin' requirements prior to 
occupation of the development and shall be maintained to the satisfaction of Council at all 
times. The following bins shall be provided: 

 

 5 x 140L General Waste Bins 
 5 x 240L Recycling Bins 
 4 x 240L Organic Bin  
 

Reason:  To ensure adequate provision is made for waste management. 
 

 

Attachments 

 1. Relevant Development Plan Provisions   
2. Proposal Plans and Supporting Documents   
3. Internal Referrals Responses    
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6.2 PDI ACT APPLICATIONS 

Nil  
 

7 REVIEW OF ASSESSMENT MANAGER DECISION 

7.1 3 Henning Court, NOVAR GARDENS  

Application No  21004664 
  
Appearing before the Panel will be: 

Applicant: Mrs Rosemary Hosking of 3 Henning Court, Novar Gardens wishes to appear to 
answer questions of the Panel. 

 
DEVELOPMENT APPLICATION DETAILS 

APPLICANT Rosemary Hosking 

NATURE OF DEVELOPMENT Gable carport attached to front of dwelling 

ZONING INFORMATION Zones: 

 General Neighbourhood 

 

Overlays: 

 Airport Building Heights (Regulated) 
 Affordable Housing 
 Building Near Airfields 
 Hazards (Flooding - Evidence 

Required) 
 Prescribed Wells Area 
 Regulated and Significant Tree 
 Stormwater Management 
 Urban Tree Canopy 
 Water Resources 

APPLICATION LODGEMENT DATE 10 June 2021 

RELEVANT AUTHORITY Assessment Manager 

PLANNING & DESIGN CODE VERSION 2021.7 

CATEGORY OF DEVLOPMENT Code Assessed - Performance Assessed 

REFERRALS STAUTORY Nil 

REFERRALS NON-STAUTORY Nil 

APPLICATION DECISION REFUSED PLANNING CONSENT  

DECISION DATE 23 July 2021 

DECISION DELEGATE Charlie Dubois/Rachel Knuckey 

APPLICATION FOR REVIEW LODGEMENT DATE 16 August 2021 
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DRAFT RESOLUTIONS 

The Council Assessment Panel resolves to affirm the decision of the Assessment Manager: 
 

 that the application is not seriously at variance with the Planning and Design Code 
(disregarding minor variations), but that DA No 21004664  does not warrant planning 
consent for the following reasons: 

DO 1 - General Neighbourhood Zone - Low-rise, low and medium-density housing that 
supports a range of needs and lifestyles located within easy reach of services and facilities. 
Employment and community service uses contribute to making the neighbourhood a 
convenient place to live without compromising residential amenity.  

 
 The unique residential amenity provided by the locality will be compromised by the 

location of the carport forward of the dwelling and its precedential effect.  
 

PO 11.1 - General Neighbourhood Zone - Residential ancillary buildings are sited and 
designed to not detract from the streetscape or appearance of primary residential buildings 
on the site or neighbouring properties.  
 
 The siting of the carport will detract from the well-preserved streetscape of Henning 

Court by intruding into the open space between the public and private realm that is 
integral to the character of the locality.  

 
DO 1 (a) -Design in Urban Areas - Development that is contextual by considering, 
recognising and responding to its natural surroundings or built environment and positively 
contributing to the character of the locality  
 
 The carport will detract from the character of the locality and is not contextual or 

responsive to the built environment.  
 
OR 
 
The Council Assessment Panel resolves to vary the decision of the Assessment Manager: 
 

 that the application is not seriously at variance with the Planning and Design Code 
(disregarding minor variations), but that DA No 21004664 does not warrant planning 
consent for the following reasons: 

 
[reasons to be added by CAP] 

 
OR 
 
The Council Assessment Panel resolves to set aside the decision of the Assessment Manager to 
refuse planning consent to DA No 21004664 and substitute the following decision: 
 

 DA No 21004664 is not seriously at variance with the Planning and Design Code 
(disregarding minor variations) and that planning consent is granted to the application 
subject to the following conditions: 

 
[conditions to be added by CAP] 
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BACKGROUND 

Pursuant to section 202(1)(b)(i)(A) of the Planning, Development and Infrastructure Act 2016, 
applicants have the right to apply to a Council Assessment Panel for a review of an Assessment 
Manager's decision relating to a Prescribed Matter. 
 
The Panel has adopted a City of West Torrens Council Assessment Panel Policy: Review of 
Decision of Assessment Manager (CAP Review Policy) to guide consideration of such reviews. 
 
 
APPLICATION FOR REVIEW 

An application for construction of a gable roofed carport attached to the front of the existing 
dwelling at 3 Henning Court Novar Gardens was received by the Assessment Manager for the 
assessment and determination of planning consent. 
 
Following an assessment of the application against the Planning & Design Code version 2021.7, 
the delegate of the Assessment Manager determined to refuse the granting of planning consent for 
the following reasons: 
 
"The application was deemed to, on balance, not satisfy the relevant provisions of the Planning 
and Design Code Version 2021.7.  
 
Specifically, the following provisions are not considered to be adequately met:  

DO 1 -  General Neighbourhood Zone - Low-rise, low and medium-density housing that 
supports a range of needs and lifestyles located within easy reach of services and 
facilities. Employment and community service uses contribute to making the 
neighbourhood a convenient place to live without compromising residential amenity.  

  
o The unique residential amenity provided by the locality will be compromised by 

the location of the carport forward of the dwelling and its precedential effect.  
 

PO 11.1 -  General Neighbourhood Zone - Residential ancillary buildings are sited and designed 
to not detract from the streetscape or appearance of primary residential buildings on 
the site or neighbouring properties.  

 
o The siting of the carport will detract from the well-preserved streetscape of 

Henning Court by intruding into the open space between the public and private 
realm that is integral to the character of the locality.  
 

DO 1 (a) -  Design in Urban Areas - Development that is contextual by considering, recognising 
and responding to its natural surroundings or built environment and positively 
contributing to the character of the locality  

 
o The carport will detract from the character of the locality and is not contextual or 

responsive to the built environment." 
 

The applicant has subsequently made an application to the Council Assessment Panel for a review 
of the decision of the Assessment Manager pursuant to section 203 of the Planning, Development 
and Infrastructure Act 2016. The application for review was received within one (1) month of the 
applicant receiving notification of decision.  
 

It is confirmed that this is a Prescribed Matter in accordance with section 201 of the Planning, 
Development and Infrastructure Act 2016.  
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In summary, the applicant has cited the following reason(s) for the review: 
 

 Majority of properties in Henning Court are well setback and as such these properties are at 
a disadvantage being unable to utilise what can be seen as excess space. 

 Neighbours have supported their plans. 
 Believe a precedent has already been set for the suburb, with other examples cited within 

the broader locality. 
 Parking of other vehicles such as boats, caravans and the like in driveways, in the street 

and on front lawns already have an impact on residential amenity. 
 Existing mature vegetation will partially hide, soften and enhance the appearance of the 

proposed carport. 
 

A copy of the application for review on the prescribed form is enclosed in Attachment 1. 
 
 
MATERIALS FOR REVIEW 

In accordance with the CAP Review Policy, the Assessment Manager is required to present the 
following information to the Panel for its consideration. 
 
Application details, plans and other associated information including email correspondence that 
form part of the application are enclosed in Attachment 2. 
 
The delegated assessment report, decision notification form produced during the assessment 
process are enclosed in Attachment 3. 
 
A summary extract of the relevant provisions of the Planning and Design Code the application was 
assessed against is enclosed in Attachment 4. 
 
 
REVIEW HEARING 

The applicant has indicated on the application for review form they wish to be heard by the Panel 
to answer any questions that may arise in support of the application. 
 
Pursuant to section 203(2)(a) of the Planning, Development and Infrastructure Act 2016, the Panel 
has adopted its own procedures on this matter and the CAP Review Policy states: 
 
7.4. The Panel will not receive submissions or addresses from any party. 
 
7.5. The Presiding Member may permit Panel Members to ask questions or seek clarification 

from the applicant and/or the Assessment Manager, in his or her discretion. 
 
 
REVIEW OF DECISION 

The CAP Review Policy states: 
 
8.1 The Panel may, on a review: 
 8.1.1 affirm the Assessment Manager's decision on the Prescribed Matter; 
 8.1.2 vary the Assessment Manager's decision on the Prescribed Matter; or 
 8.1.3 set aside the Assessment Manager's decision on the Prescribed Matter and substitute 

its own decision.  
 
In accordance with clause 7.2 and 7.3 of the CAP Review Policy, the Panel is required to consider 
the Prescribed Matter afresh and only consider information, materials and submissions available at 
the time of the Assessment Manager's (or delegate's) decision. 
 
The draft resolutions presented in this report for the Panel's consideration reflect the range of 
options the Panel may consider in its deliberations. 
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SUMMARY 

This application for a review of the Assessment Manager's decision is presented to the Panel for its 
consideration in accordance with the City of West Torrens Council Assessment Panel Policy: 
Review of Decision of Assessment Manager. 
 

 

1. Appeal for CAP Review   
2. Application details, plan set and correspondence   
3. Delegated Report and Decision Notification   
4. Code extract    
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8 CONFIDENTIAL REPORTS OF THE ASSESSMENT MANAGER  

8.1 25 Mortimer Street, KURRALTA PARK 

Application No. DA 211/1143/2020 
 
Reason for Confidentiality 

It is recommended that this Report be considered in CONFIDENCE in accordance with regulation 
13(2)(a) (vii) of the Planning, Development and Infrastructure (General) Regulations 2017, which 
permits the meeting to be closed to the public for business relating to the following: 

 
(vii) matters that must be considered in confidence in order to ensure that the assessment 

panel, or any other entity, does not breach any law, or any order or direction of a 
court or tribunal constituted by law, any duty of confidence, or other legal obligation or 
duty; 

 
as this matter is before the Environment Resources and Development Court and it is a requirement 
of the Court that matters are kept confidential until such time as a compromise is reached or the 
matter proceeds to a hearing.  

RECOMMENDATION 

It is recommended to the Council Assessment Panel that: 
 
1. On the basis that this matter is before the Environment Resources and Development Court 

so any disclosure would prejudice the position of Council, the Council Assessment Panel 
orders pursuant to regulation 13(2) of the Planning, Development and Infrastructure 
(General) Regulations 2017, that the public, with the exception of the Chief Executive Officer, 
members of the Executive and Management Teams, Assessment Manager, City 
Development staff in attendance at the meeting, and meeting secretariat staff, and other staff 
so determined, be excluded from attendance at so much of the meeting as is necessary to 
receive, discuss and consider in confidence, information contained within the confidential 
reports submitted by the Assessment Manager on the basis that this matter is before the 
Environment Resources and Development Court and it is a requirement of the Court that 
matters are kept confidential until such time as a compromise is reached or the matter 
proceeds to a hearing. 

 
2. At the completion of the confidential session the meeting be re-opened to the public. 
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9 RELEVANT AUTHORITY ACTIVITIES REPORT 

9.1 Activities Summary - September 2021 

Brief 

This report presents information in relation to: 
 
1. Any development appeals before the Environment, Resources and Development (ERD) Court 

where the Council Assessment Panel (CAP) is the relevant authority;  
2. Other appeal matters before the ERD Court of which SCAP are the relevant authority; 
3. Any deferred items previously considered by the CAP 
4. Summary of applications that have been determined under delegated authority where CAP is 

the relevant authority; and 
5. Any matters being determined by the State Commission Assessment Panel (SCAP). 
 

RECOMMENDATION 

The Council Assessment Panel receive and note the information. 
 

 
Development Application appeals before the ERD Court 

 

CAP is the relevant authority 

DA Number Address Description of development Status 

211/1143/2020 25 Mortimer 
Street, 
KURRALTA 
PARK 

Demolition existing structures 
and construction of 2 residential 
flat buildings, the front building 
comprising 2 x 3-storey 
dwellings and 1 x 2-storey 
dwelling, all including a roof top 
alfresco and car parking; the 
rear building comprising 3 x 2-
storey dwellings all including a 
roof top alfresco and car 
parking; front fencing and 
perimeter retaining walls and 
fencing  
 

Appealed by applicant. 
Compulsory conference 
adjourned until 11am, 
Thursday 16 September 
2021, to allow compromise 
proposal to be presented at 
September CAP meeting. 
 

 

SCAP is the relevant authority 

DA number Address Description of development Status 

211/M015/19 1 Glenburnie 
Terrace, 
PLYMPTON 

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

Compromise Plans have 
been received by SCAP 
and referred to Council for 
comment. To be tabled at 
future SCAP meeting - to be 
heard in confidence. Note 
that a new application has 
been lodged at this site. 
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211/M022/17 79 Port Road, 
THEBARTON 

Multi-storey mixed use 
development, incorporating 
commercial tenancy, 2 storey 
car park, 9-storey residential flat 
building, four x 3-storey 
residential flat buildings and car 
parking 
 

Compromise plans have 
been received and Council 
comments provided to 
SCAP 09 November 2020. 
The compromise proposal 
was scheduled for 
conciliation conference  
28 January 2021.  
 
No further update available. 
 

 

Deferred CAP Items 
 

Nil 
 
Development Applications determined under delegation (CAP is the relevant authority) 
 
Awaiting PlanSA Portal functionality to report on relevant applications. 
 
 

Development Applications pending determination by SCAP 
 

DA Number 
Reason  
for referral 

Address 
Description of 
development 

21016709 Schedule 6 1A-1B Glenburnie Terrace 
Plympton 

Seven storey residential flat 
building comprising 32 
dwellings with associated 
carparking and landscaping 
 

Council to provide 
comments. 

Further information has 
been requested by ODASA  
 

211/M135/21 
Lodged 16/03/21 

Schedule 10 
 

1 Selby Street, Kurralta 
Park 

Construction of a 10-storey 
residential flat building with 
associated car parking and 
site works. 
 

Under Assessment 
 

211/M134/21 
Lodged 16/03/21 

Schedule 10 4-10 Railway Terrace Mile 
End 

Construction of a mixed use 
residential/commercial 
development comprising 2 x 
residential flat buildings 
comprising 6 dwellings and 
28 dwellings associated 
landscaping, carparking and 
public realm improvements. 
 

Under Assessment 
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211/M129/21 
Lodged 17/02/21 

Schedule 10 
(Council comments 
sent through to 
SCAP 18/03/21) 

8 Eton Road, Keswick Construction of a six (6) 
storey mixed use building 
comprising residential and 
commercial tenancies 
together with car parking 
and landscaping. 
 
Under Assessment 
 

211/M030/18 
Lodged 30/11/18 

Schedule 10 
 

192 Anzac Highway, 
Glandore 

Demolition of existing 
structures and construction 
of an eight (8) storey 
residential flat building 
comprising 40 dwellings, 
including the removal of a 
significant tree. 
 
SCAP deferred matter at its 
26/5/2021 meeting. 
 

 
Conclusion 

This report is current as at 6/09/2021. 
 

Attachments 

Nil 
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10 OTHER BUSINESS 

10.1 Delegations under the Planning, Development and Infrastructure Act 2016 - 
Proposed Revisions 

Brief 

This report seeks the Council Assessment Panel’s decision on recent changes to the framework of 
delegation of powers and functions under the Planning, Development and Infrastructure Act 2016. 
 

RECOMMENDATION 

It is recommended to the Council Assessment Panel that:  
 
1. Hereby revokes its previous delegations to the Chief Executive Officer and Assessment 

Manager of those powers and functions under the Planning, Development and Infrastructure 
Act 2016 and statutory instruments made thereunder effective 30 September 2021. 
 

2. In exercise of the power contained in Section 100 of the Planning, Development and 
Infrastructure Act 2016 the powers and functions under the Planning, Development and 
Infrastructure Act 2016 and statutory instruments made thereunder contained in the proposed 
Instrument of Delegation (Attachment 1) are hereby delegated to the Chief Executive Officer 
of the City of West Torrens and Assessment Manager of the City of West Torrens Council 
Assessment Panel, with commencement of these delegations to occur on 1 October 2021, 
subject to the conditions and/or limitations, if any, specified herein or in the proposed 
Instrument of Delegation. 
 

3. Such powers and functions may be further delegated by Chief Executive Officer of the City of 
West Torrens or Assessment Manager of the City of West Torrens Council Assessment Panel 
in accordance with Section 100(2)(c) of the Planning, Development and Infrastructure Act 
2016 as the Chief Executive Officer of the City of West Torrens or Assessment Manager of the 
City of West Torrens Council Assessment Panel sees fit, unless otherwise indicated herein or 
in the proposed Instrument of Delegation.  
 

4. The Chief Executive Officer be authorised to make amendments or formatting changes of a 
minor nature to the approved Instrument of Delegation, if required. 

 

Introduction 

At its meeting on 9 February 2021, the Council Assessment Panel (CAP) endorsed the delegation 
of its powers and functions under the Planning, Development and Infrastructure Act 2016 (the Act).  
 
At its meeting on 9 March 2021, the CAP endorsed some revisions to the delegations of its powers 
and function as a result of the Local Government Association (LGA) Planning, Development and 
Infrastructure Delegations Framework being updated. 
 
As a result for further changes to statutory instruments under the Act, the LGA engaged Norman 
Waterhouse to prepare an update to Instruments A-D in the Planning, Development and 
Infrastructure Delegations Framework to accommodate the following new/amended statutory 
instruments: 
 

 Planning, Development and Infrastructure (General) (Home Builder) Variation Regulations 
2021; 

 Planning, Development and Infrastructure (General) (Site Contamination) Variation 
Regulations 2021; 

 Practice Direction 2 - Preparation and Amendment of Designated Instruments; 
 Practice Direction 3 - Notification of Performance Assessed Development Applications 

2019; 
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 Practice Direction 14 - Site Contamination Assessment 2021; 
 Practice Direction 16 - Urban Tree Canopy Off-set Scheme 2021; 
 Urban Tree Canopy Off-set Scheme. 

 
Since this time the City of West Torrens has also updated its wider delegations framework relating 
to all legislation that applies to Council. This includes some changes to the wording some powers 
in Instrument C under the Act. 
 
This report seeks formal approval by the Panel of changes to the Instrument of Delegation of 
powers and functions under the Act.   
 
Discussion 

The LGA has provided Councils with a suite of Instrument of Delegation to facilitate the delegation 
of powers and functions of Council, Assessment Panels and Assessment Managers for the 
efficient operation of the planning and development system.  
 
The key changes to Instrument C include: 
 

 New site contamination delegations have been added in relation to the Planning, 
Development and Infrastructure (General) Regulations;  

 An existing site contamination delegation has been removed in relation to the Planning, 
Development and Infrastructure (General) Regulations; 

 New delegations have been added in relation to Practice Direction 14 - Site Contamination 
Assessment 2021;  

 New delegations have been added in relation to Practice Direction 16 - Urban Tree Canopy 
Off-set Scheme 2021;  

 New delegations have been added in relation to the Urban Tree Canopy Off-set Scheme;  
 A new condition on the existing delegations relating to land division in relation to Section 

102(1) of the Act as it has been identified that some land division applications may be 
subject to public notification and CAP be allocated as the relevant authority; and 

 Wording of some powers to be consistent with the LGA template. 
 
Each of the changes relate to delegations which facilitate the administration and processing of 
development applications and in practice will not impact which applications are presented to the 
Panel for determination. 
 
The formatting of the instrument has also changes with the conditions included in the main table 
rather than in a schedule of conditions at the end of the instrument. 
 
A revised "Instrument C" for the Council Assessment Panel's delegations has been prepared for 
the Panel's consideration. 
 
It is proposed that the delegations take effect from 1 October 2021 to allow time for Instruments A, 
B, and D to be endorsed by Council and the Assessment Manager so sub-delegations for all 
instruments under the Act may be issued at the same time. 
 
The revised "Instrument C" is included as Attachment 1. 
 
  



Council Assessment Panel Agenda 14 September 2021 

Item 10.1 Page 518 

Interpreting the Instrument of Delegation  
 
To assist the Council Assessment Panel understand the tables contained within the Instrument of 
Delegation, the following information is provided: 
 
 Column 1, 2 and 3 (Summary of Delegation) 

The summary description of the power delegated under the Act or Regulation is detailed in the first 
column. This includes a description of the power to be delegated and the section or regulation from 
which it is derived. 
 
 Column 4 (Delegate) 

This column denotes to whom the power is intended to be delegated to. The Instrument contains 
every power of the Council Assessment Panel, and where it is proposed that the power not be 
delegated this is indicated as 'CAP'. 
 
 Column 5 (Conditions and Limitations)  

The detail of recommended conditions or limitations related to the Instrument of Delegation is 
featured in this column. 
 
Conclusion 

Council Assessment Panel has delegated some of its powers as a relevant authority under the 
Planning, Development and Infrastructure Act 2016. This report presents a draft revised Instrument 
C and proposes that CAP formally approves the recommendations to adopt the changes to the 
delegation framework.   
 

Attachments 

1. Draft Revised Instrument C    
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10.2 Resignation of Deputy Independent Member 

The Assessment Manager regrets to advise the Council Assessment Panel that Jim Gronthos, 
Deputy Independent Member, has resigned from the Council Assessment Panel due ill health. 
 

11 MEETING CLOSE 
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