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

COUNCIL ASSESSMENT PANEL 

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

Public access will be via livestream only 

on 

TUESDAY, 18 JANUARY 2022  
at 5.00pm 

Representors and applicants eligible to be heard will be provided  
with log-in details prior to the meeting. 

Public access to the meeting will be livestream only. Access via the following internet 
address: https://www.westtorrens.sa.gov.au/livestream

Hannah Bateman 
Assessment Manager 

City of West Torrens Disclaimer 

Council Assessment Panel 

Please note that the contents of this Council Assessment Panel Agenda have yet to be considered 
and deliberated by the Council Assessment Panel therefore the recommendations may be adjusted or 
changed by the Council Assessment Panel in the process of making the formal Council Assessment 
Panel decision. 

Note: The plans contained in this Agenda are subject to copyright and should not be copied 
without authorisation.
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1 MEETING OPENED 

1.1 Acknowledgement of Country  

1.2 Evacuation Procedures 

2 PRESENT 

3 APOLOGIES  

4 CONFIRMATION OF MINUTES  

RECOMMENDATION 

That the Minutes of the meeting of the Council Assessment Panel held on 14 December 2021 be 
confirmed as a true and correct record. 

5 DISCLOSURE STATEMENTS  

In accordance with section 7 of the Assessment Panel Members – Code of Conduct the following 
information should be considered by Council Assessment Panel members prior to a meeting: 

A member of a Council Assessment Panel who has a direct or indirect personal or pecuniary 
interest in a matter before the Council Assessment Panel (other than an indirect interest that exists 
in common with a substantial class of persons) –  

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

extent of the interest to the panel; and 

b. must not take part in any hearings conducted by the panel, or in any deliberations or 

decision of the panel, on the matter and must be absent from the meeting when any 

deliberations are taking place or decision is being made. 

If an interest has been declared by any member of the panel, the Assessment Manager will record 
the nature of the interest in the minutes of meeting. 
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6 REPORTS OF THE ASSESSMENT MANAGER  

6.1 TRANSITIONAL APPLICATIONS 

6.1.1 11 Shaw Avenue, RICHMOND 

Application No  211/349/2021 

Appearing before the Panel via electronic platform will be: 

Representor/s:  Tuan Kiet Ngo and Tuan Cuong Ngo of 13 Shaw Avenue wish to appear in 
support of the representation. 

Glenn and Susan Martin of 10A Shaw Avenue wish to appear in support of the 
representation. 

Paul and Susann Xerri of 9 Shaw Avenue wish to appear in support of the 
representation. 

Applicant/s: Garth Heynen of Heynen Planning Consultants on behalf of Gurmeet Singh, the 
applicant, wishes to appear in response to the representations. 

DEVELOPMENT APPLICATION DETAILS 

DESCRIPTION OF DEVELOPMENT Combined Application: Land division - Community Title; 
SCAP No. 211/C064/21, Create four (4) additional 
allotments and common property; and construction of a 
residential flat building comprising five (5) dwellings
associated landscaping and combined retaining and 
fencing up to a height of 2.5  metres.

APPLICANT Gurmeet Singh C/- SKS Surveys 

LODGEMENT DATE 17 March 2021 

ZONE Residential  

POLICY AREA Policy Area 19 - Medium Density 

APPLICATION TYPE Merit 

PUBLIC NOTIFICATION Category 2 

REFERRALS Internal 

 City Assets 
 City Operations 
 Waste Management 

External 

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

DEVELOPMENT PLAN VERSION Consolidated 21 May 2020 

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

RECOMMENDATION Support with reserved matters and conditions  

AUTHOR Phil Smith 
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BACKGROUND 

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

SUBJECT LAND AND LOCALITY 

The subject land is formally described as Allotment 11 Deposited Plan 4121 in the area named 
Richmond, Hundred of Adelaide, Volume 5716 Folio 139, more commonly known as  
11 Shaw Avenue, Richmond.  

The subject site is an irregular shape with an 18.29 metre (m) wide frontage to Shaw Avenue and a 
site area of approximately 880 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 dwelling and outbuildings. The site is relatively flat. There are no 
Regulated Trees on the subject site or on adjoining land that would be affected by the 
development.  

The locality consists of a mixture of housing types, including detached, row and group dwellings, in 
addition to, residential flat buildings. This is largely typical in all directions leading from the subject 
site. A watercourse (creek) runs adjacent to the site's rear (northern boundary).  

South Road is located approximately 560m to the east, Richmond Road approximately 650m to the 
south and Adelaide Airport 1.5km to the west. 

The amenity of the locality is mixed. Residential land uses dominate, however there are a number 
of commercial premises located in close proximity of the site as well.  

The subject land and locality are shown on the aerial imagery and maps below. 
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Figure 1 - Subject Site, 11 Shaw Avenue 

Figure 2 - 17-19C Arthur Street 
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Figure 3 - 13-13D Arthur Street 

RELEVANT APPLICATIONS 

DA Number 
Description of 
Development 

Decision  Decision Date 

211/332/2016 Land Division - Community 
Title; DAC No 211/C067/16 
(Unique ID 54305); Create 
three additional allotments; 
and Construction of a 
residential flat building 
comprising four (4) dwellings 

Refused 30 January 2016 

The above application was refused for not providing requested further information within the 
prescribed time. 
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PROPOSAL 

The proposal comprises a combined Application: Land division - Community Title;  
SCAP No. 211/C064/21, Create four (4) additional allotments and common property; and 
construction of a residential flat building comprising five (5) dwellings and associated landscaping. 

The application is further detailed as follows: 

The application proposes a Community Title land division to create four additional allotments for 
residential purposes along with common property in the form of a shared driveway to provide 
vehicular access to the allotments. The size of the proposed allotments will be as follows: 

 Lot 1: 136.16m2 - (176m² - including common driveway) 
 Lot 2: 108.27m2 - (176m² - including common driveway) 
 Lot 3: 108.27m2 - (176m² - including common driveway) 
 Lot 4: 108.27m2 - (176m² - including common driveway) 
 Lot 5: 186.27m2 - (176m² - including common driveway) 

Based on a total site area of 880m2, it is estimated that the common property parcel will be 
approximately 232.63m2 in area. 

Dwellings 1-4 will be similar in design and layout, that is, they will be of a contemporary style using 
a range of materials and colours, and in fact each dwelling will feature the same building materials 
and colours. Detailing varies from Charcoal rendered cut outs, white pattern hebel, shale grey 
rendered hebel and Surfmist Colorbond roof cladding, all adding visual interest and articulation to 
the dwellings. 

More specifically, each dwelling will feature three bedrooms and bathroom on the upper level as 
well as a single carport and an open plan living area and kitchen area at ground level. Dwelling 5, 
more or less has similar floor plans, however also includes a balcony and study nook at upper level 
and a different footprint. 

All dwellings will be provided with a ground level area of private open space which can be 
accessed from the living area. 

The total floor area of the dwellings will range from approximately will range from 117.46m2 up to 
148.35m2. 

Landscaping is proposed across the site, with a number of tree, shrub and ground cover species 
proposed. 

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

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

Properties notified 14 properties were notified during the public notification 
process. 

Representations 3 representations were received. 

Persons wishing to be 
heard 

3 representors who wish to be heard. 

 Tuan Kiet Ngo and Tuan Cuong Ngo of 13 Shaw Avenue 
 Glenn and Susan Martin of 10A Shaw Avenue 
 Paul and Susann Xerri of 9 Shaw Avenue 

Summary of 
representations 

Concerns were raised regarding the following matters: 
 Possible encroachment of the boundary fence onto the 

adjoining property 
 Possible overlooking 
 Setbacks 
 Number of dwellings proposed 
 Congestion in the street 
 Vehicle manoeuvring within the site 
 Increase in noise 

Applicant's response to 
representations 

Summary of applicant's response: 
 The development will resolve the fencing issue with a 

survey of the property boundaries 
 The proposed site areas are consistent with Medium 

Density Policy Area 19 
 The noise associated with the residents is to be expected 

in a medium density area  
 On-street parking availability will cater for visitor parking 

requirements 
 Manoeuvrability within the site is considered to be 

acceptable 
 Obscured glazing will resolve overlooking issues on the 

east elevation 

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 City Assets have taken into account in their assessment of the application, 
matters relating to finished floors levels (FFLs), verge interaction, 
stormwater, traffic and waste management matters, as follows: 

 In this location, the typical 10m offset from the centreline of the adjacent 
creek would be sought. Based on the applicant provided plan, the 
proposed development is 10m offset from centre of creek which is 
supportable.  

The provided concept of retaining wall footings adjacent to the creek slip 
zone is acceptable. 

In accordance with the provided 'Site Drainage Plan' (AE, Ref: 
AJX2031.03-D, dated 16/09/2021) the FFLs of the proposed 
development (minimum) have been assessed as satisfying requirements 
in consideration of street and/or flood level information. 

Redundant crossovers to be reinstated. 

Driveway dimensions not satisfied at entry for passing area. 

Vehicle manoeuvrability is unsatisfactory. 

Concern regarding visitor car parking provision. 

Stormwater management is acceptable. 

Installation of a 3,000 litre rainwater tank (no detention element) is 
required for each dwelling. Rainwater tanks are to be plumbed to deliver 
recycled water to all toilets and the laundry cold water outlet (can also 
be connected to Hot Water Service if desired). 

A minimum of 90% of the dwellings roof area is to have its stormwater 
runoff directed to each rainwater tank. 

The Applicant has provided amended plans and additional information to 
address the outstanding issues identified above, and these issues are 
addressed in the assessment section of this report. 

City Operations
(Street Trees) 

A site investigation together with the information provided has revealed that 
the location for the proposed crossover is supported.   

The proposed stormwater outlet will be required to maintain a minimum 
distance of 2.0m west of the existent Lophostemon street tree located 
10.1m from the eastern boundary.  

Waste 
Management 

The Waste Management Officer has reviewed the application and has 
determined that there is sufficient verge space to present 10 bins for an 
individual waste service. 

Waste Management will support a standard waste service for each of the 
dwellings at this address. 
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EXTERNAL REFERRALS 

Department  Comments  

SCAP  Requires that conditions of land division approval be included in relation 
to SA Water, payment to the Planning & Development Fund and the 
provision of a final plan for Land Division Certificate purposes.  

SA Water  SA Water’s financial requirements shall be met for the provision of water 
supply 

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

RELEVANT DEVELOPMENT PLAN PROVISIONS 

The subject land is located within the Residential Zone and, more specifically, Policy Area 19 - 
Medium Density as described in the West Torrens Council Development Plan.  

The relevant Desired Character statements are as follows: 

Residential Zone - Desired Character

This zone will contain predominantly residential development. There may also be some small-
scale non-residential activities such as offices, shops, consulting rooms and educational 
establishments in certain locations. Non-residential activities will be complementary to 
surrounding dwellings.  

Allotments will be at very low, low and medium densities to provide a diversity of housing options 
in different parts of the zone. The range of allotment sizes will support the desired dwelling types 
anticipated in each policy area, and the minimum allotment sizes shall be treated as such in order 
to achieve the Desired Character for each policy area and, in turn, reinforce distinction between 
policy areas. Row dwellings and residential flat buildings will be common near centres and in 
policy areas where the desired density is higher, in contrast to the predominance of detached 
dwellings in policy areas where the distinct established character is identified for protection and 
enhancement. There will also be potential for semi-detached dwellings and group dwellings in 
other policy areas.  

Residential development in the form of a multiple dwelling, residential flat building or group 
dwelling will not be undertaken in a Historic Conservation Area.  

Landscaping will be provided throughout the zone to enhance the appearance of buildings from 
the street as viewed by pedestrians, provide an appropriate transition between the public and 
private realm and reduce heat loads in summer. 

Objectives 1, 2, 3 & 4  
Principles of Development Control 1, 5, 6, 7, 9, 10, 11, 12, 13 & 14 
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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.  

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)

Within 400m of a Centre Zone: 
Residential Flat Building 
150m²(avg.) 

108.27m² - 186.27m2

176m² (avg including 
driveway) 

Satisfies

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

Within 400m of a Centre Zone: 

Residential Flat Building 15m 
(complete building) 

18.29m 

Satisfies 

SITE COVERAGE  
Medium Density Policy Area 19 
PDC 3

60% (max.) 45% 

Satisfies 

PRIMARY STREET SETBACK  
Medium Density Policy Area 19 
PDC 3

3m (min.) 2.033m-3.174m 

Does Not Satisfy 
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SIDE SETBACKS 
Residential Zone 
PDC 11

Wall height <3m: 1m (min) 
Wall Height 3 - 6m: 2m (min) 
Wall height >6m: 2m + 
additional setback equal to the 
increase in wall height above 
6m.

Ground floor 
Dwelling 1: 4.23m/5.5m 
Dwelling 2: bndry/bndry 
Dwelling 3: bndry/bndry 
Dwelling 4: bndry/bndry 
Dwelling 5: bndry/4.7m 

Upper level 
Dwelling 1: 3.6m/5.5m 
Dwelling 2: bndry/bndry 
Dwelling 3: bndry/bndry 
Dwelling 4: bndry/bndry 
Dwelling 5: bndry/3m 

Does Not Satisfy 

REAR SETBACKS 
Medium Density Policy Area 19 
PDC 3

6m (min.) 1m - 4.6m 

Does Not Satisfy 

BUILDING HEIGHT 
Medium Density Policy Area 19 
PDC 3

2 storeys or  8.5m  2 storeys or 7.4m 

Satisfies 

INTERNAL FLOOR AREA 
Residential Development 
PDC 9

100m² (min.) 117.46m² - 148.35m2

Satisfies

OVERLOOKING
Residential Zone 
PDC 27 

All upper level balconies, 
terraces, desks and windows of 
habitable rooms, which overlook 
adjacent dwellings habitable 
room windows or Private Open 
Space should have either a sill 
height no less than 1.7m or 
permanent screens to a height 
of 1.7m above the finished floor 
level. 

1.7m sill height or screen 
above the upper level 

finished floor level 

Satisfies

OVERSHADOWING 
Residential Development 
PDC 10 & 11

Ensure that a minimum of 3 
hours of direct sunlight to north-
facing windows to habitable 
rooms on subject and adjacent 
sites, between 9am and 5pm on 
21 June. 

Ensure that a minimum of 2 
hours of direct sunlight to 
ground-level open space 
between 9am and 5pm on 21 
June. 

Satisfies
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STORAGE 
Residential Development 
PDC 31

8m³ (min.) >8m³ 

Satisfies 

CAR PARKING SPACES  
Transportation and Access 
PDC 34

2 car parking spaces required, 1 
of which is covered  
plus an additional 0.25 spaces 
per dwelling 

2 spaces provided for each 
dwelling, 10 spaces in total 

11.25 spaces required 

Does Not Satisfy 

LANDSCAPING 
Landscaping, Fences and Walls 
PDC 10 

10% of the site should be 
landscaping (min) 

23.2% 

Satisfies

ASSESSMENT 

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

Land Use  

Residential development in the form of residential flat buildings is envisaged within Medium 
Density Policy Area 19 as listed in PDC 1. Further, the Desired Character statements for both the 
Residential Zone and the Medium Density Policy Area envisage residential flat buildings. 
Therefore, the proposed land use is considered appropriate. 

Desired Character & Pattern of Development 

The locality mostly comprises detached dwellings, however some infill development is evident in 
the immediate locality. PDC 5 of the Medium Density Policy Area 19 seeks minimum site areas of 
150m2 for residential flat buildings as well as a minimum frontage of 15 metres to a public road.  

In responding to PDC 5, it is noted that the proposed residential development will achieve an 
average site area of 176m2 (inclusive of the common property) and will maintain a frontage of 
18.29 metres to Shaw Avenue. On this basis, the proposed residential development is considered 
consistent with the intent of PDC 5 of the Policy Area.  

The associated land division creates allotments that can appropriately accommodate dwellings that 
are generally in accordance with the provisions of the Development Plan as it relates to setbacks, 
on-site parking and provision of private open space. On this basis, the proposed site areas and 
allotment sizes are considered to be acceptable.  
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Built Form 

The dwellings are considered to be of a high design standard and are enhanced by the variety of 
materials, colours and finishes incorporated into the design. On this basis, Objective 1 and PDC 1 
of the Design and Appearance module and PDC 4 of the Residential module are satisfied. The 
variety of materials, colours and finishes of the proposed dwellings gives them a well-articulated 
appearance that permits the design to differentiate itself in a positive way from older, more 
conventional housing stock. Overall, it is considered that the proposed dwellings present well to the 
street and will make a positive contribution to the overall streetscape amenity. 

In terms of the built form, it is noted that the dwellings satisfy the building height requirements with 
overall heights of 7.4m proposed and two storeys, therefore the building height does not present  
bulk and scale issues in this regard. On this basis, PDC 3 of Medium Density Policy Area 19 is 
satisfied. 

The design of the proposed dwellings incorporates mostly pitched roofs at varying heights, which 
assists in reducing the visual bulk of the proposed dwellings while limiting overshadowing to 
adjoining properties to the west and east. 

The provisions relating to built form are therefore considered to be satisfactorily addressed. 

Noise 

With respect to amenity, it was raised as an issue by the representors that five (5) dwellings would 
generate considerable noise of which impacts on adjoining properties.  

With respect to the issue that has been raised, it is noted that Policy Area 19 envisages medium 
density dwelling development and the site has been developed with that intent. A resultant 
circumstance of a more densely developed site is an increase in noise, which is largely 
unavoidable.  

PDCs 28 and 29 of the Residential Development module deals mostly with external noise sources, 
such as pool pumps and air conditioners, which was not necessarily raised by the representors.  

Importantly, it should be noted that noise generated by people occupying dwellings falls outside the 
scope of the planning assessment of the application. Positioning of private open space is 
somewhat controllable however in this instance, the location proposed is optimal given that they 
have a northerly aspect and are accessible from habitable living areas. 

Setbacks 

Primary street setback 
The front dwelling (Dwelling 1) is noted as having a reduced setback as a result of the slightly 
angled property boundary which is not considered to be clearly perceivable within the streetscape, 
otherwise the setback would be compliant. 

Side setbacks 
The side setbacks at ground floor level are mostly compliant with PDC 11 of the Residential Zone 
with the exception of boundary to boundary built form which is internal to the development and is 
considered to be acceptable. At upper level, Dwellings 2 -5 do not meet the 2m setback 
requirements with the shortfalls resulting from the boundary to boundary development. These are 
considered acceptable, given that these are also internal to the development and expected from a 
residential flat building. 
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Rear setbacks 
The rear setbacks at ground floor level for each dwelling do not satisfy the 6m setback requirement 
under PDC 3 of Medium Density Policy Area 19 and also at upper level for all dwellings. There is a 
general shortfall of 2m at the upper levels which is applicable to Dwellings 2-4. As is quite common 
with residential flat buildings, rear setbacks often do not comply with the relevant provision to 
create a private open space area without losing too much developable land, whilst still striking a 
balance with built form impacts to adjoining properties. It is worth noting that a two storey detached 
dwelling could be developed on the land with 2m setbacks thus the proposed development 
represents a far less impactful outcome in terms of this setback. 

Dwelling 1 effectively addresses Shaw Avenue thus has no rear setback as it abuts Dwelling 2, 
even though the front entry faces the common driveway. This is to be expected in a residential flat 
building and is considered to be acceptable. Dwelling 5 fronts the common driveway within the 
development but locates its private open space to the side adjacent to the creek embankment. The 
rear setback is the shallowest of the 5 dwellings, however it has limited impact as it is farthest 
removed from the adjacent dwelling to the west and on this basis is considered to be acceptable. 

The use of a lightweight finish (render) assists in reducing the appearance of visual bulk insofar 
that the required setbacks are not satisfied and as the built form projects to each adjoining 
dwelling. The additional built form does not cast a significant additional amount of shadow, 
however it provides a more liveable dwelling for future occupants, therefore the reduced setbacks 
are not considered to be fatal to the application. 

On this basis, it is considered that Residential Development module, PDCs 4, 10, 11 and 12 are 
satisfied. 

On balance, it is considered that the upper level reduced setbacks from the rear boundary and side 
setbacks will not result in any inappropriate built form impacts. The setback impacts are therefore 
considered to be satisfactorily addressed. 

Overlooking 

All the proposed upper level windows have been appropriately screened or have a raised sill to a 
height of 1.7m above the finished floor level on all elevations. This is considered to satisfy PDC 27 
of the Residential Development module. 

While overlooking has been raised as an issue by representors, overall, there is unlikely to be any 
unreasonable impacts resulting from direct overlooking as the necessary treatments have been 
applied to all the respective windows and balconies of concern. 

On this basis, overlooking matters are considered to be satisfactorily addressed. 

Overshadowing 

With respect to overshadowing, the development will have a north-south orientation and generous 
setbacks from the adjacent western and eastern allotments therefore the northern windows of 
adjoining dwellings and private open space will not be substantially affected by overshadowing. 

Overshadowing will occur to each adjoining property during certain parts of the day only. For 
example, the dwelling directly adjoining to the west will only be affected during the morning hours, 
whereas the dwelling adjoining to the east will only be affected by shadows cast during the 
afternoon hours. On this basis, PDCs 11, 12 and 13 of the Residential Development module are 
satisfied. Adequate access to sunlight is still achieved. 

On this basis, overshadowing matters are considered to be satisfactorily addressed. 
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Landscaping 

In order to satisfy the Landscaping Fences and Walls module, PDC 4, 10% or 87.5m2 is required to 
be landscaped and this is easily achieved. An area of 202.6m2 has been set aside for landscaping. 

A small number of plant and trees species, shrubs, and ground covers are proposed for the 
development including Dianella Emerald Fountain, Lomandra Lime Tuff, Melaleuca Snowstorm, 
Calistemon Harkness and Crepe Myrtle. These species are commonly planted, if not mostly native 
to Australia and are considered to be well suited for this development. A condition has been 
included in the recommendation to ensure the ongoing maintenance of the plantings. 

However, the proposed development does not include an acceptable amount of landscaping which 
will soften the appearance of the buildings and the common driveway when viewed from Shaw 
Avenue. No substantial tree species are proposed other than two Callistemon Harkness trees 
(Bottle Brush) and a Crepe Myrtle, particularly in the front setback (one Bottle Brush), thus more 
substantial varieties will be requested by way of a Reserved Matter. 

Each dwelling will feature a lawned area of private open space which will reduce the extent of hard 
paved surfaces.  

Retaining walls with a maximum height of 0.3 metres will be located on the side boundaries and a 
‘good neighbour’ Colorbond® fence (‘Monument’) will be erected between the proposed dwellings. 
The proposed retaining wall and fences are considered appropriate in the context of the locality 
and will not exceed 2.1m in height. 

On the rear boundary, retaining walls with a maximum height of 700mm, therefore the combined 
retaining wall and fence height will be greater than 2.1m. This occurs as a result of the 
embankment of the creek that runs directly adjacent to the rear boundary. Additional fence height 
does not affect an adjoining neighbour therefore it is considered to be acceptable. 

No front fencing is proposed. 

Overall the Landscaping Fences and Walls module, PDC 1, 2, 3, 4 and 6 are achieved, subject to 
the inclusion of the reserved matter and condition. 

Parking and Access 

Some of the representors raised impacts on traffic, on-street car parking availability and on-site 
garage dimensions as concerns. The proposed development will provide a suitable number of on-
site car parks to service the dwellings. This includes one undercover car park for each dwelling as 
well as a second uncovered space for each, thus according with PDC's 34 and 35 of the 
Transportation and Access module.  

There is a shortfall of 1.25 spaces throughout the proposal, however this is not considered fatal to 
the application as no on-street spaces to the front of the subject site are lost as a result of the 
development. In addition, there is ample on-street car parking available in the Shaw Avenue. 

Traffic manoeuvrability has been assessed by City Assets and they have raised concerns with this 
aspect, in particular the passing area and entering and exiting in a forward direction.  

The original plans have been amended to achieve a 5m by 5.5m passing area for vehicles thus 
satisfying City Assets requirements. 

Manoeuvrability into and out of parking spaces is considered to be resolved. Garage dimensions 
as indicated on the submitted plans have been assessed as satisfying minimum requirements. The 
nibs have been reduced adjacent to the garage doors and with aisle widths of 6.4m, there are no 
issues with entering and exiting the sites in a forward direction. Access and egress can be safely 
achieved thus satisfying PDC's 23 and 24 of the Transportation and Access module. 

On this basis, parking and access issues have been satisfactorily met. 
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Waste Management 

A Waste Management Plan was not required to demonstrate that there is enough space for bin 
presentation for rubbish collection. The application was referred to Council's Waste Management 
Team who determined that there was sufficient space in Council's verge to present 10 bins and 
that the development would be provided with Council's standard rubbish collection service. 

Flood and Erosion Hazard 

City Assets are satisfied that the proposed 10m setback of the ground floor of the residential flat 
building from the rear boundary is sufficient to mitigate any potential hazards associated with the 
proximity of the development to the creek line. Consequently it is considered unlikely that the 
development will compromise the stability of the creek bank or adversely affect water flows or 
erosion.  

Stormwater Management 

The City Assets team consider the proposed development to be acceptable from a stormwater 
management perspective. The required finished floor levels for the dwellings will be enforced by 
way of condition. 

Additional requirements such as stormwater management measures being in place prior to 
occupancy, and provision of 3000 litre rainwater tanks for each dwelling have also been reinforced 
by way of condition. This satisfies Objectives 1, 2, 3 and 4 and PDCs 1, 5 and 6 of the Orderly 
Development Module and the PDC's 5, 7 and 10 of the Natural Resources module. 

On this basis, it is considered that stormwater matters have been satisfactorily addressed. 

SUMMARY 

The proposed development seeks the creation of four additional allotments and five two-storey 
dwellings on a relatively large parcel of land at 11 Shaw Avenue, Richmond. The proposed 
average site area of 176m2 is considered to be consistent with the intent of the Medium Density 
Policy Area 19 and the proposed built form will complement the emerging character of the locality. 

While the proposed development does not fully satisfy the rear setback guidelines (particularly for 
the upper levels), the visual impact has been appropriately reduced and the potential for 
overlooking has been suitably minimised through design. In addition, it is anticipated that any 
overshadowing is unlikely to negatively impact the private open space or habitable rooms of 
adjoining properties to the east and west. 

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 21 May 2020 and warrants 
Development Plan Consent and Land Division Consent. 

RECOMMENDATION 

The Council Assessment Panel, having considered all aspects of the report and the application for 
consent to carry out development of land, resolves to GRANT Development Plan Consent and 
Land Division Consent for Application No. 211/349/2021 by Gurmeet Singh to undertake the 
Combined Application: Land division - Community Title; SCAP No. 211/C064/21, create four (4) 
additional allotments and common property; and construction of a residential flat building 
comprising five (5) dwellings associated landscaping and combined retaining and fencing up to a 
height of 2.5 metres at 11 Shaw Avenue, Richmond (CT 5716/139) subject to the following 
conditions of consent and reserved matters: 
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Reserved Matter/s: 
The following information shall be submitted for further assessment and approval by the City of 
West Torrens as reserved matters under Section 33(3) of the Development Act 1993: 

1. An amended landscape plan that shows two additional trees planted within the front setback of 
Dwelling 1 to soften the impacts of the dwelling to the streetscape. 

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

Development Plan Consent Conditions: 

1. Development is to take place in accordance with the plans prepared by Supreme Building 
Design to Development Application No. 211/349/2021 as follows: 

Subdivision Plan Rev G, Site Plan Rev G, Landscaping Plan Rev G, Floor Plan Rev G, First 
Floor Plan Rev G, Elevations Rev G, all dated 25/11/2021 
Letter prepared by Phil Weaver & Associates dated 09/12/21 

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

2. All stormwater design and construction shall be in accordance with Australian Standards and 
recognised engineering best practices to ensure that stormwater does not adversely affect any 
adjoining property or public road and, for this purpose, stormwater drainage will not at any 
time:  

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

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

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

Reason: To ensure that the common driveway is kept clear of obstructions. 

4. Any retaining walls shall be designed to accepted engineering standards, and not of timber 
construction if retaining a difference in ground level exceeding 200mm. 

Reason: To enhance the amenity of the site and the adjoining properties. 

5.  The following is required for each dwelling within the development and shall be installed prior 
to occupation: 

 3000L rainwater tanks are to be installed and plumbed to each dwelling to deliver recycled 
water all toilets and laundry cold water outlet (can also be connected to Hot Water Service 
if desired). 

 A minimum of 90% of the dwelling roof area is to have its stormwater runoff directed to the 
rainwater tank. 

Reason: To ensure that adequate provision is made for the collection and dispersal of 
stormwater. 
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6. The stormwater connection through the road verge area is to be constructed of a shape and 
material to satisfy Council’s standard requirements: 

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

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

7.  The proposed stormwater outlet will be required to maintain a minimum distance of 2.0m west 
of the existent Lophostemon street tree located 10.1m from the Eastern boundary.  

 Reason: To protect the health and longevity of the nominated street tree.

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

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

9. All planting and landscaping shall incorporate an appropriate irrigation system and shall be 
completed within three (3) months of the commencement of the use of this development or the 
next planting season and be maintained in reasonable condition at all times. Any plants that 
become diseased or die will be replaced with a suitable species.  

 Reason: To enhance the amenity of the site and locality and reduce heat loading. 

10.  The upper level side and rear windows and balconies of all dwellings, except where facing a 
street (Dwelling 1 only), shall be provided fixed and obscured glass to a minimum height of  
1.7 metres above the upper floor level to minimise the potential for overlooking of adjoining 
properties, prior to occupation of the dwellings. The glazing in these windows/balconies shall 
be maintained in reasonable condition at all times.  

 Reason: To maintain the level of privacy to residents of adjoining dwellings.

Land Division Consent Conditions 
Council Requirements 

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

SKS Surveys Plan - Dated 17/03/2021 Rev 01 

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

1. 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. 

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.  

2. Payment of $31044 into the Planning and Development Fund (4 allotment(s) @ 
$7761/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. 

3.  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 (SCAP) for Land Division Certificate 
purposes. 

Attachments 

1. Relevant DP Provisions   
2. Application Documentation   
3. Representations and Response to Representations   
4. Referral Responses  
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6.2 PDI ACT APPLICATIONS 

6.2.1 180 Henley Beach Road, TORRENSVILLE 

Application No  21012531 

Appearing before the Panel via electronic platform will be: 

Representors:  David O'Loughlin of 3 Prospect Road, Prospects wishes to appear in support of 
the representation. 

Applicant: Julie Jansen of MasterPlan wishes to appear in response to the representations. 

DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT NUMBER 21012531 

APPLICANT Dan Smedley of Studio - S2 Architects 

ADDRESS 180 Henley Beach Road, TORRENSVILLE 

NATURE OF DEVELOPMENT Staged approval - alterations and additions to 
existing hotel including new balcony/verandah over 
footpath, signage, internal fitout, additional retail and 
outdoor area alterations - Stage 1. Eastern bar, 
outdoor area, mezzanine and retail expansion, Stage 
2. Remainder of works. 

ZONING INFORMATION Zones
 Urban Corridor (Main Street) 

Overlays 
 Urban Transport Routes 
 Aircraft Noise Exposure 
 Airport Building Heights (Regulated) 
 Advertising Near Signalised Intersections 
 Affordable Housing 
 Building Near Airfields 
 Design 
 Historic Area 
 Heritage Adjacency 
 Hazards (Flooding - Evidence Required) 
 Local Heritage Place 
 Noise and Air Emissions 
 Prescribed Wells Area 

Technical Numeric Variations (TNVs) 
 Maximum Building Height (Metres) (Maximum 

building height is 16.5m) 
 Maximum Building Height (Levels) (Maximum 

building height is 4 levels) 
 Minimum Primary Street Setback (Minimum 

primary street setback is 0m) 
 Building Envelope (Development should be 

constructed within a building envelope provided 
by a 30 degree plane, measured 3m above 
natural ground at the boundary of an allotment)

LODGEMENT DATE 22 June 2021 

RELEVANT AUTHORITY Council Assessment Panel  
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PLANNING & DESIGN CODE 
VERSION 

2021.8 

CATEGORY OF DEVELOPMENT Code Assessed - Performance Assessed 

NOTIFICATION Yes 

REFERRALS STATUTORY Nil 

REFERRALS NON-STATUTORY  Heritage Advisor 
 City Assets 
 City Operations 

DELEGATION CAP 
 A representor has lodged a valid representation 

and wishes to be heard 

RECOMMENDING OFFICER Phil Smith 

RECOMMENDATION Approval with conditions 

SUBJECT LAND AND LOCALITY 

The subject land is formally described as Allotments 101, 102, 103, 104, 105 Deposited Plan 618 
in the area named Torrensville, Hundred of Adelaide, Volume 5130 Folio 338, Volume 5139  
Folio 14, Volume 5130 Folio 386 and Volume 5130 Folio 66, more commonly known as  
180 Henley Beach Road, Torrensville. The subject site is irregular in shape, with a primary 
frontage to Henley Beach Road of 61 metres, a secondary frontage to Jervois Street of 61m, 
resulting in an overall site area of approximately 3488m2.  

The Hotel Royal is listed as a Local Heritage Place in the Planning and Design Code. The Local 
Heritage Place listing states: "The Royal Hotel; External form of hotel based on 1880s structure. 
1996 Heritage Survey Ref. Pages 16-117" and meets the following two local heritage criteria: 

(a) it displays historical, economic or social themes that are of importance to the local area. 
(c) it has played an important part in the lives of local residents. 

There are no easements, encumbrances or Land Management Agreements on the Certificate of 
Title.  

The locality is commercial in nature with commercial uses located on both the north and south 
sides of Henley Beach Road. These uses include a number of restaurants, a chemist, hair salon, 
shops and a café amongst others.  

The wider locality is commercial along Henley Beach Road, with residential land uses further to the 
north and south.   

The amenity within the immediate locality is considered to be heavily commercial, given the wide 
range of business type land uses found nearby.   

The subject land and locality are shown on the aerial imagery and maps below. 
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Figure 1 - Subject Site, 180 Henley Beach Road Torrensville 

Figure 2 - Subject Site, 180 Henley Beach Road Torrensville viewed from Jervois Street 
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Figure 3 - Subject Site, 180 Henley Beach Road Torrensville viewed from Jervois Street 

PROPOSAL 

The proposal comprises a staged approval - Alterations and additions to existing hotel including 
new balcony/verandah over footpath, signage, internal fitout, additional retail and outdoor area 
alterations - Stage 1. Eastern bar, outdoor area, mezzanine and retail expansion, Stage 2. 
Remainder of works. 

Land uses currently include - Gaming Room, Function Rooms, Retail, Dining, Outdoor Dining, Bars 
and Offices. 

The application is described in further detail as follows: 

 Construction of a balcony above the existing verandah to front both Henley Beach Road and 
Jervois Street; 

 The gaming room to remain as is; 
 Functions rooms are to be expanded to utilise the upper floor and the new balcony; 
 Retail is to be expanded into the existing bar; 
 The existing dining and bar areas are to be upgraded;  
 New outdoor dining is to replace existing retail storage;  
 A new bar and outdoor spaces (mezzanine and downstairs) are to replace existing outdoor 

area; 
 Offices are to remain as is; 
 Small font signage to be placed on the verandah fascia on both street frontages; 
 All the alterations are proposed within the current footprint of the existing building. 
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It is intended to keep the hotel operational as much as possible during the construction of the 
works. Approvals will therefore be applied for in the following stages. 1. Eastern bar, outdoor area, 
mezzanine and retail expansion, 2. Remainder of works. 

The number of occupants will be unchanged by the proposed alterations. 

The existing car parks to the north of the new Outdoor Dining will be rearranged to provide space 
with the revised entry location and 2 additional car parks will be added before the entry of the 
Drive-Thru. 

The tree to the north of the new outdoor dining is proposed to be removed to allow space for the 
new construction. The street tree on the corner of Henley Beach Road and Jervois Street is 
proposed to be removed to allow the awning and balcony to extend to edge of the road kerb. 
Neither of these trees are regulated. 

For the purposes of an assessment the proposal is broken down into elements. Each element will 
have an assessment pathway as set out in the Planning and Design Code. 

Elements Application Category 

Balcony Performance Assessed 

Signage Performance Assessed 

Alterations Performance Assessed 

The relevant plans and documents are contained in Attachment 2. 

PUBLIC NOTIFICATION 

The application required public notification because it was performance assessed and not exempt 
from notification by Table 5 - Procedural Matters of the Urban Corridor (Main Street) Zone in the 
Planning and Design Code (The Code). 

Properties notified 53 properties were notified during the public notification process. 

Representations Five (5) representations were received. 

Persons wishing to be 
heard 

One (1) representor wishes to be heard. 
 David O'Loughlin of 3 Prospect Road, Prospect 

Summary of 
representations 

Concerns were raised regarding the following matters: 
 Negative impact on the historic art deco value of the local 

heritage item 
 Noise created would be disturbing for neighbours 
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Applicant's response to 
representations 

Summary of applicant's response: 
 Two of the five representations are from the locality and one of 

these is in support 
 Amendments have been made to the proposal in response to the 

representations 
 Patron noise was not subject of extensive representations from 

adjoining residents 
 1800mm high glass balustrade and acoustic absorbing material 

on the ceiling of this area in response to concerns 
 The hotel seeks to maintain proposed hours for this area of 12 

midnight 
 The hotel is listed for its social and community importance, not 

the art deco façade  
 The hotel has been upgraded many times and current 

appearance dates from the 1930s 
 Signage and corner design features are to be retained and 

remain visible 

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

INTERNAL REFERRALS 

Department  Comments  

Heritage  The Heritage Advisor supports the proposal and considers that the 
heritage value of the hotel will not be detrimentally affected. 

 The portion of the Local Heritage Place to be demolished, destroyed or 
removed is excluded from the extent of listing that is of heritage value. 

City Assets  As City Operations has supported the street tree to be removed, City 
Assets is supportive for the existing street light to be relocated at 
applicant's expense. 

 Three additional spaces should be provided.  
City Operations  City Operations supports the removal of the Glenditsia triacanthos (Honey 

Locust) street tree in Jervois Street. 

EXTERNAL REFERRALS 

Nil 

RELEVANT PLANNING & DESIGN CODE PROVISIONS 

The subject land is located within the Urban Corridor Zone as described in the Code. The subject 
land is also affected a series of Overlays and Technical Numeric Variations (TNVs). The relevant 
Code extracts are contained in Attachment 1. 

ASSESSMENT 

In assessing the merits or otherwise of the application, only those quantitative requirements that do 
not meet the Code requirements will be discussed along with the respective qualitative provisions. 
The proposed development is therefore discussed under the following sub headings: 
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Land Use  

The subject land is an existing commercial premises. The proposal seeks to undertake alterations 
and additions and the construction of a verandah to the front and side elevations of the existing 
hotel. The proposed verandah is not identified as an envisaged form of development within the 
Urban Corridor Zone (Main Street) however, given that upper level balconies are a common design 
feature of many Adelaide Hotels, the verandah is considered appropriate. The alterations and 
additions are mostly internal and are also considered to be appropriate for the same reasons. The 
outdoor dining area has been shifted more central to the premises and the retail use is an 
extension of the existing bottle shop into the bar area. It is considered that additional car parking is 
not required for the retail extension as this space(s) are already factored into the parking 
requirements for the hotel. 

Built Form 

The applicant has given careful consideration to the contextual elements of the existing building 
and to that end, took on board comments provided from Council's Heritage Advisor when 
designing the proposed changes to the hotel's façade. In particular, the art deco design was 
retained as much as possible and proposed changes are supported by Council's Heritage Advisor. 

While there are a number of internal changes, these are mostly cosmetic, or allow for a more 
functional and efficient layout of the premises and do not raise any concerns from a planning 
assessment standpoint. The proposed balcony requires a Council street tree to be removed and a 
light pole shifted. City Operations and City Assets have indicated no issues with either. City Assets 
have identified a requirement for 3 additional parking spaces. Given that there is no increase to 
patron numbers, it is considered that additional car parking is not required. 

The part of the proposal that is of the greatest significance is the proposed balcony. As noted in the 
Heritage Advisor's comments, the proposed balcony ties in well with the appearance of the 
building, noting that this design feature is common among similar institutions throughout Adelaide. 
The balcony does not dominate the existing building nor does it detract from its appearance. To 
that end, PO's 1.1, 1.2, 1.3, of the Design module are satisfied. 

The incorporation of balconies on two street frontages assists with passive surveillance, thus  
PO's 2.1, 2.3, 2.4, 2.5 and 11.1 are satisfied. 

Heritage 

The existing building is identified as a Local Heritage Place in the Planning and Design Code and 
therefore the application was referred to Council's Heritage Advisor for comment. The impact of the 
proposed development on the local heritage value was raised as a concern by the representors. 

The Heritage Advisor has confirmed that the proposed development is supportable from a heritage 
perspective. The proposal has been designed to a high standard and celebrates the Art Deco 
features of the hotel and is respectful of the external form of hotel based on 1880s structure. Other 
heritage referral comments include: 

 The Heritage Value of the Place is not diminished by the proposal.  

 The proposal involves construction of a balcony structure over the public footpath which is 
consistent with the existing balcony.  

 The proposed balcony is relatively open in its design and is typical of the verandah and 
balcony structures often seen with prominent two storey hotel building.   

 The 1860’s façade has been altered previously to Art Deco and the proposal is respectful of 
both eras. The two storey Local Heritage Place will remain visible and prominent. 

 The portion of the Local Heritage Place to be demolished, destroyed or removed is excluded 
from the extent of listing that is of heritage value. 
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In that regard, key PO's 1.1 and 2.1 of the Historic Area Overlay and PO's 1.1-1.6 of the Local 
Heritage Place Overlay are satisfied, as noted by the Heritage Advisor. 

Furthermore, the Thebarton Heritage Review 1996, prepared McDougall Vines Architects, which 
informed the local heritage listing describes in the Statement of Heritage Value that the Royal Hotel 
is a typical example of the social facilities that hotels provided for the local community. Effectively, 
the review placed more heritage emphasis on the hotel's role as a community place than its 
design. In fact, the art deco design is not mentioned in the review. 

The proposal's impact on the art deco design was raised as an issue by representors, in fact 
considerable emphasis was placed on the impact to the art deco design by the representor who 
seeks to be heard by the Panel. Given the Heritage Advisor supports the proposal and the heritage 
value of the premises is more community based than design based, it is considered that the 
applicant has satisfactorily demonstrated that the proposal will not detract from the heritage value 
of the building. 

Signage 

Two signs are proposed to be affixed to the verandah fascia, one on each streetscape and 
depicting 'Royal Hotel' are proposed. The font chosen by the Heritage Advisor is supported and the 
signs relatively unobtrusive in nature. The signs clearly indicate the nature of the business and will 
not result in any visual clutter or distraction to motorists. On this basis, the signs satisfy  
PO's 1.1, 1.2, 1.5, 2.1 and 5.6. 

Noise and Air Emissions Overlay/Interface between Land Uses  

Concern was raised by representors in relation to the potential noise generated by patrons on the 
balconies. This is not considered to be an issue as the balconies are located well away from 
residential properties (approximately 50m to the closest dwelling), the balconies are to be fitted 
with 1.8m high glass balustrades, sealed to provide an acoustic barrier and any noise is likely to be 
drowned out by noise emanating from Henley Beach Road. The outdoor area to the north is 
bricked in and this will act as a suitable noise barrier. In this regard, PO's 2.1, 4.1, 4.5 and 4.6 of 
the Interface between Land Uses module are satisfied. 

Furthermore, hours of operation are not changing as a result of this development nor is the number 
of patrons, thus there will be no additional impacts in this regard. 

SUMMARY 

Having considered all the relevant provisions of the Planning and Design Code, the proposal is 
considered to be not seriously at variance with the Planning and Design Code Version 2021.8 
dated 1 July 2021.  

The development satisfactorily accords with the relevant provisions of the Planning Code, in 
particular, the policies found with the Historic Area Overlay and the Local Heritage Place Overlay. 

The application has the support of Council's Heritage Advisor, City Assets and City Operations. 

The prescribed heritage value of the hotel, namely the value placed on the hotel as a community 
place has been determined to be unaffected by the proposal. 

The issue of noise by patrons on the balcony has not been raised as an issue by the closest 
adjoining property owners and likely is lost in the noise of traffic in the adjoining arterial road, 
Henley Beach Road. 

On balance, the proposal reasonably satisfies the relevant provisions of the Planning and Design 
Code Version 2021.8 and therefore the application warrants the granting of Planning Consent, 
subject to specified conditions. 
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RECOMMENDATION 

It is recommended that the Council Assessment Panel resolve that: 

1. Pursuant to Section 107 (2)(c) of the Planning Development and Infrastructure Act 2016, and 
having undertaken an assessment of the applicant against the Planning and Design Code, 
the application is NOT seriously at variance with the provisions of the Planning and Design 
Code Version 2021.8. 

2. Application No. 21012531 by Dan Smedley of Studio - S2 Architects to carry out a Staged 
approval - Alterations and additions to existing hotel including new balcony/verandah over 
footpath, signage, internal fitout, additional retail and outdoor area alterations - Stage 1. 
Eastern bar, outdoor area, mezzanine and retail expansion, Stage 2. Remainder of works at 
180 Henley Beach Road Torrensville (CT-5130/338, CT-5139/14, CT-5130/386, CT-5130/66) 
is GRANTED Planning Consent subject to the following conditions of consent: 

Planning 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: 
 Cover Letter, prepared by Studio S2 Architects; 
 Elevations, prepared by Studio S2 Architects, Revision 4, dated 7 November 2021; 
 First Floor Plan, prepared by Studio S2 Architects, Revision 3, dated 7 November 2021; 
 First floor demolition plan, prepared by Studio S2 Architects, Revision 3, dated 7 

November 2021. 

2. All stormwater design and construction shall be in accordance with Australian Standards 
and recognised engineering best practices to ensure that stormwater does not adversely 
affect any adjoining property or public road and, for this purpose, stormwater drainage 
shall not at any time: 

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

3. The external materials and finishes shall match/be complementary to those of the 
associated hotel. 

Attachments 

1. Code Provisions   
2. Application Documents   
3. Representations and Response to Representations   
4. Referral Responses  



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 72 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 73 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 74 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 75 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 76 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 77 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 78 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 79 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 80 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 81 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 82 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 83 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 84 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 85 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 86 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 87 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 88 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 89 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 90 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 91 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 92 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 93 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 94 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 95 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 96 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 97 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 98 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 99 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 100 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 101 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 102 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 103 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 104 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 105 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 106 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 107 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 108 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 109 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 110 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 111 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 112 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 113 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 114 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 115 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 116 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 117 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 118 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 119 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 120 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 121 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 122 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 123 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 124 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 125 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 126 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 127 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 128 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 129 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 130 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 131 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 132 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 133 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 134 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 135 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 136 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 137 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 138 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 139 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 140 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 141 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 142 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 143 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 144 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 145 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 146 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 147 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 148 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 149 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 150 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 151 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 152 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 153 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 154 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 155 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 156 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 157 



Council Assessment Panel  Item 6.2.1 - Attachment 1 

18 January 2022 Page 158 



Council Assessment Panel  Item 6.2.1 - Attachment 2 

18 January 2022 Page 159 



Council Assessment Panel  Item 6.2.1 - Attachment 2 

18 January 2022 Page 160 



Council Assessment Panel  Item 6.2.1 - Attachment 2 

18 January 2022 Page 161 



Council Assessment Panel  Item 6.2.1 - Attachment 2 

18 January 2022 Page 162 



Council Assessment Panel  Item 6.2.1 - Attachment 2 

18 January 2022 Page 163 



Council Assessment Panel  Item 6.2.1 - Attachment 2 

18 January 2022 Page 164 



Council Assessment Panel  Item 6.2.1 - Attachment 2 

18 January 2022 Page 165 



Council Assessment Panel  Item 6.2.1 - Attachment 2 

18 January 2022 Page 166 



Council Assessment Panel  Item 6.2.1 - Attachment 2 

18 January 2022 Page 167 



Council Assessment Panel  Item 6.2.1 - Attachment 2 

18 January 2022 Page 168 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 169 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 170 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 171 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 172 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 173 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 174 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 175 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 176 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 177 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 178 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 179 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 180 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 181 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 182 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 183 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 184 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 185 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 186 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 187 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 188 



Council Assessment Panel  Item 6.2.1 - Attachment 3 

18 January 2022 Page 189 



Council Assessment Panel  Item 6.2.1 - Attachment 4 

18 January 2022 Page 190 



Council Assessment Panel  Item 6.2.1 - Attachment 4 

18 January 2022 Page 191 



Council Assessment Panel  Item 6.2.1 - Attachment 4 

18 January 2022 Page 192 



Council Assessment Panel  Item 6.2.1 - Attachment 4 

18 January 2022 Page 193 



Council Assessment Panel  Item 6.2.1 - Attachment 4 

18 January 2022 Page 194 



Council Assessment Panel  Item 6.2.1 - Attachment 4 

18 January 2022 Page 195 



Council Assessment Panel  Item 6.2.1 - Attachment 4 

18 January 2022 Page 196 



Council Assessment Panel  Item 6.2.1 - Attachment 4 

18 January 2022 Page 197 



Council Assessment Panel  Item 6.2.1 - Attachment 4 

18 January 2022 Page 198 



Council Assessment Panel  Item 6.2.1 - Attachment 4 

18 January 2022 

H

Page 199 

eritage Referral - Douglas Alexander  
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7 REVIEW OF ASSESSMENT MANAGER DECISION 

Nil

8 CONFIDENTIAL REPORTS OF THE ASSESSMENT MANAGER    

Nil

9 RELEVANT AUTHORITY ACTIVITIES REPORT  

9.1 Activities Summary - January 2022 

Brief 

This report presents information in relation to: 

1. Any development appeals before the Environment, Resources and Development (ERD) 
Court where the Council Assessment Panel (CAP) is the relevant authority;  

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

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

RECOMMENDATION 

The Council Assessment Panel receive and note the information. 

Development Application appeals before the ERD Court 

CAP is the relevant authority 

DA number Address Description of development Status 

211/279/2021 5 Palmyra 
Avenue, 
TORRENSVILLE 

Demolition of existing buildings 
and construction of 19 two-
storey dwellings with common 
driveway access and 
associated landscaping. 

Appeal lodged by applicant 
on 22 December 2021. 

Preliminary conference to 
be scheduled.  
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CAP is the relevant authority 

DA number Address Description of development Status 

211/M022/17 79 Port Road, 
THEBARTON 

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

Compromise plans have 
been received and Council 
comments provided to 
SCAP 09 November 2020.  

The compromise proposal 
was scheduled for 
conciliation conference  
28 January 2021.  

No further update available. 

Deferred CAP Items 

Nil 

Development Applications determined under delegation (CAP is the relevant authority) 

Awaiting PlanSA Portal functionality to report on relevant applications. 

Development Applications pending determination by SCAP 

DA Number 
Reason  
for referral 

Address Description of development 

21016709 Schedule 6 1A-1B Glenburnie 
Terrace Plympton 

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

Approved by SCAP on 8 December 
2021 - minutes available at this link: 
https://www.saplanningcommission.s
a.gov.au/__data/assets/pdf_file/0004
/970285/Public_Minutes.pdf

211/M135/21 
Lodged 16/03/21 

Schedule 10 1 Selby Street, Kurralta 
Park 

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

Under Assessment. 

https://www.saplanningcommission.sa.gov.au/__data/assets/pdf_file/0004/970285/Public_Minutes.pdf
https://www.saplanningcommission.sa.gov.au/__data/assets/pdf_file/0004/970285/Public_Minutes.pdf
https://www.saplanningcommission.sa.gov.au/__data/assets/pdf_file/0004/970285/Public_Minutes.pdf
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DA Number 
Reason  
for referral 

Address Description of development 

211/M134/21 
Lodged 16/03/21 

Schedule 10 4-10 Railway Terrace 
Mile End 

Construction of a mixed use 
residential/commercial development 
comprising 51m2 commercial 
tenancy, two (2) residential flat 
buildings comprising 6 dwellings and 
28 dwellings associated 
landscaping, carparking, communal 
spaces and public realm 
improvements (Stage 2) 

Under Assessment. 

Public notification closed on 10 
November 2021. 

Council comments sent to SCAP 
02/12/2021. 

211/M129/21 
Lodged 17/02/21 

Schedule 10 8 Eton Road, Keswick Construction of a six (6) storey 
mixed use building comprising 
residential and commercial 
tenancies together with car parking 
and landscaping. 

Under Assessment. 

Council comments sent to SCAP on 
18/03/21. 

Conclusion 

This report is current as at 5 January 2022. 

Attachments 

Nil

10 OTHER BUSINESS  

11 MEETING CLOSE 
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