
 

 

  

 

Notice of Panel Meeting 
 

Notice is Hereby Given that a Meeting of the   
 

COUNCIL ASSESSMENT PANEL 
 

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

 
on 
 

TUESDAY, 9 MAY 2023  
at 5.00pm 

 
Public access to the meeting will also be available via livestream at: 

www.westtorrens.sa.gov.au/livestream 
 

CAP member, applicant and representor attendance via livestream only available by prior 
arrangement with the Assessment Manager. 

 
 
 

 
 
 
 

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. 

http://www.westtorrens.sa.gov.au/livestream
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1 MEETING OPENED 

1.1 Acknowledgement of Country  

1.2 Evacuation Procedures 

1.3  Electronic Platform Meeting 

 

2 PRESENT 

 

3 APOLOGIES  

 

4 CONFIRMATION OF MINUTES  

RECOMMENDATION 

That the Minutes of the meeting of the Council Assessment Panel held on 11 April 2023 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. 
 

6 REPORTS OF THE ASSESSMENT MANAGER  

6.1 TRANSITIONAL APPLICATIONS 

Nil  
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6.2 PDI ACT APPLICATIONS 

6.2.1 495-499 Henley Beach Road, FULHAM 

Application No  22041448 
 
Appearing before the Panel will be: 

Representor:  Peter Martin of 5 Russo Court, Fulham wishes to appear in support of the 
representation. 

Applicant: Charlie Dubois of MasterPlan wishes to appear in response to the 
representation. 

 
DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT NUMBER 22041448 

APPLICANT Lockleys Hotel 

ADDRESS 495-499 Henley Beach Road, Fulham SA 5024  

NATURE OF DEVELOPMENT Alterations and additions to the existing hotel and 
carpark with new drive-thru bottle shop 

ZONING INFORMATION Zones 
 Employment Zone 
 
Overlays 
 Airport Building Heights (Regulated) 
 Advertising Near Signalised Intersections 
 Building Near Airfields 
 Future Road Widening 
 Hazards (Flooding - Evidence Required) 
 Major Urban Transport Routes 
 Prescribed Wells Area 
 Regulated and Significant Tree 
 Traffic Generating Development 
 Urban Transport Routes 

 
Technical Numeric Variations (TNVs) 
 N/A 

LODGEMENT DATE 16 Jan 2023 

RELEVANT AUTHORITY West Torrens Assessment Panel 

PLANNING & DESIGN CODE 
VERSION 

22 Dec 2022 (2022.24) 

CATEGORY OF DEVELOPMENT Code Assessed - Performance Assessed 

NOTIFICATION Yes 

REFERRALS STATUTORY N/A 

REFERRALS NON-STATUTORY  City Assets 

DELEGATION  A representor has lodged a valid representation       
and wishes to be heard. 

RECOMMENDING OFFICER Steve Tilbrook 

RECOMMENDATION Grant consent with conditions 
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SUBJECT LAND AND LOCALITY 
 
The subject land is formally described as: 
 

 Allotment 9 in Deposited Plan 5291, Volume 5138 Folio 934; 
 Allotment 10 in Deposited Plan 5291, Volume 5297 Folio 867; 
 Allotment 14 in Filed Plan 103928, Volume 5140 Folio 748; and 
 Allotment 30 in Filed Plan 104943, Volume 6214 Folio 830 

 
in the area named Fulham, Hundred of Adelaide, more commonly known as 495-499 Henley 
Beach Road, Fulham. The subject site includes four rectangular shaped allotments with a 84 metre 
(m) wide frontage to Henley Beach Road, a 37.7m frontage to Tapleys Hill Road, a 76.9m frontage 
to Kandy Street and a total site area of 13,788 square metres. 
 
A review of the various Certificates of Title reveal that allotment 14 contains a Caveat by SA TAB 
Pty Ltd with allotment 30 containing an easement over allotment 54 and allotment 9 for vehicle 
access. 
 
The subject site is relatively flat and contains the Lockleys Hotel and associated carpark and 
vehicle access points to surrounding roads. There are no Regulated Trees on the subject site or on 
adjoining land that would be affected by the development. 
 
The locality is dominated by shops and similar uses fronting onto Henley Beach Road with 
residential development adjacent. Dwellings tend to be single storey in height on moderately sized 
allotments with some separation between built form and property boundaries. Henley Beach Road 
forms a dominant part of the locality given its width which acts as a barrier for north-south travel 
through the locality. The prevailing character of the locality can be described as low density. 
 
The Torrens River is located in the wider locality to the east and south of the site. 
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The subject land and locality are shown on the aerial imagery and maps below. 
 

 
Figure 1: Subject Land and Locality (source: WestMaps) 
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PROPOSAL 

The applicant proposes single storey alterations and additions to the existing hotel and carpark 
with new drive-thru bottle shop. The application includes the following elements: 
 

 New drive thru location and alignment to Henley Beach Road; 
 Extension of northern outdoor function area; 
 New loading area replacing existing; 
 New toilets and gaming room replacing existing; 
 New reception; 
 New beer garden layout within existing building footprint; 
 Minor reconfiguration of southern carpark and driveway; and 
 Landscaping in front of drive thru. 
 

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 

Hotel additions and alterations Performance Assessed 
 

The relevant plans and documents are contained in Attachment 1. 
 
 

PUBLIC NOTIFICATION 

The application required public notification because it was performance assessed and not exempt 
from notification by Table 5 - Procedural Matters of the Employment Zone in the Planning and 
Design Code (The Code). 
 
Properties notified 165 properties were notified during the public notification process. 

  

Representations Two representations were received. 
  

Persons wishing to be 
heard 

One representor wishes to be heard. 
 Mr Peter Martin 
  

Summary of 
representations 

Concerns were raised regarding the following matters: 
 Adverse noise impacts 
 Lack of car parking 
 Vehicle Safety impacts 
 Proximity of loading dock and noise from commercial vehicles 
 

Applicant's response 
to representations 

Concerns were raised regarding the following matters: 
 The existing patron capacity of 500 is not being altered. The existing 

hours of operation (8.00 am to 3.00 am Monday to Saturday and 
9.00 am to 2.00 am on Sundays) are not being altered. Therefore, 
noise generation from the site is not considered to be increasing. 

 Cirqa Traffic Engineers have demonstrated that 120 parking spaces 
(232 available) for the development is adequate having regard to 
factors such as public transport and pedestrian access. 

 The level of safety risk from vehicles parked adjacent to the 
representor's boundary are not considered commensurate with the 
removal of carpark spaces or installation of bollards. 

 Turning circles for the loading dock demonstrate that commercial 
vehicles achieve access in a safe and convenient manner. Loading 
dock signage is minor in scale and visibility from outside of the site. 

 

 
A copy of the representations and the applicant's response is contained in Attachment 2. 
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INTERNAL REFERRALS 

Department  Comments  

City Assets   The stormwater detention is supportable. 
 Stormwater quality is not required. 
 

 
A copy of the internal referral response is contained in Attachment 3. 
 
 
EXTERNAL REFERRALS 

Nil 
 
 
RELEVANT PLANNING & DESIGN CODE PROVISIONS 

The subject land is located within the Employment Zone as described in the Code. The subject 
land is also affected a series of Overlays which are considered below.  
 
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: 
 
Land Use  

The existing hotel land use is well established and not being altered by the application. Although 
not specifically listed as an envisaged land use, the zone anticipates a range of employment 
generating compatible businesses that service the local community which the existing hotel 
provides. The building is of a relatively low intensity and adjacent to two arterial roads which 
support the development from a serviceability and access perspective.  
 
On balance, the continuation of the existing land use is considered to satisfy Employment Zone  
PO 1.1. 
 
Built Form 

The proposed alterations and additions are sympathetic to the existing built form, generally 
maintaining the existing height of the building. A variety of colours and materials have been 
incorporated including various different types of cladding, use of white and similar colours and 
timber for screens and pergolas. The overall design will complement surrounding dwellings and is 
not out of place in a locality with a mix of both contemporary and older dwellings and non-
residential building styles. Employment Zone PO 2.1 and 2.2 and Design in Urban Areas PO 1.1 
and 1.3 are satisfied. 
 
The proposed new bottle shop element is located closer to Henley Beach Road than the existing, 
setback 4.5 metre with landscaping located between the building and the property boundary. The 
adjoining eastern property contains a supermarket which is situated on the Henley Beach Property 
boundary and therefore the reduced 4.5 metre front setback will not have an unreasonable impact 
on the streetscape and therefore satisfies Employment Zone PO 3.1 and DPF 3.1. Other built form 
elements are not proposed to extend closer to other street boundaries to a significant degree, and 
provide generous setbacks, and therefore satisfy Employment Zone PO 3.2 and 3.3. The overall 
bulk and scale of the development is considered to appropriately minimise visual amenity impacts 
to this end, the development is considered to find support with the respective outcomes sought by 
the Planning and Design Code. 
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Amenity 

The representor has raised several concerns related to impact on residential amenity created by 
the proposed development. 
 
In terms of intensity of the use, the existing hotel hours of operation are limited as follows: 
 

 Monday to Saturday: 8am to 3am. 
 Sunday: 9am to 2am. 

 
These operating hours are long standing and not proposed to change as part of this application. 
Therefore the development maintains the status quo of the hotel use. 
 
In terms of patron capacity the hotel can cater for up to 500 people under the Liquor Licencing Act 
1997. The patron capacity of the hotel is not proposed to be increased by the application. 
 
The representor has raised concern with commercial vehicle movements and the proximity of the 
loading dock to their property. The proposed loading dock is located in a similar location to that in 
existence and therefore any impacts are not considered to be varied to any significant degree. 
Turn paths have been submitted with the application that demonstrate that commercial vehicles 
can enter the site and leave in a forward direction, achieving safe and convenient vehicle 
movements. Clear internal signage directing contractors to the loading dock is also proposed and 
is not readily visible from outside of the subject site and therefore will not have an adverse impact 
on adjoining properties.  
 
As the hours of operation and number of patrons are not changing the proposed development is 
unlikely to result in additional amenity impacts on adjoining sensitive receivers consistent with 
Interface between Land Uses PO 1.2.  
 
Landscaping 

The existing landscaping areas located around the building are proposed to be maintained with the 
new building layout which satisfies Employment Zone PO 5.1 and 5.2. 
 
Parking and Access 

The existing access points are proposed to remain unchanged. As the development maintains the 
existing hotel elements on site, will not increase patronage, will not increase hours of operation or 
change the nature or volume of traffic accessing the site a referral to the Commissioner of 
Highways in relation to Henley Beach Road was deemed unnecessary.  
 
Some minor alteration of carpark spaces south of the building is proposed however 232 carparks 
will be maintained.  
 
Transport, Access and Parking PO 5.1 seeks that vehicle parking is provided to 'meet the needs of 
the development or land use having regard to factors that may support a reduced on-site rate'. 
Cirqa Traffic Engineers have submitted a report with the application which demonstrates that for a 
hotel of this size a carpark rate of 5.4 spaces per 100 square metres is reasonable. Based on the 
proposed hotel floor area of 2,396 square metres 129 carpark spaces are required which is 
achieved by the carpark which will provide 232 carpark spaces.  
 
It is noted that the Applicant's Traffic Consultant details a future proposal for a motel on the subject 
site however this does not form part of this application or consideration of the car parking analysis.    
 
The functionality of the internal driveway and carpark aisles are not changing and have been 
considered by the Applicant's Traffic Consultant and Council's City Assets Department. Each traffic 
assessment has reviewed the proposed development and formed the opinion that the development 
is appropriate from a traffic and car parking perspective.  
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Despite some visitor car parking spaces being situated adjacent residential properties, it is 
acknowledged that these areas are in existence. Delivery points are also similar to those currently 
in use and are considered to achieve appropriate separation from sensitive land uses in the 
locality. To this end, any vibration/vehicle noise caused by vehicles entering/exiting the site are not 
considered unreasonable, nor result in significant amenity impacts upon the locality.   
 
The representor has raised concern with safety of vehicles within the carpark impacting their 
property and requested either the carpark spaces adjoining the boundary be removed or bollards 
installed due to a vehicle previously going through the fence into their backyard. The concern is 
noted however the land between the two sites is flat in nature, while the development does not 
involve any alteration to these car parking areas.   
 
To this end, I am reasonably satisfied the availability of on-site parking is appropriate to meet the 
likely demand generated from the facility and shall not result in unsafe traffic movements or 
compromise the flow of traffic upon the adjacent arterial and local roads. 
 
Waste Management 

Waste management will continue to be disposed of by a third party contractor as currently occurs. 
Outdoor storage areas are shall be screened from public view and are generally in a similar 
location to those in existence.   
 
Stormwater Management 

The existing stormwater management system will remain unchanged with the new development 
elements being catered for. 
 
 
SUMMARY 

The application proposes compatible and sympathetic alterations and additions to the existing 
hotel which will also complement development in the locality. The provision of 232 carpark spaces 
will provide suitable carpark spaces for patrons. The hours of operation and maximum patron 
numbers are not proposed to change. 
 
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 2022.24 
dated 22 Dec 2022. 
 
On balance, the proposal reasonably satisfies the relevant provisions of the Planning and Design 
Code Version 2022.24 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 application against the Planning and Design Code, 
the application is NOT seriously at variance with the provisions of the Planning and Design 
Code Version 2022.24. 

 
2. Application No. 22041448 by Lockleys Hotel to carry out alterations and additions to existing 

Hotel (CT- Volume 5138 Folio 934, Volume 5297 Folio 867, Volume 5140 Folio 748 and 
Volume 6214 Folio 830) 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: 

 
 Site Plan by Studio Nine Architects, project number 0910-567, Drawing number PA2.02 
 Site/Ground Floor Plan by Nine Architects, project number 0910-567, Drawing number 

PA2.03 
 Roof Plan by Nine Architects, project number 0910-567, Drawing number PA2.04 
 Hotel Elevations by Nine Architects, project number 0910-567, Drawing number PA2.05 

 
2. All car parking areas, driveways and vehicle manoeuvring areas must be constructed and 

properly drained in accordance with the approved plans prior to the occupation of the premises 
or the use of the development, and maintained in a good condition at all times. 

 
3. Driveways, car parking spaces, manoeuvring areas and landscaping areas shall not be used 

for the storage or display of any goods, materials or waste at any time. 
 
4. All waste and other rubbish shall be stored in a manner so that it does not create insanitary 

conditions, unreasonable nuisance or pollution to the environment and shall be screened from 
public view to the reasonable satisfaction of Council. 

 
5. All waste disposal and pick up shall be undertaken in accordance with the requirements 

stipulated within the Environment Protection (Noise) Policy 2007, or subsequent legislation. 
 
6. All loading and unloading of vehicles associated with the subject premises shall be carried out 

entirely upon the subject land. 
 

Attachments 

1. Application Plans and Supporting Documents   
2. Representations and Response to Representations   
3. Internal Referral Response    
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7 REVIEW OF ASSESSMENT MANAGER DECISION 

Nil  
 

8 CONFIDENTIAL REPORTS OF THE ASSESSMENT MANAGER  

8.1 148 Anzac Highway, GLANDORE 

Application No  22032260 
 

Reason for Confidentiality 

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

 

(vii) matters that must be considered in confidence in order to ensure that the assessment 
panel, or any other entity, does not breach any law, or any order or direction of a 
court or tribunal constituted by law, any duty of confidence, or other legal obligation or 
duty; 

(viii) legal advice. 
 

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

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

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

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

9.1 Activities Summary - May 2023 

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 and the City of West Torrens 

Assessment Manger are the relevant authority; 
 
3. Any deferred items previously considered by the CAP; 
 
4. Any matters being determined by the State Commission Assessment Panel (SCAP) or the 

State Planning Commission (SPC). 
 

RECOMMENDATION 

The Council Assessment Panel receive and note the information. 
 

 
Development Application appeals before the ERD Court in the City of West Torrens 
 

Relevant authority: Council Assessment Panel 

DA number Address Description of development Status 

21028599 239 & 241-243 
Richmond 
Road, 
RICHMOND 

Demolition of existing 
dwellings and associated 
structures, and construction 
of three (3) warehouses with 
associated office and storage 
space, two retail tenancies 
with associated offices along 
with associated carparking 
landscaping and freestanding 
pylon signage 

This application was refused. 
 
Appeal lodged on 6 July 2022 to 
the ERDC. 
 
A proposed compromise proposal 
was presented for the CAP's 
consideration on 14 March 2023. 
 
The matter now lies with the ERD 
Court for further processing. 
 

22037262 11 & 13 Lydia 
Street, 
PLYMPTON 

Construction of two (2) three 
storey residential flat 
buildings comprising 16 
dwellings 

This application was refused.  
 
Appeal lodged on 23 March 2023 
to the ERDC. 
 
A conciliation conference is 
scheduled for 20 June 2023. 
 

22033457 31 Capper 
Street, 
CAMDEN 
PARK 

Construction of a habitable 
outbuilding including a 
rumpus room, garage and 
verandah 

This application was refused.  
 
Appeal lodged on 28 March 2023 
to the ERDC. 
 
A conciliation conference is 
scheduled for 20 June 2023. 
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22032260 148 Anzac 
Highway, 
GLANDORE 

Construction of two (2) three 
storey residential flat 
buildings comprising 14 
dwellings  
 

This application was refused.  
 

Appeal lodged on 26 April 2023 to 
the ERDC. 
 

A preliminary conference is yet to 
be set by the ERDC. 

 

Relevant authority: Assessment Manager 

DA number Address Description of development Status 

Nil    
 

Relevant authority: State Commission Assessment Panel  

DA number Address Description of development Status 

Nil     
 
Deferred CAP Items 
 

DA number Address Description of development Status 

Nil     

 
Development Applications determined under delegation (CAP is the relevant authority) 
 
Awaiting Plan SA Portal functionality to report on relevant applications accurately. 
 
Development Applications pending determination by SCAP/SPC 
 

DA Number Referral Reason Address Description of development 

211/M135/21 
Lodged 16 
March 2021 

Schedule 10, 
Development 
Regulations  

1 Selby Street, 
Kurralta Park 

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

23000380 Restricted - 
Section 94(1)(b) 

254-262 
Richmond Rd, 
Marleston 

Change of use of an existing building to a 
shop (bulky goods outlet) incorporating 
alterations and additions, installation of 
associated advertising signage and car 
parking and tree damaging activity 
 

22036672 Designated by 
Regs - Section 
94(1)(a)(ii) 

86 George St, 
Thebarton 

To retain an existing shop and demolish an 
existing detached dwelling to accommodate 
a new residential flat building comprising 10 
dwellings of five levels with associated 
carparking and landscaping 
 

23004225 Designated by 
Regs - Section 
94(1)(a)(ii) 

Lot 13 Richmond 
Rd, Keswick 
Terminal 

Storage shed for railway carts at the 
Adelaide Parklands Terminal.  60m long, 
6m wide and 5.4m high. 
 

 
Conclusion 

This report is current as at 26 April 2023. 
 

Attachments 

Nil  
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10 OTHER BUSINESS 

10.1 Planning Policy Considerations  
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