
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, 11 APRIL 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.
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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 14 March 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 

6.2.1 148 Anzac Highway, GLANDORE 

Application No  22032260 

Appearing before the Panel will be: 

Representor/s:  Jayne Stinson of 407 Marion Road, Plympton wishes to appear in support of the 
representation. 

Raymond Drummond of PO Box 228, Marleston wishes to appear in support of 
the representation. 

Fran Lynch of 1A Waymouth Avenue, Glandore wishes to appear in support of 
the representation. Margaret Ribarich or Jayne Stinson will appear on behalf of 
Fran Lynch. 

Aijun Pan of 1 Ruthven Avenue, Glandore wishes to appear in support of the 
representation. 

Applicant: Greg Vincent of Masterplan wishes to appear in response to the representations. 

DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT NUMBER 22032260 

APPLICANT Andrew MacDonald

ADDRESS 148 Anzac Highway, Glandore 

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

ZONING INFORMATION Zones 
 Urban Corridor (Boulevard)

Overlays 
 Airport Building Heights (Regulated) 
 Affordable Housing 
 Building Near Airfields 
 Design 
 Heritage Adjacency 
 Hazards (Flooding - Evidence Required) 
 Major Urban Transport Routes 
 Noise and Air Emissions 
 Prescribed Wells Area 
 Regulated and Significant Tree 
 Traffic Generating Development 

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

height is 12.5m) 
 Maximum Building Height (Levels) (Maximum building 

height is 3 levels) 
 Minimum Primary Street Setback (Minimum primary street 

setback is 3m) 
 Interface Height (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) 
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LODGEMENT DATE 25 October 2022 

RELEVANT AUTHORITY Council Assessment Panel (change to Assessment 
Manager if it is the rare circumstance this is the case) 

PLANNING & DESIGN CODE 
VERSION 

2022.19

CATEGORY OF DEVELOPMENT Code Assessed - Performance Assessed 

NOTIFICATION Yes 

REFERRALS STATUTORY  Department of Infrastructure and Transport (DIT) 

REFERRALS NON-STATUTORY  City Assets 
 Arboriculture Advisor 
 Heritage Advisor 
 Waste Management 

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

 The application involves residential development of three 
or more storeys above finished ground level 

RECOMMENDING OFFICER Karen Mitrovic 

RECOMMENDATION Grant consent with conditions 

SUBJECT LAND AND LOCALITY 

The subject land is formally described as Allotment 34 Filed Plan 7194 in the area named 
Glandore Hundred of Adelaide, Volume 5608 Folio 175, more commonly known as 148 Anzac 
Highway, Glandore. The subject site is rectangular in shape with a 30.48 metre (m) wide frontage 
to Anzac Highway and a site area of 1300.58 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 detached dwelling and associated outbuildings. The site is relatively 
flat. There are no Regulated Trees on the subject site, however a street tree located in the verge in 
front of the site is Regulated. 

The locality consists of a mixture of commercial and residential development. The Established 
Neighbourhood Zone is located to the south of the subject land, containing a mixture of low density 
detached dwellings and increased density as a result of infill development.  

The Urban Corridor (Boulevard) Zone extends to the north, east and west of the site, following the 
corridor of Anzac Highway. Along Anzac Highway a pattern of residential and commercial type 
activities has been established, with small scale commercial businesses and a residential care 
facility located in close proximity to the subject land. Extensive commercial development in the 
form of a shopping centre is located to the west on the opposite side of Anzac Highway. 
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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) 

PROPOSAL 

Should the proposed development receive Development Approval, the Applicant intends to 
demolish the existing structures on site and construct two residential flat buildings, each of which 
will contain seven, three storey dwellings. 

The proposal consists of a two elements, a residential flat building and a verandah. A residential 
flat building is identified in the Urban Corridor (Boulevard) Zone as being a Performance Assessed 
form of development. A verandah has no assessment pathway within the zone and is therefore a 
Performance Assessed form of development. 

Each dwelling includes two bedrooms, a living area, a multipurpose room, a second floor balcony 
and one undercover car park.  

In addition to individual landscaping of each dwelling, communal landscaping is proposed to the 
front of the built form to provide screening. A total of 155.41 square metres, or 12%, of the site will 
be landscaped. 



Council Assessment Panel Agenda 11 April 2023 

Item 6.2.1 Page 5 

The Applicant has calculated that on a weekly basis the prospective residents are likely to 
generate, up to 840 litres of putrescibles, 350 litres of recyclables and 210 litres of organics.  
A communal waste enclosure is to be provided at the south western (rear) end of the site and has 
been designed to accommodate:  

 4 x 240L General Waste bins; and 
 6 x 240L Recycling bins; and  
 4 x 240L Organics bins  

General waste will be collected weekly by Council's roadside collection service, with recyclables 
and organics collected fortnightly on alternating weeks. 

The common driveway will be accessible via a new crossover to Anzac Highway. The new 7m 
wide, exposed concrete crossover to Anzac Highway has been designed to accommodate 
simultaneous two-way movements. The existing crossovers to Anzac Highway will be closed. 

There will be 17 parking spaces available within the site, including 14 ‘resident’ spaces (one space 
per dwelling in the form of a single garage) and three ‘visitor’ spaces (located at the rear of the site 
along the south eastern boundary). 

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 Urban Corridor (Boulevard) Zone in the 
Planning and Design Code (The Code). 

Properties notified 73 properties were notified during the public notification process. 

Representations 5 representations were received. 

Persons wishing to be 
heard 

4 representors who wish to be heard. 

 Jayne Stinson of 407 Marion Road, Plympton 
 Raymond Drummond of PO Box 228, Marleston 
 Fran Lynch of 1A Waymouth Avenue, Glandore - Represented 

by Margaret Ribarich or Jayne Stinson 
 Aijun Pan of  1 Ruthven Avenue, Glandore 

Summary of 
representations 

 Impact on privacy/overlooking
 Removal of vegetation
 Traffic/parking concerns
 Lack of appropriate landscaping
 Concerned development will obstruct supply of direct sunlight to 

their private rear yard.
 Visual impact/design concerns
 Increased noise from occupants
 Impact on property values
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Applicant's response to 
representations 

Concerns were raised regarding the following matters: 

 Overlooking has been mitigated through the use of obscured 
glass etc. 

 The proposed development is consistent with the Zone 
guidelines regarding the presentation of the development within 
the immediate ANZAC Highway locality 

 Overshadowing may occur, however is in accordance with the 
requirements of the Planning and Design Code 

 Landscaping has been provided in accordance with the 
requirements of the Planning and Design Code 

 Car parking is provided in accordance with the requirements of 
the Planning and Design Code 

 Impact on property values cannot be considered in the Planning 
assessment 

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

INTERNAL REFERRALS 

Department  Comments  

City Assets  Stormwater has been satisfactorily dealt with in accordance with Council 
requirements 

 On site parking is provided in accordance with the Planning and Design 
Code 

 Anzac Highway is under the care and control of DIT, access should be in 
accordance with DIT requirements 

Arboriculture 
Advisor 

 The regulated street tree located in front of the site should be protected 
during the construction period. Appropriate conditions should be applied 
to ensure this. 

Heritage Advisor  The proposed development will not be detrimental to the character of the 
Local Heritage listed Avenue of Claret Ash Trees located directly in front 
of the subject land  

Waste 
Management 

 The proposed development for 14 - two bedroom dwellings is able to be 
serviced by Council's kerbside waste collection in accordance with the 
report supplied by Colby Phillips 

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

Department  Comments  

Commissioner of 
Highways (DIT) 

 No objection, with comments 
 Conditions included for consent 

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

ASSESSMENT 

The proposal is assessed for consistency with the quantitative requirements of the Planning and 
Design Code as outlined in the table below: 

PLANNING AND 
DESIGN CODE 
PROVISIONS 

STANDARD ASSESSMENT 

Primary Street 
Setback 

Urban Corridor 
(Boulevard) Zone 
DTS/DPF 2.4  

The building line of buildings setback from 
the primary street boundary: 
(a) not less than: 2m 

3m at closest point 

Satisfies

Setback from Rear 
Urban Corridor 
(Boulevard) Zone 
DTS/DPF 2.7  

Building walls setback from rear boundaries a 
minimum of 3m 

5.355m at closest 
point 

Satisfies 

Side Setback  
Urban Corridor 
(Boulevard) Zone 
DTS/DPF 2.6 

Building walls with no window/s or balcony/ies 
fronting the boundary, setback from side 
boundaries as follows: 
(a) no minimum on the boundary, within the first 
18m from the front property boundary for any 
building level 
(b) no minimum for remaining length for ground 
level only 
(c) 2m for 1st level and above for building parts 
more than 18 metres from the front property 
boundary 

Ground Floor: 
2.539m 

1st Floor: 1.039 m 

2nd Floor: 2.839 m  

Satisfies 

Interface Height 
Urban Corridor 
(Boulevard) Zone 
DTS/DPF 4.1 

Southern Boundary 
(Rear) 

5.355 m 

Does not satisfy
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Building Height 
Urban Corridor 
(Boulevard) Zone 
DTS/DPF 3.1 

Except where a Concept Plan specifies otherwise, 
development does not exceed the following building 
height(s): 

Maximum building height is 8 levels 

Maximum building height is 12.5m 

3 levels 

10.2 m 

Satisfies

Car parking  
Transport, Access 
and Parking Module 
Table 2 - Off-Street 
Car Parking 
Requirements in 
Designated Areas 

2 bedroom dwelling - 1 space per dwelling 

Plus 

0.25 spaces per dwelling for visitor parking. 

17 spaces provided 
on site 

1 per dwelling 
3 visitor parks 

Satisfies 

Private Open Space 
Design in Urban 
Areas Module 
Table 1 - Private 
Open Space 

Total private open space area: 

a) Site area <301m2: 24m2 located behind 
the building line. 

b) Site area ≥ 301m2: 60m2 located behind 
the building line. 

Minimum directly accessible from a living room: 
16m2 / with a minimum dimension 3m. 

Dwellings 1 and 8 

Satisfies  

Dwellings 2 - 7  
and 9 - 14 

Does not satisfy 

Overshadowing 
Interface between 
Land Uses 
Module 
DTS/DPF 3.1 

North-facing windows of habitable rooms of 
adjacent residential land uses in a neighbourhood-
type zone receive at least 3 hours of direct sunlight 
between 9.00am and 3.00pm on 21 June. 

Satisfies 
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Overshadowing 
Interface between 
Land Uses 
Module 
DTS/DPF 3.2 

Development maintains 2 hours of direct sunlight 
between 9.00 am and 3.00 pm on 21 June to 
adjacent residential land uses in a neighbourhood-
type zone in accordance with the following: 
a. for ground level private open space, the smaller 
of the following: 
i. half the existing ground level open space 
or 
ii. 35m2 of the existing ground level open space 
(with at least one of the area's dimensions 
measuring 2.5m) 
b. for ground level communal open space, at least 
half of the existing ground level open space. 

Satisfies

Landscaping  
Design in Urban 
Areas Module 
DTS/DPF 13.1 

Buildings provide a 4m by 4m deep soil space in 
front of the building that accommodates a medium 
to large tree, except where no building setback 
from front property boundaries is desired. 

1.9 m x 10 m (in 
front of each 
building) 

Does Not Satisfy 

Deep Soil Zone 
plantings 
Design in Urban 
Areas Module 
DTS/DPF 13.2 

Multi-storey development provides deep soil zones 
and incorporates trees at not less than the following 
rates, except in a location or zone where full site 
coverage is desired. 

Satisfies

Residential amenity 
in multi-level 
building 
Design in Urban 
Areas Module 
DTS/DPF 28.4 

Dwellings (not including student accommodation or 
serviced apartments) are provided with storage at 
the following rates with at least 50% or more of the 
storage volume to be provided within the dwelling: 

(b)  2 bedroom dwelling / apartment: not less than 
10m3

Satisfies 

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  

Performance Outcome 1.1 of the Urban Corridor (Boulevard) Zone encourages a vibrant mix of 
land uses, with a Residential Flat Building specifically listed as an envisaged form of development 
in DPF 1.1. The development contributes to the Zone's desire for a vibrant mix of land uses in 
order to add to the vitality of the area. The development introduces a form of residential 
accommodation to the locality and provides opportunities for smaller households to enter the 
neighbourhood. 



Council Assessment Panel Agenda 11 April 2023 

Item 6.2.1 Page 10 

The current use of the subject land is residential in nature. As a result, the intended land use, 
although an intensification, does not require a preliminary site contamination investigation in 
accordance with Practice Direction 14 and Desired Outcome 1 of the Site Contamination Section of 
the Code, and the site is considered to be suitable for residential use. 

In accordance with Desired Outcome 1 of the Urban Corridor (Boulevard) Zone, the proposed 
development will increase the mix of residential accommodation in the area by replacing a 
detached dwelling with two residential flat buildings.  

Desired Character & Pattern of Development 

The zone seeks to encourage buildings that achieve a consistent, tall, uniform facade to frame the 
primary road corridor that are consistently well set back with areas of significant open space in 
front and a mix of residential type land uses. It is considered that, by proposing a development 
which is consistent with the desired height for the area, set back in accordance with the desired 
minimum and architecturally designed to complement the streetscape, the proposed development 
is consistent with the Desired Outcome of the Urban Corridor (Boulevard) Zone. 

DPF 2.6 of the zone provides a side setback of 2m as guidance for first floor and above building 
walls without window/s or balconies fronting the boundary. The proposed development 
incorporates both windows and balconies to the side façade, so the quantitative amount is not 
specifically relevant, however PO 2.6 of the zone is relevant. The PO indicates that buildings 
should set back from side boundaries to provide separation between buildings in a way that 
complements the established character of the locality and enables access to natural sunlight and 
ventilation for neighbouring buildings. The side setback of the proposed development being 
1.039m to the side boundary at its closest point is still considered able to meet PO 2.6 by allowing 
natural light and ventilation and by incorporating side façades that are stepped to help reduce their 
mass. 

The desired outcome for the zone encourages redevelopment of sites with minimal or reduced 
setbacks in comparison with the current established pattern of development. Much of the 
established character remains as the original housing stock which is yet to be redeveloped and 
generous setbacks to the front, side and rear boundaries in most instances. Although the proposed 
development is not in keeping with the established character of the area, it is in keeping with the 
desired outcome for the zone which encourages reduced setbacks and increased density in order 
to provide a mix of residential and commercial type development. 

DPF 4.1 of the zone provides a suggested height restriction within a 30 degree plane measured 
from a height of 3m above natural ground level at the boundary of an allotment used for residential 
purposes within a neighbourhood-type zone, as shown in the following diagram: 
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This policy is relevant in relation to the rear boundary of the proposed development and it's 
interaction with the neighbouring residences within the Established Neighbourhood Zone. In order 
to reduce the impact of the rear dwelling façades on the adjoining properties, the built form has 
been designed with multiple textures, materials and colours being used to add interest to the 
structure. In addition, landscaping will be planted in order to obscure the built form from adjoining 
residential properties. Despite the built form failing to accord with the relevant interface provisions, 
the design techniques employed are considered to assist in minimising the mass of the building 
when viewed from adjoining land.  

The intention of this DPF is to provide an appropriate interface height and assist in achieving PO 
4.1 by mitigating the impact of building massing on residential development within a 
neighbourhood-type zone. 

Whilst the proposed development doesn't achieve the DPF, it is considered that the development 
is able to satisfy PO 4.1 which identifies that buildings should mitigate impacts of building massing 
on residential development within a neighbourhood-type zone. 

Built Form 

As discussed above, the built proposed built form does not satisfy all of the quantitative 
requirements of the zone. However, it is considered that the built form will result in an envisaged 
form of development which has taken into consideration the character of the locality and attempted 
to mitigate the impact of any shortfall on neighbouring residential zones. 

The maximum building height for the site is 3 levels and a 12.5m, with the proposed development 
satisfying this criteria. The context of the locality is mixed, being located on an arterial road. The 
existing built form in the area ranges from single storey detached dwellings, to multi storey 
residential development. It is considered that the proposed development adequately meets the 
design criteria set out by the Planning and Design Code and will complement the existing and 
changing character of Anzac Highway, whilst also attempting to minimise the impact of high level 
built form on adjoining residential land uses.  

Amenity 

Although the proposed development is three stories and 10.2m in height, the built form will not 
result in the overshadowing of neighbouring residences in excess of what the Planning and Design 
Code allows.  

DPF 3.1 of the Interface between Land Uses section of the Code provides guidelines in relation to 
the impact of overshadowing on north facing windows of neighbouring residential land uses: 

North-facing windows of habitable rooms of adjacent residential land uses in a neighbourhood-type 
zone receive at least 3 hours of direct sunlight between 9.00am and 3.00pm on 21 June. 
The Applicant has provided overshadowing diagrams to indicate that the proposed development 
will satisfy the requirements of this policy. The dwelling at 1A Waymouth Avenue is likely to be 
most impacted by overshadowing, however given the location of an existing verandah at the rear of 
this dwelling, the introduction of the proposed development will not cause overshadowing to 
habitable rooms of the dwelling. The proposal is therefore able to satisfy the criteria of this DPF 
within the Code. 
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DPF 3.2 of the Interface between Land Uses section of the Code provides guidelines in relation to 
the impact of overshadowing on private open space of neighbouring residential land uses: 

Development maintains 2 hours of direct sunlight between 9.00 am and 3.00 pm on 21 June to 
adjacent residential land uses in a neighbourhood-type zone in accordance with the following: 

a. for ground level private open space, the smaller of the following: 
i. half the existing ground level open space 

or 

ii. 35m2 of the existing ground level open space (with at least one of the area's dimensions 
measuring 2.5m) 

b. for ground level communal open space, at least half of the existing ground level open space. 

The overshadowing diagrams indicate that the dwellings at 1A and 1B Waymouth Avenue are 
likely to be most impacted by the proposed development. However, again the proposal is able to 
achieve the minimum criteria as identified in DPF 3.2 of the Code. 
Although the proposal will clearly have some impact upon adjoining land located in a residential 
type zone, the minimum requirements set out within the Planning and Design Code are able to be 
achieved. 

The proposed dwellings each incorporate a balcony and upper storey windows to the design. PO 
10.1 and 10.2 of the Design in Urban Areas section of the Code encourage that development 
mitigates direct overlooking from upper level windows and balconies to habitable rooms and 
private open spaces of adjoining residential uses in neighbourhood-type zones. In order to meet 
the requirements, upper storey windows which could potentially overlook neighbouring private 
open space have been designed to incorporate either high sill levels, or obscured to 1.8m above 
the finished floor level. The windows which face towards the common driveway remain unobscured 
as they are not considered to result in direct overlooking to habitable rooms and private open 
spaces of adjoining residential uses in neighbourhood-type zones. Windows overlook the common 
driveway and any views to the south are indirect or on an angle where the outcome is 
tolerable. The balustrades belonging to the balconies will also be fitted with frosted glass to a 
height of 1.7 metres above the finished floor level to mitigate direct overlooking. 
The subject land is located within the Noise and Air Emissions Overlay on a Designated Road: 
Type B. Whilst an acoustic report has not been supplied in support of the proposed development at 
the planning stage, the Applicant has advised that the services of an acoustic engineer will be 
engaged to inform the building designers of the necessary treatments required for the facades of 
the buildings. The Applicant also notes the design elements of the dwellings to reduce the potential 
impacts of traffic related emissions: 

 Placing rooms more sensitive to air quality and noise impacts (such as living rooms and 
bedrooms) on the building’s upper floors so they are elevated above the ground level 
emission source of ANZAC Highway.  

 Providing varying building widths, articulation and separation to and between the buildings, 
the ANZAC Highway frontage, the side property boundaries and the rear site boundary. 
These features will facilitate favourable ventilation conditions and the opportunity for 
planting of vegetation which will assist with the dispersion of air pollutants.  

 Using design elements such as deep balconies enclosed with balustrades. 

 Generally siting private open spaces behind fencing and balustrades, away from the ground 
level emission source, and primarily adjacent to the private open spaces behind the 
dwellings on the abutting residential properties. 

As a result it is considered that the desired outcome and performance outcomes 1.1, 1.2 and 1.3 of 
the Noise and Air Emissions Overlay are satisfied. 
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Private Open Space 

Design in Urban Areas Table 1 identifies that 24 square metres of private open space should be 
provided to each dwelling. The private open spaces belonging to Dwellings 2 to 7 and 9 to 14 fall 
short of the recommended area (24 square metres) by 4.74 square metres, however this is not 
considered to be fatal to the application.  

These dwellings will each have two areas of private open space in the form of a balcony and 
private courtyard, the private courtyards will have a minimum dimension of 3.0 metres, as sought 
by Table 1 of the Design in Urban Areas section of the Code; and the private courtyards will also 
be accessible, and visible, from a habitable room, as sought by PO 21.2 of the Design in Urban 
Areas Section of the Code. 

Landscaping 

The Planning and Design Code encourages landscaping of development sites to a high standard in 
order to assist in reducing thermal mass and provide positive contribution to the amenity of the site. 
PO 3.1 of the Design in Urban Areas section of the Code encourages that soft landscaping and 
tree planting are incorporated to: 

a) minimise heat absorption and reflection 
b) maximise shade and shelter 
c) maximise stormwater infiltration 
d) enhance the appearance of land and streetscapes. 

The proposed development includes the following 155.41 square metres, or 12 percent of the area 
of the site, identified as being landscaped, with the planting of several mature trees to assist in 
screening the development as soon as possible from adjoining residential sites. 

The extent of deep soil areas at the front of the site fail to achieve a 4 x 4 metre dimension as 
desired by the Code. This notwithstanding, the additional length in area provided (9.95m x 1.9m 
and 1.9 x 8.7m) is considered appropriate to provide a well landscaped garden bed, 
complementary to the building design.  

The deep soil areas are to be planted with Manchurian Pears, which achieve a growth height up to 
5 metres at maturity with a large canopy. The trees shall be bordered with other low-medium 
growing species to provide an attractive streetscape outcome and soften the appearance of the 
development when viewed from Anzac Highway. The deep soil areas and dimensions are sufficient 
to accommodate the recommended tree plantings and to this end, the development is considered 
to satisfy Design in Urban Areas, Performance Outcomes 7.4, 7.5, 7.6, 13.1 and 13.4.    

In addition, a regulated street tree is located in the road reserve in front of the subject land. 
Council's arborists have provided comment in relation to the proposal and requested the inclusion 
of specific conditions to provide protection to the street tree should the application be approved. 

It is considered that, on balance, the landscaping proposed is able to meet the requirements of the 
Code. 

Parking and Access 

The subject land is located on Anzac Highway, which is under the care and control of the 
Department for Infrastructure and Transport (DIT). As a result the application was forwarded to DIT 
for comment. They have advised that they support the proposal subject to a number of conditions 
which have been included in the recommendation. 

Car parking will be provided on site, with 14 spaces dedicated to individual dwellings in the form of 
a single garage per residence, and 3 visitor spaces – located at the rear of the site. 
Table 2 - Off-Street Car Parking Requirements in Designated Areas identifies that, for a 
development of this type, parking is required at a rate of one per dwelling, and 0.25 spaces per 
dwelling for visitor parking, totalling 17.5 parks. As a result the proposed development falls short by 
1 visitor car park.  
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Masterplan has provided comment on behalf of the Applicant in relation to the parking on site. 
They have identified that the proposal is considered to meet the requirements of the Code, and will 
increase on street car parking availability by consolidating crossovers in front of the site. 

Council's City Assets section have reviewed the proposed development and provided advice that 
the proposed car parks are considered to be appropriate and sufficient in number to meet the Code 
requirements. City Assets have also justified their comments by identifying that the reduction in 
crossovers will also increase the number of on street car parks available in the area.  

City Assets have raised the matter of a stobie pole being located in the proposed crossover as a 
potential issue. The Applicant is aware of the stobie pole and the requirement for them to relocate 
the infrastructure at their cost. Should the proposed development be approved, a note will be 
included in the consent to reiterate the need for the stobie pole to be relocated at the Applicant's 
cost. 

The carpark dimensions and overall layout meet the relevant Australian Standards, which has 
been reviewed by Council’s City Assets section, who has formed the opinion that from a traffic 
safety point of view, the proposal is satisfactory. The development as a whole has also been 
reviewed by the Commissioner of Highways who has deemed the proposal to be appropriate from 
a traffic, parking and access perspective.   

Although the proposed development falls short of meeting the quantitative requirements for parking 
on site, it is considered that the proposed development has been designed to achieve the minimum 
requirements of the Design in Urban Areas section of the Planning and Design Code in relation to 
access and manoeuvrability, while falling slightly short in relation to parking.  

To this end, 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 

Council’s waste management team have reviewed the proposed development and provided advice 
that the scale of the development is such that Council is able to provide kerbside collection for the 
development, with a restriction on the number of bins provided to the site.  

The Applicant has sought advice from a qualified person in relation to the waste capacity required 
on site and provided a report from Colby Phillips in support of the application. The report identifies 
that on a weekly basis the prospective residents are likely to generate up to;  

 840 litres of putrescibles,  
 350 litres of recyclables, and  
 210 litres of organics.  

As a result, the following has been identified as being appropriate to service the site;  

 4 x 240L General Waste bins; and 
 6 x 240L Recycling bins; and  
 4 x 240L Organics bins  

General waste will be collected weekly by Council's roadside collection service, with recyclables 
and organics collected fortnightly on alternating weeks. 

Council's waste management team initially had some concerns with the scale of the proposed 
development and Council's ability to provide kerbside service to the site. However, following a 
review of the Colby Philips report and further discussion with the Applicant, Council's waste 
management team are confident that the proposed development can be serviced by Council. 
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A communal waste enclosure is to be provided at the south western (rear) end of the site and has 
been designed to accommodate the number of bins required to service the site.  

The communal waste enclosure has been designed to accommodate the requisite type and 
number of bins in accordance with PO 11.1 of the Design in Urban Areas Section of the Code. It 
has also been positioned at the rear of the site to reduce its visibility from Anzac Highway and as 
per PO 11.2 of the Design in Urban Areas Section of the Code. 

Stormwater Management 

The proposed development is supported by a site and drainage plan developed by DKVC 
Structural and Civil Engineers. In accordance with the plan, the following is to occur on site; 

 each dwelling will come equipped with a 3,000 litre water tank; 
 runoff from the roof atop each building will be directed to the tanks;  
 overflow from the tanks will be diverted, and subsequently discharged, to Anzac Highway;  
 surface water from the common driveway will be captured by a series of grated sumps; and  
 surface water captured by the grated sumps will also be diverted, and subsequently 

discharged, to Anzac Highway 

Council’s City Assets section have reviewed the information supplied by the applicant and advised 
that the proposed stormwater management for the site is in accordance with Council’s 
requirements. 

The proposal is considered to satisfy the PO 36.1 and 36.2 relating to water sensitive urban design 
in the Design in Urban Areas section of the Code. 

SUMMARY 

The proposed development has been architecturally designed to provide an appropriate built form 
which is consistent with the changing character of the locality and does not negatively impact on 
the character or amenity of the area.  

The siting of the built form and design allows the proposal to, on balance, satisfy the requirements 
of the Code and contribute to the provision of a mixture of residential uses in the area. 

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 2022.19 
dated 13 October 2022. 

On balance, the proposal reasonably satisfies the relevant provisions of the Planning and Design 
Code Version 2022.19 and therefore the application warrants the granting of Planning Consent, 
subject to specified conditions. 

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 2022.19. 

2. Application No. 22032260 by Andrew MacDonald of two (2) three storey residential flat 
buildings comprising 14 dwellings (CT-5608/175) is GRANTED Planning Consent subject to 
the following conditions of consent: 
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Development Plan Consent Conditions: 

1. The development shall be undertaken and completed in accordance with the plans and 
information detailed in this application specifically plans as listed below: 

 Project No. 1638.21, Revision Date 17.03.23, Site Plan 
 Project No. 1638.21, Revision Date 13.10.22, Elevations 
 Project No. 1638.21, Revision Date 13.10.22, Ground Floor Plan 
 Project No. 1638.21, Revision Date 13.10.22, Level 2 Floor Plan 
 Project No. 1638.21, Revision Date 13.10.22, Level 3 Floor Plan 
 Job Number DDS-130 - DKVC Structural and Civil Engineers - Revision D - Civil Plan 
 Waste Management Report prepared by Colby Phillips - Dated 17 March 2023 
 Planning Report prepared by Masterplan - Dated 6 February 2022 

2. Prior to the use and/or occupation of the structure(s), all stormwater from buildings and paved 
areas shall be disposed of in accordance with the approved plans and details. 

3. All planting and landscaping, with the exception of tree planting, shall be completed within six 
(6) months of occupation or the next available planting season and be maintained in a 
reasonable condition at all times. Any plants that become diseased or die will be replaced with 
a suitable species. 

4.  All devices/treatments proposed and nominated on the approved plans, and forming part of 
the Development Application, to protect the privacy of adjoining properties shall be installed 
and in use prior to occupation of the premises and maintained for the life of the building. 

5. 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. 

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

7. Any works carried out within the TPZ shall be undertaken subject to the following during 
construction; 

 Air spade excavation only (no machine excavation, including trenching).
 No changes in soil levels beyond the proposed or depositing of fill.
 That a suitably qualified arborist oversees all works to be undertaken within the Tree 

Protection Zone 

8. All waste collection is to be undertaken in accordance with the Waste Management Plan 
prepared by Colby Phillips Advisory in the report dated 17 March 2023, to the reasonable 
satisfaction of Council. This includes: 

 All Waste storage receptacles being stored in a common area including: 4 x 240 litre bins 
for General Waste, 6 x 240-litre bins for Recyclables and 4 x 240-litre bins for Organics;

9. All waste and other rubbish shall be stored in a manner so that is does not, in the reasonable 
opinion of the Council, create:  

 insanitary conditions on or off the site;  
 an unreasonable nuisance off the site; or  
 pollution to the environment (including by pollution caused by substances, materials or 

things entering the stormwater system either by wind or water). 

10. All waste and other rubbish shall be stored in the designated areas and screened from public 
view in accordance with the approved plans.  
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Commissioner of Highways Conditions 

1. All access to/from the development shall be gained in accordance with the Site Plan produced 
by Dimension Design Studio, Project No. 1638.21 with the revision dated 18.02.23. The 
access to Anzac Highway shall be a minimum of 7 metres in width (measured at the property 
boundary) to accommodate simultaneous two-way movements. The design shall include a 
raised separator to prohibit right turns into and out of the site. 

2. All vehicles (including any service/waste vehicles accessing the site) shall enter and exit the 
site in a forward direction. All on-site vehicle manoeuvring areas shall remain clear of any 
impediments. 

3. The entry and exit points shall be suitably signed and line-marked to reinforce the desired 
traffic flow.  

4. The redundant crossovers on Anzac Highway shall be closed and reinstated to Council’s kerb 
and gutter standards at the applicant’s expense prior to habitation of the dwellings. 

5. Any infrastructure within the road reserve that is demolished, altered, removed or damaged 
during the construction of the project shall be reinstated to the satisfaction of the relevant 
asset owner, with all costs being borne by the applicant.  

6. Clear sightlines, as shown in Figure 3.3 ‘Minimum Sight Lines for Pedestrian Safety’ in 
AS/NZS 2890.1:2004, shall be provided at the property line to ensure adequate visibility 
between vehicles leaving the site and pedestrians on the adjacent footpath. 

7. Stormwater run-off shall be collected on-site and discharged without impacting the adjacent 
road network. Any alterations to the road drainage infrastructure required to facilitate this shall 
be at the applicant’s cost. 

Attachments 

1. Attachment 1 - Plans and Supporting Documentation   
2. Attachment 2 - Representations and Response   
3. Attachment 3 - Internal Referrals   
4. Attachment 4 - DIT Referral Response  
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6.2.2 452 Henley Beach Road, LOCKLEYS 

Application No  22038599 

Appearing before the Panel will be: 

Representors:  Jennett Laintoll of 17a Cairns Ave, Lockleys wishes to appear in support of the 
representation. 

Bethany Nottage of 448 Henley Beach Road, Lockleys wishes to appear in 
support of the representation.  

Brooke Nottage of 448 Henley Beach Road, Lockleys wishes to appear in 
support of the representation. 

Applicant: Jason Cattonar of Future Urban wishes to appear in response to the 
representations. 

DEVELOPMENT APPLICATION DETAILS 

DEVELOPMENT NUMBER 22038599 

APPLICANT Karidis Corporation Pty Ltd C/- Future Urban 

ADDRESS 452 HENLEY BEACH RD LOCKLEYS SA 5032 

NATURE OF DEVELOPMENT Change in use of existing community centre to a dwelling, 
together with the construction of a three-storey residential 
flat building containing 8 dwellings for the purposes of 
retirement living and a community centre and a carport 

ZONING INFORMATION Zones
 General Neighbourhood

Overlays 
 Airport Building Heights (Regulated) 
 Advertising Near Signalised Intersections 
 Affordable Housing 
 Building Near Airfields 
 Hazards (Flooding - Evidence Required) 
 Prescribed Wells Area 
 Regulated and Significant Tree 
 Stormwater Management 
 Traffic Generating Development 
 Urban Transport Routes 
 Urban Tree Canopy 

LODGEMENT DATE 9 Dec 2022 

RELEVANT AUTHORITY Council Assessment Panel  

PLANNING & DESIGN CODE 
VERSION 

2022.23 

CATEGORY OF DEVELOPMENT Code Assessed - Performance Assessed 

NOTIFICATION Yes 

REFERRALS STATUTORY Commissioner of Highways 

REFERRALS NON-STATUTORY  City Assets 
 Waste Management 

DELEGATION  A representor has lodged a valid representation and 
wishes to be heard. 
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RECOMMENDING OFFICER Kieron Barnes 

RECOMMENDATION Grant Planning Consent with reserved matters and 
conditions 

SUBJECT LAND AND LOCALITY 

The subject land is formally described in Certificate of Title Volume 5213, Folio 662 as Allotment 
47 Filed Plan 120266 in the area named Lockleys, Hundred of Adelaide. The subject land, which is 
more commonly known as 452 Henley Beach Road, Lockleys, is rectangular in shape with a 39.83 
metre (m) wide frontage to Henley Beach Road, a depth of 96.16 metres, and a total area of 3,851 
square metres (m2).  

There are no easements, Rights of Way or Land Management Agreements noted on the Certificate 
of Title. However, the Certificate of Title notes that, pursuant to the Retirement Villages Act, 1987, 
the land is to be used as a Retirement Village.  

The subject land currently contains nine single storey dwellings as well as a separate single storey 
building which is used as a community centre for residents of the Retirement Village. The south-
western corner of the subject land fronting Henley Beach Road is currently vacant.  

Vehicular access to the dwellings and community centre is provided via a shared, two-way 
driveway from Henley Beach Road. Access to the Retirement Village is restricted by security gates 
across the driveway as well as a masonry wall (approximately 1.8 metres high) which is located 
along the front boundary. 

It is noted that the subject land does not contain any potential constraints to development relating 
to Heritage Places, flooding or Aircraft Noise Exposure overlays. However, Henley Beach Road is 
a State Maintained Road meaning that a referral to the Commissioner of Highways was required. 

The locality is mixed in terms of land uses and built form. For example, a place of worship (Christ 
the King Catholic Church) and an educational establishment (St Francis School) adjoin the subject 
land to the west. The locality also includes residential development in the form of low-density 
dwellings (generally in the form of one and two-storey detached dwellings), mixed with housing for 
the aged. A number of substantial detached dwellings of one and two storeys in height sited on 
relatively large allotments are located to the south of the subject land, on the opposite side of 
Henley Beach Road. Residential development on the northern side of Henley Beach Road is often 
located on comparatively smaller allotments and features a mix of dwellings of one and two storeys 
in height. 

A signalised pedestrian crossing of Henley Beach Road is located to the west of the subject land. 
Bus stops are located on both sides of Henley Beach Road within walking distance of the subject 
land. Bike lanes are also provided on both side of Henley Beach Road.   
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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: SA Property and Planning Atlas)
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Figure 2: Subject land as viewed from Henley Beach Road (looking north) 

Figure 3: Entrance to the subject land from Henley Beach Road (looking west) 
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Figure 4: Subject land as viewed from Henley Beach Road (looking east) 

Figure 5: Entrance to the subject land (looking north) 
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Figure 6: Adjoining Church (looking north) 

PROPOSAL 

The proposed development seeks the construction of a three-storey mixed-use building which will 
contain eight dwellings on the first and second levels as well as a community centre on the third 
level. The dwellings and the community centre will be used in association with the existing 
retirement village on the subject land.  

The proposed development also seeks to change the use of the existing community centre to 
residential.  

In terms of the three-storey building, the proposed development includes the following key 
features: 

 Four, two-bedroom apartments at ground level ranging in floor area from 81m2 to 90m2; 
 Four, two-bedroom apartments at the first level ranging in floor area from 94m2 to 97m2; 
 A community centre with a floor area of 137m2 and an associated terrace of 40m2 at the third 

level; 
 A central corridor running in a north-south direction through the building which provides access 

to the ground floor apartments as well as to the lift and stairs for the upper levels; 
 Private open space for each apartment located at both ground level and at first level (in the 

form of balconies); and 
 Undercover parking (in the form of two separate carports) for nine cars located at the rear 

(north) and west of the development site. 
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Vehicular access to the proposed car parks will continue to be provided via the internal driveway 
off Henley Beach Road, while pedestrian access will be provided via a new gate in the front 
boundary wall.  

As noted, the building will be three levels high resulting in a maximum height of 10.55 metres. The 
third level will be setback approximately 12 metres from the front of the building and 15.5 metres 
from the front boundary. It will also be setback 3.94 metres from the western boundary and 
approximately 3.8 metres from the rear of the building. 

In terms of building materials, the walls of the building will feature a mix of grey bricks at ground 
level followed by Cemental cladding (e.g., fibre cement) at the second level and Colorbond 
(Woodland Gray) cladding at the third level.  

Landscaping will include the private open spaces at ground level as well as the planting of a 
number of additional small trees within some of the front yards of the existing dwellings within the 
retirement village. 

While the stormwater management arrangements are yet to be finalised, the applicant has 
indicated that they will generally reflect the existing arrangements which were approved and 
constructed as part of the previous retirement village development on the land. 

In terms of the management of waste, the applicant has indicated that the Council’s kerbside 
collection will be utilised as per the existing arrangements relating to the retirement village. The 
applicant has further advised that, potentially, a private contractor may also be used to collect 
waste in the event that the number of bins exceeds the Council’s policy of a maximum of 10 bins 
per site.   

For the purposes of an assessment, the proposed development has been broken down into 
elements. As per the table below, each element follows the Performance Assessed pathway as set 
out in the Planning and Design Code. Therefore, the development must be assessed on its merits 
against the relevant provisions of the Planning and Design Code.  

Elements Application Category 

Carport Performance Assessed 

Dwelling Performance Assessed 

Residential flat building Performance Assessed 

The relevant plans and documents are contained in Attachment 1. 
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PUBLIC NOTIFICATION 

The application required public notification because it was performance assessed and not exempt 
from notification by Table 5 - Procedural Matters of the General Neighbourhood Zone in the 
Planning and Design Code (the Code). Accordingly, public notification occurred between  
16 January and 6 February 2023. 

Properties notified 55 properties were notified during the public notification process. 

Representations Nine representations were received. 

Persons wishing to be 
heard 

The following three representors wish to be heard: 

 Jennett Laintoll of 17a Cairns Ave, LOCKLEYS 
 Bethany Nottage of 448 Henley Beach Road, LOCKLEYS 
 Brooke Nottage of 448 Henley Beach Road, LOCKLEYS.  

Summary of 
representations 

Concerns were raised in relation to the following matters: 

 The proposed three storey height of the building. 
 Impact on the character of the locality in terms of height, scale 

and visual appearance. 
 Impact on privacy, particularly in relation to overlooking from the 

community centre on the third level. 
 Impact from residents using the adjoining car park associated 

with the Christ the King Church. 
 Lack of compliance with policies relating to height, site area, 

setbacks and private open space. 
 Inadequate front and side setbacks. 
 Impact on privacy – particularly for buildings located to the east. 
 Insufficient car parking for residents, staff and visitors. 
 No provision for the manoeuvring of vehicles. 
 Overdevelopment of the site which will destroy the streetscape. 
 Out of character with existing buildings on the subject land and in 

the locality. 
 Overshadowing of adjoining properties, especially the church 
 Parking spaces are not large enough 
 No provision for the storage of boats, trailers, caravans and 

specialised equipment such as mobility scooters. 
 No external storage spaces for domestic equipment. 
 No provision of a footpath within the site. 
 Insufficient private open space. 
 Vehicular access is inadequate for cars coming in a westerly 

direction (will require a U Turn).  
 Mass of the building will create a blind spot for vehicles exiting 

the school and church. 
 Does not conform to the Council’s policy for Supported 

Accommodation, Housing for Persons and People with 
Disabilities.  

 Would only support three additional single storey dwellings. 
 Object to the applicant’s statement that visitors could park in the 

grounds of the Christ the King Church.  
 Lack of appropriate drainage systems. 
 The visual comparisons provided by the applicant are inaccurate. 
 The existing retirement village does not contain a community 

centre. 
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Applicant's response to 
representations 

The Applicant’s Planning Consultant provided the following response 
(in summary) to the concerns raised by the representors): 

 The development will contribute to a low-rise suburban character 
as sought by the General Neighbourhood Zone. 

 The locality includes a number of buildings which exceed the 9 
metre/2 building levels maximum building height desired in the 
Zone. 

 The building has been designed to be perceived from the 
streetscape as a two-level building. 

 The proposal will achieve a net residential density of 47 dwelling 
units per hectare (based on 18 dwellings across the entire site) 
which is considered medium density housing as sought by 
Desired Outcome 1 of the Zone. 

 They subject land is suitable for higher density development 
given the proximity of public transport, open space and activity 
centres. 

 The design of the proposed development is appropriate within 
the context of the locality. 

 The proposal will maintain more than 3 hours of direct sunlight 
access to the living rooms and 2 hours direct sunlight access to 
the private open space of the Representor’s properties. 

 Overlooking is not considered to be an issue. However, the 
applicant will accept a Condition of Consent which requires 
privacy screening on the windows on the northern elevation.  

 TMK Consulting Engineers has advised that stormwater can be 
managed appropriately based on the existing arrangements.  
However, the applicant will accept a Reserved Matter in relation 
to stormwater. 

 Access and parking has been assessed by CIRQA Traffic 
Consultants and the Council’s Development Engineer as being 
acceptable. (Assessing Officer’s Note: The Council has not been 
provided with the CIRQA assessment)

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

The proposed development was internally referred to the City Assets Department as well as the 
Team Leader Waste Management.  The comments from the internal referral process are provided 
in the table below.   

Department  Comments  

City Assets Stormwater 
 It is recommended that appropriate site and adjacent road verge survey 

information be provided to correctly assess the required minimum FFL for 
this proposal. 

 Stormwater calculations and plan should be provided to Council, showing 
that the existing stormwater infrastructure on the subject site can 
accommodate the new in-flows should be provided to Council. 

 It is recommended that an indication of how the storage is to be provided 
and calculations supporting the nominated volume be submitted to 
Council. 

 An indication of how the water quality requirements are to be met should 
be provided on revised site plans prior to the finalisation of the planning 
assessment for this development. 

Traffic and Parking 
 The parking requirement for the proposed residential flat building would 

be 9.6 spaces. Given that 9 parking spaces are proposed, the parking 
shortfall arising would be 0.6 spaces. Such a shortfall is minor in nature 
and not fatal to the application. 

 The general driveway width inside the development is 5.5m or more. 
While there is no on-street parking opportunity available on Henley Beach 
Road on the site frontage, there is some further opportunity for visitor 
parking to occur on-site within the 5.5m carriageway, clear of the garage 
access points, in the event of a higher than anticipated visitor parking 
demand from time to time. Parking on one side of the internal 5.5m 
driveway would not obstruct traffic flow. 

 On balance, the proposed parking provision is satisfactory. 
 The proposed space dimensions and aisle way dimension indicated on 

the proposal plans would exceed or comply with AS/NZS 2890.1:2004. 
 Based on the above trip rates, the additional 9 dwellings proposed would 

generate 18.9 vehicles per day and 3.6 vehicles per hour during the 
evening peak. These are considered to be very low traffic volumes and 
the existing driveway/entrance layout would, suitably accommodate these 
additional traffic flows. 

Waste 
Management 

 Council's policy limits the maximum number of bins provided to a single 
development, the proposed additional properties at 452 Henley Beach 
Road, Lockleys exceeds Council's capacity to service with a standard 
individual or shared waste service.  A commercial waste service is 
required to service the proposed development.  



Council Assessment Panel Agenda 11 April 2023 

Item 6.2.2 Page 84 

Applicant Response to Internal Referral comments 

The comments from the internal referral process were provided to the applicant. In response, the 
applicant advised that TMK Consulting Engineers has undertaken a preliminary review of the 
proposed development and provided the following comments: 

 TMK were involved with Stage 1 and calculations for the stormwater drainage at that time 

were based on the entire site area of some 3,820m2; 

o the total design discharge flows to Council infrastructure already include the Stage 2 

portion of the site. 

 Specific detention requirements may be required for Stage 2 (to detain part of its contribution 

to overall site flows) and this will be reviewed during preparation of the stormwater 

management plan prior to submitting for building consent. 

 The building FFL will be set at 400mm above top of kerb which would be approximately 

equivalent to the FFL for the Stage 1 residences: 

o this satisfies PO 1.1 and DPF 1.1 of the Hazards (Flooding – Evidence Required) 

Overlay. 

TMK’s comments were re-referred to the City Assets Department which advised that: 

 The proposed finished floor level (FFL) of 400mm above the top of kerb is supportable; 

 Stormwater Harvest and Re-use – City Assets typically strongly encourages the inclusion 

of stormwater collection and active re-use, particularly with function with possible high 

demand of water reuse (ie toilet flushing) and hence a high volume of reduction of 

stormwater runoff from the site can be simply achieved. Collection and active re-use of 

stormwater in developments of this nature can go a long way towards the achieving the 

other stormwater management measures if water quality and detention, as well as the 

sustainability benefits which area achieve through water conservation considerations. 

 Stormwater Detention – Stormwater detention measures will be required to be undertaken 

to limit the peak discharge rate for the site critical 20 year ARI storm event to equivalent to 

a predevelopment arrangement with a 0.25 runoff coefficient. 

 Stormwater Quality – Given the scale of the development, it is recommended that basic 

stormwater quality devices should be installed to reduce stormwater pollutants from the 

stormwater flow exiting the site 

In terms of the management of waste, the applicant has advised: 

The Applicant acknowledges that the Council has a policy that not more than 10 bins will be 
collected from an individual site. 

Based on my calculations and those of Council’s waste management officer, the predicted 
waste generation (which includes both the existing and proposed dwellings) may result in 13 
bins being placed for kerbside for collection on weeks when recyclables are collected i.e., once 
per fortnight. 

Whilst the Applicant intends to further liaise with Council’s waste management officer, the 
Applicant confirms that no more than 10 bins will be placed on the kerb for Council collection, 
and subject to further arrangements being made with Council, intends for the remaining 3 bins 
(if indeed they require collection) to be collected by the existing private contractor using a 
standard sized vehicle and trailer system 

Based on the Applicant’s response, it is recommended that, should the CAP be of a mind to grant 
Planning Consent, Reserved Matters be included to address the outstanding matters relating to the 
management of stormwater and waste. 
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In addition to the management of stormwater and waste, the Applicant was also asked to provide 
further information in relation to the following matters: 

Site Areas 
PO 2.1 of the Zone seeks sites which "… remain compatible with the pattern of development in a 
low-rise and predominantly low-density neighbourhood …" with DTS/DPF 2.1 indicating that this 
can be achieved via site areas of 300m2 (average) for dwellings within a residential flat building. It 
would appear that the dwellings within the RFB will be well under the desired 300m2 site areas 
(possibly less than half this guideline). Therefore, some commentary in relation to the departure 
from the desired site areas specified in the General Neighbourhood Zone would be useful. 

Tree Canopy Overlay 
The Urban Tree Canopy Overlay seeks one small tree per dwelling (for sites less than 450m2). 
This would equate to eight trees for the RFB (six more than is currently proposed). Therefore, 
additional justification for this departure would be useful. 

Overlooking 
It is noted that no screening devices or window treatments are proposed for the upper levels of 
the RFB (and the Community Centre) to restrict the potential for overlooking. Further, it would 
appear that potential exists for overlooking of the private open space of the proposed dwelling to 
the rear (north) of the RFB from the balconies on the first level and from the north facing windows 
within the Community Centre on the third level. Accordingly, you may wish to consider options to 
reduce the potential for overlooking from the upper-level windows and balconies to the proposed 
dwelling to the north and the existing dwellings to the east. 

Community Centre  
While it is noted that the Community Centre will be for the exclusive use of the residents of the 
retirement village, it would be useful if you could clarify the types of activities that will occur within 
the Community Centre as well as the hours of operation. 

Southern Elevation 
The Southern Elevation does not appropriately illustrate the proposed built-form and is 
inconsistent with the other elevations. Specifically, it merely provides an outline of the third level 
and this level is shown as the same colour as the background (see screenshot below). An 
updated southern elevation should be provided to assist the CAP with its assessment of the 
development. 

In response to the matters raised above, an amended Southern Elevation, which provides a more 
accurate visualisation of the proposed development, was submitted. In addition, a Landscape Plan 
was provided which identifies that eight medium size trees will be planted around the subject land. 
Additional commentary in relation to minimum site areas was also provided as part of the 
Response to Representations. However, the Applicant has chosen not to amend the design of the 
building to address the potential for overlooking and has not provided any further clarification in 
relation to the use of the Community Centre. 

Based on the Applicant’s response, it is recommended that, should the CAP be of a mind to grant 
Planning Consent, Reserved Matters and Conditions be included to address the outstanding 
matters relating to the potential for overlooking and the use of the Community Centre. 
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EXTERNAL REFERRALS 

The proposed development was referred to the Commissioner of Highways (via the Department of 
Infrastructure and Transport). The following comments were received. 

Department  Comments  

DIT  A convex mirror has been installed on the western side of the driveway 
for motorists exiting the site to observe pedestrians travelling 
westbound along the footpath as the access point has no corner cut-off 
to enable drivers and pedestrians to navigate potential conflicts 

 The redundant crossovers along the frontage of ‘Acacia on Henley’ that 
were to be reinstated to standard gutter and kerb as one of the 
conditions of approval for the Stage 1 development (DA 211/476/15) 
have not been re-instated. 

 The construction of the apartments is likely to double the traffic 
generated by the overall site and hence it is important to improve 
pedestrian sightlines at the access point. Consequently, a corner cut-off 
needs to be provided on the eastern side of the access point in 
accordance with AS2890.1:2004. This will require minor modifications 
to the fence at this location. The 

 redundant crossovers also need to be closed and reinstated with kerb 
and gutter. 

 DIT supports the proposed development and directs the planning 
authority to attach the following conditions to any approval: 

1. All access shall be via the existing access point as depicted in the 
ADS Architects Site Plan, Drawing No 22/JN1480/SK01, Dated 
05/11/2022. 

2. Clear sightlines, as shown in Figure 3.3 ‘Minimum Sight Lines for 
Pedestrian Safety’ in AS/NZS 2890.1:2004, shall be provided at 
the property line to ensure adequate visibility between vehicles 
leaving the site and pedestrians on the adjacent footpath. 

3. The redundant crossover on Henley Beach Road shall be closed 
and reinstated to Council’s kerb and gutter standards at the 
applicant’s expense prior to occupation of the dwellings. 

4. Stormwater run-off shall be collected on-site and discharged 
without impacting the safety and integrity of the adjacent road 
network. Any alterations to the road drainage infrastructure 
required to facilitate this shall be at the applicant’s cost. 

A copy of the relevant referral responses is contained in Attachment 3. 
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RELEVANT PLANNING & DESIGN CODE PROVISIONS 

The subject land is located within the General Neighbourhood Zone as described in the Code. The 
subject land is also affected a series of Overlays. 

ASSESSMENT 

Quantitative Assessment  

The Planning and Design Code contains Designated Performance Features (DPF) which provide 
quantifiable standards that, if met, generally demonstrate that the associated Performance 
Outcome has been satisfied. However, the Rules of Interpretation in the Planning and Design 
Code note that DPFs do not necessarily need to be satisfied to meet the Performance Outcome. 
Rather, the proposed development must be assessed on its merits against all relevant policies.   

With the above in mind, the table below provides an assessment of the proposed development 
against the relevant Deemed to Satisfy/Designated Performance Features of the Planning and 
Design Code. 

PLANNING AND 
DESIGN CODE 
PROVISIONS 

STANDARD ASSESSMENT 

Site Dimensions 

General Neighbourhood 
Zone DTS/DPF 2.1 

Minimum site/allotment area per 
dwelling - dwelling within a residential 
flat building: 

300m2 (average, including common 
areas) 

Minimum site/allotment frontage - 
dwelling within a residential flat building:

15m (total) 

Does not satisfy

– minimum site areas – 
based on a site area of 
approximately, 1,200m2

the minimum average site 
area for the proposed 8 
dwellings is 150m2. 

Satisfies – 39.3m  

Site Coverage 

General Neighbourhood 
Zone DTS/DPF 3.1 

The development does not result in site 
coverage exceeding 60%. 

Satisfies –  
site coverage is in the 
order of 33% 

Building Height 

General Neighbourhood 
Zone DTS/DPF 4.1 

Building height (excluding garages, 
carports and outbuildings) no greater 
than: 

(a) 2 building levels and 9m 
and  
(b) wall height that is no greater than 

7m except in the case of a gable 
end. 

Does not satisfy 

 – building is three building 
levels and has a total 
height (and wall height) of 
10.55 metres.  
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Primary Street Setback 

General Neighbourhood 
Zone DTS/DPF 5.1 

The building line of a building set back 
from the primary street boundary: 

(a) no more than 1m in front of the 
average setback to the building line 
of existing buildings on adjoining 
sites which face the same primary 
street (including those buildings that 
would adjoin the site if not separated 
by a public road or a vacant 
allotment) 

(b) where there is only one existing 
building on adjoining sites which face 
the same primary street (including 
those that would adjoin if not 
separated by a public road or a 
vacant allotment), no more than 1m 
in front of the setback to the building 
line of that building  

or 
(c) not less than 5m where no building 

exists on an adjoining site with the 
same primary street frontage. 

Does not satisfy

– the adjoining church to 
the west is setback 
approximately 18 metres 
and the existing dwelling 
on the subject land is 
setback 5 metres from the 
primary street boundary 
(i.e., average of 11.5 
metres). 

Side boundary setbacks 

General Neighbourhood 
Zone DTS/DPF 8.1 

Other than walls located on a side 
boundary, building walls are set back 
from side boundaries: 

(a) at least 900mm where the wall 
height is up to 3m 

(b) other than for a wall facing a 
southern side boundary, at least 
900mm plus 1/3 of the wall height 
above 3m 

and 
(c) at least 1900mm plus 1/3 of the wall 

height above 3m for walls facing a 
southern side boundary. 

Satisfies

 – first level will be setback 
2.4m, second level will be 
setback 1.95m and third 
level will be setback 3.9m 
from the western side 
boundary. 

Rear boundary setbacks 

General Neighbourhood 
Zone DTS/DPF 9.1 

Dwelling walls are set back from the 
rear boundary at least: 
(a) if the size of the site is less than 

301m2— 
(i) 3m in relation to the ground floor of 

the dwelling 
(ii) 5m in relation to any other building 

level of the dwelling 
(b) if the size of the site is 301m2 or 

more— 
(i) 4m in relation to the ground floor of 

the dwelling 
(ii) 6m in relation to any other building 

level of the dwelling. 

Satisfies

– building will be setback 
approximately 14m from 
the rear boundary. 
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Tree Planting 

Urban Tree Canopy 
Overlay DTS/DPF 1.1  

Tree size and number required per 
dwelling 

< 450m2 site area 

1 small tree 

Satisfies

– eight trees will be 
planted around the site. 

Landscaping 

Design in Urban Areas 
DTS/DPF 13.2 

Multistorey development provides deep 
soil zones and incorporates trees at not 
less than the following rates, except in a 
location or zone where full site 
coverage is desired. 

Satisfies 

Private Open Space  

Design in Urban Areas 
DTS/DPF 21.1 

Dwelling in a residential flat building or 
mixed use building which incorporate 
above ground level dwellings 

Dwellings at ground level:  

15m2 / minimum dimension 3m 

Two bedroom dwelling: 

11m2 / minimum dimension 2.4m 

Partially satisfies 

 – ground level open space 
has been satisfied, but the 
private open space on the 
second level (in the form of 
balconies) is slightly less 
than the desired 11m2. 

Landscaping 

Design in Urban Areas 
DTS/DPF 22.1 

Residential development incorporates 
soft landscaping with a minimum 
dimension of 700mm provided in 
accordance with (a) and (b): 

(a) a total area as determined by the 
following table: 

(b) at least 30% of any land between 
the primary street boundary and the 
primary building line. 

Satisfies

 – approximately 12% of 
the site incorporates soft 
landscaping and the 
majority of land between 
the building and street 
boundary will be 
landscaped. 
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Residential amenity in 
multi-level buildings 

Design in Urban Areas 
DTS/DPF 28.3 

Balconies open directly from a habitable 
room and incorporate a 
minimum dimension of 2m. 

Satisfies 

Residential amenity in 
multi-level buildings 

Design in Urban Areas 
DTS/DPF 28.4 

Dwellings (not including student 
accommodation or serviced 
apartments) are provided with storage 
at the following rates with at 
least 50% or more of the storage 
volume to be provided within the 
dwelling: 

(a) studio: not less than 6m3

(b) 1 bedroom dwelling / apartment: not 
less than 8m3

(c) 2 bedroom dwelling / apartment: not 
less than 10m3

(d) 3+ bedroom dwelling / apartment: 
not less than 12m3. 

Satisfies 

 – storage opportunities 
are available within 
laundries.  

Amenity  

Design in Urban Areas 
DTS/DPF 31.1 

Dwellings have a minimum internal floor 
area in accordance with the following 
table: 

2 bedrooms – 65m2

Satisfies 

 – all dwellings will have an 
internal floor area greater 
than 65m2 

Vehicle Parking Rates 

Transport, Access and 
Parking DTS/DPF 5.1 

Retirement Village 

Dwelling with 1 or 2 bedrooms 
(including rooms capable of being used 
as a bedroom) - 1 space per dwelling. 

0.2 spaces per dwelling for visitor 
parking. 

Does not satisfy

– nine parking spaces 
have been provided 
(require 9.6 spaces) 
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Qualitative Assessment 

This section of the report provides an assessment of the proposed development against the 
relevant provisions of the Planning and Design Code. This assessment has been grouped under a 
series of sub headings. 

Land Use  

Desired Outcome (DO) 1 of the General Neighbourhood Zone seeks: 

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

Further, Performance Outcome (PO) 1.1 seeks:  

Predominantly residential development with complementary non-residential uses that support an 
active, convenient, and walkable neighbourhood. 

DTS/DPF 1.1 also indicates that a ‘Retirement facility’ is a desired form of development in the 
Zone. 

With the above in mind, the proposed dwellings and community centre within a mixed-use building 
that is associated with a retirement facility are appropriate land uses in the General Neighbourhood 
Zone. The development involves a land use sought by PO 1.1 and the associated DPF, and is 
consistent with the Desired Outcome of the Zone. The expansion to the existing facility is in a 
location which supports a range of needs and lifestyles located within easy reach of services and 
facilities, particularly as a result of its location along an arterial road. 

Desired Character, Pattern of Development and Built Form 

DO 1 of the Zone seeks “… low and medium density housing …” Further, PO 2.1 indicates that, 
while sites should be compatible with the pattern of development in a predominantly low-density 
neighbourhood, higher densities may be appropriate “… closer to public open space, public 
transport stations and activity centres”. It is noted that the subject land is within walking distance 
(less than 400 metres) of the Torrens Linear Park to the west and a small Local Activity Centre to 
the east on the corner of Henley Beach Road and Torrens Avenue. The subject land is also 
located on Henley Beach Road which provides regular public transport in the form of buses 
between the City and Henley Beach. Therefore, the subject land is considered suitable for the 
higher densities contemplated by PO 2.1. 

DTS/DPF 2.1 indicates that one way to satisfy PO 2.1 is for dwellings within a residential flat 
building to achieve an average minimum site area of 300m2 and a minimum frontage of 15 metres. 
Given that the proposed building will form part of a larger, existing retirement village, it is 
necessary to determine the extent of the ‘site’ in order to assess the proposal against DTS/DPF 
2.1. To this end, it is noted that the Applicant’s Planning Consultant has indicated that an 
assessment of site areas should be based on the entire subject land not just the site of the 
building. Using this approach, the Applicant’s Planning Consultant notes that there will be a total 18 
dwellings on the subject land (nine additional dwellings plus nine existing dwellings). Based on a 
total area of 3,823m2, this would equate to an average site area of 212.38m2 per dwelling or 47 
dwelling units per hectare (which is considered medium density).  
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While the approach of the Applicant’s Planning Consultant has merit, it is also noted that ‘site’ is 
defined in Part 8 of the Planning and Design Code as meaning: 

Means the area of land (whether or not comprising a separate or entire allotment) on which a 
building is built, or proposed to be built, including the curtilage of the building, or in the case of a 
building comprising more than 1 separate occupancy, the area of land (whether or not comprising 
a separate or entire allotment) on which each occupancy is built, or proposed to be built, together 
with its curtilage. 

Based on this definition, the actual site of the proposed development is anticipated to include the 
footprint of the building as well as the associated private open space, car parks and a portion of the 
shared driveway (see Figure 7 below). Therefore, the site of the proposed development is 
considered to be in the order of 1,200m2 which would equate to an average minimum site area per 
dwelling of 150m2.  

Figure 7: Site Area (highlighted in red) 

Irrespective of the method used to determine the average minimum site areas for the dwellings, it 
is clear that the proposal represents a substantial departure from the quantitative standards 
expressed within DTS/DPF 2.1. On this basis, it is necessary to revisit PO 2.1 which advises:  

PO 2.1  Allotments/sites created for residential purposes are of suitable size and dimension to 
accommodate the anticipated dwelling form and remain compatible with the pattern of 
development in a low-rise and predominantly low-density neighbourhood, with higher 
densities closer to public open space, public transport stations and activity centres. 

There are two elements or ‘tests’ within PO 2.1. Firstly, sites must be of a suitable size and 
dimension to accommodate the anticipated dwelling. Secondly, the built form outcome must remain 
compatible with the low-rise, low-density pattern of development in the neighbourhood – except 
where the land is close to public open space, public transport and activity centres.  

In relation to the first ‘test’, the site of the proposed mixed-use building will be of a suitable size and 
dimension to accommodate the anticipated dwellings (apartments associated with a retirement 
village). More specifically, suitable vehicular access will be provided, sufficient car parking will be 
provided, appropriate areas of private open space will be provided and appropriate separation will 
be achieved to surrounding development. The internal arrangement of the building will also provide 
an appropriate level of amenity for the proposed apartments. 
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In relation to the second ‘test’, it is clear that the built form and density of the proposed 
development will not reflect the existing low-rise, low-density pattern of development in the locality. 
However, as noted earlier, the subject land is suitably close to public open space, public transport 
and an activity centre to allow consideration of the higher densities envisaged by PO 2.1. To this 
end, it is noteworthy that the proposed mixed-use building will form an integral part of the overall 
retirement village. More specifically, it will share access arrangements and will accommodate a 
Community Centre which will provide an important facility for the residents of the retirement village. 
For these reasons, a higher density built form outcome is considered appropriate in this 
circumstance.  

Turning to the built-form, the proposed three storey building will be higher than the majority of 
dwellings in the locality and substantially higher than the existing single-storey dwellings on the 
subject land. It is also noted that the three-storey height of the building is at odds with PO 4.1 of 
the General Neighbourhood Zone which seeks buildings that “… contribute to a low-rise suburban 
character”. Noting the presence of other taller building in the locality, the Planning and Design 
Code contains a number of provisions which allow regard to local context. Desired Outcome 1 and 
Performance Outcome 12.1, Design in Urban Areas, state:  

Desired Outcome 1 

Development is: 

(a) contextual - by considering, recognising and carefully responding to its natural 
surroundings or built environment and positively contributing to the character of the locality

Performance Outcome 12.1 

Buildings positively contribute to the character of the local area by responding to local 
context. 

However, the locality also features a substantial church (which the Applicant’s Planning Consultant 
has advised is 11.4 metres high) as well as a number of substantial dwellings. This includes a 
number of two-storey dwellings as well a dwelling which has with three buildings levels (noting that 
the third level is contained within the roof space). Figure 8 below provides examples of existing 
dwellings in the locality. 

Figure 8: Examples of residential built form incorporating taller buildings 
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It is also noted that the third level will be setback approximately 12 metres from the front of the 
proposed building. In this way, the bulk of the building will be reduced when viewed from Henley 
Beach Road (and further south) thereby giving the impression of a two-storey building. This is 
illustrated in the ‘Line of Sight’ diagram prepared by the Applicant’s Architects (see Figure 9). In 
addition, the height of the building will be comparable to the church on the adjoining site to the 
west. 

Figure 9: Line of Sight (Source: ADS Architects) 

It is noted that the three-storey element of the building will be sited approximately 17 metres from 
the residential properties to the east fronting Kenton Street. This separation distance will assist to 
reduce the visual impact of the proposed development from these properties (noting that the 
church is currently visible from these properties). However, the proposed development will create a 
visual impact on the first two existing single-storey dwellings located on the eastern portion of the 
subject land. More specifically, the eastern elevation of the proposed building will be quite 
imposing when viewed from the front yards and front rooms of the dwellings located along the 
eastern side of the subject land.   

While the eastern elevation of the proposed building is likely to create a visual impact on the first 
two existing dwellings on the subject land, it is also noted that the three-storey element will not 
extend along the full length of the building. Also, the proposed building forms part of the overall 
retirement village in which a significant building was always intended to be constructed on this 
portion of this site. Further, the proposed building will provide a Community Centre for the use and 
benefit of all residents. For these reasons, the visual impact is considered acceptable in this 
circumstance.  

In terms of setbacks, while the building will be sited closer to Henley Beach Road than the average 
setback of the two adjoining buildings, it will generally be consistent with the predominant front 
setback of buildings in the locality – particularly on the northern side of Henley Beach Road. In 
addition, the side and rear setbacks satisfy the relevant quantitative standards in the Planning and 
Design Code. 

From a design perspective, visual interest will be created through the articulated facades which 
include balconies on the south and north elevations as well as protruding box elements around the 
upper-level windows on the west and east elevations. These design features, together with the 
increased setback of the third level will break-up the mass of the building – particularly when 
viewed from Henley Beach Road.  

The building will also feature a range of building materials and colours which clearly define each 
level and create additional visual interest. Also, the building will incorporate windows, balconies 
and doors which face the primary frontage thereby encouraging passive surveillance while also 
making a positive contribution to the streetscape.  
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For the above reasons, while the proposed building will be larger and taller than most buildings in 
the locality, it represents a high-quality design which will provide an attractive addition to the 
streetscape of Henley Beach Road. The proposed development is considered to appropriately 
respond to the following provisions found in the Design in Urban Areas General Development 
Policies section of the Code: 

PO 12.1 Buildings positively contribute to the character of the local area by responding to local 
context. 

PO 12.2  Architectural detail at street level and a mixture of materials at lower building levels 
near the public interface are provided to reinforce a human scale. 

PO 12.3  Buildings are designed to reduce visual mass by breaking up building elevations into 
distinct elements. 

PO 12.4  Boundary walls visible from public land include visually interesting treatments to break 
up large blank elevations. 

PO 12.5  External materials and finishes are durable and age well to minimise ongoing 
maintenance requirements. 

PO 12.6  Street-facing building elevations are designed to provide attractive, high quality and 
pedestrian-friendly street frontages. 

PO 12.7  Entrances to multi-storey buildings are safe, attractive, welcoming, functional and 
contribute to streetscape character. 

PO 12.8  Building services, plant and mechanical equipment are screened from the public realm. 

PO 17.1  Dwellings incorporate windows facing primary street frontages to encourage passive 
surveillance and make a positive contribution to the streetscape. 

PO 17.2  Dwellings incorporate entry doors within street frontages to address the street and 
provide a legible entry point for visitors. 

Amenity 

The key considerations from an amenity perspective relate to the potential for overlooking and 
overshadowing as well as the potential noise generated by activities in the Community Centre.  
Turning first to overlooking, potential exists for the upper-level windows and balconies on the 
northern and eastern elevations to overlook the living areas of the adjoining single-storey 
dwellings.  While the upper-level windows on western elevation will overlook the adjoining church, 
this is considered acceptable given the non-residential nature of the use. 

The Applicant’s Planning Consultant has provided the following commentary in relation to the 
potential for overlooking: 

 East elevation – POs 10.1, 10.2 and 16.1 seek to mitigate direct overlooking into living 
rooms and areas of private open space (‘POS’), with PO 16.1 including a number of means 
by which a development may mitigate direct overlooking, other than privacy screens, 
including building setbacks (i.e., spatial relief) and the off-setting of windows so that views 
are oblique. 

o with the exception of a single bedroom in both Unit 5 & 6, no other windows on the 
eastern façade are for a ‘habitable room’ as defined in Part 8 of the Code. 
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o the existing dwellings to the east (within Acacia on Henley) are oriented with their 
primary façade facing the internal driveway, with POS areas located behind each 
dwelling (i.e., on their eastern side). 

o views from upper-level bedroom windows will be oblique due to the considered 
placement of windows openings in the eastern facade. 

o views from upper-level bedroom windows will be across the internal driveway  
(i.e. spatial relief) which can be likened somewhat to views across a public road. 

o the main habitable room (i.e., the living room) in Units 5 & 6 are designed to have 
primary outlook to the north and south. 

 South elevation – Lines of sight from the upper-level windows and balconies for Units 5 & 8, 
and the north facing windows of the Level 2 community centre will be obstructed by the 
proposed carport, and in any event, will be over a distance of at least 15 metres, and we 
note that: 

o the 15 metres setback achieves the recommended spatial separation as advocated in 
the Good Residential Design SA document produced by Planning SA. 

o the Miscellaneous Technical Code Enhancement Code Amendment (‘MTECA’) 
proposes to include a new definition in Part 8 of the Code, which defines ‘direct 
overlooking’ as being limited to an area that falls within a horizontal distance of 15 
metres. 

 North elevation – north facing windows and balconies will increase passive surveillance of 
Henley Beach Road in accordance with the outcome sought in POs 17.1 and 28.2. Views of 
dwellings on the southern side of Henley Beach Road will be constrained to front gardens 
and are sufficiently long range so as to not be ‘direct’. 

Assessing Officer’s Note: It is assumed that the references to ‘South elevation’ and ‘North 
elevation’ should be swapped as they appear to be incorrect.   

While the western and southern elevations of the building are considered acceptable in terms of 
the potential for overlooking, concerns remain in terms of the potential for overlooking from the 
upper-level windows and balconies on the northern and eastern elevations. However, it is 
anticipated that this can be addressed through the use of a mixture of screening devices and 
obscure glazing. Accordingly, a Reserved Matter is recommended (should the CAP be of a mind to 
grant Planning Consent), which requires the Applicant to demonstrate how overlooking will be 
addressed to achieve compliance with the following provision of the Planning and Design Code: 

PO 16.1 Development mitigates direct overlooking of habitable rooms and private open spaces 
of adjacent residential uses in neighbourhood-type zones through measures such as: 

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

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

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

(d)  screening devices that are integrated into the building design and have minimal 
negative effect on residents' or neighbours' amenity. 

In terms of the potential for overshadowing, the three-storey building has the potential to cast 
shadow on some of the adjoining single-storey dwellings on the eastern side of the subject land 
during the afternoon. 



Council Assessment Panel Agenda 11 April 2023 

Item 6.2.2 Page 97 

Given that the Applicant has not provided shadow diagrams, it is not possible to determine the 
extent of the potential overshadowing. However, it is noted that the Planning and Design Code 
places emphasis on minimising overshadowing of the private open space of adjoining dwellings 
(see PO 15.1 below).  

This notwithstanding, I am reasonably satisfied the development remains in-line with 
overshadowing provisions of the Planning and Design Code. Given that south forms the street 
boundary, a majority of winter shadow will be cast within the front yard of the development site. 
However, some shadow will be cast into the eastern adjoining property in afternoon hours. 

Shadow cast into the eastern adjoining property only begins in afternoon hours, such that all areas 
of private open space and habitable windows will be free from shadow, during the morning. 
Consequently, the extent of shadow cast onto habitable windows and private open spaces of 
adjacent properties complies with PDC 9 and 10. 

On this basis, and given that any overshadowing is likely to affect the frontage of the adjoining 
dwellings (rather than their private open space), the proposed development does not appear to be 
at odds with the Planning and Design Code. 

PO 15.1  Development minimises overshadowing of the private open spaces of adjoining land by 
ensuring that ground level open space associated with residential buildings receive 
direct sunlight for a minimum of 2 hours between 9am and 3pm on 21 June. 

In relation to the use of the Community Centre, the Applicant has confirmed that it will be for the 
exclusive use of the residents of the retirement village. Accordingly, it is unlikely that any activities 
occurring within the Community Centre will create an impact on nearby residential development in 
terms of noise. However, it is recommended that the CAP consider including a Condition of 
Consent which ensures that activities within the Community Centre do not exceed the relevant 
Environment Protection (Noise) Policy criteria (as per PO 4.1 and DTS/DPF 4.1 in the Interface 
between Land Use General Development Policies). 

PO 4.1  Development that emits noise (other than music) does not unreasonably impact the 
amenity of sensitive receivers (or lawfully approved sensitive receivers). 

DTS/DPF 4.1  Noise that affects sensitive receivers achieves the relevant Environment Protection 
(Noise) Policy criteria. 

In terms of the amenity of the future occupants of the building, it is noted that the building has been 
designed to promote convenient access with a central corridor at ground level linking the car 
parking area at the rear as well as the new entrance proposed in the boundary wall at the front of 
the site. Also, the Community Centre on the third level will provide an attractive, convenient and 
comfortable indoor communal area for the use and enjoyment of the residents. In this way, the 
proposed development will satisfy the following provisions in the Design in Urban Areas General 
Development Policies which specifically relate to retirement facilities: 

PO 28.1  Development is designed to support safe and convenient access and movement for 
residents by providing: 

(a)  ground-level access or lifted access to all units level entry porches, ramps, paths, 
driveways, passenger loading areas and areas adjacent to footpaths that allow 
for the passing of wheelchairs and resting places 

(b)  car parks with gradients no steeper than 1-in-40 and of sufficient area to provide 
for wheelchair manoeuvrability 

(c)  kerb ramps at pedestrian crossing points. 

PO 29.1  Development is designed to provide attractive, convenient and comfortable indoor and 
outdoor communal areas to be used by residents and visitors. 
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Private Open Space 

In terms of private open space, it is noted that the balconies associated with the upper-level 
dwellings will have an area of 10m2 which fall slightly short of the desired 11m2 expressed in Table 
1 – Private Open Space. However, this shortfall is considered minor and is more than offset by the 
inclusion of the 137m2 Community Centre and associated 40m2 outdoor terrace on the third level of 
the building. The Community Centre will provide a valuable communal area for the residents of the 
retirement village and will compensate for the loss of the existing communal open space.  

Landscaping 

The proposed development incorporates soft landscaping within the ground level areas of private 
open space. Additional plantings will also be incorporated in the front yards of some of the existing 
dwellings within the retirement village. The provision of landscaping across the subject land 
appropriately responds to the following provisions in the Design in Urban Areas General 
Development Policies of the Planning and Design Code:  

PO 3.1  Soft landscaping and tree planting is incorporated to: 

(a) minimise heat absorption and reflection 
(b) maximise shade and shelter 
(c) maximise stormwater infiltration 
(d) enhance the appearance of land and streetscapes 
(e) contribute to biodiversity. 

PO 4.3  Buildings incorporate climate-responsive techniques and features such as building and 
window orientation, use of eaves, verandahs and shading structures, water harvesting, 
at ground landscaping, green walls, green roofs and photovoltaic cells. 

PO 25.1  Soft landscaping is provided between dwellings and common driveways to improve the 
outlook for occupants and appearance of common areas. 

PO 25.2  Soft landscaping is provided that improves the appearance of common driveways. 

Landscaping throughout the land is provided in vantage points to maintain appropriate vehicle 
manoeuvring areas, while ensuring the streetscape presentation is enhanced. The use of medium 
to high growing species is considered to assist in softening the appearance of the car park area 
and development when viewed from the public realm. The landscaping schedule includes tree 
plantings which should assist in achieving an attractively landscaped environment and contribute to 
an overall urban tree canopy.  

The proposed landscaping accords with relevant Code provisions as it will minimise heat 
absorption and reflection, enhance the appearance of land and streetscapes and contribute to 
biodiversity. Landscaping has been provided along the roads boundaries to enhance the visual 
appearance of the development and softens the impact of the buildings when viewed from public 
spaces. 

Parking and Access 

In relation to the Transport, Parking Access provisions of the Planning and Design Code, it is noted 
that the proposed development will utilise the existing access arrangements which includes a 
shared driveway on to Henley Beach Road. These access arrangements have been assessed as 
being acceptable by the Council’s City Assets Department as well as the Commissioner of 
Highways (via the Department of Infrastructure and Transport). 



Council Assessment Panel Agenda 11 April 2023 

Item 6.2.2 Page 99 

While the access to Henley Beach Road is acceptable for passenger vehicles, it is unclear whether 
private waste collection vehicles will need to access the site. More specifically, the Applicant has 
indicated that waste will be collected by the Council’s kerbside collection service. However, the 
Council’s Team Leader Waste Management has advised that a commercial waste service will be 
required to service the new building. Based on the Applicant’s response, it is recommended that, 
should the CAP be of a mind to grant Planning Consent, a Reserved Matter be included to address 
the outstanding matters relating to the management and collection of waste. 

In terms of the provision of on-site parking, it is noted that there will be a shortfall of one car 
parking space. More specifically, while one car parking space will be provided for each apartment 
(as required by Table 1 – General Off-Street Car Parking Requirements), only one space will be 
provided for visitor parking. However, this shortfall is considered minor given that the subject land 
is located on a major public transport route. On this basis, the proposed development satisfies 
Transport, Access and Parking PO 5.1: 

PO 5.1  Sufficient on-site vehicle parking and specifically marked accessible car parking places 
are provided to meet the needs of the development or land use having regard to factors 
that may support a reduced on-site rate such as: 

(a) availability of on-street car parking 
(b) shared use of other parking areas 
(c) in relation to a mixed-use development, where the hours of operation of 

commercial activities complement the residential use of the site, the provision of 
vehicle parking may be shared 

(d) the adaptive reuse of a State or Local Heritage Place.  

The carpark dimensions and overall layout meet the relevant Australian Standards, which has 
been reviewed by Council’s Development Engineer, who has formed the opinion that from a traffic 
safety point of view, the proposal is satisfactory. The development as a whole has also been 
reviewed by the Commissioner of Highways who has deemed the proposal to be appropriate from 
a traffic, parking and access perspective.   

Site Facilities, Storage and Waste Management 

As outlined previously, the management and collection of waste generated by the proposed 
development is yet to be fully resolved. More specifically, it would appear that the proposed 
development, together with the existing dwellings associated with the retirement village, may result 
in 13 bins being presented on Henley Beach Road. This exceeds the number anticipated by PO 
30.6 as well as the Council’s Waste Management Policy: 

PO 30.6  Provision is made for on-site waste collection where 10 or more bins are to be collected 
at any one time. 

The Applicant’s Planning Consultant has indicated that, if it appears likely that the ‘10 bin limit’ will 
be exceeded, a private contractor using a passenger vehicle and trailer will be used to collect the 
excess bins. 

With the above in mind, it is recommended that, should the CAP be of a mind to grant Planning 
Consent, a Reserved Matter be included to address the outstanding matters relating to the 
management and collection of waste. This should include further consideration in relation to the 
following provisions of the Planning and Design Code: 

PO 1.5  The negative visual impact of outdoor storage, waste management, loading and 
service areas is minimised by integrating them into the building design and screening 
them from public view (such as fencing, landscaping and built form) taking into account 
the form of development contemplated in the relevant zone. 
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PO 26.3  Provision is made for suitable household waste and recyclable material storage 
facilities which are: 

(a) located away, or screened, from public view, and 
(b) conveniently located in proximity to dwellings and the waste collection point. 

PO 26.4  Waste and recyclable material storage areas are located away from dwellings. 

PO 26.5  Where waste bins cannot be conveniently collected from the street, provision is made 
for on-site waste collection, designed to accommodate the safe and convenient access, 
egress and movement of waste collection vehicles. 

In terms of the likely storage requirements of the future residents, it is noted that each apartment 
will be provided with its own undercover car park and each apartment will have a relatively 
generous floor plan which provides opportunities for the storage of domestic goods and equipment. 
For example, each apartment has a designated laundry and study while the ground level 
apartments also have areas of private open space in which a small garden shed could be erected.  

Further, the proposed development includes a ‘drying yard’ as well as suitable mailbox facilities at 
the entrance to the subject land. In this way, the following provisions of the Planning and Design 
Code have been satisfied: 

PO 26.1  Provision is made for suitable mailbox facilities close to the major pedestrian entry to 
the site or conveniently located considering the nature of accommodation and mobility 
of occupants. 

PO 26.2  Provision is made for suitable external clothes drying facilities. 

PO 30.1  Development is designed to provide storage areas for personal items and specialised 
equipment such as small electric powered vehicles, including facilities for the 
recharging of small electric powered vehicles. 

Stormwater Management 

As outlined previously, the Applicant has indicated that TMK Consulting Engineers will be 
preparing a detailed Stormwater Management Plan for the proposed development. Based on an 
initial review of the proposed development, TMK anticipate that the existing stormwater 
infrastructure has been appropriately designed to accommodate the new building while meeting 
the Council’s detention and discharge requirements. 

With the above in mind, it is recommended that, should the CAP be of a mind to grant Planning 
Consent, a Reserved Matter be included to address the outstanding matters relating to the 
management of stormwater.  

SUMMARY 

The proposed development seeks to construct a three-storey mixed-use building in association 
with an existing retirement village. Levels one and two of the building will accommodate eight 
residential apartments while the third level will accommodate a community centre for the exclusive 
use of the residents within the retirement village. The vehicular access arrangements will remain 
as per the existing shared driveway to Henley Beach Road, while nine additional car parking 
spaces will be provided for the residents living in the new apartments. 

The height of the proposed building will exceed the desired maximum height of two-building levels 
in the General Neighbourhood Zone. Also, the density will be greater than the established pattern 
of development in the locality. However, for the reasons outlined in this report, a departure from the 
height and density guidelines is considered warranted in this circumstance. 
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While the proposed land use is considered appropriate and the built-form is considered acceptable, 
a number of the elements of the proposed development require further consideration. These 
include the management of stormwater, the management and collection of waste and the potential 
for overlooking from the upper-level windows and balconies towards adjoining dwellings. However, 
given the likelihood that these elements can be satisfactorily addressed through the provision of 
additional information, it is considered appropriate that they be the subject of a number of 
Reserved Matters. 

Having considered all the relevant provisions of the Planning and Design Code, the proposal is not 
considered to be seriously at variance with the Planning and Design Code Version 2022.23.  

On balance, the proposed development reasonably satisfies the relevant provisions of the Planning 
and Design Code Version 2022.23. Therefore, the application warrants the granting of Planning 
Consent, subject to specified reserved matters and conditions. 

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 2022.23. 

2. Application No. 22038599 by Karidis Corporation Pty Ltd C/- Future Urban for a change in 
use of existing community centre to a dwelling, together with the construction of a three-
storey residential flat building containing 8 dwellings for the purposes of retirement living and 
a community centre and a carport is GRANTED Planning Consent subject to the following 
Reserved Matters and Conditions of Consent: 

Reserved Matters: 

The following information shall be submitted for further assessment and approval by the Relevant 
Authority as Reserved Matters under Section 102(3) of the PDI Act 2016: 

1. A Waste Management Plan shall be submitted for the entire Retirement Village (including the 
proposed three-storey mixed use building) which details how waste will be managed and 
collected across the subject land in accordance with the relevant provisions of the Planning 
and Design Code, to the reasonable satisfaction of the Assessment Manager. 

2. A fully engineered Site Works and Stormwater Management Plan shall be submitted which 
details the top of kerb level, existing ground levels throughout the subject site and on adjacent 
land, proposed bench levels and finished floor levels, the extent of cut/fill required, the location 
and height of proposed retaining walls. The Stormwater Management Plan and associated 
calculations shall also: 

 Demonstrate that the existing stormwater infrastructure on the subject site can 
accommodate the new in-flows;  

 Identify how storage is to be provided with calculations supporting the nominated volume); 
and 

 Indicate how water quality requirements are to be met, 
to the reasonable satisfaction of the Assessment Manager. 
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3. Amended plans and details shall be submitted which demonstrate that the potential 
overlooking of adjoining residential properties from upper-level windows and balconies will be 
minimised in accordance with the relevant provisions of the Planning and Design Code, to the 
reasonable satisfaction of the Assessment Manager.

Pursuant to Section 102(3) of the PDI Act 2016, the Relevant Authority reserves its decision on the 
form and substance of any further conditions of Planning Consent that it considers appropriate to 
impose in respect of the Reserved Matter outlined above. 

Planning Consent Conditions: 

1. The development must be undertaken, completed and maintained in accordance with the 
plans and information detailed in this Application specifically plans as listed below: 

 Plans, Elevations and Landscape Schedules prepared by ADS Architects dated 05/11/2022 

2. The Community Centre shall be for the exclusive use of the residents of the associated 
retirement village and shall not be used for external events, parties or conferences. 

3. All carparking spaces shall be linemarked, in accordance with the approved plans and in 
accordance with Australian Standards Association Code AS 2890.1, 2004 Parking Facilities, 
Part 1, Off Street Carparking, prior to the occupation of the proposed development. 
Linemarking and directional arrows shall be clearly visible at all times. 

4. Noise measured at the nearest residential property boundary shall comply with the 
Environment Protection (Noise) Policy 2007 at all times. 

5. Landscaping shall be planted and maintained in accordance with the plans and details forming 
part of the development authorisation. 

5. Landscaping shall provide clear sightlines at the property line to ensure adequate visibility 
between vehicles leaving the site and pedestrians on the adjacent footpath, in accordance with 
Figure 3.3 ‘Minimum Sight Lines for Pedestrian Safety’ in AS/NZS 2890.1:2004. 

6. All landscaped areas shall be separated from adjacent driveways and parking areas by a 
suitable kerb or non-mountable device to prevent vehicle movement thereon (incorporating 
ramps or crossovers to facilitate the movement of persons with a disability). 

7. Wheel stopping devices shall be placed and maintained within each parking bay so as to 
prevent damage to adjoining fences, buildings or landscaping in accordance with Australian 
Standards (AS/NZS 2890.1:2004 and AS/NZS 2890.6.2009). 

8. Designated accessible (disabled) car parking spaces shall be designed, constructed and 
maintained in accordance with Australian Standards (AS/NZS 2890.6.2009). 

9. All car parking areas, driveways and vehicle manoeuvring areas must be constructed in 
accordance with the approved plans and recognised engineering practices prior to the 
occupation of the premises or the use of the development herein approved and maintained in 
a good condition at all times. 

10. All waste and other rubbish shall be stored in the designated areas and screened from 
public view in accordance with the approved plans.

11. All external lighting must be designed and constructed in accordance with Australian Standard 
(AS 4282-1997). 
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12.  All devices/treatments proposed and nominated on the approved plans, and forming part 
of the Development Application, to protect the privacy of adjoining properties shall be 
installed and in use prior to occupation of the premises and maintained for the life of the 
building. 

Commissioner of Highways Conditions 

1. All access shall be via the existing access point as depicted in the ADS Architects Site Plan, 
Drawing No 22/JN1480/SK01, Dated 05/11/2022. 

2. Clear sightlines, as shown in Figure 3.3 ‘Minimum Sight Lines for Pedestrian Safety’ in 
AS/NZS 2890.1:2004, shall be provided at the property line to ensure adequate visibility 
between vehicles leaving the site and pedestrians on the adjacent footpath. 

3. The redundant crossover on Henley Beach Road shall be closed and reinstated to Council’s 
kerb and gutter standards at the applicant’s expense prior to occupation of the dwellings. 

4. Stormwater run-off shall be collected on-site and discharged without impacting the safety and 
integrity of the adjacent road network. Any alterations to the road drainage infrastructure 
required to facilitate this shall be at the applicant’s cost. 

Attachments 

1. Proposal Plans and Documents   
2. Representations and Applicant Response   
3. Referral Responses  
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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 - April 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. 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) 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 
ERDC. 

A conciliation conference is 
scheduled for 30 March 2023. 

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. 
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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. 

A conference is yet to be 
scheduled. 

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. 

A conference is yet to be 
scheduled. 

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 
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22040437 Designated by 
Regs - Section 
94(1)(a)(ii) 

Lot 2 Neill Rd, 
Cowandilla  

Two single-storey detached dwellings 
undertaken by the SA Housing Trust 

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 TBA - Awaiting 
verification 

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 30 March 2023. 

Attachments 

Nil
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10 OTHER BUSINESS  

10.1 Planning Policy Considerations 

10.2 Verbal Update - Letter to Minister 

11 MEETING CLOSE 


	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 
	5	DISCLOSURE STATEMENTS 
	6	REPORTS OF THE ASSESSMENT MANAGER 
	6.2	PDI ACT APPLICATIONS
	6.1	TRANSITIONAL APPLICATIONS
	Nil 


	6.2.1	148 Anzac Highway, GLANDORE
	6.2.2	452 Henley Beach Road, LOCKLEYS

	7	REVIEW OF ASSESSMENT MANAGER DECISION
	Nil 

	8	CONFIDENTIAL REPORTS OF THE ASSESSMENT MANAGER   
	Nil 

	9	RELEVANT AUTHORITY ACTIVITIES REPORT 
	9.1	Activities Summary - April 2023

	10	OTHER BUSINESS 
	10.1	Planning Policy Considerations

	10.2 Verbal Update - Letter to Minister
	11	MEETING CLOSE

