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1 MEETING OPENED 
1.1 Evacuation Procedures 
 

2 PRESENT 
 

3 APOLOGIES  
 

4 CONFIRMATION OF MINUTES  

RECOMMENDATION 
That the Minutes of the meeting of the Council Assessment Panel held on 11 February 2020 be 
confirmed as a true and correct record. 
 

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

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

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

If an interest has been declared by any member of the panel, the Assessment Manager will record 
the nature of the interest in the minutes of meeting. 
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6 REPORTS OF THE ASSESSMENT MANAGER 
6.1 36 Garfield Avenue, KURRALTA PARK 
Application No  211/223/2018 
 
Appearing before the Panel will be: 

Representor:  Donna Vehlow of 30 Selby Street, Kurralta Park wishes to appear in support of 
the representation. 

Applicant: Jake Vaccarella on behalf of the applicant wishes to appear in response to the 
representation. 

 
DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF DEVELOPMENT Combined Application : Land Division - Community 
Title; SCAP No. 211/C019/18; create five (5) 
additional allotments and common property; 
demolition of all structures and construction of a two 
storey residential flat building comprising six (6) 
dwellings with alfresco, driveway, landscaping and 
retaining wall to rear of dwelling 6 adjacent Brown 
Hill Creek 

APPLICANT L Liu 
LODGEMENT DATE 22 May 2018 (original application for Land Division 

only was lodged via EDALA dated 19 February 2018)  
ZONE Residential Zone 
POLICY AREA Medium Density Policy Area 19 
APPLICATION TYPE Merit  
PUBLIC NOTIFICATION Category 2 
REFERRALS Internal 

• City Assets 
• City Operations 
 
External 
• SA Water 
• SCAP 

DEVELOPMENT PLAN VERSION Consolidated 6 February 2018 
DELEGATION • The relevant application is for a merit, Category 2 

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

RECOMMENDATION Support with conditions 
AUTHOR Sonia Gallarello 

 
 
BACKGROUND 

This application was on hold at the applicant's request for a period of time awaiting the outcome of 
the adjacent developments at 38 and 38-40 Garfield Avenue, Kurralta Park. 
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SUBJECT LAND AND LOCALITY 

The subject land is formally described as Allotment 123 Deposited Plan 2478 in the area named 
Kurralta Park, Hundred of Adelaide, Volume 5720 Folio 921, more commonly known as 36 Garfield 
Avenue, Kurralta Park. The subject site is rectangular in shape with a 19.2 metre (m) wide frontage 
to Garfield Avenue, the same frontage to Brown Hill Creek (to rear) and a site area of around 1031 
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 with a verandah to the rear and 
shedding toward the back of the site. The site is relatively flat and slopes down toward Brown Hill 
Creek to the rear where it is more heavily vegetated. There are no regulated trees on the subject 
site or on adjoining land that would be affected by the development.  
 
Pedestrian access to the rear of the site is limited given that there is no linear path along this 
section of Brown Hill Creek. There are concrete-stepped retaining walls near the Warwick Avenue 
footbridge to the west of the subject land, however the section immediately adjacent the land 
consists of soil, rock, trees and shrubs. There is evidence of erosion along the creek bank within 
the locality.  
 

 
Figure 1: View of 36 Garfield Avenue, Kurralta Park from street looking south 
 
The subject land and locality are shown on the aerial imagery and maps below. 
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RELEVANT APPLICATIONS 

DA Number Description of Development Decision  Decision Date 

211/1344/2018 
38 & 40 Garfield 
Avenue, 
Kurralta Park 

Combined Application: Land 
division - Community Title; 
SCAP No. 211/C170/18; 
Create ten (10) additional 
allotments and common 
property and demolition of all 
buildings and construction of  
2 x residential flat buildings 
containing a total of  
12 dwellings and common 
property and two 1.2 metre 
high walls 
 

Development 
Approval Granted 

10 September 2019 

211/1185/2017  
38 Garfield 
Avenue, 
Kurralta Park 

Construct a residential flat 
building comprising five (5) 
two-storey dwellings, each  
with double garages under 
main roof and rear attached 
verandahs 
 

Refused 
Development Plan 
Consent 

14 August 2018 

211/1268/2017 
38 Garfield 
Avenue, 
Kurralta Park 

Land Division - Community 
Title; SCAP No. 211/C167/17 
(Unique ID 59607); Create four 
(4) additional allotments and 
common property 
 

Refused 
Development Plan 
Consent 

14 August 2018 

 
 
There have been a number of medium density developments similar to this development in the 
locality. Of particular interest are the recent approvals issued for the sites adjacent to the west at 
38-40 Garfield Avenue. 
 
 
PROPOSAL 

Land Division 
The applicant proposes the division of the existing allotment to create five additional allotments 
along with common property in the form of driveway access and landscaping. The dimensions of 
the proposed allotments are as follows: 
 
Allotment Allotment Area Allotment Frontage 
1 126m2 N/A 
2 112m2 N/A 
3 112m2 N/A 
4 112m2 N/A 
5 112m2 N/A 
6 135m2 N/A 
Common property 322m2 19.2m 
Average allotment size including 
common property 

171.8 m2 N/A 
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Dwellings 
The residential component of the combined application consists of a two storey residential flat 
buildings, comprising six dwellings.  
 
Each dwelling comprise a ground floor with a single garage, living, kitchen, dining and laundry area 
and upper level with three (3) bedrooms, two (2) bathroom areas and an activity room. Dwellings 2-
5 have balcony areas to the east and each dwelling has an alfresco area. 
 
The design of the proposed residential flat building is modern with a main 3 degree skillion roof 
with 450mm eave overhang. Viewed from the driveway, the design appears with a horizontal roof 
line with a small 10 degree skillion section for dwelling 1, closest to the street.  
 
A mix of materials is proposed and includes rendered walls, rendered spandrels, scyon axon 
cladding, scyon matrix cladding, Colorbond© custom orb roof, obscure glass for balconies 
balustrades, aluminium windows and panel lift roller doors.  The colour palette displays neutral 
tones of white, off-white, shale grey, dark grey and timber feature elements such as front doors.  
 
Vehicular access to each dwelling is to be gained via a common driveway. The development 
incorporates a mix of landscaping along the paved driveway, lawn in the rear private open spaces 
and medium to higher level plantings to the front of the development and within private open space 
areas along the eastern side boundary. A new 1.8 metre high Colorbond© fence is proposed on the 
eastern and western side boundaries above maximum 300mm high retaining walls. No fencing will 
occur in the closest 3 metres to the rear boundary of the site to avoid impacts on Brown Hill Creek. 
There is a retaining wall proposed 3 metres from the rear wall of unit 6 and around 7.8 metres from 
the centre line of Brown Hill Creek. The wall will retain a portion of fill and sit below the ground of 
the natural creek bank. It is 2.2m deep plus associated footing. 
 
The applicant proposes a shared waste collection area that would include: 
 

• 5 x 140 litre General Waste Bins (red lid) 
• 4 x 240 litre Recycling Bins (yellow lid) 
• 3 x 240 litre Food/Organics Waste Bins (green lid). 

 
The general waste is to be collected by a private contractor internally within the site and the 
recycling and food waste will be collected kerbside by the Council. 
 
A copy of the plans and supporting documents are contained in Attachment 2. 
 
 
PUBLIC NOTIFICATION 

The application is a Category 2 form of development pursuant to Schedule 9, Part 2 18 (a) of the 
Development Regulations 2008. 
 
Properties notified Sixteen properties were notified during the public notification 

process. 
 

 

Representations One (1) representation was received. 
  

Persons wishing to be 
heard 

One (1) representor wishes to be heard. 
• Donna Vehlow 
  

  



Council Assessment Panel Agenda 10 March 2020 

Item 6.1 Page 8 

Summary of 
representations 

Concerns were raised regarding the following matters: 
• Density; 
• Overshadowing; 
• Car parking; 
• Privacy; 
• Noise from air-conditioning units; 
• Waste and associated storage areas. 
 

Applicant's response to 
representations 

Summary of applicant's response: 
• The development is consistent with the desired character of 

the Medium Density Policy Area in terms of 'medium 
density'; 

• Residential flat buildings are considered as envisaged 
dwelling types; 

• Two storey buildings are contemplated together with a 
varied streetscape; 

• The development meets the Development Plan 
requirements in terms of car parking minus the 1.5 visitor 
spaces. There is sufficient on-site car parking when 
consider each dwelling has 2 car spaces; preferences of 
the occupants are different to standard dwellings; and 
considering the site's proximity to public transport, cycling 
and walking;  

• Safe and convenient access is provided from the street; 
• On street parking will not be prejudiced; 
• North facing windows and private open space on adjacent 

allotments will receive the desired amount of sunlight; 
• Minimal overshadowing impact will occur to adjacent 

development; 
• Overlooking is adequately addressed in the design; 
• Air-conditioning units are located as far as practicable from 

habitable rooms of adjacent dwellings; 
• Air-conditioning noise can be controlled via the Local 

Nuisance and Litter Control Act 2016; 
• On-site waste collection is to occur and stored on the 

western side of the driveway. 
 

 

 
 
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 offset from the development to the centreline of the 

watercourse achieves a minimum of 10m; 
• The rear alfresco needs to be separate from the building so to 

minimise damage to the main building as a result of a storm 
event;  

• No filling and retaining to 3m from the rear boundary is 
acceptable; 

• Manoeuvring was assessed as acceptable; 
• Two on-street car parking spaces will be maintained; 
• Driveway passing area is acceptable as long as is clear of 

obstructions; 
• Flaring of the driveway at entrance should occur; 
• 3,000L stormwater tanks are required. Conditions will be required 

to reinforce this; 
• A hybrid waste system would work if the collection vehicle for the 

general waste is collected by an SRV.  
 

City Operations • The western street tree is acceptable for removal subject to a 
replacement cost to the developers. 

• The development will not have an adverse impact on vegetation 
within the creek to the rear. 

 
 
 
EXTERNAL REFERRALS 

Department  Comments  
SCAP  • Did not raise any concerns and imposed the standard suite of 

conditions with respect to the land division component. 
 

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

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

The subject land is located within the Residential Zone and, more specifically, the Medium Density 
Policy Area 19 as described in the West Torrens Council Development Plan consolidated 6 
February 2018.  
 
The relevant Desired Character statements are as follows: 
 
Residential Zone - Desired Character 
This zone will contain predominantly residential development. There may also be some 
small-scale non-residential activities such as offices, shops, consulting rooms and 
educational establishments in certain locations. Non-residential activities will be 
complementary to surrounding dwellings.  
 
Allotments will be at very low, low and medium densities to provide a diversity of housing 
options in different parts of the zone. The range of allotment sizes will support the 
desired dwelling types anticipated in each policy area, and the minimum allotment sizes 
shall be treated as such in order to achieve the Desired Character for each policy area 
and, in turn, reinforce distinction between policy areas. Row dwellings and residential flat 
buildings will be common near centres and in policy areas where the desired density is 
higher, in contrast to the predominance of detached dwellings in policy areas where the 
distinct established character is identified for protection and enhancement. There will 
also be potential for semi-detached dwellings and group dwellings in other policy areas.  
 
Residential development in the form of a multiple dwelling, residential flat building or 
group dwelling will not be undertaken in a Historic Conservation Area.  
 
Landscaping will be provided throughout the zone to enhance the appearance of 
buildings from the street as viewed by pedestrians, provide an appropriate transition 
between the public and private realm and reduce heat loads in summer. 
 

Objectives 1, 2, 3, 4 
Principles of Development Control 1, 5, 6, 7, 11, 12, 13 
 
Medium Density Policy Area 19 - Desired Character 
Allotments in this policy area will be at medium density, accommodating a range of 
dwelling types including semi-detached, row and group dwellings, as well as some 
residential flat buildings and some detached dwellings on small allotments. There will be 
a denser allotment pattern close to centre zones where it is desirable for more residents 
to live and take advantage of the variety of facilities focused on centre zones. 
 
New buildings will contribute to a highly varied streetscape. Buildings will be up to 2 
storeys, except for allotments fronting Brooker Terrace, Marion Road and Henley Beach 
Road, and overlooking the Westside Bikeway, where buildings will be up to 3 storeys in 
height and provide a strong presence to streets. Garages and carports will be located 
behind the front facade of buildings. 
 
Development will be interspersed with landscaping, particularly behind the main road 
frontage, to enhance the appearance of buildings from the street as viewed by 
pedestrians, provide an appropriate transition between the public and private realm and 
reduce heat loads in summer. 
 

Objectives 1 
Principles of Development Control 1, 2, 3, 5 
 
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 (within 400m of 
centre zone) 

 
Residential Flat Building 

150m²(avg.) 
 
 

 
112m² (min) site 

 
171.8m² (avg) inclusive of 

common driveway 
 

Satisfies 
 

 
SITE FRONTAGE  
Medium Density Policy 
Area 19 
PDC 5 (within 400m of 
centre zone) 
 

 
Residential Flat Building 
15m (complete building) 

 

 
19.2m 

 
Satisfies 

 
SITE COVERAGE  
Medium Density Policy 
Area 19 
PDC 3 

 
60% (max.) 

 
49.7% 

 
Satisfies 

 
PRIMARY STREET 
SETBACK  
Medium Density Policy 
Area 19 
PDC 3 
 

 
3m (min.) 

 
3m 

 
Satisfies 

 
SIDE SETBACK  
(complete building) 
Residential Zone 
PDC 11  
 
 
 
 
 

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

less) 
 
 

2m (minimum where the 
vertical side wall measures 

between 3m and 6m) 

 
0.9m (east) 
4.7m (west) 

 
Does not satisfy 

 
2m (east) 

4.7m (west) 
 

Satisfies 
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SIDE SETBACK  
(individual dwellings) 
Residential Zone 
PDC 11 
 

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

less) 
 
 
 
 
 
 
 
 
 
 

2m (minimum where the 
vertical side wall measures 

between 3m and 6m) 
 
 
 
 
 

 
Dwelling 1 

0.9m (east) garage element 
7m (west) 

 
Dwellings 2-5 

N/A 
 

Dwelling 6 
N/A (north) 
6m (south) 

 
Does not Satisfy 

 
Dwelling 1 
2m (east) 
7m (west) 

 
 

Dwellings 2-5 
N/A 

 
Dwelling 6 
N/A (north) 
6m (south) 

 
Satisfies 

 
 
REAR SETBACK 
(complete building) 
Medium Density Policy 
Area 19 
PDC 3 
 

 
6m (min.) 

 
6m 

 
Satisfies 

 
REAR SETBACK 
(individual dwellings) 
Medium Density Policy 
Area 19 
PDC 3 
 

 
6m (min.) 

 
Dwelling 1-6 = 0.9m 

 
Does Not Satisfy 

 
BUILDING HEIGHT 
Medium Density Policy 
Area 19 
PDC 3 

 
2 storeys or  8.5m  
(all other locations) 

 

 
2 storeys or 7.2m 

 
Satisfies 

 
 
INTERNAL FLOOR AREA 
Residential Development 
PDC 9 

 
100m² (min.) 

 
Dwelling 1 = 123.8m2 

Dwelling 2 - 5 = 119.3m2 
Dwelling 6 = 125.7m2 

 
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. 
 

 
Dwelling 1 = 34.8m2 

Dwelling 2 - 5 = 26.1m2 
Dwelling 6 = 37.8m2 

 
Satisfies 

 
STORAGE 
Residential Development 
PDC 31 

 
8m³ (min.) 

 
Dwelling 1 = 6.3m3 

Dwelling 2 - 5 = 8.7m3 
Dwelling 6 = 7m3 

 
Does Not Satisfy 

 
CARPARKING SPACES  
Transportation and Access 
PDC 34 

 
2 carparks required per 

dwelling plus an additional 
0.25 per dwelling  

 
 

 
2 carparks per dwelling 

provided. 
 

The additional 1.5 spaces 
for the development have 

not been provided. 
 

Does Not Satisfy 
 

 
LANDSCAPING  
Landscaping, Fences and 
Walls 
PDC 4 
 

 
10% (min.) 

 
34.9% 

 
Satisfies 

 
 
ASSESSMENT 

In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Land Use  
Residential development and in particular residential flat buildings are envisaged within the 
Medium Density Policy Area 19 as described in PDC 1. The land division and land use are 
considered to be an appropriate form of medium density development for this site.  
 
Desired Character & Pattern of Development 
The Desired Character statement for the policy area seeks medium density residential 
development accommodating a range of dwelling types (including residential flat buildings) on 
generally smaller allotments. Such development should incorporate sufficient landscaping to 
enhance the streetscape appearance of buildings, improve the transitional space between the 
public and private realms and mitigate heat loads. 
 
The proposal is consistent with the desired character. The proposed site areas and frontage meet 
the average size envisaged by PDC 5 of Medium Density Policy Area 19, and are considered to be 
medium density and appropriate given the prevailing allotment pattern in the locality.  As the site is 
located within 400m of a Centre Zone and a primary arterial road, it is highly accessible to a variety 
of facilities (including high frequency public transport services) where smaller site areas such as 
these are considered appropriate.  
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The proposed landscaping to the front, side and rear of the site meet the general intent of the 
desired character in terms of contributing positively to the built form and reducing urban heat loads. 
 
Accordingly, the proposed development is considered to be in accordance with Objective 1 and 
PDC 1 of Medium Density Policy Area 19. 
 
Land Division 
The land division component of the application is considered to be an orderly and appropriate form 
of development in the policy area. The division reflects the layout of the corresponding built form 
component of the application and makes use of existing infrastructure therefore meeting Objective 
1 of the Land Division module of the Development Plan. 
 
The average site area (inclusive of common driveway) results in excess of the Development Plan 
Requirement PDC 5 of the Medium Density Policy area. The resultant allotment areas exclusive of 
the common property offer sufficient space for siting of dwellings that are compact, affordable and 
in close proximity to South Road and the associated services that this offers, including shops and 
public transport.  
 
The representor raised density as a concern. This development proposes medium density parcels 
with an average site area of 171.8m2 in a policy area that prescribes an average site area of 
150m2. The development meets the quantitative provision of PDC 5 of the Medium Density Policy 
and satisfies the density criteria.  
 
Built Form 
From the street the development presents as a modern building with a mix of materials and colours 
with a driveway extending along the western side.  
 
The western elevation presents a building with a variety of depth in built form, different window 
elements and material colours that create visual interest. The front dwelling has a skillion section 
which breaks up the design. There are also alfresco areas and balconies which add visual interest 
to the proposal. The rear dwelling has an internal living area that faces southward towards the 
creek with a formal outdoor alfresco area adjacent.  
 
The mass of the two storey residential flat building is broken up by a variety of roof forms, eaves, 
protruding sections and sits in context with existing and proposed development within the 
immediate locality by way of scale and form. 
 
The development meets PDC 4 of the Residential Development module in that it is sufficiently 
articulated, and presents an appropriate building mass in context with adjoining development. 
 
Setbacks 
Front setback 
The development meets the front setback requirement with both the ground and upper level 
setbacks at 3m. The front area will have some landscaping to the front of the site, a 1.8m high 
Colorbond© shale grey fence and the strip inbetween this and the front of dwelling 1 is to be used 
as part of the private open space. This area is deemed to be useable, functional and acceptable.  
 
Rear setback 
The rear of the complete building is setback in accordance with the Development Plan provisions. 
There is adequate separation between the building and the centre line of Brown Hill Creek with as 
minimal disruption to the creek bed as possible. 
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The rear setbacks for the individual dwellings do not meet the Development Plan requirements. 
This is due to the garages being setback 0.9m from the eastern boundary. Despite this deficiency, 
the area to the east of the building is well landscaped with taller plantings. The built form on the 
eastern side is staggered so as to have the majority of the building set further away from the 
eastern boundary than the garages including the lower level and upper level. The impact on the 
adjacent properties at 34 Garfield will largely be on the side yard of 34 Selby Street and rear area 
of private open space for 30 Selby Street. The garages will not cause undue overshadowing and 
given they are set off the boundary in this case, cause minimal adverse impact on the adjacent 
residents. Overall despite the shortfall of the individual unit's rear setback, this is deemed 
acceptable.  
 
Side setback 
The upper level side setbacks are accomplished for both the complete building and the individual 
dwellings. There are small shortfalls for the lower level for the complete building and dwelling 1's 
eastern side. This is due to the garages being setback 0.9m instead of 1m along the eastern 
boundary. As described above in the rear setback section, the separation of the garages 0.9m from 
the eastern boundary is deemed acceptable and there is articulation and variation in the built form 
on this side and landscaping that contributes to softening the overall eastern façade. Furthermore, 
the Development Plan and the Development Regulations 2008 allows for garages on the 
boundary. In this instance they form part of the residential flat building. The setback distance of the 
garage walls fall marginally short of PDC 11 of the Residential Zone. In this case, this is 
considered to be acceptable.  
 
Amenity 
Noise 
The representor raised air conditioning noise as a concern. The siting of each of the air 
conditioning units have been sited as far as practical away from the eastern boundary and in 
private areas of the six units. Dwelling 1 has the air conditioning unit to the front of the dwelling and 
dwelling 6 toward the rear and the creek. Dwellings 2 to 5 have them located adjacent the living 
room walls on the lower floor and eastern side.  
 
The development is consistent with PDC 28 of the Residential Development module. 
 
Should there be disturbance from fixed noise sources such as air conditioning, this is now handled 
through the Local Nuisance and Litter Control Act 2016.  A note to the effect has been listed as a 
reminder for this to be included in a decision should the CAP determine to grant planning consent. 
 
Overlooking 
The representor raised concerns about overlooking. The building has been designed to avoid 
overlooking of the adjacent dwellings via appropriate window treatments. To the east and toward 
the representor at 30 Selby Street, all upper level windows and balconies have overlooking 
treatment in terms of fixed obscure glass windows to sill heights of 1.7m and obscure screens to 
balconies have a sill height of 1.7m.  To the west and over the driveway, despite not showing it 
clearly on the plans, it is intended and will be conditioned that the windows here are also to have 
fixed obscure glass up to 1.7m. The rear elevation over the creek has been treated for overlooking, 
despite not being considered to be necessary given the orientation, that it is over a heavily 
vegetated public space and the distance to adjacent dwellings, 
 
The development meets PDC 27 of the Residential Development module and conditioned 
accordingly. 
 
  



Council Assessment Panel Agenda 10 March 2020 

Item 6.1 Page 16 

Overshadowing 
The representor raised overshadowing as a concern. In response the applicant provided an 
overshadowing diagram. This demonstrates that the greatest area affected is only a small section 
south of the subject development, to the rear of dwelling 6. This small area will experience 
overshadowing during winter solstice for all three time periods plotted. There is adequate area 
within the private open space for this adjacent dwelling that will have solar access, noting that this 
will increase at other times throughout the year.  
 
The overshadowing has been assessed against PDCs 10-13 of the Residential Development 
module and considered to be satisfactory for the subject development and the adjacent dwellings.  
 
Storage 
Dwellings 2 to 5 achieve the minimum internal storage area requirement. Dwellings 1 and 6 fall 
slightly short. The slight shortfall is considered to be relatively minor when looked at in totality. 
Each dwelling has various storage options within the garage, under-stairs and cupboards that is 
considered to sufficiently meet the needs of future occupants. 
 
Landscaping 
The proposed development meets the quantitative requirements for at least 10% of the site to be 
landscaped (PDC 4 of the Landscaping module). Landscaping is proposed along both sides of the 
driveway, to the front of the development and within the private open spaces of each dwelling. This 
includes mature tree plantings, shrubs, ground covers that will add to the aesthetic appeal of the 
proposed development and soften the built form. 
 
The proposed landscaping is considered to effectively minimise or mitigate the impacts associated 
with the extent of hard paved surfaces and extent of fencing as sought by PDCs 1(a), (f), (g) and 
(h) of the Landscaping, Fences and Walls module of the Development Plan. Overall the 
landscaping for the development is deemed to be satisfactory. 
 
Parking and Access 
The access accommodates two way vehicle movement and adequate manoeuvring within the 
development. Due to the nature of the street and on street vehicle parking, waste trucks accessing 
the site privately should not exceed SRV size. This can be appropriately reinforced by way of 
condition should the Panel be minded to support the development. 
 
The development does fall short of the parking provisions, failing to provide 1.5 (scaled up to two) 
additional spaces. There will be provision for two on-street parking spaces in front of the subject 
land, and the site is close to a primary arterial road with access to high frequency public transport 
services and cycling lanes.  
 
While the development does not strictly meet PDC 34 of the Transportation and Access module, 
this is not deemed fatal to the application.  
 
Waste Management 
The development consists of private and public waste collection with a communal bin storage area 
along the common driveway and western boundary. This area for storage of bins is as far as 
practicable away from the proposed dwellings and neighbouring property to the west. The area is 
to be shielded from direct street view with 1.8m high aluminium slat screening and some nominal 
landscaping forward of this. It is considered that any negative impacts both visual and odour 
related have been sufficiently negated.  
 
The proposed waste management arrangements for the site are considered satisfactory and 
conditioned accordingly.  
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Interface with Brown Hill Creek 
A small portion to the rear of the subject land is included in the 1.5-2.5mm flood affected area: 
 

 
Figure 2: Flood affected area and Brown Hill Creek at 36 Garfield Avenue 
 
 
The design of the development has considered and responded to Brown Hill Creek to the rear by 
limiting earthworks in this area; providing a 10m setback from the centreline of the creek; and 
having only a lightweight and separate structure in the form of an alfresco sited closest to the 
creek. This will minimise the potential for erosion within the existing creek bed, landslip and risk of 
flooding to property. The development includes a 2.2m high retaining wall between the rear of 
dwelling 6 and the centreline of Brown Hill Creek. This will assist in stabilising the bank for the 
protection of property. The development has been designed to meet Objective 6 of the Natural 
Resources module in terms of being integrated and designed with existing environmental features 
(Brown Hill Creek) in mind. 
 
The development is also consistent with Objective 1 and 2 and Principles of Development Control 
1, 2, 3, 4, 5 (a) and (b), 6 and 7 of the Hazards module. 
 
 
SUMMARY 

The proposed development is on a street that has had a number of these types of developments 
recently approved and / or constructed. This development has adequately and respectfully 
considered the context of Brown Hill Creek by providing minimal disturbance in terms of dwelling 
setback distance, retaining and fencing, and thoughtful dwelling design. 
 
The building has been designed with positive design elements, will provide six compact but 
liveable three bedroom dwellings with associated car parking for each dwelling, sufficient private 
open space areas and adequate on-site waste collection services. External impacts that may result 
from setbacks, overshadowing, overlooking and air-conditioning placement have been adequately 
addressed.  
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The proposed development meets the majority of the relevant quantitative provisions in a location 
that is desirable in terms of its proximity to high frequency public transport and a range of services.  
 
Having considered all the relevant provisions of the Development Plan, the proposal is not 
considered to be seriously at variance with the Development Plan.  
 
On balance the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan 6 February 2018 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 Development Act 
1993 resolves to GRANT Development Plan Consent and Land Division Consent for Application 
No. 211/223/2018 by L Liu to undertake a Combined Application: Land Division - Community Title; 
SCAP No. 211/C019/18; create five (5) additional allotments and common property; demolition of 
all structures and construction of a two storey residential flat building comprising six (6) dwellings 
with alfresco, driveway, landscaping and retaining wall to rear of dwelling 6 adjacent Brown Hill 
Creek at 36 Garfield Avenue (CT 5720/921) 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: 
• Survey Plan by John C Bested & Assoc Pty Ltd, Reference No. 19385, Drawing No. 

19385-COM, Version 4 
• Site Plan and Elevations by D'Andrea Architects, Revision F 
• Sitework and Drainage Plan by SCA Engineers, Drawing No. 180422-C1-C6; and 

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

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

recognised engineering best practices to ensure that stormwater does not adversely affect any 
adjoining property or public road and, for this purpose, stormwater drainage will not at any 
time: 
a) Result in the entry of water into a building; or 
b) Affect the stability of a building; or 
c) Create unhealthy or dangerous conditions on the site or within the building; or 
d) Flow or discharge onto the land of an adjoining owner; or 
e) Flow across footpaths or public ways. 

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

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

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

Reason: To minimise the spread of dust and soil and to ensure safe and convenient vehicle 
manoeuvring on-site. 
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4. All landscaping shall be planted in accordance with the approved plans within three (3) months 

of the occupancy of the development or next available planting season. Any person(s) who 
have the benefit of this approval will cultivate, tend and nurture the landscaping and shall 
replace any plants which may become diseased or die. 

Reason: To enhance the amenity of the site and locality and to mitigate against heat loading. 
 
5. All wall cladding, roofing materials and external building finishes and colours used on the 

dwellings shall be natural and non-reflective, and shall be maintained in good condition to the 
satisfaction of Council. 

Reason: To maintain the amenity of the locality. 
 
6. The upper level eastern and western windows of all dwellings shall be provided with fixed 

obscure glass to a minimum height of 1.7 metres from the upper floor level prior to occupation 
of the dwelling, and shall be maintained in good condition at all times to the satisfaction of 
Council. 

Reason: To maintain the impact on privacy to residents of adjoining dwellings. 
 
7. No above-ground structures such as letterboxes, service metres or similar shall be installed 

within the common driveway entrance and passing area. 

Reason: To avoid conflict between services and vehicle manoeuvring areas. 
 
8. Prior to the occupancy of the dwellings, the 3000 litre stormwater connection and reuse tank 

and associated plumbing to service all toilets and laundry is to be installed and operational. 

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

 
9. All stormwater management measures for each dwelling, including harvest tanks and supply 

mechanisms, must be installed and operational prior to occupancy. A minimum of 90 percent 
of the roof area of each dwelling must be plumbed to direct stormwater runoff to the rainwater 
tank for that dwelling. 

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

 
10. No fencing or retaining walls shall occur within 3 metres of the land adjacent Brown Hill Creek. 

Reason: To protect the stability of the banks of the Brown Hill Creek.  
 
11. A hybrid waste service shall be provided to the site, which will include the provision of 5 

general waste bins, 4 recycling bins and 3 food/organic waste bins to be shared amongst all 
dwellings on the site. General waste is to be collected by private contractors from within the 
site and the service vehicle must be limited to a SRV and shall reverse into the site from the 
road and exit the site in a forward direction.  

Reason: To ensure that the storage and collection of waste occurs in an orderly manner. 
 
Land Division Consent Conditions 
Council Requirements 
Nil 
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State Assessment Planning Commission Requirements 
 
12. The financial requirements of the SA Water Corporation shall be met for the provision of water 

supply and sewerage services. (S A Water H0069448)  
 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.  

 
 For SA Water to assess this application, the developer must advise SA Water the preferred 

servicing option. Information can be found at: http://www.sawater.com.au/developers-and-
builders/building,-developing-and-renovating-your-property/subdividing/community-title-
development-factsheets-and-information. For queries call SAW Land Developments on 
74241119. 

 Reason: To satisfy the requirements of the SA Water Corporation. 
 
13.  Payment of $34,150.00 into the Planning and Development Fund (5 allotment/s @ $6,830.00 

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

Reason: To satisfy the requirements of the State Commission Assessment Panel. 
 
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.  

 Reason: To satisfy the requirements of the State Commission Assessment Panel. 
 
Note: 
 

The noise level of any fixed noise sources, such as air conditioning, pool pumps or water 
pumps should be in accordance with the Local Nuisance and Litter Control Act 2016. This 
specifies that the noise level generated from fixed machinery should be maintained at levels 
where no adverse impact on an amenity value of an area is caused by noise, and has avoided 
travelling to a habitable room or an outdoor courtyard or entertainment area, on neighbouring 
premises, at such a level that it should not constitute an unreasonable interference with the 
enjoyment of the neighbouring premises by persons occupying those premises. 

 
 
Attachments 
1. Relevant Development Plan Provisions   
2. Proposal plans   
3. Representation and response to representation   
4. Internal and external referrals    
 

http://www.sawater.com.au/developers-and-builders/building,-developing-and-renovating-your-property/subdividing/community-title-development-factsheets-and-information
http://www.sawater.com.au/developers-and-builders/building,-developing-and-renovating-your-property/subdividing/community-title-development-factsheets-and-information
http://www.sawater.com.au/developers-and-builders/building,-developing-and-renovating-your-property/subdividing/community-title-development-factsheets-and-information
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6.2 17-19 Surrey Road, KESWICK 
Application No  211/20/2019 
 
Appearing before the Panel will be: 

Representors:  Ella Blake on behalf of the Richmond Primary School of 8 Surrey Road, Keswick 
wishes to appear in support of the representation; and 

 A N & S J Harrison of 15 Surrey Road, Keswick wishes to appear in support of 
the representation 

Applicant: URPS on behalf of Robinson Family Group Pty Ltd wishes to appear in response 
to the representations 

 
DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF DEVELOPMENT Combined Application: Land division - Community 
Title; SCAP No. 211/C181/18; Create eight (8) 
additional allotments and common property; 
construction of two (2) two-storey residential flat 
buildings containing a total of 10 dwellings and 
associated landscaping, removal of one Regulated 
tree and demolition of existing buildings (Affordable 
Housing development) 

APPLICANT Robinson Family Group Pty Ltd 
APPLICATION NUMBER 211/20/2019 
LODGEMENT DATE 9 January 2019 
ZONE Residential Zone 
POLICY AREA Medium Density Policy Area 18 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 2 
REFERRALS Internal 

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

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

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

RECOMMENDATION Support with conditions 
AUTHOR Brendan Fewster 
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SUBJECT LAND AND LOCALITY 

The subject land comprises two contiguous allotments commonly known as 17 and 19 Surrey 
Road, Keswick.  The subject land is formally described as: 
 

• Allotment 406 in Deposited Plan 1288 in the area named Keswick Hundred of Adelaide, 
Volume 5777 Folio 340; and 

• Allotment 407 in Deposited Plan 1288 in the area named Keswick Hundred of Adelaide, 
Volume 5228 Folio 600. 

 
The subject site is rectangular in shape with a combined frontage of 30.48 metres to Surrey Road 
and a total site area of 1393.5 square metres (m2). 
 
It is noted that there are no easements, encumbrances or Land Management Agreements on the 
Certificate of Title. 
 
The site currently contains two single storey dwellings, one on each allotment. The land is 
relatively flat with a natural fall of approximately 400mm from the rear south-eastern corner of the 
site to the front boundary. There is a Regulated Tree (River Red Gum) on the site that is located 
adjacent to the rear boundary. 
 
The locality comprises an established residential area that interfaces with commercial development 
to the north along Richmond Road and a primary school and commercial and small industrial uses 
to the west along South Road. The land use and built form character is relatively mixed. Existing 
residential development includes detached dwellings with some group dwellings and residential flat 
buildings up to two storeys in height. The original allotment pattern has been fragmented as a 
result of infill development and various commercial activities. 
 
The amenity of the locality is considered only moderate due to the mixed housing stock and the 
interface-related impacts associated with existing commercial and industrial activities on land to the 
north and west. 
 
The subject land and locality are shown on the aerial imagery and maps 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 eight 
additional allotments (2 allotments into 10) and associated common property. The proposed 
allotments range in size between 99m² and 138m², with an average site area of 139m² inclusive of 
the common property. 
 
The application includes the construction of two, two-storey residential flat buildings containing a 
total of 10 dwellings. The applicant has entered into an Affordable Housing Land Management 
Agreement with the Minister for Planning.  All dwellings within the development are therefore to be 
assessed for affordable housing. 
 
The proposed residential flat buildings are of a modern design with a common architectural style 
and form. The building facades include framed and recessed elements to the upper levels, 
contrasting materials and a series of pitched roofs. External materials and finishes include 
rendered Hebel cladding, Colorbond© garage doors, aluminium frame windows and doors and 
Colorbond© roof sheeting. 
 
The main front wall of the Dwelling 1 and 2 is setback 3 metres from the road boundary at ground 
level with the upper level extending marginally forward to 2.8 metres. All of the proposed dwellings 
will be accessed via a new common driveway that is centrally located between the two buildings. 
 
A mix of landscaping will be provided along the road frontage and perimeter boundaries and 
alongside the common driveway. 
 
There is a Regulated Tree (River Red Gum) located at the rear of the site that is to be removed. 
 
All existing buildings on the site are to be demolished. 
 
The relevant plans, executed Land Management Agreement 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 22 properties were notified during the public notification 

process. 
 

 

Representations Three (3) representations were received. 
  

Persons wishing to be 
heard 

Two (2) representors who wish to be heard: 
• Ella Blake on behalf of the Richmond Primary School 
• A N & S J Harrison of 15 Surrey Road, Keswick  
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Summary of 
representations 

Concerns were raised regarding the following matters: 
• Reduced on-street parking 
• Traffic congestion 
• Road and student safety 
• Insufficient area for waste collection 
• Urban heating and visual impact from tree removal 
• Overdevelopment 
• Boundary setbacks and visual impacts 
 

Applicant's response to 
representations 

Summary of applicant's response: 
• The proposal is for affordable housing which allows for a 

reduced allotment density of 100m² 
• Existing traffic and parking issues should be addressed by 

the school  
• The school has a shortfall of on-site car parking 
• There is ample room on the footpath for a maximum of 20 

waste bins  
• The side and rear setbacks comply with the Development 

Plan requirements 
• The building design is attractive and would maintain the 

visual amenity of the locality 
• Tree 1 in the arborist report is not protected and can be 

removed without approval 
• Tree 2 exhibits few attributes to be worthy of retention 

 

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

Department  Comments  
City Assets  • Portions of the development are located within the ‘100mm to 

250mm’ area of flood effect from Keswick and Brown Hill Creek 
flood plain mapping as nominated in Council’s Development 
Plan. In accordance with the provided 'Siteworks Plan' (RCI, 
Ref: C26287-1/2-B, dated 19/08/2019), the FFLs of the 
proposed development in following table have been assessed 
as satisfying minimum requirements in consideration of street 
and/or flood level information.  
 

• The offset distance between proposed crossover and existing 
street tree is less than 2.0m. 
 

• Current proposed driveway crossover is in direct conflict with 
existing stobie pole. A condition and the annotation on the 
resubmission of plans should be included that the existing 
stobie pole be relocated at the expense of the applicant. 
 

• The garages dimension as indicated in 'Lower Floor Plan 
Details' (MCA Design (SA), Ref: PD3-Sheet 6, dated 
31/07/2019) have been assessed as satisfying minimum 
requirements. 
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• It is understood that for group and residential flat dwellings it is 

recommended that there should be a provision of an on-site 
visitor car parking spaces at a rate of 0.25 spaces per dwelling. 
As there are 10 proposed dwellings there would be the 
expectation of 3 on site visitor car parks. The current proposal 
does not allow for this. However if this is an affordable housing, 
then visitor car parking space is not required.  
 

• Prior to occupancy of a dwelling, the 3000 litre stormwater 
collection & reuse tank and associated plumbing to service all 
toilets and laundry is to be installed and operational. 
 

• Initial concerns raised by City Assets have been resolved by 
way of amendments. Relocation of the stobie pole has also 
been confirmed by SA Power Networks. City Assets are now 
satisfied with the proposal subject to the inclusion of conditions 
that are outlined in the recommendation. 

 
Arboriculture 
Advisor 

• As a result of the proposed crossover, an existing Pyrus 
calleryana (Bradford) street tree will need to be removed. 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.  A fee of $920.00 will be required prior 
to the commencement of any work. 

 
Independent 
Arborist 

• Removal recommended for the River Red Gum (E. 
camaldulensis). The adjacent C. citriodora is the much larger of 
the two which creates approx. 90% of the combined canopy. 
They are impressive as a pair but once the non-regulated 
Lemon Scented Gum is removed there won’t be much left. The 
E. camaldulensis has a very over-extended structure and once 
the larger sheltering tree is removed, its likelihood of major limb 
failure will drastically increase.  

 
Waste 
Management 

Original Comments 
Using the Zero Waste SA Better Practice Guide to calculate 
projected waste generation for this development, it is anticipated 
that this site will generate; 700L of residual waste per week, 600L of 
comingled recycling per week and 300L of organic waste per week.  
Council will provide the following shared waste service:  
 

• 5 x 140L bins for residual waste 
• 5 x 240L bins for comingled recycling 
• 3 x 240L bins for organic waste 

 
A shared bin storage area is required to adequately store the bins in 
a manner that is accessible to all residents. A waste management 
plan is requested to demonstrate how waste will be managed for this 
site. 
 
The remaining concern for an individual waste service for each 
dwelling relates to the availability of verge space where 24.48m of 
verge would be required to present 20 bins for collection at peak 
including a preferred spacing of 0.5m between bins. A shared 
service as defined above will require 10.075m and is considered 
suitable for Council's kerbside collection service. 
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Final Comments (revised proposal) 
I support individual bins from both policy and serviceability aspects. 
Waste Management is happy to support City Development and 
provide individual bins for this development (DA 211/20/2019). 
 

 
 
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. 
 
 
RELEVANT DEVELOPMENT PLAN PROVISIONS 

The subject land is located within the Residential Zone and, more specifically, within Medium 
Density Policy Area 18 as described in the West Torrens Council Development Plan.  
 
The relevant Desired Character statements are as follows: 
 
Residential Zone - Desired Character: 
 
This zone will contain predominantly residential development. There may also be some small-scale 
non-residential activities such as offices, shops, consulting rooms and educational establishments 
in certain locations. Non-residential activities will be complementary to surrounding dwellings.  
  
Allotments will be at very low, low and medium densities to provide a diversity of housing options in 
different parts of the zone. The range of allotment sizes will support the desired dwelling types 
anticipated in each policy area, and the minimum allotment sizes shall be treated as such in order 
to achieve the Desired Character for each policy area and, in turn, reinforce distinction between 
policy areas. Row dwellings and residential flat buildings will be common near centres and in policy 
areas where the desired density is higher, in contrast to the predominance of detached dwellings in 
policy areas where the distinct established character is identified for protection and enhancement. 
There will also be potential for semi-detached dwellings and group dwellings in other policy areas.  
 
Residential development in the form of a multiple dwelling, residential flat building or group 
dwelling will not be undertaken in a Historic Conservation Area.  
 
Landscaping will be provided throughout the zone to enhance the appearance of buildings from the 
street as viewed by pedestrians, provide an appropriate transition between the public and private 
realm and reduce heat loads in summer. 
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Medium Density Policy Area 18 - Desired Character: 
 
Allotments in this policy area will be at medium density, accommodating a range of dwelling types 
including residential flat buildings, row dwellings, group dwellings, semi-detached dwellings and 
some detached dwellings on small allotments. Allotment amalgamation to create larger 
development sites will occur to maximise the density of development while also achieving 
integrated design outcomes, particularly within a comfortable walking distance of centre zones. 
Vehicle access will occur from side streets and new rear public and private laneways wherever 
possible, also supporting the retention of existing street trees.  
 
New buildings will contribute to a highly varied streetscape. Buildings will be up to 3 storeys and 
provide a strong presence to streets, other than in the part of the policy area in Underdale, Ashford 
(other than allotments adjacent to Residential Character Ashford Policy Area 22) and allotments 
bounded by Anzac Highway, Morphett Road and Cromer Street in Camden Park where buildings 
will be up to 4 storeys. Parking areas and garages will be located behind the front facade of 
buildings.  
 
Buildings on the edge of the policy area which adjoin residential policy areas at lower densities will 
pay particular attention to managing the interface with adjoining dwellings, especially in terms of 
the appearance of building height and bulk, and overshadowing.  
 
Development will be interspersed with landscaping, particularly behind the main road frontage, to 
enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer.  
 
Additional provisions of the Development Plan which relate to the proposed development are 
contained in Attachment 1.  
 
 
QUANTITATIVE STANDARDS 

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

 
DEVELOPMENT PLAN 

PROVISIONS 
 

STANDARD ASSESSMENT 

 
SITE AREA  
Medium Density Policy Area 18 
PDC 7 
 

 
100m² average - residential 

flat building (affordable 
housing) 

 

 
139m² average 

 
Satisfies 

 
 
SITE FRONTAGE  
Medium Density Policy Area 18 
PDC 7 

 
No standard 

 
30.48m 

 
Satisfies 

 
 
SITE COVERAGE  
Medium Density Policy Area 18 
PDC 5 

 
70% (max.) 

 
50% 

 
Satisfies 
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PRIMARY STREET SETBACK  
Medium Density Policy Area 18 
PDC 5 

 
3m (min.) 

 
3.0m – ground floor 
2.8m – upper floor 

 
Partially 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 

 

 
3.0m - ground floor 

3.7m min - upper floor 
 

Satisfies 
 

 
REAR SETBACK 
Medium Density Policy Area 18 
PDC 5 

 
4m (min.) 

 
2.0m – ground floor 
2.1m – upper floor 

 
Does not satisfy 

 
 
BUILDING HEIGHT 
Medium Density Policy Area 18 
PDC 5 

 
3 storeys or 12.5m (max.) 

 
2 storeys (7.2m) 

 
Satisfies 

 
 
PRIVATE OPEN SPACE 
Medium Density Policy Area 18 
PDC 7 

 
24m² with a minimum 

dimension of 3m 

 
28m² min 

 
Satisfies 

 
 
LANDSCAPING 
Module: Landscaping, Fences & 
Walls 
PDC 4 

 
A minimum of 10 per cent of a 

development site 

 
15% approx. (inclusive of 

private yards) 
 

Satisfies 
 

 
CARPARKING SPACES  
Medium Density Policy Area 18 
PDC 7 

 
1 covered space per dwelling 

No visitor parking required 

 
1 covered space per dwelling 

(No visitor parking) 
 

Satisfies 
 

 
DOMESTIC STORAGE 
Site Facilities and Storage 
Module 
PDC 4 

 
Minimum storage area of 8m³ 

 
Approx. 8m³ within garages, 
under stairs and bedrooms 

 
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 Division 
The proposed Community Title land division will create 10 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 that is 
centrally located between the two residential flat buildings. 
 
For land division proposals, Principle of Development Control 8 of Medium Density Policy Area 18 
prescribes a minimum site area of 250m², unless where combined with an application for dwellings. 
Therefore, when the land division is assessed in isolation the size of proposed allotments would be 
significantly less than this recommended standard. 
 
Principle of Development Control 7 of the Policy Area is seeking a minimum site area of 100m² for 
dwellings within a residential flat building that constitute ‘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 139m², 
and given that the proposed dwellings constitute affordable housing, the proposed site areas are 
well within the desired dwelling density. 
 
Furthermore, it has been demonstrated by the built form proposal that the allotments are large 
enough for the proposed dwellings to reasonably satisfy the relevant quantitative requirements 
relating to building height and scale, private open space, site coverage and vehicle access and 
manoeuvrability. 
 
Affordable Housing 
As already highlighted, the applicant has entered into an Affordable Housing Land Management 
Agreement with the Minister for Planning and therefore all dwellings within the development are to 
be assessed for affordable housing. 
 
Principle of Development Control 7 of Medium Density Policy Area 18 prescribes dwelling density 
and private open space parameters for affordable housing. These parameters are supported by 
Principle of Development Control 32 and 33 of the General Section (Residential Development), 
which encourage further increases in density in locations that “optimise access to shops, social 
services and facilities, or public transport”. The subject land is considered suitable for affordable 
housing as it comprises the amalgamation of two existing allotments that are located in short 
walking distance of public transport and local services on Richmond Road and South Road. 
 
Dwelling Density and Desired Character 
The Desired Character for Medium Density Policy Area 18 envisages medium density development 
that includes "a range of dwelling types including residential flat buildings, row dwellings, group 
dwellings, semi-detached dwellings and some detached dwellings on small allotments". 
 
The representors raised some concerns with the overall density of the development and the 
impacts that such density may have on existing traffic safety and car parking availability. As 
already highlighted, the proposed development has an overall dwelling density that is within the 
envisaged density range for affordable housing. The subject land is also located within 200 metres 
of Richmond Road and South Road, which have local shopping facilities and high frequency public 
transport (bus) routes. 
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As considered in more detail below, the proposed site areas would not compromise the spatial and 
functional characteristics of the development in terms of the built form relationship with the street 
and adjoining properties, on-site car parking and vehicle manoeuvrability or the internal amenity for 
future occupants. 
 
From a streetscape perspective, the proposed residential flat buildings would not appear cramped 
or visually overbearing due to their modest height and the spatial separation to side and rear 
boundaries. 
 
The overall dwelling density and allotment layout of the proposal is considered compatible with the 
existing and desired built form characteristics of the locality.  
 
Design and Appearance 
The proposed buildings are designed with an integrated form and common architectural style. The 
dwellings are modern, with reasonably well-proportioned and articulated facades that include 
framed and recessed elements, single garages and a series of pitched roofs. External materials 
and finishes include rendered Hebel and vertical panel cladding, Colorbond© garage doors, 
aluminium frame windows and doors and Colorbond© roof sheeting. 
 
Although the proposed buildings have a continuous form with some repetition, the front projections 
and wall recesses would break up the building mass and the use of different materials add visual 
interest. The façades include windows to both the ground and upper floors to facilitate passive 
surveillance of the adjacent public and internal roads and the dwelling entrances are readily 
identifiable. 
 
The Desired Character and Principle of Development Control 5 of the Medium Density Policy Area 
18 envisage building heights up to three storeys or 12.5 metres above ground level. The proposal 
comprises two storey buildings with a maximum height of 7.2 metres.  The proposed building 
height is therefore considered appropriate. 
 
Overall, the design and appearance of the proposed development is considered to adequately 
address the relevant provisions of the Development Plan, and in particular Objective 1 and 
Principle of Development Control 1, 2 and 5 of the General Section (Design and Appearance). 
 
Boundary Setbacks 
Front and rear setbacks 
The front setback for dwellings in Medium Density Policy Area 18 should be a minimum of three 
metres as recommended by Principle of Development Control 5. The nearest front walls of the 
proposed residential flat buildings are setback three metres at ground level. The upper levels 
would project only 200mm further forward which would not have any significant streetscape 
impacts.  The front building setbacks are therefore acceptable and would be complemented by 
landscaping along the frontage. 
 
A representor raised concern regarding the rear setback for the dwellings. Dwellings 9 and 10 are 
setback a minimum of 2 metres at ground level. Although Principle of Development Control 5 of 
Medium Density Policy Area 18 recommends a rear setback of at least four metres, the rear 
boundary setbacks are considered acceptable for the followings reasons: 
 

• The rear-facing walls of the respective dwellings are only 6.2 metres length and therefore 
are of modest scale; 

• The building height is well within the maximum height parameters; 
• The adjoining land to the rear has a westerly aspect and therefore would not be significantly 

overshadowed;  
• The locality is characterised by dwellings and outbuildings located in close proximity to rear 

boundaries; and 
• There is adequate area between the dwellings and the rear boundary for landscaping. 
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Side setbacks 
The ground and upper levels will be setback from side boundary at 3 metres and 3.7 metres 
respectively. The side setbacks are well within the parameters of Principle of Development Control 
11 of the Residential Zone, which seek 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 elevations of Dwelling 1 and 2. This can be appropriately reinforced 
by way of condition should the Panel be minded to support the development. 
 
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 buildings and the east to west orientation of the subject 
land, it is reasonable to expect that some shadow would be cast over the adjoining properties to 
the south, particularly during winter months. 
 
The applicant has provided a series of shadow diagrams for the winter solstice. While the 
neighbouring property immediately to the south at 21 Surrey Road would be most affected, the 
shadow diagrams confirm that the rear yard and main front and rear habitable room windows of 
this adjoining property would receive at least two hours of natural light during the day in winter, as 
required under PDC 11 of the General Section (Residential Development). 
 
The proposal is considered to satisfy Principle of Development Control 10, 11 and 12 of the 
General Section (Residential Development). 
 
Retaining and Fencing 
The proposal includes the construction of retaining walls with a maximum height of 500mm. The 
retaining walls are generally required to retain excavation works as the south-eastern corner of the 
site is higher than the rest of the subject land. 
 
Although the proposal does not include boundary fencing, the installation of fencing on top of the 
retaining walls would not have any adverse amenity impacts. A note will be included with the 
approval should the Panel be minded to support the application to advise the applicant that any 
combined fence/retaining wall exceeding 2.1m in height will be subject to a separate Development 
Application. 
 
Access, Traffic and Car Parking 
The representation on behalf of the adjacent school has raised concerns with the potential for 
reduced on-street parking, traffic congestion and impacts on student safety. The applicant's 
response has highlighted that the school has an existing shortfall of on-site car parking and 
therefore parking deficiencies should be addressed by the school. 
 
A common driveway onto Surrey Street will provide vehicular access to the dwellings within both 
residential flat buildings. There would be adequate lines of sight in both directions. In terms of 
street obstructions, Council's Horticultural Department supports the removal of an existing street 
tree and SA Power Networks has no objection to the relocation of an existing stobie pole (at the 
applicant's cost). The access arrangements are therefore considered safe and convenient. 
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All of the proposed dwellings are provided with a single garage, which satisfies Principle of 
Development Control 7 of Medium Density Policy Area 18. It is noted that the adjacent school has 
raised concerns with the lack of on-site parking and the potential for on-street congestion. 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. 
 
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 7 of Medium Density Policy 
Area 18 and Principle of Development Control 34 of the General Section (Transportation and 
Access). 
 
Private Open Space 
The proposed dwellings will be provided with between 28m² and 37m² of private open space. The 
amount of the private open space for each dwelling would satisfy Principle of Development Control 
7 of Medium Density Policy Area 18. 
 
The rear yards of all dwellings would achieve the minimum dimension guidelines and are therefore 
considered acceptable. Suitable private open space for entertaining, clothes drying and other 
domestic functions is therefore provided for occupants of the dwellings. 
 
Domestic Storage 
PDC 31 of the General Section (Residential Development) recommends a storage area of at least 
8 cubic metres for occupants of the dwellings. A combined area of approximately 8 cubic metres of 
storage would be provided for each dwelling within the garages, under the stairs and within 
bedroom cupboards. 
 
Landscaping 
The proposal is considered to meet the minimum landscaping requirement of 10 percent of the 
site. The applicant has provided a comprehensive landscaping proposal for the development. The 
landscaping includes a variety of small trees, shrubs and grasses to the common driveway and the 
front and rear yards of each dwelling. In particular, the road frontages and side boundaries will be 
landscaped to enhance the internal amenity and external appearance of the development and to 
minimise urban heat loads. PDC 4 of the General Section (Landscaping, Fences and Walls) is 
therefore satisfied. 
 
Regulated Trees 
There are two large trees located close to one another adjacent to the rear boundary of 19 Surrey 
Road. The applicant has provided an Arboricultural Impact Assessment and Development Impact 
Report prepared by Arborman Tree Solutions. The report identifies the trees as follows: 
 

• Tree 1 - Corymbia citriodora (Lemon Scented Gum) with a trunk circumference of 2.45 
metres - non-regulated (exempt); and 

• Tree 2 - Eucalyptus camaldulensis (River Red Gum) with a trunk circumference of 2.33 
metres - Regulated tree 

 
The proposal includes the removal of the Regulated tree (Tree 2) on the basis that the "tree is not 
considered to provide important aesthetic or environmental benefit nor does it achieve any other 
attributes, other than being an indigenous species, that would indicate its protection at the expense 
of an otherwise reasonable and expected development is required". 
 
Council's independent arborist has inspected the tree and reviewed the arborist report. The 
removal of the tree is supported as the non-regulated Lemon Scented Gum is the much larger of 
the two which contributes approximately 90% of the combined canopy. Without the Lemon Scented 
Gum, the Regulated tree is likely to be the subject of major limb failure. 
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Accordingly, the proposal is considered to satisfy Objectives 1 and 2 and Principle of Development 
Control 2 of the General Section (Regulated Trees) and removal of Tree 2 is supported to 
accommodate the development. 
 
Stormwater and Flood Management 
A stormwater management plan has prepared by RCI Consulting Engineers.  Stormwater runoff 
from roofs of the dwellings will be directed to individual retention tanks with a minimum capacity of 
3000L. The tanks will be plumbed to the respective dwellings. Overflow from the rainwater tanks 
will discharge to the street water table in accordance with Council's standard requirements. 
 
The stormwater management measures are considered to satisfy the requirements of Council's 
City Assets Department. 
 
It is noted that portions of the subject land are located within the 100mm to 250mm flood effected 
areas from the Keswick and Brown Hill Creek, as nominated in Council’s Development Plan.  
Council's City Assets Department considers the finished floor levels of the proposed dwellings to 
satisfy the minimum flood level requirements. 
 
Waste collection 
On-street waste collection will be provided for the dwellings. While Council's City Assets 
Department originally recommended a communal waste arrangement, the use of individual bins for 
each dwelling has been supported as there is considered adequate area for on-site storage within 
the private yards and sufficient verge space available for collection. 
 
The proposal satisfies Council's requirements and is consistent with Objective 2 of the General 
Section (Waste). 
 
 
SUMMARY 

When balanced against the existing site and locality characteristics and the Desired Character for 
Medium Density Policy Area 18, the proposed division of land and associated residential 
development is considered to be an orderly and desirable form of development. 
 
The dwelling density and allotment layout of the proposal sufficiently accords with the Desired 
Character for the Zone and Policy Area and is compatible with the existing and desired built form 
characteristics of the locality.  
 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is not considered to be seriously at variance with the Development Plan. 
 
On balance, the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 12 July 2018 and warrants 
Development Plan Consent and Land Division Consent subject to conditions. 
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RECOMMENDATION 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent and Land Division Consent for Application 
No. 211/20/2019 by Robinson Family Group Pty Ltd to undertake a Combined Application: Land 
division - Community Title; SCAP No. 211/C181/18; Create eight (8) additional allotments and 
common property, construction of two (2) two-storey residential flat buildings containing a total of 
10 dwellings and associated landscaping, removal of one Regulated tree and demolition of existing 
buildings (Affordable Housing development) at 17 and 19 Surrey Road, Keswick (CT5228/600 & 
5777/340) 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 dated 19/12/19 
• Landscaping Layout Plan prepared by MCA Design SA Pty Ltd (Drawing No. PD3, Sheet 

1 of 12 dated 31/07/19) 
• Proposed Site Plan prepared by MCA Design SA Pty Ltd (Drawing No. PD3, Sheet 2 of 12 

dated 31/07/19) 
• Existing Site / Demolition Plan prepared by MCA Design SA Pty Ltd (Drawing No. PD3, 

Sheet 3 of 12 dated 31/07/19) 
• Lower Floor Plans prepared by MCA Design SA Pty Ltd (Drawing No. PD3, Sheet 4 of 12 

dated 31/07/19) 
• Upper Floor Plans prepared by MCA Design SA Pty Ltd (Drawing No. PD3, Sheet 5 of 12 

dated 31/07/19) 
• Lower Floor Plans Detail prepared by MCA Design SA Pty Ltd (Drawing No. PD3, Sheet 6 

of 12 dated 31/07/19) 
• Upper Floor Plans Detail prepared by MCA Design SA Pty Ltd (Drawing No. PD3, Sheet 7 

of 12 dated 31/07/19) 
• Elevations 1 Plan prepared by MCA Design SA Pty Ltd (Drawing No. PD3, Sheet 8 of 12 

dated 31/07/19) 
• Common Elevations Plan prepared by MCA Design SA Pty Ltd (Drawing No. PD3, Sheet 

9 of 12 dated 31/07/19) 
• Elevations 2 Plan prepared by MCA Design SA Pty Ltd (Drawing No. PD3, Sheet 10 of 12 

dated 31/07/19) 
• Proposed Shadow Diagram for 9am, 21 June Plan prepared by MCA Design SA Pty Ltd 

(Drawing No. PD3, Appendix A dated 31/07/19) 
• Proposed Shadow Diagram for 12am, 21 June Plan prepared by MCA Design SA Pty Ltd 

(Drawing No. PD3, Appendix B dated 31/07/19) 
• Proposed Shadow Diagram for 3pm, 21 June Plan prepared by MCA Design SA Pty Ltd 

(Drawing No. PD3, Appendix C dated 31/07/19) 
• Siteworks Plan prepared by RCI Consulting Engineers (Job No. C26287, Sheet 1 of 2, 

Issue B dated 17/01/19) 
• Sewer Plan prepared by RCI Consulting Engineers (Job No. C26287, Sheet 2 of 2, Issue 

B dated 17/01/19) 
• Arboricultural Impact Assessment and Development Impact Report prepared by Arborman 

Tree Solutions dated 16/12/19. 
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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 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. 

 
5. That all landscaping shall be planted in accordance with the approved plans (Landscaping 

Layout prepared by MCA Design (SA) Pty Ltd dated 31 July 2019) 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. 
 

6. That the upper storey windows of all dwellings (except for the west-facing windows of 
Dwellings 1 and 2) 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. 

 
7. 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 
 
8. In lieu of planting two (2) replacement trees, $188.00 (2 trees @ $94.00 per tree) must be paid 

into the City of West Torrens Urban Tree Fund prior to the granting of Development Approval.  
 

Reason:  To ensure that the removal of the Regulated tree is compensated in accordance with 
the Development Regulations 2008. 
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Land Division Consent Conditions 
Council Requirements 
Nil 
 
SCAP Requirements 
9. The financial requirements of the SA Water Corporation shall be met for the provision of water 

supply and sewerage services. 
1.  

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. 

 
10. Payment of $58,024.00 into the Planning and Development fund (8 Allotments @ 

$7,253.00/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. 

 
11. A final plan complying with the requirements for plans as set out in the Manual of Survey 

Practice Volume 1 (Plan Presentation and Guidelines) issued by the Registrar General to be 
lodged with the State Commission Assessment Panel for Land Division Certificate purposes. 

 
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 the relocation of the existing stobie is to be undertaken in 

consultation with SA Power Networks and at the applicant's cost. 
 
 
Attachments 
1. Relevant Development Plan Provisions   
2. Proposal Plans and Documents   
3. Representations and Applicant's Response   
4. Referral Responses    
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6.3 41 Barwell Avenue, MARLESTON 
Application No  211/1102/2019 & 211/1142/2019 
 
Appearing before the Panel will be: 

Representors:  Amit and Nidhi Sharma of 29A Barwell Avenue, Marleston wish to appear in 
support of the representation. 

Applicant: Garth Heynen on behalf of Lindaway Pty Ltd wishes to appear in response to the 
representation. 

 
DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF 
DEVELOPMENT 

Land division - Community 
Title; SCAP No. 
211/C119/19; Create three 
(3) additional allotments and 
common property for the 
purposes of residential flat 
buildings  

Construction of two (2) two-
storey residential flat buildings 
comprising four dwellings with 
associated fencing, retaining 
walls, driveways and 
landscaping 

APPLICANT G Gully Lindaway Pty Ltd 
APPLICATION NUMBER 211/1102/2019 211/1142/2019 
LODGEMENT DATE 4 November 2019 15 November 2019 
ZONE Residential Zone 
POLICY AREA Medium Density Policy Area 19 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 Category 2 
REFERRALS Internal 

• Nil  
External 
• SCAP 
• SA Water 

Internal 
• City Assets 
External 
• Nil 

DEVELOPMENT PLAN 
VERSION 

12 July 2018 12 July 2018 

DELEGATION • The relevant application proposes a merit form of 
development which does not meet the minimum site area 
requirements in the relevant Zone or Policy Area by 7.5% or 
more. 

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

RECOMMENDATION Support with conditions 
AUTHOR Josh Banks 

 
  



Council Assessment Panel Agenda 10 March 2020 

Item 6.3 Page 187 

SUBJECT LAND AND LOCALITY 

The subject land is formally described as Allotment 113 Filed Plan 19497 in the area named 
Marleston Hundred of Adelaide, Volume 5840 Folio 677, more commonly known as 41 Barwell 
Avenue, Marleston. The subject site is irregular in shape with a 17.05 metre (m) wide frontage to 
Barwell Avenue and a site area of 958.5 square metres (m2). 
 
It is noted that there are no easements, encumbrances or Land Management Agreements on the 
Certificate of Title. 
 
The site currently contains a single-storey dwelling and a number of ancillary buildings. The site 
appears topographically flat. There are no Regulated Trees on the subject site or on adjoining land 
that would be affected by the proposed development.  
 
The locality is residential in nature and consists of a mix of older and newer housing stock - 
particularly east of the subject site where examples of subdivision and redevelopment has taken 
place within the last five to ten years. The amenity of the locality is fair to good, with mature street 
vegetation offering a strong contribution. 
 
The subject land and locality are shown on the aerial imagery and maps below. 
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PROPOSAL 

The proposal consists of two development applications lodged separately, being the land division 
and the land use (built form). 
 
Land Division 
The land division proposes the creation of three additional allotments for the purpose of residential 
flat buildings along with common property in the form of a community title. 
 
Allotment Site Area 
131 (Residence 1) 151m² 
132 (Residence 2) 128m² 
133 (Residence 4) 159m² 
134 (Residence 3) 247m² 
Common Property 273.5m² 
Average site area per dwelling  
(including common property) 

239.6 m² 

 
 
Land Use 
The land use proposes the construction of two, two-storey residential flat buildings comprising a 
total of four (4) dwellings, together with retaining walls/fencing, driveway areas and landscaping. 
Each dwelling will contain: 
 
Ground Floor: 

• double garage 
• kitchen and dining area 
• living room 
• laundry and toilet 
• alfresco private open space. 

 
First floor: 

• three bedrooms (all except Residence 4 - two bedrooms) 
• ensuite (all except Residence 4) 
• bathroom and toilet 
• living area 

 
The design of the building includes a mix of face brick and rendered walls, aluminium windows, 
and Colorbond© roof sheeting. Coloured 3D renderings are shown but specific colours have not 
been specified. 
 
The common property provides driveway access that extends along the majority of the western 
side of the site. Limited areas of landscaping are proposed against boundaries and within private 
open space areas. The dwellings are internally oriented on the subject land. A shared area 
adjacent dwelling 1 is proposed at the front of the site for meters, letterboxes, fencing and 
landscaping. 
 
The relevant plans and documents are contained in Attachment 2. 
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PUBLIC NOTIFICATION 

The land division application is a Category 1 form of development pursuant to Schedule 9, Part 1, 
clause 5 of the Development Regulations 2008. 
 
The land use application is a Category 2 form of development pursuant to Schedule 9, Part 2, 
clause 18 of the Development Regulations 2008. 
 
Properties notified Fifteen (15) properties were notified during the public 

notification process. 
 

 

Representations Two representations were received. 
  

Persons wishing to be 
heard 

• Amit and Nidhi Sharma. 

 
Summary of 
representations 

Concerns were raised regarding the following matters: 
• Overshadowing of the rear yard (private open space) 
• Proximity of new dwellings to side boundary. 
 

Applicant's response to 
representations 

Summary of applicant's response: 
• Additional shadow diagrams demonstrate that 4 hours of 

direct sunlight will be available to the land (habitable room 
windows and private open space) at 39A Barwell Avenue - 
exceeding both PDCs 11 and 12 of General Section - 
Residential Development module. 

 

 

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

Department  Comments  
City Assets  • Initial concerns with verge interaction and manoeuvrability. Verge 

interaction negotiated and compromise reached with applicant to 
balance waste collection, on-street vehicle parking and 1m 
separation between crossovers. 

 
Regulatory 
Services - Waste 

• On-site waste storage and bin presentation and collection area 
suitable for proposed dwellings. 

 
 
 
EXTERNAL REFERRALS 

Department  Comments  
SCAP • No concerns were raised by the SCAP and standard conditions 

have been recommended should the application be supported. 
 

SA Water • SA Water raised no concerns with the proposal and have 
recommended standard conditions should the application be 
supported. 

 
 
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 consolidated 12 July 
2018.  
 
The relevant Desired Character statements are as follows: 
 
Residential Zone - Desired Character 
This zone will contain predominantly residential development. There may also be some 
small-scale non-residential activities such as offices, shops, consulting rooms and 
educational establishments in certain locations. Non-residential activities will be 
complementary to surrounding dwellings.  
 
Allotments will be at very low, low and medium densities to provide a diversity of housing 
options in different parts of the zone. The range of allotment sizes will support the 
desired dwelling types anticipated in each policy area, and the minimum allotment sizes 
shall be treated as such in order to achieve the Desired Character for each policy area 
and, in turn, reinforce distinction between policy areas. Row dwellings and residential flat 
buildings will be common near centres and in policy areas where the desired density is 
higher, in contrast to the predominance of detached dwellings in policy areas where the 
distinct established character is identified for protection and enhancement. There will 
also be potential for semi-detached dwellings and group dwellings in other policy areas.  
 
Residential development in the form of a multiple dwelling, residential flat building or 
group dwelling will not be undertaken in a Historic Conservation Area.  
 
Landscaping will be provided throughout the zone to enhance the appearance of 
buildings from the street as viewed by pedestrians, provide an appropriate transition 
between the public and private realm and reduce heat loads in summer. 
 
Objectives 1, 2, 3, 4 
Principles of Development Control 1, 5, 6, 7, 10, 11, 12, 13, 14, 22 
 
Medium Density Policy Area 19 - Desired Character 
Allotments in this policy area will be at medium density, accommodating a range of 
dwelling types including semi-detached, row and group dwellings, as well as some 
residential flat buildings and some detached dwellings on small allotments. There will be 
a denser allotment pattern close to centre zones where it is desirable for more residents 
to live and take advantage of the variety of facilities focused on centre zones. 
 
New buildings will contribute to a highly varied streetscape. Buildings will be up to 2 
storeys, except for allotments fronting Brooker Terrace, Marion Road and Henley Beach 
Road, and overlooking the Westside Bikeway, where buildings will be up to 3 storeys in 
height and provide a strong presence to streets. Garages and carports will be located 
behind the front facade of buildings. 
 
Development will be interspersed with landscaping, particularly behind the main road 
frontage, to enhance the appearance of buildings from the street as viewed by 
pedestrians, provide an appropriate transition between the public and private realm and 
reduce heat loads in summer. 
 
Objectives 1 
Principles of Development Control 1, 2, 3, 5, 7 
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Additional provisions of the Development Plan which relate to the proposed development are 
contained in Attachment 1.  
 
 
QUANTITATIVE STANDARDS 

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

 
DEVELOPMENT PLAN 

PROVISIONS 
 

STANDARD ASSESSMENT 

 
(Land Division) 
ALLOTMENT AREA 
Medium Density Policy Area 19 
PDC 7 

 
270m² 

 
(Lot 131) Residence 1 

151m² 
(Lot 132) Residence 2 

128m² 
(Lot 133) Residence 4 

159m² 
(Lot 134) Residence 3 

247m² 
 

Does not Satisfy 
 

 
(Land Division) 
ALLOTMENT FRONTAGE 
Medium Density Policy Area 19 
PDC 7 

 
9m 

 
17.05m 

 
Satisfies 

 
 
(Land Use) 
SITE AREA  
Medium Density Policy Area 19 
PDC 5 

 
150m² average 

 

 
239.6m² average 

 
Satisfies  

 
 
MINIMUM FRONTAGE 
Medium Density Policy Area 19 
PDC 5 

 
15m (for complete building) 

 
17.05m 

 
Satisfies 

 
 
SITE COVERAGE  
Medium Density Policy Area 19 
PDC 3 

 
60% (max.) 

 
56.3%  

 
Satisfies 

 
 
STREET SETBACK  
Medium Density Policy Area 19 
PDC 3 

 
3m (min.) 

 
3m 

 
Satisfies 
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SIDE SETBACKS 
Residential Zone 
PDC 11 

 
Vertical wall 3m or less 

0m/1m (min.) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Vertical wall 3-6m 
2m (min.) 

 
(Lot 131) Residence 1 

3m (south) 
0m (internal) 

 
(Lot 132) Residence 2 

0m (internal) 
0m (internal) 

 
(Lot 133) Residence 4 

0m/1m (east) 
0m (internal) 

 
(Lot 134) Residence 3 

0m/1m (west) 
0m (internal) 

 
 
 

(Lot 131) Residence 1 
3m (south) 

0m (internal) 
 

(Lot 132) Residence 2 
0m (internal) 
0m (internal) 

 
(Lot 133) Residence 4 

0m (internal) 
0m (internal) 

 
(Lot 134) Residence 3 

2.33m (west) 
0m (internal) 

 
Does not Satisfy 

 
 
REAR SETBACK 
Medium Density Policy Area 19 
PDC 3 

 
6m (min.) 

 
(Lot 131) Residence 1 

1m (ground) 
2m (upper) 

 
(Lot 132) Residence 2 

1m (ground) 
2m (upper) 

 
(Lot 133) Residence 4 
2.6m - 13.5m (ground) 

9.7m - 16m (upper) 
 

(Lot 134) Residence 3 
1.6m - 9.5m (ground) 

3m - 9.4m (upper) 
 

Does not Satisfy 
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BUILDING HEIGHT 
Medium Density Policy Area 19 
PDC 3 

 
2 storeys or 8.5m  

 
2 storeys / 7.7m 

 
Satisfies 

 
INTERNAL FLOOR AREA 
Residential Development 
PDC 9 

 
100m² (min.) 

 
(Lot 131) Residence 1 

154m² 
 

 (Lot 132) Residence 2 
156m² 

 
 (Lot 133) Residence 4 

195m² 
 

 (Lot 134) Residence 3 
163m² 

 
Satisfies 

 
PRIVATE OPEN SPACE 
Residential Development 
PDC 19 

 
24m² (min. area) 

3m (min. dimension) 
16m² (min. at the rear or side 
of dwelling, directly accessible 

from a habitable room). 
 

 
Lot 131 Residence 1 

24m² (total) 
4.8m (min. dimension) 
24m² (accessed from 

habitable room) 
 

Lot 132 Residence 2 
24m² (total) 

4.8m (min. dimension) 
24m² (accessed from 

habitable room) 
 

Lot 133 Residence 4 
60m² (total) 

3m (min. dimension) 
60m² (accessed from 

habitable room) 
 

Lot 134 Residence 3 
24m² (total) 

3m (min. dimension) 
24m² (accessed from 

habitable room) 
 

Satisfies 
 

 
CAR PARKING SPACES  
Transportation and Access 
PDC 34 

 
2 per dwelling + an additional 

0.25 spaces per dwelling 
9 required 

 
 

 
8 spaces provided 

(shortfall of 1 space) 
 

Does not Satisfy 
 

 
LANDSCAPING 
Landscaping, Fences and Walls 
PDC 4 

 
10% (min.) 

 
12.3% 

 
Satisfies 
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ASSESSMENT 

In assessing the merits or otherwise of the applications, the proposed development is discussed 
under the following sub headings: 
 
Land Use 
Residential development and more specifically residential flat buildings are envisaged within 
Medium Density Policy Area 19 as described in PDC 1. The land use is considered to be an 
appropriate form of medium density development within this policy area.  
 
Land Division 
The proposed community title land division creates four community lots consistent with the layout 
of the four proposed dwellings together with a common property driveway along the western side 
of the subject land.  
 
The proposed allotments will be appropriately serviced by water and sewer, and can be 
appropriately accessed. General Section Land Division PDC's 1, 4 and 5 are therefore considered 
met.  
 
Principle of Development Control (PDC) 7 of Medium Density Policy Area 19 of the Residential 
Zone prescribes that land division should create allotments greater than 270m², unless where 
combined with an application for dwellings. On this basis and when considered in isolation, the 
land division would appear to demonstrate a significant shortfall in allotment sizes, however it is not 
considered fatal to the application for reasons discussed below. 
 
Desired Character and Pattern of Development 
The Desired Character statement for the policy area seeks medium density residential 
development accommodating a range of dwelling types including residential flat buildings on 
generally smaller allotments. The proposal is for development of this nature. 
 
In contrast with the land division PDC 7, PDC 5 of the same policy area seeks a minimum average 
site area per dwelling of 150m² for residential flat buildings (within 400m of a Centre Zone). The 
proposal achieves an average site area of 239.6m² - well in excess of this desired minimum 
requirement. 
 
The intent of minimum site areas is to achieve a residential density that is consistent with the 
desired character for the area. In this instance the desired character for Medium Density Policy 
Area 19 is for allotments to be at medium densities. On the basis of the land having a total area of 
958.5m², the 'net' residential density of the development has been calculated at 42 dwellings per 
hectare. As defined by the Planning Strategy for Metropolitan Adelaide (30 Year Plan for Greater 
Adelaide - 2017 Update), the proposed development is of 'medium' density and is therefore 
considered satisfactory. 
 
Similarly, there would be no material consequences for the pattern of development proposed as 
significant infill development has already occurred throughout the locality (as previously noted), 
with several recent instances of two storey detached and semi-detached dwellings on reduced 
allotment sizes. 
 
The overall dwelling density and allotment layout of the proposal is considered to be compatible 
with the existing and desired built form characteristics of the locality. 
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Design and Appearance 
The proposed development will sit amongst a variety of dwelling types, sizes and styles, including 
single-storey detached dwellings, two-storey detached dwellings and semi-detached dwellings 
within the locality. 
 
From the street, the development presents as modern buildings which feature a variety of materials 
and includes varying dimensions to avoid extensive areas of uninterrupted walling. The design also 
incorporates a considerable amount of articulation coupled with front fencing and landscaping to 
add streetscape appeal. 
 
The façade of Residence 1 (facing the street) includes windows to both the ground and upper 
floors that facilitate passive surveillance of the adjacent public space. The dwelling entry points are 
readily identifiable and accessible from public street frontages and vehicle parking areas. 
 
With respect to both residential flat buildings, the southern and northern elevations of the building 
have some elements of repetition however this will not be overly apparent from the street. The 
walls are also recessed at certain points to break up the building mass and proportions, and the 
design also uses a number of different materials and colour variation that add visual interest. 
 
The proposed buildings incorporates a contemporary design that is compatible with the locality in 
respect to: 
• building height; 
• built form bulk and scale; 
• front and side setbacks; 
• façade articulation and detailing; and 
• presentation of windows and a front door to Barwell Avenue. 
 
In terms of dwelling design, the internal living rooms have external outlooks to private space, 
ample access to sunlight and internal floor areas that provide quality living environments. The 
staggered and varied building lines are considered to minimise impacts to adjoining allotments, 
particularly in terms of bulk and scale. 
 
The desired character and PDC 3 of the Medium Density Policy Area 19 envisages building 
heights up to two storeys, or 8.5 metres. The proposal is for two-storey buildings with a maximum 
height of 7.7 metres. It is noted that the locality contains many single storey buildings, however it is 
also important to acknowledge that this policy area is seeking a transition to medium density built 
forms of up to two storeys. The proposed building height and scale is therefore considered 
appropriate. 
 
Overall, the design and appearance of the proposed development is considered to adequately 
address the relevant provisions of the Design and Appearance module, including Objective 1, 
PDCs 1, 2 and 5. 
 
Setbacks 
 
Front and rear setbacks 
The front setback for dwellings in the Medium Density Policy Area 19 should be a minimum of 3 
metres, and the proposal satisfies this quantitative provision. 
 
The rear setback for dwellings in the Medium Density Policy Area 19 should be at least 6 metres. 
The proposal does not satisfy this provision for any of the dwellings. Consideration has been given 
to the unique angle of the rear boundary of the subject land, the surrounding domestic 
outbuildings, the orientation of the land, and the impact of this proposal on any adjacent allotments. 
The desired 6 metre setback would render a large portion of the subject land unsuitable for 
development due to the sharp angle of the rear allotment boundary. The orientation of the site also 
results in no overshadowing impacts to the majority of the adjacent allotments towards the rear, so 
in this instance a departure from this suggested distance is considered reasonable. 
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With respect to Residences 1 and 2, the rear setbacks are more akin to side setbacks due to the 
chosen orientation of the dwellings. A 6m setback to the eastern boundary is therefore considered 
unreasonable, and given the proposal satisfies private open space provisions, the 1m ground and 
2m upper level setbacks to the eastern boundary are appropriate. 
 
Side setbacks 
The design of the proposed development has ground level portions of the buildings at 1 metre from 
side boundaries and first floor portions at 2 or more metres. This satisfies the Development Plan 
requirement for a 2 metre offset for walls 3 to 6 metres in height. 
 
The internal boundary setbacks do not satisfy the required upper level setbacks, however this is 
not considered to be an issue as the dwellings abut each other. 
 
PDC 3 of the policy area seeks a 6m setback from rear boundaries. The development proposes 
various staggered setbacks at ground level from 1m (Residence 4) up to 13.5m (Residence 3). 
Upper levels vary from 2m (Residences 1 and 2) up to 16m (Residence 3). While these setbacks 
do not satisfy this PDC it is important to recognise that these relevant provisions would be satisfied 
through a two-storey dwelling with a 2m upper-storey side setbacks to the east and west. 
 
Complying development also envisages outbuildings and garages for a length of 8m on shared 
boundaries which would similarly have a potentially greater impact. 
 
Taking a balanced approach, it is considered that the outcome proposed is an appropriate one, 
with lesser heights and greater setbacks than what could otherwise be achieved.  
 
Overall, it is considered that the design of the dwellings, taking into consideration their setbacks 
and resultant impacts, present an appropriate outcome that is consistent with the built form within 
the locality and the intent of the Development Plan. 
 
Car Parking & Access 
Vehicular access and manoeuvring diagrams were presented by the applicant, and whilst very tight 
it did achieve the minimum Australian Standards for internal manoeuvrability. 
 
The proposal includes a double garage for each dwelling, providing a total of eight car parking 
spaces. PDC 34 of the Transportation and Access module, and Table WeTo/2 of the Development 
Plan seek 0.25 parking spaces per dwelling for visitors. This would result in 1 additional visitor 
space being made available on the site. The proposal does not accommodate any visitor parking. 
 
The lack of an on-site visitor parking space is not considered detrimental to the proposal. There is 
adequate opportunity for on street parking of which will not unreasonably impact traffic flows or 
safe and efficient movements to and from the site and beyond. Furthermore the subject land is 
approximately 100 metres from the Westside Bikeway and within 300 metres of a public transport 
route along Grove Avenue to the west. 
 
Landscaping, Retaining & Fencing 
The proposal meets the minimum landscaping requirement of 10% of the site with a variety of 
planting to the front and rear of the subject land, and with limited planting along the side of the 
common area and to each of the private open space areas. PDC 4 of the Landscaping, Fences 
and Walls module is therefore satisfied. 
 
Landscaping along the western side of the driveway is a nominal strip of 400mm which allows 
appropriate access and on-site manoeuvrability to be achieved. Planting within this strip is 
proposed to provide clumping and compact plantings that are low-maintenance and will provide 
effective softening of the fence line and adjoining driveway area. The functionality of landscaping to 
maximise shade and shelter, reduce visual impact and heat island effects as sought in PDC 1 of 
this module is considered reasonably met given the constraints of the site. 
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The civil plan includes some retaining walls along the rear boundary and portions of both side 
boundaries. The site plan shows 1.8m boundary fencing to all sides, but given the absence of 
specific retaining or fencing final design detail, it is recommended to condition that any retaining 
wall/fencing of a cumulative height exceeding 2.1m shall be the subject of a separate application to 
Council should the Panel be minded to support the development. 
 
Private Open Space 
General Section - Residential Development PDC 19 outlines minimum private open space 
provisions, being 24m² for site areas under 300m². All proposed dwellings meet or exceed this 
area, and all areas of private open space are directly accessible from living areas and have 
minimum dimensions of 3 metres. 
 
Overlooking 
Visual privacy is dealt with in PDC 27 of the Residential Development module, and PDC 10 of the 
Design and Appearance module of the Development Plan. The development has been designed 
having regard to this provision with the majority of upper storey windows having window sill heights 
of 1.7 metres and/or fixed obscure glazing to this height. This is considered reasonable in this 
instance as it will mitigate casual overlooking into habitable room windows or private open space of 
adjoining land. A condition reinforcing window treatments is recommended to be imposed should 
the Panel be minded to support the development. 
 
Overshadowing 
The applicant has provided detailed shadow diagrams to demonstrate the extent of overshadowing 
from the proposed dwellings. This was in direct response to the concerns of adjoining occupants of 
39A Barwell Avenue directly east of the subject land. 
 
Upon examination of the additional shadow diagrams, the extent of overshadowing shows that the 
proposal mitigates the representor's concerns as more than 4 hours of direct sunlight will be 
available to both the private open space and the dwelling. On this basis PDC 12 of the Residential 
Development module is therefore considered satisfied. 
 
The limited depth and total height of the buildings together with upper storey setbacks of 2 metres 
from the eastern boundary of the site will result in acceptable levels of overshadowing. All adjoining 
properties will still receive adequate access to more than 3 hours of direct sunlight, thereby also 
satisfying PDCs 10 and 11 and of the Residential Development module. 
 
Stormwater Management 
The civil plan has been considered by Council's engineers as being suitable, with appropriate 
finished floor levels and drainage systems that can adequately cater for and manage stormwater 
runoff for the development. PDCs 9, 10 and 11 of the Natural Resources module are therefore 
considered satisfied. 
 
Waste Management 
A waste management plan was not required given that there is ample space to place 8 bins on any 
given rubbish collection day. This was reviewed by Council's Team Leader Waste Management 
and is consistent for other properties in the street.  
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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 a desirable, orderly and appropriate form of development. 
 
The dwelling density and allotment layout of the proposal sufficiently accords with the Desired 
Character and is compatible with the established pattern and built form characteristics of the 
locality. With the exception of some quantitative shortfalls in rear setbacks and a visitor car parking 
space, the proposal satisfies the relevant quantitative provisions of the Development Plan. 
 
Having considered all the relevant provisions of the Development Plan, the proposal is not 
considered to be seriously at variance with the Development Plan.  
 
On balance the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 18 July 2018 and warrants 
Development Plan Consent, Land Division Consent and Development Approval (for the land 
division), and Development Plan Consent (for the land use). 
 
 
RECOMMENDATION 1 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent, Land Division Consent and Development 
Approval for Application No. 211/1102/2019 by G Gully to undertake a land division - Community 
Title; SCAP No. 211/C119/19; Create three (3) additional allotments and common property for the 
purposes of residential flat buildings at 41 Barwell Avenue, Marleston (CT 5840/677) subject to the 
following conditions of consent: 
 
Development Plan Consent Conditions: 
 
1. Development is to take place in accordance with the plans prepared by Alexander & Symonds 

Pty Ltd relating to Development Application No. 211/1102/2019 (SCAP 211/C119/19).  

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

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

supply and sewerage services (SA Water H0091614). 
 
 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. 

 
 For SA Water to assess this application, the developer must advise SA Water the preferred 

servicing option. Information can be found at: http://www.sawater.com.au/developers-and-
builders/building,-developing-and-renovating-your-property/subdividing/community-title-
development-factsheets-and-information. For queries call SAW Land Developments on 
74241119. 
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3. Payment of $22,848.00 into the Planning and Development Fund (3 allotment/s @ $7,616 

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

 
RECOMMENDATION 2 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent for Application No. 211/1142/2019 by 
Lindaway Pty Ltd to undertake the construction of two (2) two-storey residential flat buildings 
comprising four dwellings with associated fencing, retaining walls, driveways and landscaping at 41 
Barwell Avenue, Marleston (CT 5840/677) subject to the following conditions of consent: 
 
Development Plan Consent Conditions: 
 
1. The development shall be undertaken, completed and maintained in accordance with the 

plans and information detailed in this application except where varied by any conditions listed 
below. 
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, the upper storey windows on the eastern, 

western and southern elevations of Residences 3 and 4 shall be fitted with fixed obscure glass 
(not film coated) 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. The glazing in these 
windows shall be maintained in good condition at all times to the reasonable satisfaction of 
Council. 
Reason: To minimise the impact on privacy to residents of adjoining dwellings. 

 
3. The establishment of all landscaping shall occur no later than the next available planting 

season after substantial completion of the development. Such landscaping shall be maintained 
in good health and condition to the reasonable satisfaction of Council at all times. Any dead or 
diseased plants or trees shall be replaced with a suitable species. 
Reason: To provide amenity for the occupants of the development and those of adjacent 

properties. 
 
4. 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. 
 
5. 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. 

http://www.edala.sa.gov.au/
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6. That any retaining wall/fencing of a cumulative height exceeding 2.1m shall be the subject of a 

separate application to Council. 
Reason: To ensure that unauthorised development does not occur. 

 
 
Attachments 
1. Additional Development Plan Provisions   
2. Plans and Information   
3. Representation and Response   
4. Referral Responses    
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6.4 35 Wheaton Road, PLYMPTON 
Application No  211/1258/2019 
 
DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF DEVELOPMENT Land division - Community Title; SCAP No. 
211/C139/19; Create two (2) additional allotments 
and common property 

APPLICANT D Wood 
LODGEMENT DATE 18 December 2019 
ZONE Residential Zone 
POLICY AREA Medium Density Policy Area 18 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

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

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

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

RECOMMENDATION Support with conditions 
AUTHOR Brendan Fewster 

 
 
SUBJECT LAND AND LOCALITY 

The subject land is formally described as Allotment 74 in Deposited Plan 3476 in the area named 
Plympton Hundred of Adelaide, Volume 5391 Folio 152, and is more commonly known as 35 
Wheaton Road, Plympton. The subject site is rectangular in shape with an 18.28 metre (m) wide 
frontage to Wheaton Road and a site area of 777 square metres (m2).  
 
It is noted that there are no easements, encumbrances or Land Management Agreements on the 
Certificate of Title.  
 
The site is currently vacant as all buildings and vegetation have been removed. The land is 
relatively flat 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 with a mixed built form character. Existing 
development includes a mix of detached, semi-detached and 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 considered only moderate due to the mixed housing and significant 
infill development. 
 
The subject land and locality are shown on the aerial imagery and maps below. 
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RELEVANT APPLICATIONS 

Nil 
 
 
PROPOSAL 

The application is for a Community Title land division to create two additional allotments (one 
allotment into three) along with common property for access purposes. The proposed allotments 
range in size between 202m² and 235m², with an average site area of 259m² (including common 
property). 
 
The proposed allotments are being created for residential purposes (i.e. group dwellings). 
 
The relevant plans and documents are contained in Attachment 2. 
 
 
PUBLIC NOTIFICATION 

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

Department  Comments  
City Assets  There is sufficient verge space for access to all the subdivision land. 

 
As the access driveway will service more than one property at the 
rear, the driveway corridor to the site will require widening to a 
minimum of 5.5m wide pavement width (+ 300mm offset from 
fences/walls/boundary) for the first 5.0m into the site to permit the 
passing of entering and exiting traffic.  
 

 
 
EXTERNAL REFERRALS 

Department  Comments  
SCAP • No concerns with the proposal.  

• Standard conditions of consent have been included in the 
recommendation. 
 

SA Water • 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 3. 
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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 18 as described in the West Torrens Council Development Plan consolidated 
12 July 2018.  
 
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 18 - Desired Character: 
 
Allotments in this policy area will be at medium density, accommodating a range of dwelling types 
including residential flat buildings, row dwellings, group dwellings, semi-detached dwellings and 
some detached dwellings on small allotments. Allotment amalgamation to create larger 
development sites will occur to maximise the density of development while also achieving 
integrated design outcomes, particularly within a comfortable walking distance of centre zones. 
Vehicle access will occur from side streets and new rear public and private laneways wherever 
possible, also supporting the retention of existing street trees.  
 
New buildings will contribute to a highly varied streetscape. Buildings will be up to 3 storeys and 
provide a strong presence to streets, other than in the part of the policy area in Underdale, Ashford 
(other than allotments adjacent to Residential Character Ashford Policy Area 22) and allotments 
bounded by Anzac Highway, Morphett Road and Cromer Street in Camden Park where buildings 
will be up to 4 storeys. Parking areas and garages will be located behind the front facade of 
buildings.  
 
Buildings on the edge of the policy area which adjoin residential policy areas at lower densities will 
pay particular attention to managing the interface with adjoining dwellings, especially in terms of 
the appearance of building height and bulk, and overshadowing.  
 
Development will be interspersed with landscaping, particularly behind the main road frontage, to 
enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer.  
 
Additional provisions of the Development Plan which relate to the proposed development are 
contained in Attachment 1.  
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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 PA 18 
PDC 8 

 
250m² 

 
 

 
202m²-235m² (excluding 

common property) 
 

Does not satisfy 
 

 
Site Frontage 
Medium Density PA 18 
PDC 8 

 
9m 

 
18.28m 

 
Satisfies 

 
 
 
ASSESSMENT 

In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Suitability of Land for Intended Purpose 
Principle of Development Control (PDC) 2 of the Land Division module of the Development Plan 
seeks to ensure that when land is divided it is suitable for the purpose for which it is to be used or 
developed. The proposed division of land would create three Community Title allotments that are 
intended to accommodate group dwellings. 
 
The Desired Character for Medium Density Policy Area 18 envisages "a range of dwelling types 
including residential flat buildings, row dwellings, group dwellings, semi-detached dwellings and 
some detached dwellings on small allotments". 
 
As the proposed division of land would create three relatively small allotments for group dwellings, 
the proposal is a desirable form of development within the policy area. 
 
Furthermore, the size and configuration of the proposed allotments are such that a dwelling could 
be appropriately designed to meet the quantitative requirements of the Development Plan, such as 
building height and form, boundary setbacks, private open space, site coverage and vehicular 
access and car parking. This has been demonstrated by the ‘indicative’ dwelling plans provided by 
the applicant that demonstrate that the sites can accommodate dwellings for each allotment. 
 
A copy of the indicative dwelling plans is contained in Attachment 4.  
 
Allotment Size / Density 
PDC 8 of Medium Density Policy Area 18 prescribes a minimum allotment area of 250m² unless 
the land division is combined with an application for dwellings, in which case the allotments should 
have a minimum site area of 150m² when group dwellings are proposed. As the proposed land 
division is not combined with a dwelling proposal for the site, the proposed allotments are less than 
the minimum site area requirement. A dwelling proposal has not been submitted on this occasion 
to combine with the land division as the applicant has separate buyers for each allotment, with 
each potential buyer to submit their own dwelling design.  
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PDC 6 of the Policy Area is seeking a minimum site area of 150m² for group dwellings. The 
proposed allotments are well in excess of 150m² and the overall allotment density would be in the 
"medium density" range, as envisaged by Objective 1 and PDC 1 and 6 of Medium Density Policy 
Area 18. Furthermore, the subject land is located in the close proximity to local services and is 
accessible to high frequency public transport services along nearby arterial roads. 
 
Allotment Layout and Pattern 
The proposed allotments are regular in shape and orientated north to south, which would provide 
optimal energy efficiency for future dwellings. The size and battle-axe configuration of the 
proposed allotments would not be at odds with the existing and desired allotment pattern. 
 
Vehicle Access 
PDC 7 of the Land Division module requires the driveway corridor to be a minimum of 5.5 metres 
in width for at least the first 5 metres of the driveway as it would serve two or more dwellings. As 
the driveway corridor is only 5 metres in width, a condition of consent is recommended so that the 
driveway is widened to 5.5 metres to ensure that vehicles can safely pass. This will need to be 
reflected on the final plan that is lodged with the State Commission Assessment Panel prior to the 
issue of Certificates for the land division. 
 
Services and Infrastructure 
PDC 1 of the Land Division module requires new allotments to be capable of being serviced 
economically and conveniently with public utilities and formed all-weather public roads. 
 
As required by Section 33 of the Development Act 1993 and Regulation 54 of the Development 
Regulations 2008, the applicant will be required to provide all necessary road, sewer, electricity 
and stormwater infrastructure prior to Council issuing clearance to the State Commission 
Assessment Panel. 
 
Existing road, sewer, electricity and stormwater services are readily accessible to the proposed 
allotments. The proposal therefore satisfies PDC 1 of the Land Division module. 
 
 
SUMMARY 

The proposed division of land is considered to be an orderly and desirable form of development 
within Medium Density Policy Area 18 of the Residential Zone. 
 
While the proposed allotments would be less than the minimum quantitative standard, the overall 
allotment density and layout would not be at odds with the existing and desired character for the 
Policy Area. 
 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is not considered to be seriously at variance with the Development Plan.  
 
On balance the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 12 July 2018 and warrants 
Development Plan Consent, Land Division Consent and Development Approval 
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RECOMMENDATION 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent, Land Division Consent and Development 
Approval for Application No. 211/1258/2019 by Mr D Wood to undertake a Land division - 
Community Title; SCAP No. 211/C139/19; Create two (2) additional allotments and common 
property at 35 Wheaton Road, Plympton (CT5391/152) 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: 

 
2. The pavement of the common driveway corridor shall be a minimum of 5.5 metres in width for 

the first 5.0 metres into the site to allow vehicles to safely pass. This shall be reflected on the 
Final Plan. 

 
Land Division Consent Conditions 
 
SCAP Requirements 
 
3. The financial requirements of SA Water shall be met for the provision of water supply and 

sewerage services. 
  

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

 
4. Payment of $15232.00 into the Planning and Development Fund (2 allotment(s) @ 

$7616.00/allotment). Payment may be made by credit card via the internet at 
www.edala.sa.gov.au or by phone (7109 7018), by cheque payable to the Department of 
Planning, Transport and Infrastructure and marked "Not Negotiable" and sent to GPO Box 
1815, Adelaide 5001 or in person, at Level 5, 50 Flinders Street, Adelaide. 

 
5. 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. 
 
 
Attachments 
1. Relevant Development Plan Provisions   
2. Plan of Division   
3. Referral Responses   
4. Indicative Dwelling Plans    
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6.5 33 Lorraine Avenue, LOCKLEYS 
Application No  211/823/2019 
 
DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF DEVELOPMENT 
 

Land division - Torrens Title; SCAP No. 
211/D100/19; Create one (1) additional allotment for 
the purpose of semi-detached dwellings with 
reciprocal party wall rights  
 

APPLICANT Mark Wundenberg 
LODGEMENT DATE 23 August 2019 
ZONE Residential Zone 
POLICY AREA Low Density Policy Area 21 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1  
REFERRALS Internal 

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

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

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

RECOMMENDATION Support with conditions 
 

AUTHOR Phil Smith 
 
 
BACKGROUND 
The application has been presented to the Council Assessment Panel (CAP) as the application 
proposes a merit form of development which does not meet the minimum site area requirement in 
the relevant zone or Policy Area by 7.5% or more. 
 
SUBJECT LAND AND LOCALITY 
The subject land is formally described as Allotment 14, Deposited Plan 4602 in the area named 
Lockleys, Hundred of Adelaide, Volume 5676 Folio 303, more commonly known as 33 Lorraine 
Avenue, Lockleys. The subject site is rectangular in shape with a 19.81 metre (m) wide frontage to 
Lorraine Avenue, and a site area of 749 square metres (m2).   
 
It is noted that there are no easements or Land Management Agreements on the Certificate of Title 
and there are no regulated trees on the subject site or on adjoining land that would be affected by 
the development. There are two street trees that are impacted and proposed to be removed to 
facilitate driveway access should the division be supported. 
 
The site is relatively flat and currently contains a detached dwelling and associated outbuilding.  
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The locality consists of residential land uses of varying architectural styles. More recent infill 
development has occurred in close proximity to the subject site and in the wider locality. Similar 
type divisions can be seen directly east of the subject land at 30 and 32 White Avenue. These sites 
range from 376 - 380m2 in area with 10m wide frontages (See Figures 2 and 3 below).  
 

 
Figure 1 - Subject site 
 

 
Figure 2 - Two story semi-detached dwellings at 32 and 32A White Avenue 
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Figure 3 - Detached dwellings at 30A and 30B White Avenue 
 
 
Henley Beach Road is located approximately 500m from the site to the south. 
 
The subject land and locality are shown in the photos, aerial imagery and maps below. 
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RELEVANT APPLICATIONS 
211/1124/2019 - two, two-storey semi-dwellings - pending outcome of land division 
 
 
PROPOSAL 
The application seeks Development Plan Consent, Land Division Consent and Development 
Approval for a Torrens Title land division to create one (1) additional allotment for the purpose of 
semi-detached dwellings with reciprocal party wall rights. The details of this application are as 
follows: 
 

• The existing allotment is to be split into two Torrens Title allotments measuring 374m2 and 
375m2 with frontage widths of 9.9m and 9.91m respectively; 

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

The application is a Category 1 form of development pursuant to Schedule 9, clause 5 of the 
Development Regulations 2008. 
 
As the proposal is Category 1, public notification was not required to be undertaken.  
 
INTERNAL REFERRALS 

Department  Comments  
City Operations • Council's Arboriculture Officer supports the removal of the two 

existing street trees (Corymbia ficifolia - red flowering gum) to 
facilitate future development of the proposed allotments. 

 
 
 
EXTERNAL REFERRALS 

Department  Comments  
SCAP • SCAP has raised no concerns with the proposal. Standard 

conditions of consent have been recommended should the 
application be supported. 

 
SA Water • SA Water has raised no concerns with the proposal. The 

developer will be required to meet the requirements of SA Water 
for the provision of water and sewerage services. Standard 
conditions of consent have been recommended should the 
application be supported. 

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

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

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

 
DEVELOPMENT PLAN 

PROVISIONS 
 

STANDARD 
ASSESSMENT 

Proposed 
allotment 101 

Proposed 
allotment 102 

 
SITE AREA  
Low Density Policy Area 21 
PDC 3  
 

 
420m² (min.) 

 
 

 
374m² (min) 

 
Does not 

satisfy 
by 11% 

 

 
375m² (min) 

 
Does not 
satisfy 
by 11% 

 
SITE FRONTAGE  
Low Density Policy Area 21 
PDC 3  

 
12m 

 
 

 
9.90m 

  
Does Not 
Satisfy 

by 17.5% 
 

 
9.91m 

  
Does Not 
Satisfy 

by 17.5% 

 
 
ASSESSMENT 
In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Land Use  
With respect to land use, the development proposes a land division to facilitate two semi-detached 
dwellings. Within Low Density Policy Area 21, land divisions are envisaged where they preserve 
the pattern of rectangular allotments that have a direct street frontage. The division as proposed 
achieves this. 
 
Principle of Development Control (PDC) 1 within Policy Area 21 specifically states that a semi-
detached dwelling is an envisaged use. On this basis, it is considered that the land division 
facilitating the potential use of the site for semi-detached dwellings is appropriate. 
 
The Development Plan provisions relating to land use are therefore considered to be appropriately 
met. 
 
Desired Character and Pattern of Development 
The desired character implicitly states that the policy area will have a low density character, 
however there will be a denser allotment pattern and some alternative dwelling types. It is noted in 
the statement that buildings will be up to 2 storeys in height. 
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The proposed pattern of development is consistent with the existing pattern of development, which 
is variable having regard to the amount of redevelopment occurring across the locality, in particular 
to the east. There are several examples of single dwellings on allotments and allotments that have 
been split into two to three Torrens Title allotments of similar site areas and frontages. The 
proposed development is consistent with this variability as it proposes a split into two Torrens Title 
allotments. Furthermore, the applicant intends to construct two semi-detached dwellings as shown 
on the indicative plans. The plans clearly show that dwellings can be appropriately sited on 
allotment areas of 374-375 square metres. This is further reinforced with the semi-detached 
dwellings abutting to the rear of the subject site at 32 White Avenue. 
 
On balance, it is considered that the proposed development is consistent with the Desired 
Character and Pattern of Development sought within the policy area. 
 
Site Area and Frontage 
As stated previously, the Desired Character Statement for Low Density Policy Area 21 states that 
the policy area will have a low density character. On this basis, there will be a denser allotment 
pattern comprising alternative dwelling types such as semi-detached and row dwellings to take 
advantage of the variety of facilities located within Centres Zones. Furthermore, the statement 
discourages battleaxe type subdivision so to preserve the rectangular allotment patterns. The 
division does not propose a battleaxe configuration of division and preserves the regular 
rectangular pattern of division, thus satisfying the Development Plan in this regard. 
 
By way of density, the 30 Year Plan for Greater Adelaide defines low density as being less than 35 
dwelling units per hectare. By this calculation, 2.5 dwellings would be permissible on the existing 
site to maintain a low density character. As the site is proposed to be split into two allotments, the 
application is consistent with the intent of the Desired Character Statement in that the low density 
character will be maintained. 
 
As this application for division is not accompanied by a land use application, PDC 6 of Low Density 
Policy Area 21 requires that land divisions should create allotments with an area greater than 420 
square metres, and a minimum frontage width of 12 metres. The division as proposed does not 
satisfy either of these quantitative requirements, however their appropriateness is described below.  
 
The appropriateness of the less than envisaged site area and frontages can be illustrated in two 
ways, the first being whether a functional and compliant dwelling can be accommodated on the 
reduced site area/frontages and second, whether or not these shortfalls are consistent with the 
prevailing character of the locality.  
 
Based on the indicative plans provided with the application (Appendix 2), it is considered that the 
reduced site area and frontages can appropriately accommodate a dwelling and still satisfy the 
Development Plan requirements relating to setbacks, open space and car parking.  
 
The second test to gauge the suitability of the site area is how it responds to the prevailing 
character in the immediate and wider locality. 
 
Based on Figure 4 and Table 1 below, it is clear that the locality is transitioning to smaller, Torrens 
Title allotments with reduced frontage widths than that of the existing more traditional allotments. 
There are several examples of similar divisions with comparable site areas and frontage widths to 
the division proposed within the broader locality and the same zoning. These are highlighted in 
blue below. It is noted that a variety of dwelling types have been approved, ranging from detached 
to semi-detached and both single and two storey built forms. A number of these divisions have 
occurred in White Avenue east to north east of the subject land. Although some of the land 
divisions in locality may have been assessed under older Development Plan provisions, the 
majority of the divisions as shown in Table 1 that are used to justify the current development, are 
more recent divisions, including the allotments directly to rear of the subject site. 
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Figure 4 - Similar development created in the area 
 
 

Address Site Area Frontage Width 
30 White Avenue 377 square metres 10 metres 
30A White Avenue 380 square metres 10 metres 
30B White Avenue 376 square metres 10 metres 
32 White Avenue 377 square metres 10 metres 
32A White Avenue 376 square metres 10 metres 
36 White Avenue 376 square metres 10 metres 
36A White Avenue 375 square metres 10 metres 
44A White Avenue 370 square metres 10 metres 
44B White Avenue 345 square metres 9 metres 
44C White Avenue 340 square metres 9 metres 
46 White Avenue 360 square metres 9 metres 
46A White Avenue 341 square metres 9 metres 
Table 1 - Some comparable land divisions in the same zone and locality  
 
Taking a balanced approach, it is considered that the outcome proposed is an appropriate one 
taking into consideration that the development is consistent with recent land divisions within the 
broader locality and the overall intent of the Development Plan. Table 1 above further illustrates 
this point. 
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SUMMARY 
The application is considered to be an appropriate balance between the maximum potential scale 
of development achievable on the site whilst respecting the amenity and prevailing character of 
adjoining properties and the broader locality. 
 
Having considered all the relevant provisions of the Development Plan, the proposal is not 
considered to be seriously at variance with the Development Plan.  
 
On balance the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 12 July 2018 and warrants 
Development Plan consent, Land Division consent and Development Approval. 
 
 
RECOMMENDATION 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent, Land Division Consent and Development 
Approval for Application No. 211/823 /2019 by Mark Wundenberg to undertake the Land division - 
Torrens Title; SCAP No. 211/D100/19; Create one (1) additional allotment for the purpose of semi-
detached dwellings with reciprocal party wall rights at 33 Lorraine Avenue, Lockleys (CT5676/303) 
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: 

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

 
Land Division Consent Conditions 
Council requirements:  
Nil 
 
State Commission Assessment Panel Requirements 
 
2.  The financial requirements of SA Water shall be met for the provision of water supply and 

sewerage services. 
 
 On receipt of the developer details and site specifications an investigation will be carried out to 

determine if the connections to your development will be standard or non-standard fees. 
 
 On approval of the application, it is the developers/owners responsibility to ensure all internal 

pipework (water and wastewater) that crosses the allotment boundaries has been severed or 
redirected at the developers/owners cost to ensure that the pipework relating to each allotment 
is contained within its boundaries. 

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

$7616/allotment).  
 

 Payment may be made by credit card via the internet at www.edala.sa.gov.au or by phone 
(7109 7018), by cheque payable to the Department of Planning, Transport and Infrastructure 
and marked "Not Negotiable" and sent to GPO Box 1815, Adelaide 5001 or in person, at Level 
5, 50 Flinders Street, Adelaide. 
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4.  A final plan complying with the requirements for plans as set out in the Manual of Survey 

Practice Volume 1 (Plan Presentation and Guidelines) issued by the Registrar General to be 
lodged with the State Commission Assessment Panel for Land Division Certificate purposes. 

 
 
 
Attachments 
1. Provision Table   
2. Development Plans   
3. Referral responses     
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6.6 10 Grallina Street, LOCKLEYS 
Application No  211/974/2019 
 
DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF DEVELOPMENT Combined Application - Land division - Torrens Title; 
SCAP No. 211/D108/19; Creating one (1) additional 
allotment, construction of a carport to existing 
dwelling and construction of a two storey detached 
dwelling 

APPLICANT Town Planning Advisors 
APPLICATION NUMBER 211/974/2019 
LODGEMENT DATE 4 October 2019 
ZONE Residential Zone 
POLICY AREA Low Density Policy Area 21 
APPLICATION TYPE Merit 
PUBLIC NOTIFICATION Category 1 
REFERRALS Internal 

• City Assets 
• Arboriculture Advisor 

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

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

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

RECOMMENDATION Support with conditions 
AUTHOR Rachel Knuckey 

 
 
SUBJECT LAND AND LOCALITY 

The subject land is formally described as Allotment 39 in Deposited Plan 4495 in the area named 
Lockleys Hundred of Adelaide, Volume 5692 Folio 313, and is more commonly known as 10 
Grallina Street, Lockleys. The subject site is mostly rectangular in shape with an 18.61 metre (m) 
wide frontage to Grallina Street (excluding corner cut-off), a secondary frontage to Boston Avenue 
of 41.14m and a site area of 914 square metres (m2). 
 
It is noted that there are no easements, encumbrances or Land Management Agreements on the 
Certificate of Title. 
 
The site currently contains a single storey dwelling, a garage and several shade structures. The 
land is relatively flat 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 with predominantly detached dwellings at 
low densities. A mix of conventional and modern dwelling styles of up to two storeys has resulted 
in a diverse built form character. While some recent subdivision has resulted in alterations to the 
original allotment pattern, road frontages are typically 15 metres or more in width. 
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The amenity of the locality is considered moderate to high, which is attributed to the large 
allotments with wide frontages, modest scale dwellings, vegetated front yards and open style 
fencing.  
 
The subject site and locality are shown on the following aerial image and locality plan. 
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PROPOSAL 

The application is for a ‘combined’ land division and dwelling proposal. 
 
The proposed division of land comprises a Torrens Title land division to create one additional 
allotment (one allotment into two). The proposed allotments will be 541m² and 373m² in area and 
will maintain a frontage of 18.61m to Grallina Street and have frontages of 23.64m and 17.5m to 
Boston Avenue. The proposed allotments are being created for residential purposes (i.e. a 
detached dwelling). 
 
The application includes the construction of a two-storey detached dwelling on proposed Lot 121, 
with the existing dwelling on Lot 120 to be retained. The proposed dwelling is of a modern design 
with articulated building facades that recessed fenestration, a framed front portico and feature 
stone cladding. External materials and finishes include rendered Hebel cladding (surfmist), a 
Colorbond© garage door, aluminium frame windows and doors and Colorbond© metal roof 
sheeting (monument). 
 
The main front wall of the dwelling will be setback a minimum of 4.3 metres from the road 
boundary at ground level with the upper level setback further at 5.2 metres. 
 
A single-bay carport is to be constructed on the eastern side of the existing dwelling to be 
accessed off Grallina Street. The carport is designed with a flat roof and Colorbond© sheet metal 
roof cladding. 
 
A mix of landscaping will be provided along the road frontage and perimeter boundaries of the 
proposed dwelling. 
 
The relevant plans and documents are contained in Attachment 2. 
 
 
PUBLIC NOTIFICATION 

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

Department  Comments  
City Assets  • The FFLs of the proposed development (8.55 minimum) have 

been assessed as satisfying minimum requirements (8.03) in 
consideration of street and/or flood level information. 
 

• The proposed crossover for the existing dwelling is in direct 
conflict with existing street tree.  

 
• The proposed new dwelling is located in an unconsolidated area 

with frontage wider than 18m. As such it is believed that on street 
parking is not a major issue for this area at this stage or in near 
future. Hence City Assets will support a 5.4m wide crossover for 
Dwelling 1 with 0.3m flaring on both sides (5.4m at boundary and 
6.0m at kerbline) for this development.  
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• The garage dimension as measured in 'Site & Drainage Plan' 

(ZA, Ref: 2191105, dated 21/11/2019) has been assessed as 
satisfying minimum requirements. 

 
• The garage setback distance as measured in 'Site & Drainage 

Plan' (ZA, Ref: 2191105, dated 21/11/2019) has been assessed 
as satisfying minimum requirements. 

 
• The public kerbside space available for bin presentation has 

been assessed as satisfying minimum requirement. 
 
• Stormwater detention is not required for this development. 
 

Arboriculture 
Advisor 

• As a result of the proposed crossover, an existing Jacaranda 
mimosifolia street tree will need to be removed. 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. A fee of $1150.00 will be required prior to the 
commencement of any work. 

 
 
 
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 3. 
 
 
RELEVANT DEVELOPMENT PLAN PROVISIONS 

The subject land is located within the Residential Zone and, more specifically, Low Density Policy 
Area 21 as described in the West Torrens Council Development Plan consolidated 12 July 2018. 
 
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. 
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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. 
 
Low Density Policy Area 21 - Desired Character: 
 
This policy area will have a low density character. In order to preserve this, development will 
predominantly involve the replacement of detached dwellings with the same (or buildings in the 
form of detached dwellings). 
 
There will be a denser allotment pattern and some alternative dwelling types, such as semi-
detached and row dwellings, close to centre zones where it is desirable for more residents to live 
and take advantage of the variety of facilities focused on centre zones. Battleaxe subdivision will 
not occur in the policy area to preserve a pattern of rectangular allotments developed with 
buildings that have a direct street frontage. In the area bounded by Henley Beach Road, Torrens 
Avenue and the Linear Park, where the consistent allotment pattern is a significant positive feature 
of the locality, subdivision will reinforce the existing allotment pattern. 
 
Buildings will be up to 2 storeys in height. Garages and carports will be located behind the front 
façade of buildings. Buildings in the area bounded by Henley Beach Road, Torrens Avenue and 
the Linear Park will be complementary to existing dwellings through the incorporation of design 
features such as pitched roofs, eaves and variation in the texture of building materials. 
 
Development will be interspersed with landscaping, particularly behind the main road frontage, to 
enhance the appearance of buildings from the street as viewed by pedestrians, provide an 
appropriate transition between the public and private realm and reduce heat loads in summer. Low 
and open-style front fencing will contribute to a sense of space between buildings. 
 
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: 
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QUANTITATIVE ASSESSMENT 
 

 
DEVELOPMENT PLAN 

PROVISIONS 
 

STANDARD ASSESSMENT 

 
SITE AREA  
Low Density Policy Area 21 
PDC 3 

 
Detached Dwelling 

420m²(min.) 
 
 

 
Lot 120 - 541m² 
Lot 121 - 373m² 

Does not satisfy 

 
SITE FRONTAGE  
Low Density Policy Area 21 
PDC 3 
 

 
Detached Dwelling 12m 

 
 

 
Lot 120 - 18.61 (existing) 

Lot 121 - 17.5m² 
Satisfies 

 
SITE COVERAGE  
Residential Development 
 

 
Not specified 

 
Lot 120 - 38% 
Lot 121 - 51% 

 
STREET SETBACK  
Residential Zone 
PDC 8 

 
0-2m - the same as one of the 

adjacent buildings 
>2m - at least the average of 

the adjacent buildings 
 

 
4.3m - main face 

 (adjoining building - 2.25m) 
Satisfies 

 

 
SIDE/REAR SETBACKS 
Residential Zone 
PDC 11 

 
0/1m (ground floor) 

2m (upper floor) 
 

 
Ground level - 1m & 2.9m (garage 

wall on boundary) 
Upper level - 2.9m & 3.4mm 

Satisfies 
 

 3m (ground floor) 
8m (upper floor) 

Ground level - 3.74m 
Upper level - 8m 

Satisfies 
 

 
PRIVATE OPEN SPACE 
Residential Development 
PDC 19 

 
300-500m² 

- 60m² (min.), of which 10m² 
may comprise balconies, roof 
patios and the like, provided 

they have a minimum 
dimension of 2m. 

-Minimum dimension 4m. 
- 16m² (min.) at the rear of 
side of dwelling, directly 

accessible from a habitable 
room. 

 
>500m² 

80m² 
 

 
Lot 120 - 85m² 

Lot 121 - 120m² 
Satisfies 
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BUILDING HEIGHT 
Residential Zone 
PDC 6 
 

 
Two storey maximum 

Maximum side wall height of 
6m  

 

 
Two storey 

7.65 max height 
Satisfies 

 
 
CARPARKING SPACES  
Transportation and Access 
PDC 33 

 
2 car parking spaces 

required, at least 1 of which is 
covered 

 
2 spaces min per dwelling 

Satisfies 
 

 
OVERLOOKING 
Residential Development 
PDC 37 

 
Upper level, windows, 

balconies, terraces & decks 
that overlook habitable room 

windows or private open 
space require sill height or 

permanent screen minimum 
of 1.7m above floor level 

 

 
Side and rear upper level windows to 

have raised sills to height of 1.7m 
above FFL. 
Satisfies 

 
 

 
OVERSHADOWING 
Residential Development 
PDC 10, 11, 12, 13 

 
Protect winter sunlight to 
adjacent dwellings' north 
facing windows, private open 
space and solar panels 

 
Rear yard and main habitable room 

windows of southern neighbour would 
receive in excess of two hours of 

direct sunlight. 
Satisfies 

 
 
 
ASSESSMENT 

In assessing the merits or otherwise of the application, the proposed development is discussed 
under the following sub headings: 
 
Land Division 
Principle of Development Control (PDC) 3 and 6 of Low Density Policy Area 21 prescribe a 
minimum allotment area of 420m² and a frontage width of 12m for a detached dwelling. While 
proposed Lot 120 is well in excess of 420m², Lot 121 that will contain the proposed dwelling has a 
site area of 373m², which is 47m² less than the minimum site area requirement. This shortfall is not 
considered to be significant in the overall context of the subject land given that the average 
allotment size would be 457m². The wide frontages of 23.64m and 17.5m to Boston Street would 
ensure the site area shortfall for Lot 121 would not be readily perceivable from the street. 
 
The intent of minimum allotment sizes is to achieve a residential density that is consistent with the 
desired character for the area. The desired character for Low Density Policy Area 21 is seeking 
allotments at low densities with a "denser allotment pattern and some alternative dwelling types, 
such as semi-detached and row dwellings, close to centre zones where it is desirable for more 
residents to live and take advantage of the variety of facilities focused on centre zones". 
 
As the subject land is located in relative close proximity to a Local Centre (the site is only 16 
metres outside of the 400m centres area) and is accessible to high frequency public transport 
services along Rowells Road and Henley Beach Road, the proposal would contribute positively to 
the desired character. 
 
The proposed frontages are well in excess of the minimum width of 12 metres and therefore the 
existing and proposed dwellings would maintain the existing development pattern and streetscape 
character. 
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It has also been demonstrated by the built form proposal that the new allotment is large enough for 
the proposed dwelling to reasonably satisfy the relevant quantitative requirements relating to 
building height and scale, private open space, site coverage and vehicle access and 
manoeuvrability. 
 
Dwelling Density and Desired Character 
The Desired Character for Low Density Policy Area 21 seeks to maintain a "low density character", 
with detached dwellings being the preferred form of development. The proposal will retain the 
existing detached dwelling fronting Grallina Street and construct a new two storey detached 
dwelling within the existing rear yard (i.e. corner cut-off). The overall density of the development is 
considered low and the proposed site areas would not compromise the spatial characteristics and 
built form relationship with the street and adjoining properties. 
 
From a streetscape perspective, the proposed detached dwelling would not appear cramped or 
visually overbearing due to the wide frontage and spatial separation to side and rear boundaries. 
 
Accordingly, the overall dwelling density and allotment layout of the proposal is considered 
compatible with the existing and desired built form characteristics of the locality. 
 
Services & Infrastructure 
PDC 1 of the Land Division module requires new allotments to be capable of being serviced 
economically and conveniently with public utilities and formed all-weather public roads. 
 
As required by Section 33 of the Development Act 1993 and Regulation 54 of the Development 
Regulations 2008, the applicant will be required to provide all necessary road, sewer, electricity 
and stormwater infrastructure prior to Council issuing clearance to the State Commission 
Assessment Panel. 
 
Existing road, sewer, electricity and stormwater services are readily accessible to the proposed 
allotments. The proposal therefore satisfies PDC 1 of the Land Division module. 
 
Design and Appearance 
The proposed dwelling is of a modern design with articulated building facades that displays 
recessed fenestration, a framed front portico and feature stone cladding. External materials and 
finishes include rendered Hebel cladding (surfmist), a Colorbond© garage door, aluminium frame 
windows and doors and Colorbond© metal roof sheeting (monument). 
 
The upper level is located well within the ground floor building envelope and includes recesses and 
set-ins to break up the building mass and to provide visual interest. The façades include windows 
to both the ground and upper floors to facilitate passive surveillance of the adjacent public and 
internal roads and the dwelling entrance is readily identifiable. 
 
The Desired Character for the policy area envisages building heights up to two storeys. The 
proposed building height is therefore considered appropriate. 
 
Overall, the design and appearance of the proposed development is considered to adequately 
address the relevant provisions of the Development Plan, and in particular Objective 1 and 
Principle of Development Control 1, 2 and 5 of the General Section (Design and Appearance). 
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Boundary Setbacks 
The front of the proposed dwelling is setback 4.3 metres at ground level and 5.2 metres at the 
upper level. The Development Plan provisions require front building setbacks to be complementary 
to those of adjacent buildings. As the existing dwelling has a wall on the Boston Avenue frontage 
and the adjoining dwelling on the southern side is setback approximately 5.5 metres from the road 
boundary, the proposed setbacks would be greater than the average setback of the two adjoining 
buildings. The proposal therefore satisfies PDC 8 of the Residential Zone. 
 
The ground and upper levels of the dwelling satisfy the side and rear setback parameters of PDC 
11 of the Residential Zone. 
 
The proposed garage wall on the southern boundary is of a size that is consistent with a wall that 
could be constructed 'as of right' under Schedule 4 of the Development Regulations 2008. 
 
Overlooking 
The proposed two storey dwelling has been designed with all side and rear upper storey window 
openings having raised sills to a height of 1.7 metres above the floor level. 
 
The proposed privacy measures are considered adequate in preventing ‘direct’ views from the 
upper storey windows into the habitable room windows and yard areas of adjoining properties. The 
proposal therefore satisfies PDC 27 of the General Section (Residential Development). 
 
Overshadowing 
Given the two storey scale of the proposed building and the east to west orientation of the new 
allotment, it is reasonable to expect that some shadow would be cast over the adjoining properties 
to the south, particularly during winter months. 
 
Although shadow diagrams have not been provided, it is evident that the shadow cast over the 
adjoining property at 8 Boston Avenue would primarily affect the northern side of the dwelling, 
which mostly contains bedroom windows. The main living room windows are located to the rear of 
the dwelling, as is a swimming pool and the main usable yards areas. The small size of the 
proposed upper storey wall on this side and the boundary setback of 2.9 metres would minimise 
the extent of shadowing so that the living room windows and rear yard of the adjoining property 
receive at least two hours of natural light pm during winter. 
 
The proposal is considered to satisfy Principle of Development Control 10, 11 and 12 of the 
General Section (Residential Development). 
 
Vehicle Access and Car Parking 
A new vehicle access is to be provided for the existing dwelling on Lot 120 from Grallina Street. 
Driveway access for the proposed dwelling on Lot 121 will be via an existing crossover. There 
would be adequate lines of sight for both access points. In terms of street obstructions, Council's 
Horticultural Department supports the removal of an existing street tree on Grallina Street. The 
existing and proposed access arrangements are therefore considered safe and convenient in 
accordance with PDC 24 of the General Section (Transportation and Access). 
 
When assessed against Table WeTo/2 – Off Street Vehicle Parking Requirements, there is a 
requirement for at least two car parking spaces for each dwelling, with one space to be covered. 
The proposal includes a new carport for the existing dwelling and there is sufficient area in front of 
the carport for a tandem visitor space. The proposed dwelling is provided with two covered spaces 
within the garage and at least one tandem visitor space in front of the garage. The on-site car 
parking provision satisfies PDC 34 of the General Section (Transportation and Access). 
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Private Open Space 
The existing and proposed dwellings will be provided with 85m² and 120m² of private open space 
respectively. The amount of the private open space for each dwelling would satisfy PDC 19 of the 
General Section (Residential Development). 
 
The rear yards of the dwellings would achieve the minimum dimension guidelines and are 
therefore considered acceptable. Suitable private open space for entertaining, clothes drying and 
other domestic functions is therefore provided for occupants of the dwellings. 
 
Landscaping 
The proposal is considered to meet the minimum landscaping requirement of 10 percent of the 
site. The applicant has provided a landscaping proposal for the development. The landscaping 
includes a variety of small trees, shrubs and grasses to the front and rear yards of the proposed 
dwelling that assist in softening the built form and fencing whilst also providing cooling effects to 
the hard paved surfaces.   
 
PDC 4 of the General Section (Landscaping, Fences and Walls) is therefore satisfied. 
 
Stormwater and Flood Management 
A stormwater management plan has prepared by Zafiris & Associates Pty Ltd. Stormwater runoff 
from the roof of the dwelling will be directed to a detention/retention tank with a minimum capacity 
of 2000L. The tank will be plumbed to the dwelling and overflow will discharged to the street water 
table in accordance with Council's standard requirements. 
 
The stormwater management measures are considered to satisfy the requirements of Council's 
City Assets Department. 
 
New carport for existing dwelling 
The proposed flat-roofed carport to the eastern side of the existing dwelling satisfies General 
Section - Residential Development PDCs 14 and 16 in that the roof form and pitch complement the 
associated dwelling and is designed with appropriate front and side setbacks that will not impact 
the streetscape character or the neighbouring residential allotment. 
 
 
SUMMARY 

When balanced against the existing site and locality characteristics and the Desired Character for 
Low Density Policy Area 21, the proposed division of land and associated dwelling 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 existing pattern and built form characteristics of the locality. 
With the exception of a site area shortfall, the proposal satisfies the relevant quantitative provisions 
of the Development Plan. 
 
Having considered all the relevant Objectives and Principles of the Development Plan, the 
proposal is not considered to be seriously at variance with the Development Plan. 
 
On balance, the proposed development sufficiently accords with the relevant provisions contained 
within the West Torrens Council Development Plan Consolidated 12 July 2018 and warrants 
Development Plan Consent and Land Division Consent. 
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RECOMMENDATION 
The Council Assessment Panel, having considered all aspects of the report, the application for 
consent to carry out development of land and pursuant to the provisions of the Development Act 
1993 resolves to GRANT Development Plan Consent and Land Division Consent for Application 
No. 211/974/2019 by Town Planning Advisors for Combined Application - Land division - Torrens 
Title; SCAP No. 211/D108/19; Creating one (1) additional allotment, construction of a carport to 
existing dwelling and construction of a two storey detached dwelling at 10 Grallina Street, Lockleys 
(CT5692/313) 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: 
• Plan of Division prepared by Donaghey Surveyors Pty Ltd with Reference F253919 
• Site / Floor Plans & Elevations prepared by Visual Lines (Drawing No. VL19-42, Sheet 1 

of 2 dated 30/10/19) 
• Carport Elevations prepared by Visual Lines (Drawing No. VL19-42, Sheet 2 of 2 dated 

30/10/19) 
• Colour Schedule prepared by Visual Lines (Drawing No. VL19-42, Sheet 3 of 3 dated 

13/12/19) 
• Site & Drainage Plan prepared by Zafiris & Associates (Job No. 2191105, Drawing No. 

CFS dated 21/11/19) 
• Stormwater Drainage Calculations prepared by Zafiris & Associates 

 
Reason:  To ensure that the proposal is developed in accordance with the plans and 

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

recognised engineering best practices to ensure that stormwater does not adversely affect any 
adjoining property or public road and, for this purpose, stormwater drainage will not at any 
time: 
a) Result in the entry of water into a building; or 
b) Affect the stability of a building; or 
c) Create unhealthy or dangerous conditions on the site or within the building; or 
d) Flow or discharge onto the land of an adjoining owner; or 
e) Flow across footpaths or public ways. 

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

stormwater. 
 
3. 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 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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5. All landscaping shall be planted in accordance with the approved plans (Site Plan prepared by 

Visual Lines Building Design dated 13 December 2019) 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. 

 
6. The side and rear upper storey windows of the proposed dwelling 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. 

 
Land Division Consent Conditions 
 
SCAP Requirements 
 
7. The financial requirements of SA Water 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 
nonstandard fees. 

 
 On approval of the application, it is the developers/owners responsibility to ensure all internal 

pipework (water and wastewater) that crosses the allotment boundaries has been severed or 
redirected at the developers/owners cost to ensure that the pipework relating to each allotment 
is contained within its boundaries. 

 
8. Payment of $7616.00 into the Planning and Development Fund (1 allotment(s) @ 

$7616.00/allotment). Payment may be made by credit card via the internet at 
www.edala.sa.gov.au or by phone (7109 7018), by cheque payable to the Department of 
Planning, Transport and Infrastructure and marked "Not Negotiable" and sent to GPO Box 
1815, Adelaide 5001 or in person, at Level 5, 50 Flinders Street, Adelaide. 

 
9. 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. 

 
 
Attachments 
1. Relevant Development Plan Provisions   
2. Proposal Plans & Documents   
3. Referral Responses    
 



Council Assessment Panel  Item 6.6 - Attachment 1 

10 March 2020 Page 302 

 



Council Assessment Panel  Item 6.6 - Attachment 2 

10 March 2020 Page 303 

 
  



Council Assessment Panel  Item 6.6 - Attachment 2 

10 March 2020 Page 304 

 
  



Council Assessment Panel  Item 6.6 - Attachment 2 

10 March 2020 Page 305 

 
  



Council Assessment Panel  Item 6.6 - Attachment 2 

10 March 2020 Page 306 

 
  



Council Assessment Panel  Item 6.6 - Attachment 2 

10 March 2020 Page 307 



Council Assessment Panel  Item 6.6 - Attachment 2 

10 March 2020 Page 308 

 
  



Council Assessment Panel  Item 6.6 - Attachment 2 

10 March 2020 Page 309 

 
  



Council Assessment Panel  Item 6.6 - Attachment 2 

10 March 2020 Page 310 

 
  



Council Assessment Panel  Item 6.6 - Attachment 2 

10 March 2020 Page 311 

 
  



Council Assessment Panel  Item 6.6 - Attachment 2 

10 March 2020 Page 312 



Council Assessment Panel  Item 6.6 - Attachment 3 

10 March 2020 Page 313 

 
  



Council Assessment Panel  Item 6.6 - Attachment 3 

10 March 2020 Page 314 

  



Council Assessment Panel  Item 6.6 - Attachment 3 

10 March 2020 Page 315 

  



Council Assessment Panel  Item 6.6 - Attachment 3 

10 March 2020 Page 316 

  



Council Assessment Panel  Item 6.6 - Attachment 3 

10 March 2020 Page 317 

 
  



Council Assessment Panel  Item 6.6 - Attachment 3 

10 March 2020 Page 318 

 
  



Council Assessment Panel  Item 6.6 - Attachment 3 

10 March 2020 Page 319 

  



Council Assessment Panel  Item 6.6 - Attachment 3 

10 March 2020 Page 320 

  



Council Assessment Panel  Item 6.6 - Attachment 3 

10 March 2020 Page 321 

  



Council Assessment Panel  Item 6.6 - Attachment 3 

10 March 2020 Page 322 

  



Council Assessment Panel  Item 6.6 - Attachment 3 

10 March 2020 Page 323 

  



Council Assessment Panel  Item 6.6 - Attachment 3 

10 March 2020 Page 324 

 
  



Council Assessment Panel  Item 6.6 - Attachment 3 

10 March 2020 Page 325 

 
  



Council Assessment Panel Agenda 10 March 2020 

Page 326 

7 CONFIDENTIAL REPORTS OF THE ASSESSMENT MANAGER    
Nil  

 

8 SUMMARY OF COURT APPEALS 
8.1 Summary of ERD Court matters, items determined by SCAP/Minister/Governor and 

deferred CAP items - March 2020 
Brief 
This report presents information in relation to: 
 

1. any planning appeals before the Environment, Resources and Development (ERD) Court;  
2. any matters being determined by the State Commission Assessment Panel (SCAP);  
3. any matters determined by the Minister of Planning (Section 49); 
4. any matters determined by the Governor of South Australia (Section 46); and 
5. any deferred items previously considered by the Council Assessment Panel. 

 
 
Development Application appeals before the ERD Court 
Nil 
 
Matters pending determination by SCAP 
Reason for 
referral 

DA number Address Description of development 

Schedule 10 211/M030/18 192 ANZAC Highway, 
GLANDORE 

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

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

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

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

 
 
Matters pending determination by the Minister of Planning 
Reason for 
referral 

DA number Address Description of development 

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

Integrated emergency 
services sector headquarters 
precinct comprising a multi-
storey office building, multi-
desk car park, hardstand 
area, a storage building with 
landscaping and other 
ancillary works 
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Section 49 211/G003/20 1 Africaine Road, WEST 
BEACH 
 

Boundary realignment 

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

Boundary re-alignment 

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

Community division 

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

Variation - removal of east-
west internal road 

 
 
Matters pending determination by the Governor of South Australia 
Nil 
 
Deferred CAP Items 
Nil 
 
Conclusion 
This report is current as at 2 March 2020. 
 
RECOMMENDATION 
The Council Assessment Panel receive and note the information.  
 

Attachments 
Nil  
 

 

 

 

 

 

 

 

 

 

 

 

9 OTHER BUSINESS 
 

10 MEETING CLOSE 
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