
Notice of Panel Meeting 
Notice is Hereby Given that a Meeting of the

COUNCIL ASSESSMENT PANEL 

will be held in the George Robertson Room, Civic Centre 
165 Sir Donald Bradman Drive, Hilton 

on 

TUESDAY, 9 NOVEMBER 2021  
at 5.00pm 

Hannah Bateman 
Assessment Manager 

City of West Torrens Disclaimer 

Council Assessment Panel 
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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 12 October 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 5-9 Palmyra Avenue, TORRENSVILLE 

Application No  211/279/2021 

Appearing before the Panel will be: 

Representor:  Quy Phuoc Lam of 4 Rawlings Avenue, Torrensville wishes to appear in support 
of the representation. 

Applicant: Charles Thompson of New Creation Group wishes to appear in response to the 
representation. 

DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF DEVELOPMENT Demolition of existing buildings and construction of 
19, two-storey dwellings with common driveway 
access and associated landscaping 

APPLICANT New Creation Group 

APPLICATION NUMBER 211/279/2021 

LODGEMENT DATE 11 March 2021 

ZONE Urban Corridor Zone 

POLICY AREA Transit Living Policy Area 36 

APPLICATION TYPE Merit 

PUBLIC NOTIFICATION Category 2 

REFERRALS Internal 

 City Assets 
 City Operations (Street Trees) 
 Waste Management 

External 

 Nil 

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 matter and 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 comprises two contiguous allotments that is commonly known as 5-9 Palmyra 
Avenue, Torrensville.  The land is formally described as: 

 Allotment 42 in Filed Plan 144270 in the area named Torrensville Hundred of Adelaide, 
Volume 5720 Folio 72. 

 Allotment 43 in Filed Plan 144271 in the area named Torrensville Hundred of Adelaide, 
Volume 5798 Folio 608. 

The subject site is regular in shape with a frontage of 57.73 metres (m), a depth of up to 66.29m 
and a total site area of approximately 3550 square metres (m2). 

It is noted that there are no easements, encumbrances or Land Management Agreements on the 
Certificate of Title. 

The site contains a large single storey building that is currently occupied as a dwelling having 
previously been used as a hostel. While the building appears to have been built in the early 1900’s 
and exhibits historical features, the building is not identified in the Development Plan has having 
heritage status. There are also several outbuildings and a bitumen car parking area adjacent to the 
Palmyra Avenue frontage. 

The land is naturally flat with and there are no Regulated trees on the site or on adjoining land that 
would be affected by the development. 

The locality comprises an established residential area that interfaces with several commercial uses 
immediately to the north along Henley Beach Road. These commercial uses include small-scale 
offices and shops. Residential development on the northern side of Palmyra Avenue, which is 
situated within the Urban Corridor Zone comprises predominately detached and semi-detached 
dwellings. Land on the southern side of Palmyra Avenue is within the Cowandilla / Mile End West 
Character Policy Area of Residential Zone and is generally characterised by single storey villa and 
bungalow dwellings at low densities.   

While the amenity in the vicinity of Palmyra Avenue is relatively high, the northern side of the 
subject land and surrounding properties are exposed to commercial buildings and traffic noise 
along Henley Beach Road, which have significant amenity impacts. 

The subject land and locality are shown on the aerial imagery below. 
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RELEVANT APPLICATIONS 

DA Number Description of Development Decision  Decision Date 

211/564/2017 Demolition of single storey 
dwelling and associated 
structures 

Approved 30/05/2017 

211/214/2017 Construct five two and three 
storey residential flat buildings 
comprising 24 dwellings 

Refused (non-supply 
of information) 

09/10/2017 

211/1179/14 Change of use from hostel to 
dwelling 

Approved 22/07/2015 
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PROPOSAL 

The application is for the construction of 19, two-storey ‘group’ dwellings with common driveway 
access and associated landscaping and fencing. The dwellings are designed in groups of four with 
wall to wall construction. 

The dwellings have a linear layout with a common architectural style and form. The building design 
is modern, incorporating relatively simple facades that include flat roofs behind parapet walls, front 
fenestration, balconies to dwellings fronting the road and contrasting materials. External materials 
include horizontal Scyon Stria panels and rendered Hebel cladding (surfmist), glass balustrades 
and aluminium frame windows and doors (black). 

The dwellings fronting Palmyra Avenue are setback a minimum of 3 metres from the road 
boundary while the rear dwellings are setback 4.0 metres from the northern (rear) boundary. 

All dwellings will be accessed via a new common driveway that is located at the western end of the 
road frontage. A screened bin store will be located adjacent to a central garden area and a mix of 
landscaping is to be provided along the road frontage and perimeter boundaries, within courtyards 
and alongside the common driveway. 

All existing buildings on the site are to be demolished. 

The relevant plans and documents are contained in Attachment 2. 

PUBLIC NOTIFICATION 

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

Properties notified 38 properties (owners and occupiers) were notified during the 
public notification process. 

Representations Two (2) representations were received, with one representation 
subsequently withdrawn. 

Persons wishing to be 
heard 

One (1) representor wishes to be heard. 
 Quy Phuoc Lam of 4 Rawlings Avenue, Torrensville  

Summary of 
representations 

Concerns were raised regarding the following matters: 
 Loss of privacy 

Applicant's response to 
representations 

Summary of applicant's response: 
 Dwellings 1 to 8 have been designed to front the road; 
 Based on the floor height and angle, overlooking would not 

be possible to 4 Rawlings Avenue. 

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  The FFL's of the proposed development (99.60 minimum) have 
been assessed as satisfying minimum requirements (99.38) in 
consideration of street and/or flood level information. 

 Stormwater connection is in direct conflict with the common 
crossover servicing multiple dwellings at the rear.  

 The stormwater connection for Residence 5 and Residence 7 
should be relocated to ensure that 2m offset from existing street 
tree. 

 The shape and material of stormwater connection has been 
assessed as satisfying minimum requirements. 

 The resident parking requirement would be satisfied by the 
provision of 2 garage spaces per dwelling. However there would 
be a parking shortfall of 4 to 5 spaces for visitor parking. It would 
be desirable, in my opinion, to provide 2 visitor spaces within the 
site. This would result in some loss of landscaping in the central 
garden area. The remaining visitor parking demand can be 
suitably accommodated by on-street parking. 

 The 10 bike parking racks shown around the central garden area 
would satisfy the Development Plan requirement. 

 Concerns relating to vehicle manoeuvrability and width of garage 
openings. 

 It is recommended that the width of the crossover servicing 
multiple unit is 5.5m with 0.3m flaring on each side (6.1m wide at 
the kerb line).  

 Letter boxes and services are currently located outside the 
driveway passing area. 

 The internal garage length is currently proposed as 5.6m. 
Although not specified in the relevant Australian Standards 
(AS/NZS 2890.1:2004), traffic engineering best practice guides 
that the minimum internal length of an enclosed garage or 
enclosed carport space should be a minimum of 5.8m.  

 The applicant has chosen to adopt the 'Alternate' approach for 
desired stormwater management for this site. 

 Stormwater quality for the site has been considered as satisfying 
requirements. 

Initial concerns raised by City Assets have been resolved by way of 
amendments and imposition of appropriate conditions of consent. 
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City Operations 
(Street Trees) 

 As a result of the proposed crossover for the development at 
5  Palmyra 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 

 The proposed development at 5 and 7-9 Palmyra Avenue, 
Torrensville exceeds the maximum number of bins (10) for a 
standard or shared Council waste service. The proposal outlined 
by MFY Pty Ltd meets the requirements for waste provision to 
residential dwellings through a commercial waste company.   

A copy of the relevant referral responses is contained in Attachment 4. 

RELEVANT DEVELOPMENT PLAN PROVISIONS 

The subject land is located within the Urban Corridor Zone and, more specifically, is within Transit 
Living Policy Area 36 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.  
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Where buildings are set back from main roads, landscaping will contribute to a pleasant pedestrian 
environment and provide an attractive transition between the public and private realm. Large scale 
development in the zone will facilitate the establishment of areas of communal and public open 
space, and create links with existing movement patterns and destinations in the zone. Front 
fencing in the zone will be kept low and/or visually permeable.  

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

The Thebarton brewery has potential to cause nuisance to future users and residents within this 
zone through noise and odour. To mitigate potential adverse impacts, residential development 
north of Smith Street that is likely to be sensitive to brewery operations should generally be 
avoided unless interface mitigation measures have been implemented (or will be implemented 
within an acceptable period) such that the anticipated impacts are within acceptable limits.  
Noise and air amenity with the zone is not expected to be equivalent to that expected from living in 
a purely residential zone. 

Transit Living Policy Area 36 - Desired Character: 

The policy area will contain primarily medium density residential development, together with some 
local shops, offices and community land uses to support the daily needs of residents. Larger retail 
formats may be appropriate on prominent or large-scale sites where proposed as part of a 
coordinated, mixed-use development with a residential focus. This includes the former TAFE site 
bound by Richmond Road, Sutton Terrace and Desmond Avenue at Marleston. There will be a 
variety of building forms and design, creating housing opportunity for people of various life stages 
and accommodating a variety of small businesses that do not compromise residential amenity.  

Development will take place at medium densities. This will result in the replacement of existing 
detached dwellings at low to very low density with row dwellings and residential flat buildings, 
possibly involving allotment amalgamation. Vehicle access will occur from side streets and new 
rear laneways where possible.  

Safe and efficient pedestrian movement along arterial roads and associated transport networks 
and facilities will be supported by limiting vehicle access points to allotments from side streets and 
new rear laneways where possible. This will also support the retention/planting of street trees on 
arterial roads.  

New buildings will contribute to a highly varied built streetscape, allowing multiple built form design 
responses that support innovative housing and mixed-use development. Buildings in the part of the 
policy area around Henley Beach Road will be up to 3 storeys west of Marion Road and 4 storeys 
east of Marion Road. Buildings in the part of the policy area along Richmond Road will be up to 
6  storeys in height toward Richmond Road, transitioning down in height to provide a 2 to 3 storey 
building interface toward adjacent residential areas and local streets. Balconies and windows will 
face the street to provide passive surveillance. Parking and garages will be located behind the front 
façade of buildings. State heritage places and Local heritage places will be adapted, maintaining 
their heritage qualities with redevelopment occurring to the rear and behind the front facades. 
Buildings adjacent to these heritage buildings will contain design elements and building materials 
that are complementary to such buildings. 

Development will be interspersed with landscaping, particularly behind the main street frontage, to 
soften the appearance of buildings from the street and reduce heat load 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 

NET RESIDENTIAL DENSITY 
Urban Corridor Zone 
PDC 5 

45 dwellings per hectare 
(minimum)

54 dwellings per hectare 

Satisfies

PRIMARY STREET SETBACK  
Urban Corridor Zone 
PDC 17

Minimum setback where 
frontage is to Port Road, Anzac 
Highway or Henley Beach Road 

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

All other cases 
- 3m 

3.0m  

Satisfies

SIDE SETBACK 
Urban Corridor Zone 
PDC 19

Side 
Frontage width 20m or less 

- no minimum up to 2 storeys 
and 3m above this height 

Frontage width >20m 
- 3m 

0m – 8.1m 

Does not satisfy

REAR SETBACK 
Urban Corridor Zone 
PDC 19 

0m (no minimum) 4.0m 

Satisfies 

STORAGE 
Residential Development 
PDC 31 

8m³ (min.) Approx. 8m³ 
(under stairs, linen, WIR) 

Satisfies 

BUILDING HEIGHT 
Urban Corridor Zone 
PDC 13

6 storeys and up to 24.5 metres 2 storeys or 7.6m 

Satisfies
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CARPARKING SPACES  
Urban Corridor Zone 
PDC 20

Residential Development 
(+ an additional 0.25 spaces per 

dwelling for visitors) 

- 0.25 spaces per studio (no 
separate bedroom) 

- 1.0 space per 1 bedroom 
dwelling 

- 1.5 space per 2 bedroom 
dwelling 

- 2.0 spaces per 3+bedroom 
dwelling 

2 spaces provided per 
dwelling  

2 shared visitor spaces 

Does not satisfies 
(2 visitor space shortfall)

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

Employee / resident = 1 for 
every 4 dwellings  

 Visitor / shopper = 1 for every 
10 dwellings 

10 rails  

Satisfies

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

Deep soil areas (min) 

<300m² = 10m² with a min 
dimension of 1.5m 

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

Satisfies

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 Transit Living Policy Area 36 of the Urban Corridor Zone. 
Objective 1 of the Policy Area envisages the following: 

"A medium density residential area supported by local shops, offices and community land uses”. 

This Objective is supported by the Desired Character by encouraging the amalgamation of 
allotments and the replacement of existing detached dwellings with alterative dwellings types, such 
as group dwellings and residential flat buildings. 

The proposal is an orderly and desirable form of development as it comprises the amalgamation of 
two existing allotments and the construction of group dwellings at medium densities. 

Residential Density 

PDC 5 of the Urban Corridor Zone is seeking a minimum net residential density of 45 dwellings per 
hectare for developments within Transit Living Policy Area 36. 

As the subject land has a total area of approximately 3550m², the 'net' residential density of the 
development has been calculated at 54 dwellings per hectare. The proposed development is 
therefore within the medium density range and satisfies PDC 5. 
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As considered in more detail below, the proposed density of the development would not 
compromise the spatial and functional characteristics of the development and in particularly the 
built form relationship with the street and adjoining properties, on-site car parking and vehicle 
manoeuvrability or the internal amenity for future occupants. It is noted that buildings up to 6 
storeys in height are envisaged in this part of the Policy Area. 

Accordingly, the proposed density is within the desired range for the Zone and Policy Area, which 
are expressly seeking medium density residential development. 

Design, Scale and Appearance 

The Development Plan provisions promote contemporary and innovative building designs. New 
development that “contribute to a highly varied built streetscape, allowing multiple built form design 
responses” is desirable within the Zone and Policy Area. 

The building design is modern, incorporating relatively simple facades that include flat roofs behind 
parapet walls, front fenestration, balconies to dwellings fronting the road and contrasting materials.  
External materials include horizontal Scyon Stria panels and rendered Hebel cladding (surfmist), 
glass balustrades and aluminium frame windows and doors (black). While there is some building 
repetition, the street-facing facades of Dwellings 1 to 8 are reasonably-well articulated with 
balconies and horizontal cladding and are complemented by quality landscaping and low open-
style fencing. All other dwellings (i.e. Dwellings 9 to 19) are situated toward the rear and will not be 
readily visible from the street. 

The dwelling façades include windows to both the ground and upper floors that facilitate passive 
surveillance of the internal driveway and adjacent footpath while the dwelling entrances are readily 
identifiable and accessible from the road frontage and vehicle parking areas. 

The internal floor areas would provide functional living environments with living rooms having an 
outlook to either front or rear yards. 

PDC 13 of the Urban Corridor Zone envisages building heights of up to six storeys or 24.5 metres 
within Transit Living Policy Area 36 as the subject land does not adjoin Henley Beach Road. The 
proposed building height of only two storeys or 7.6 metres is well within the recommended height 
range. Furthermore, the relevant provisions do not require development in the Urban Corridor Zone 
to reference or provide a transition to existing development within the adjacent residential zone. 

The design and appearance of the proposal is of a satisfactory standard and when considered 
against the intent of the Urban Corridor Zone, the proposed two-storey scale would provide an 
appropriate transition between the adjacent Residential Zone and the Urban Corridor Zone.  
Objective 2 and 3 and PDC 2 of Transit Living Policy Area 36 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, new buildings should be setback a 
minimum of 3.0 metres from road boundaries. The main front wall of Dwellings 1 to 8 are setback 
appropriately at 3.0 metres. 

For side boundary setbacks, PDC 19 of the Urban Corridor Zone recommends a setback of 3.0 
metres for allotments with a frontage of 20 metres or more. The side boundary setbacks range 
between 0m and 2.0 metres. While Dwellings 8, 9, 12 and 17 are setback less than 3.0 metres, the 
resulting impact of the reduced setbacks would not be significant given that: 

 Dwelling 8 and 9 are setback 2.0 metres from the easten side boundary, which is consistent 
with the typical setback requirement for a two-storey dwelling; 

 The boundary wall of Dwelling 12 adjoinins the rear car park of a commercial building; 
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 Dwelling 17 is located immediately adjacent to existing garages and the side wall of a two 
storey dwelling on the adjoining property; and 

 The subject land has a north to south orientation and the proposed dwellings are not overly 
tall or bulky. 

PDC 19 allows for no boundary setbacks from rear boundaries (i.e. boundary development). The 
rear boundary setbacks of 4.0 metres are therefore acceptable. 

Vehicle Access and Car Parking 

All dwellings will be accessed via a new common driveway that is located at the western end of the 
road frontage. City Operations has agreed to the removal of the existing street tree to 
accommodate the new crossover. A notation regarding the costs associated with the tree removal 
has been included. The access has been designed to achieve a pedestrian sight triangle between 
the driveway and Dwelling 1 to ensure safe traffic movements.   

The applicant has amended the driveway and some garages following concerns raised by City 
Assets in relation to internal vehicle manoeuvrability. 

Overall, 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 proposed dwellings are provided with a double garage or 
carport, and two common visitor spaces will also be provided. 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 Transit Living Policy Area 36, car parking should be 
provided as follows: 

 2.0 spaces per 3 + bedroom dwelling  
 Plus 0.25 spaces per dwelling for visitors 

Given that 19 dwellings are proposed, there is a shortfall of two visitor car parking spaces. While 
this shortfall is not ideal, Council's Traffic Engineer is satisfied that the “remaining visitor parking 
demand can be suitably accommodated by on-street parking. I note that the subject frontage of the 
site can satisfactorily accommodate 6 or more on-street parking spaces, as the 8 dwellings that 
front Palmyra Avenue are designed with rear garage access”.   

While additional on-site visitor parking could be provided within the common garden area, it is 
considered more appropriate in this instance to maintain the current amount of landscaping given 
the existing on-street parking availability.  

Accordingly, there is considered to be sufficient on-site car parking to meet the anticipated demand 
generated by the proposed development. PDC 20 of the Urban Corridor Zone and PDC 34 of the 
General Section (Transportation and Access) have been satisfied. 

Landscaping 

The applicant has provided a detailed landscaping proposal that includes a mix of trees, shrubs 
and ground covers along the road frontage and perimeter boundaries, within courtyards and 
alongside the common driveway. 

The proposed landscaping would equate to 10 per cent of the site, possibly more, which satisfies 
PDC 4 of the General Section (Landscaping, Fences and Walls). The landscaping would enhance 
the internal amenity and external appearance of the development, as well as minimising heat loads 
in accordance with PDC 1 and 4 of the General Section (Landscaping, Fences and Walls). 
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Private Open Space 

The proposed dwellings will be provided with at least 26m² of private open space. The amount of 
private open space for each dwelling is considered to satisfy PDC 19 of the General Section 
(Residential Development). The rear yards generally achieve the minimum dimension guidelines 
and would also be accessible from a living area. Suitable private open space for entertaining, 
clothes drying and other domestic functions would therefore be provided for occupants of the 
proposed dwellings. 

Overlooking 

The representor at 4 Rawlings Avenue has raised concerns with overlooking from the front 
dwellings into the rear yard of their property. The upper storey windows and balconies of the front 
dwellings (Dwellings 1 to 8) would have direct views onto the street, with only oblique and distant 
views likely to affect 4 Rawlings Avenue. The separation distance is sufficient such that direct 
overlooking is not considered to be of concern. 

All side and rear upper level windows will have fixed obscure glazing or raised sills to a height of at 
least 1.7 metres above the floor level. Internally, it is not considered necessary for the front 
windows of Dwellings 9 to 19 to have privacy treatments given the design and layout of the front 
dwellings. 

The proposed privacy measures and siting of the dwellings would prevent ‘direct’ views from the 
upper storey windows and balconies into the habitable room windows and yards areas of adjoining 
properties. The proposal therefore satisfies PDC 27 of the General Section (Residential 
Development). 

Overshadowing 

Given the two storey scale of the proposed buildings, 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 at the front of the site rather than affecting the adjoining properties. The habitable 
room windows and yard areas of the adjoining properties will continue to receive at least two hours 
of natural light during the day in winter, as required under PDC 11 of the General Section 
(Residential Development). 

The proposal is therefore considered to satisfy PDC 10, 11 and 12 of the General Section 
(Residential Development). 

Stormwater and Flood Management 

Stormwater runoff from each dwelling will be directed to 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. City Assets Department has confirmed that the proposed stormwater management 
system is acceptable. 

Waste Storage and Collection 

Council’s Waste Management Department has confirmed that the development exceeds the 
maximum number of bins (10) for a standard or shared Council waste service and therefore a 
private waste contractor will be required. The proposed bin store is to be located adjacent to a 
central garden area and the waste collection arrangements outlined by MFY Pty Ltd are 
considered to meet the requirements for waste provision. Conditions of consent relating to the bin 
enclosure and odour management have been included. 

The proposal is consistent with Objective 2 of the General Section (Waste). 
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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 
the Urban Corridor Zone and Transit Living Policy Area 36, the proposed residential development 
is considered to be an orderly and desirable form of development. 

The building size and scale and the residential density is consistent with the Desired Character for 
the Zone and Policy Area and compatible with the changing pattern and built form characteristics 
of the locality. The design of the proposed development is of a satisfactory standard. 

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 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. 211/279/2021 by New Creation Group to undertake the demolition of existing 
buildings and construction of 19, two-storey dwellings with common driveway access and 
associated landscaping and fencing at 5-9 Palmyra Avenue, Torrensville (CT5720/72 & 5798/608) 
subject to the following reserved matter 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. A Construction Management Plan (CMP) for the proposed development. The CMP should 
identify potential issues and appropriate measures to minimise impacts and disruption to 
surrounding residents and business owners during the construction phase of the development. 
The plan shall also detail the types, volumes and distributions of traffic and how they will be 
managed. 

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: 
 Demolition Plan prepared by New Creation Group, Sheet No. A101 dated 17/02/21; 
 Site Plan prepared by New Creation Group, Sheet No. A100 dated 12/07/21; 
 Landscape Plan & Schedule prepared by New Creation Group; 
 Units 1-8 Plans prepared by New Creation Group, Sheet No. A101-A109 dated 17/08/21; 
 Unit 9 Plans prepared by New Creation Group, Sheet No. A101-A109 dated 17/08/21; 
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 Units 10, 13-16 Plans prepared by New Creation Group, Sheet No. A101-A109 dated 
17/08/21; 

 Unit 11 Plans prepared by New Creation Group, Sheet No. A101-A109 dated 17/08/21; 
 Unit 12 Plans prepared by New Creation Group, Sheet No. A101-A109 dated 17/08/21; 
 Unit 12 Carport Plan prepared by New Creation Group, Sheet No. A101 dated 02/08/21; 
 Unit 17 Plans prepared by New Creation Group, Sheet No. A101-A109 dated 17/08/21; 
 Unit 17 Carport Plan prepared by New Creation Group, Sheet No. A101 dated 02/08/21; 
 Unit 18 Plans prepared by New Creation Group, Sheet No. A101-A109 dated 17/08/21; 
 Unit 19 Plans prepared by New Creation Group, Sheet No. A101-A109 dated 17/08/21; 
 Front Streetscape Plan prepared by New Creation Group, Sheet No. A106 dated 01/11/21; 
 Civil & Drainage Plan prepared by KP Squared, Drawing No. C2, Issue C dated 25/10/21; 
 Earthworks & Paving Details prepared by KP Squared, Drawing No. C4, Issue A dated 

10/02/21; 
 Civil Details prepared by KP Squared, Drawing No. C5, Issue A dated 10/02/21; 
 Stormwater Calculations prepared by KP Squared, Issue A dated 10/02/21; and 
 Letter prepared by MFY dated 05/03/21. 

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

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

4. The 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

5. The stormwater connections for Dwellings 1 to 8 shall be offset a minimum of 2.0 metres from 
existing street trees that are to be retained.  

Reason: To minimise impacts on existing street trees. 

6. All driveways, parking and manoeuvring areas will be formed, surfaced with concrete, bitumen 
or paving, and be properly drained prior to occupation, and shall be maintained in reasonable 
condition at all times to the satisfaction of Council. 

Reason: To ensure safe and convenient vehicle access and to supress dust 
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7. All landscaping shall be planted in accordance with the approved plans 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

8. The side and rear upper storey windows of all dwellings shall be fitted with fixed obscure glass 
to the windows and balcony balustrades to a minimum height of 1.7 metres above the upper 
floor level to minimise the potential for overlooking of adjoining properties, prior to occupation 
of the building. The glazing in these windows shall be maintained to the satisfaction of Council 
at all times. 

Reason: To maintain the privacy of neighbouring residents

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. Details of the bin store enclosure shall be submitted to the satisfaction of Council prior to the 
issue of Development Approval. 

Reason: To ensure minimal disturbance to surrounding properties and to maintain the 
amenity of the locality 

11. The bin storage area 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. Collection of waste shall be carried out at least once a week by a private contractor. All solid 
waste shall be stored in bins having a close fitting lid. The bins shall be stored within the 
designated bin storage area identified on the approved plans.   

Reason: To ensure residence are provided with waste management facilities and to maintain 
the amenity of the locality. 

NOTES 

 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.  Payment of a fee of $750.00 will 
be required prior to the commencement of any work. 

 The applicant is reminded that any boundary fencing, including a combination of retaining 
walls and fencing, that exceeds a height of 2.1 metres above ground level requires 
development approval under a separate application. 

Attachments 

1. Relevant Development Plan Provisions   
2. Proposal Plans & Documentation   
3. Representation & Applicants Response   
4. Internal Referral Responses  
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6.2 PDI ACT APPLICATIONS 

Nil

7 REVIEW OF ASSESSMENT MANAGER DECISION 

Nil

8 CONFIDENTIAL REPORTS OF THE ASSESSMENT MANAGER    

Nil

9 RELEVANT AUTHORITY ACTIVITIES REPORT 

9.1 Activities Summary - November 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 

Nil 

SCAP is the relevant authority 

DA number Address Description of development Status 

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. 
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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 comments sent to SCAP. 

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 51m2 commercial 
tenancy, two (2) residential flat 
buildings comprising 6 dwellings and 
28 dwellings associated 
landscaping, carparking, communal 
spaces and public realm 
improvements (Stage 2) 

Under Assessment 

Public notification is being 
undertaken - closes 10 November 
2021 

Council comments due 1 December 
2021 - City Assets currently 
reviewing 
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DA Number 
Reason  
for referral 

Address Description of development 

211/M129/21 
Lodged 17/02/21 

Schedule 10 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 

Council comments sent to SCAP on 
18/03/21 

Conclusion 

This report is current as at 1 November 2021. 

Attachments 

Nil

10 OTHER BUSINESS  

11 MEETING CLOSE 
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