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1. EXECUTIVE SUMMARY  
 

1.1 The proposal is for the construction of a five storey mixed use building, comprising 3 
commercial tenancies, 62 dwellings and associated car parking and landscaping. The 
development is proposed over five existing allotments within the Boulevard Policy Area 
of the Urban Corridor Zone.  
 

1.2 The proposal was originally lodged with Council as a four storey building, with 
subsequent amendments made to add an additional level. Generally, the Development 
Assessment Commission is the relevant authority for applications comprising a building 
that is greater than 4 storeys in height, however legal advice has confirmed that the 
relevant authority is determined immediately following the lodgement of the application. 
Thus, Council remains as the relevant authority for the proposed development.  
 

1.3 The subject land fronts an arterial road and has its access/egress from there. As such 
the proposal was referred to the Department of Planning, Transport and Infrastructure 
(DPTI). DPTI requested amended plans illustrating the basement level not encroaching 
the area of land designated for future road widening purposes. The applicant amended 
the plans to reflect this advice.  

 
1.4 The proposal was originally lodged as a four storey development and was referred to an 

architect advisor, Jenny Neman, for design review. The applicant amended the design to 
include a 5th level, thus the proposal was referred to the Government Architect. Both 
responses indicated in-principle support of the proposal, however recommended 
amendments be made to improve on the quality of the design. The applicant provided 
amended plans that address some of the feedback. The subject land is adjacent land 
within the same policy area, therefore no public notification was undertaken.  

 
1.5 The key considerations of the application include the buildings height, setbacks, design 

and appearance, provision of private open space, overshadowing to adjoining 
properties, adequate car parking, suitable landscaping and waste management.   

 
1.6 The proposal achieves the minimum housing density, and provides a variety of floor 

layouts. Each apartment would be provided with reasonable private open space, and 
access to three communal spaces on the rooftop. Adequate waste management, car 
parking and vehicular access to the site would be provided. While the building height 
would exceed the maximum of four storeys anticipated, the building design has been 
independently reviewed and is considered to be in keeping with the design quality of 
buildings anticipated in the Urban Corridor Zone. 

 
1.7 Overall, the proposal would result in development that would reasonably satisfy the 

Development Plan provisions.   
 

2. LOCALITY AND SUBJECT LAND 
 
2.1 Locality 

 
2.1.1 The locality comprises a mix of residential and commercial land uses 

incorporating a variety of dwellings styles, offices, restaurant/cafés, shops, and 
Dudley Park Railway Station.    
 

2.1.2 Churchill Road is a primary arterial road and a strategic route under the control of 
the Department of Planning, Transport and Infrastructure. The road is a major 
transport corridor which links the inner northern metropolitan area with the central 
Adelaide region.  
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2.1.3 The broader locality, indicating the location of the subject land within the relevant 
Zone and Policy Area as described in Council’s Development Plan, is described 
in Attachment 10.  

 
2.2 Subject Land 

 
2.2.1 The subject land fronts Churchill Road and is located opposite Olive Street. The 

land comprises five allotments with a total area of 2526m², with a frontage of 
48.77m to Churchill Road and a depth of 51.81m. The subject land is relatively 
flat, with a slight slope from east to west.  There are four trees located on two of 
the allotments, however they are not regulated or significant trees. 

 
2.2.2 Existing site improvements include a total of five single storey dwellings, 

comprising a group dwelling and a residential flat building comprising 2 dwellings 
at 142 Churchill Road, and a detached dwelling on both 144 and 146 Churchill 
Road.  All dwellings are single storey and have associated sheds and carports.  
Currently each site has separate single width vehicular crossovers located in the 
north-eastern corner of each respective allotment.   

 
2.2.3 The subject land is illustrated on Attachment 11. Photographs of the subject land 

are also included (refer Attachment 12). 
 

3. PROPOSAL 
 
3.1 The applicant proposes the construction of a five storey mixed use building comprising 

three commercial tenancies, a total of 62 self-contained apartments and 93 car parks.  
 

3.2 The building would comprise a café, two retail tenancies, 29 car parks and refuse 
storage area on the ground floor, 15 apartments and a gymnasium on the first floor, 17 
apartments on the second floor, 17 apartments on the third floor and 13 apartments, a 
communal rooftop garden, communal vegetable patch, communal patio and solar panels 
located on the fourth floor. A basement car park would comprise 64 car parks and two 
100,000 litre underground rainwater tanks. A central foyer with glass roof atrium/light 
well is proposed in the middle of the building between all five levels. Landscaping is 
proposed to all four sides of the subject land, including vertical garden walls.  
 

3.3 No other works are proposed. The proposal plans are attached (refer Attachments 13-
21). Perspective drawings (refer Attachments 22-24) and supporting documentation 
including a design philosophy prepared by the applicant is attached (refer Attachments 
25-29).  

 

4. REFERRALS 
 
4.1 Internal (Advisory) Referrals 

 
4.1.1 The application in its original form was for a four storey mixed use building (refer 

Attachments 42-49). Consequently, the proposal was referred to Ms Jenny 
Newman to review the proposal as per Council’s Design Review Procedure.  The 
feedback provided was generally supportive of the development, however noted 
that some areas could be more adequately addressed to increase the design 
quality (refer Attachments 50-56).  
 

4.1.2 Briefly, some of Ms Newman suggestions included further articulation to the form 
to express the verticality would be encouraged; extending the brickwork up 
vertically either side of the entry plaza to the underside of the second floor; 
addressing acoustic, privacy, access and maintenance issues of the small 
internal courtyards; provide separate waste chutes for hard rubbish and 

71



 

recyclables, and reconsidering the materials palette and composition of materials 
on the side and front elevations. 

 
4.1.3 Ms Newman also outlined that for sites fronting Churchill Road, high built forms 

and greater housing density are contemplated, and amalgamation of lots is 
encouraged. When considering the intentions of the Development Plan for 
surrounding sites, the extent of frontage to Churchill Road and the approved 
developments nearby, the design response is appropriate. 

 
4.1.4 The applicant amended the proposal, including the addition of a fifth level. Thus 

as required by Schedule 8 of the Development Regulations 2008, Council 
referred the (amended) application (refer Attachments 33-41) to the Government 
Architect for comment. The comments provided are discussed in more detail 
below.  

 
4.2 External (Legislated) Referrals 

 
4.2.1 The proposal was referred to the Commissioner of Highways as required by 

Schedule 8 of the Development Regulations 2008. In response, the Department 
of Planning, Transport and Infrastructure (DPTI) advised that subject land is 
affected by the Metropolitan Adelaide Road Widening Plan (MARWP) where a 
strip of land up to 2.13 metres in width from the Churchill Road property boundary 
is required. DPTI further advised that:   

 
“The department has determined that all building works need to be outside the 
2.13 metre possible requirement. Whilst the above ground structures comply with 
this, the basement car park does not. Subsequently….if the proposal is not 
amended so that the basement car park does not encroach upon the possible 
requirement, a formal direction of refusal would be forthcoming.  
…. 
The proposal otherwise has a lot of merit – the MARWP encroachment is the only 
real concern [DPTI] have. Would you please communicate this to the applicant 
and seek amended plans”.  

 
4.2.2 The advice was provided to the applicant, who in response amended the proposal 

to increase the basement setback to 2.316m from the Churchill Road Boundary.  
The amended plans were provided to DPTI on 13 April 2017 for further review 
and comment, however to date Council has not received a response.  
 

4.2.3 Pursuant to Section 37(1)(b) of the Development Act 1993, if a response or 
request for an extension, is not received from DPTI within the prescribed 
timeframe, it will be presumed that DPTI does not desire to make a response. 
Accordingly, it is presumed that DPTI have no comment to make in relation to the 
proposal.   

 
4.2.4 The amended proposal (refer Attachments 33-41) was also referred to the 

Government Architect as required by Schedule 8 of the Development Regulations 
2008. In response to an informal email of concerns, the applicant made further 
amendments to the proposal plans. The amended plans and a supporting letter 
was referred to the Government Architect (refer Attachment 28-29). Briefly, the 
Associate Government Architect identified the following in his formal response 
(refer Attachments 30-32): 

 
 Generally supports the proposal and it has the potential to be an exemplar 

precedent for future development of this type and scale.  
 

 The proposed height of five storeys would be appropriate due to the 
consolidated size of the site. Support for the height is contingent on high quality 
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amenity being achieved for all residents, and on the successful demonstration 
of a contextually sympathetic response to neighbouring properties and the 
streetscape. 

 
 Setbacks should be adhered too and concern is raised to the setback of the 

west facing balconies not being a minimum 3m setback to the rear boundary. 
This would compromise the amenity of adjoining neighbours and their future 
development opportunities.  

 
 While the proposal does not include a podium form, support is provided for the 

recessed ground floor along the Churchill Road frontage as an alternative to a 
podium. The proposed arrangement is responsive to human scale at the ground 
level, allowing opportunity for alfresco dining and street activation.  

 
 The proposed articulation and use of materials are supported in principle, 

however have concerns about the maintenance and durability of the painted 
precast concrete as the main external surface.  

 
 Support for the overall integration of the landscaping, however have concern 

that a landscape maintenance strategy is not successfully demonstrated, 
specifically to ensure the success of the vertical garden walls. 

 
 While the size of the apartments and balconies are supported, majority of the 

apartments would rely on the communal circulation space, the central void or 
the light wells to provide cross ventilation and natural light into the bedrooms.  

 
 The location of the light wells pose amenity and fire separation issues, and the 

windows facing the communal circulation space are not supported as the visual 
and acoustic privacy of the apartments would be compromised.  

 
4.2.5 The applicant provided amended plans addressing some aspects of the feedback 

including an increased setback of the balconies to the rear boundary; increased 
the size of the light wells, modifications to the internal layouts around the light 
well; modified the entry plaza and reception area, and relocated the mail boxes 
(refer Attachments 13-21).  

 
4.2.6 No other consultation with agencies was required. 

 

5. PUBLIC NOTIFICATION 
 
5.1 The application is a Category 1 form of development pursuant to Section 38 of the 

Development Act 1993, Schedule 9 of the Development Regulations 2008 and Urban 
Corridor Zone Principle of Development Control 24.  
 

5.2 A residential flat building and group of shops with a gross leasable area of 2000m² or 
less is a Category 1 development unless it is located on land adjacent to the Residential 
Zone or Historic (Conservation) Zone and if it would be three or more storeys, or 11.5 
metres or more in height, or if it exceeds the ‘Building Envelope - Interface Height 
Provisions’ (UCZ PDC 22).  

 
5.3 The subject land is not located adjacent either the Residential Zone or the Historic 

(Conservation) Zone. 
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6. PLANNING COMMENTARY 
 
6.1 Schedule 10 of the Development Regulations 2008 provides that the Development 

Assessment Commission (DAC) is the relevant authority in relation to applications 
lodged for buildings which are greater than 4 storeys in height. As is evident from the 
attached superseded plans (refer Attachments 42-49), the subject proposal was 
originally lodged with Council as a four storey building. Subsequent amendments to the 
proposal resulted in an increased height to the building, which is now proposed at five 
storeys in height.  

 
6.2 Ordinarily a building of this height would be assessed by the DAC. In this case however, 

legal advice obtained by Council staff has confirmed that the relevant authority is 
determined immediately following the lodgement of the application. As a result of the 
building’s original height when lodged, Council remains the relevant authority in relation 
to the building’s assessment. It is noted however that the amendment does result in 
mandatory referral being required to the Government Architect for design review 
purposes, pursuant to Schedule 8 of the Development Regulations 2008.  
 

6.3 The application involves building work and therefore an application to Council is 
required. The proposal is neither a complying nor a non-complying development with 
reference to Principle of Development Control 22 and 23 of the Urban Corridor Zone and 
is therefore to be considered on its merits against the relevant provisions of Council’s 
Development Plan. 

 
6.4 Pursuant to Section 35(2) of the Development Act 1993, a development that is assessed 

by the Council as being seriously at variance with the Development Plan must not be 
granted consent. To this end, the Panel must determine whether the proposal is 
seriously at variance with the Development Plan prior to making a decision on the 
application.  

 

7. PLANNING ASSESSMENT 
 
7.1 Land Use 

 
7.1.1 The Desired Character Statement for the Urban Corridor Zone states that 

development within the Zone would enable a high quality mixed use urban 
environment that contributes to the economic vitality of the City of Prospect by 
increasing the density of housing, as well as the number and the diversity of 
businesses and other services offered to residents and the wider community. 
 

7.1.2 Objective 1 for the Boulevard Policy Area states that development should 
comprise medium and high rise development framing the street, including mixed 
use buildings that contain shops, offices and commercial development at lower 
floors with residential land uses above. The proposal would comprise a 
combination of shops at ground floor with residential land uses on the upper 
levels.  
 

7.1.3 In addition to the above, a residential flat building and shops or a group of shops 
are listed as the types of the development envisaged for the zone. Thus the 
proposal is considered to be an appropriate type of development (UCZ PDC 1).  

 
7.2 Site area 
 

7.2.1 The Boulevard Policy Area anticipates medium and high density housing.  This 
would primarily be in the form of apartment and terrace style dwellings along with 
mixed-use buildings to accommodate a range of diversity within the precinct. In 
order to achieve this, the minimum residential site density for residential 
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development within the Boulevard Policy Area is 100 dwellings per hectare net, 
unless varied by the Concept Plan (UCZ PDC 5).  
 

7.2.2 The subject site which has an area of 2526m² is not identified within the Concept 
Plan, therefore the minimum net residential site density would be achieved 
through the provision of 25 dwellings. The proposal is for 62 apartment style 
dwellings, therefore comfortably satisfies the above Development Plan provision.  

 
7.3 Design and Appearance 
 

7.3.1 The proposal is to amalgamate 5 allotments and construct a five storey mixed use 
building, which would have a total height of 15.7m. Within the Boulevard Policy 
Area, it is anticipated that new development (excluding any rooftop mechanical 
plant or equipment), should be a minimum of 2 storeys, with a maximum height of 
4 storeys and up to 15m (UCZ PDC 13).  
 

7.3.2 The fifth storey would be recessed from the side boundaries, however the 
building would present as a five storey building from the front and rear 
boundaries. While the building height would exceed the maximum number of 
storeys anticipated, the overall height would exceed the maximum height by 
700mm. It is anticipated that land parcels will be amalgamated where possible, 
resulting in the establishment of larger and more comprehensive developments 
(BPA Desired Character Statement). Given the context, the building height is not 
considered unreasonable. Furthermore, as a result of the site amalgamation, it is 
noted that the proposed height is supported by the Associate Government 
Architect.  

 
7.3.3 In accordance with BPA PDC 2, in a mixed-use building, non-residential 

development should be located on the ground floor and lower levels, and 
residential development should be located on the upper levels. The ground floor 
level and first floor level should have 3500mm ceiling heights to cater for vehicle 
moments and have the potential for commercial reuse, and a minimum of 50% of 
the ground floor primary frontage of building should be visually permeable, 
transparent or clear glazed to promote active street frontages and maximise 
passive surveillance (BPA PDC 6 and 7). 

 
7.3.4 The proposal would incorporate the entire ground floor to be non-residential, 

comprising of shops, café, and an entry plaza, with majority of the frontage being 
glazed or open to the public. A gymnasium is proposed on the second level, 
which would also have floor to ceiling glazed panelling, providing passive 
surveillance to the entry plaza. The ground floor is proposed to have a ceiling 
height at 3500mm above the finished floor level.  

 
7.3.5 It is anticipated that development within the Urban Corridor Zone would achieve a 

high standard of architectural design through careful building articulation and 
fenestration to all visible sides. The design of building facades should contribute 
positively to the street by articulating the built form and accentuating the building’s 
functions, emphasising the distinction between the base, middle and top of 
buildings and providing vertical elements that reinforce the historic subdivision 
pattern and create a strong vertical rhythm (UCZ Desired Character Statement).  
 

7.3.6 Furthermore buildings on allotments that have a frontage greater than 10m 
should be well articulated through variations in forms, materials, opening and 
colours (UCZ PDC 8). The proposed building facades would be articulated with 
balconies and a variety of building materials, along with the upper levels that 
cantilever over the ground floor which would also provide shelter to the buildings 
front entrance.  
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7.3.7 The design seeks to create an effective building form on top of a brick base 
element. The upper levels would comprise precast concrete panels that would be 
painted white with horizontal indentations painted charcoal. Alucobond sheet 
cladding coloured Woodland Grey and Copper, would be applied to frame the 
front façade.  Raw concrete precast support arches are proposed on the ground 
floor within the car park and Woodland Grey blade slatting/screens are proposed 
to the balconies and rooftop. Vertical gardens are also proposed to the front 
façade, which would wrap around to the northern and southern elevations, and 
also located within the void. The external walls would not incorporate highly 
reflective materials which will result in glare to neighbouring properties, drivers or 
cyclists (Council-wide PDC 133) 
 

7.3.8 Balconies have been integrated into the form and design of the building (Council-
wide PDC 135).  The upper levels would be articulated through balcony openings, 
lift shaft, void and windows demonstrating a level of detail appropriate to the 
desired building form. The building form would increase the scale of development 
along Churchill Road.  The external building materials and finishes have been 
designed to ensure an appropriate interface between the public and private 
realms. It is also considered that the architectural features of the proposed 
building would provide an appropriate level of visual interest and a high quality 
built form. 

 
7.3.9 The apartments would be accessed via internal stairs and/or elevators, which 

would lead to a central light void in the middle of the building. Each apartment 
would be provided with an 8m³ storage cage that would be located above the car 
parks, as desired by Council-wide PDC 168.  

 
7.4 Setbacks  
 

7.4.1 The Metropolitan Adelaide Road Widening Plan (MARWP) provides a strip of land 
up to 2.13 metres in width from Churchill Road boundary may be required for 
road widening purposes. Additionally, the minimum setback of buildings 
(excluding verandahs, porticos and the like) from the primary road within the 
Boulevard Policy Area is 3m (UCZ PDC 16).  

 
7.4.2 Excluding verandahs and balconies, the setback of the proposed building from 

the Churchill Road boundary would range from 2.3m for the basement level, 4.3m 
for ground floor, 6-12m for the first and second floors, and 6m for levels three and 
four. The balconies would be setback 3-6m from Churchill Road boundary. The 
proposal would satisfy the MARWP setback provision and while a portion of the 
ground floor would fall short 830mm of the 3m setback desired by the above 
provision, it is noted that the building would integrate the public and private 
realms, and which is supported by the Associate Government Architect.  

 
7.4.3 For allotments with a frontage width of 20 metres or less, there is no minimum 

setback for the first 2 levels of a building from a side boundary when adjoining 
another allotment, and a minimum 2m setback is required for all levels above this 
height (UCZ PDC 18). The building has been designed to satisfy the above 
setback criteria with the proposal to be setback between 2m-11m from the side 
(northern and southern) boundaries.  

 
7.4.4 The minimum setback of buildings from the rear allotment boundary is 3m (UCZ 

PDC 18). The building would be setback 3.5m on the ground level. The balconies 
for all four levels above ground level would be setback 3m, and the building would 
be setback 5m-12.2m from the rear boundary. Accordingly, the rear setbacks 
would satisfy the Development Plan provision.  
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7.1 Private open space provision 
 

7.1.1 Private open space areas located above ground level should have a minimum 
width of 2 metres and be directly accessible from a habitable room (Council-wide 
PDC 153). One bedroom dwellings should have a minimum of 8m², while two 
bedroom dwellings should have a minimum of 11m², and dwellings with three or 
more bedrooms should have a minimum of 15m² of private open space (Council-
wide PDC 152). 
 

7.1.2 The proposal comprises 56 apartments which would have 2 bedrooms, 4 
apartments which would have 3 bedrooms, and two 1 bedroom apartments.  

 
7.1.3 The apartments facing Churchill Road would accommodate the one and two 

bedrooms and be provided with an area of 13.8m². The apartments facing the 
rear of the site would accommodate two and three bedrooms, and be provided 
with an area between 9.2m² and 30.2m².  All balconies would have a minimum 
dimension of 2m.   

 
7.1.4 Private open space may be substituted for the equivalent area of communal open 

space where at least 50%  of the communal open space is visually screened from 
public areas of the development, and it contains landscaping and facilities that 
are functional, attractive and encourage recreational use (Council-wide PDC 
154). 

 
7.1.5 In addition to the balconies, a rooftop garden, patio area and vegetable patch are 

proposed for the occupants recreational purposes. While some of the two 
bedroom dwellings would have a 1.8m² shortfall of private open space, it is noted 
that the roof top would accommodate three separate communal spaces having a 
combined area of 220m² for the occupants to utilise. Furthermore, it is noted that 
the size and proportion of all balconies is supported by the Associate Government 
Architect. Therefore the amount of private open space for the apartments is 
considered appropriate,  
 

7.2 Overshadowing  
 
7.2.1 The subject site, along with the adjacent properties are located within the Urban 

Corridor Zone, and are anticipated to be developed at a greater intensity.  
 

7.2.2 The design and location of buildings should enable direct winter sunlight into 
adjacent dwellings and private open space areas while minimising the 
overshadowing of windows and the primary open space area for a dwelling and 
solar collectors (Council Wide PDC 138).   

 
7.2.3 Directly adjoining the southern boundary of the subject site is the driveway and 

private open space for two separate dwellings, thus the dwellings are setback 
from the shared boundary. Principle of Development Control 15 of the Urban 
Corridor Zone states that overshadowing should be minimised to sensitive land 
uses outside of the zone. The adjoining allotments are also located in the Urban 
Corridor Zone, thus some level of overshadowing would be anticipated through 
the redevelopment of the locality. In this context, the shadow impact is 
considered acceptable.  
 

7.3 Visual Privacy 
 

7.3.1 Direct overlooking of the main internal living areas and private open spaces of 
dwellings should be minimised through measures such as: 
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a) off-setting the location of balconies and windows of habitable rooms with 
those of other buildings so that views are oblique rather than direct; 

b) building setbacks from boundaries that interrupt views or that provide a 
spatial separation between balconies or windows of habitable rooms; and/or 

c) screening devices (including fencing, screens, external ventilation blinds, 
window hoods and shutters) that are integrated into the building design and 
have minimal negative effect on residents’ or neighbours’ amenity (Council-
wide PDC 139). 

 
7.3.2 It is noted that 1.7m and 1.8m high privacy screens for windows and balconies do 

not apply for buildings that are three or more storeys in height in the Urban 
Corridor Zone (Council-wide PDC 90). 
 

7.3.3 The location of the bedroom windows and balconies have been designed so that 
the views are restricted from the internal spaces. The bedroom windows facing 
the central foyer would have obscured glazing to 1.7m above the finished floor 
level. The balconies would be divided by 2.1m high partion walls and 1.65m high 
obscured glassed balustrades would be applied to all rear facing balconies.  The 
north and south facing windows would all have sill heights at 1.7m above the 
finished floor levels. Accordingly, the proposal achieves an appropriate balance 
between privacy for adjacent dwellings and amenity for future occupants of the 
proposed building.  
 

7.4 Landscaping 
 

7.4.1 Landscaping is anticipated to be in the form of low-lying shrubs and grass 
plantings, together with trees that have relatively clean trunks and high canopies 
to provide visual softening of the built form and reflect the scale of landscaping in 
the public realm (BA PA Desired Character Statement).  
 

7.4.2 The design of the building would enable pockets of landscaping at the front of the 
site, within the driveway, the perimeter of the ground floor car park, central foyers, 
and on the roof top. The plantings proposed would comprise of hedging, low lying 
shrubs, ferns, vegetables and various trees. Assorted vertical garden walls are 
also proposed to the front, sides and within the void. The applicant has advised 
that the plantings would be automatically irrigated by auto moisture sensors with 
drainage to sumps and stormwater systems. Paving is proposed within the entry 
plaza, and it is anticipated that street furniture and Artist sculptures would be 
provided within the entry plaza. Paving and artificial turf is proposed within the 
central foyers.  

  
7.4.3 The proposed landscaping is considered to provide appropriate visual interest 

and softening of the built form.   
 

7.5 Energy Conservation Measures  
 

7.5.1 It is desired that all dwellings provide adequate thermal comfort for occupants 
through passive design features such as orientation of windows, living areas and 
private open space, and cross-ventilation (Council-wide PDC 79). 
 

7.5.2 The apartments and balconies would have an east or west orientation, with 
windows facing north, south, a light well or the central foyer.   

 
7.5.3 The proposal would include 2.5m² light and ventilation shafts to provide natural 

light and ventilation into each apartment. The applicant advises that the light 
shafts would also cool the entire building and enable the vehicle exhausts from 
the car parks on the ground floor and in the basement (refer Attachment 26).  
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With the exception of some bathrooms, the apartments have been designed to 
have access to natural light in all the rooms, and permit natural cross ventilation.  

 
7.5.4 The roof design would allow photovoltaic panels to be installed (Council-wide 

PDC 36) and air-conditioning units for heating and cooling the building. The plant 
is proposed to be screened from view (Council-wide PDC 134 and 167). 
 

7.5.5 Accordingly, the building design would incorporate features to provide adequate 
thermal comfort to occupants, which should not impact on adjoining properties.  

 
7.6 Noise Attenuation 

 
7.6.1 The subject land is identified within Map Pr/1 (Overlay 5) for the purpose of noise 

and air emissions. Principle of Development Control 1 of the Noise and Air 
Emissions. It is anticipated that noise and air quality impacts should be mitigated 
through appropriate building design and orientation. Residential development on 
sites abutting roads with traffic volumes exceeding 3000 vehicles per day should 
be sited and designed to reduce the impact of traffic noise on occupants 
(Council-wide PDC 111).  

 
7.6.2 The applicant acknowledges that it is important to consider the noise and air 

quality impacts and the dwellings have been configured so there are minimal 
openings facing Churchill Road. Appropriate glazing to windows would be 
provided, with specific acoustic protection to dwelling 1, in accordance with the 
Minister’s Specification SA78B – Construction requirements for the control of 
external sound.  Accordingly, the apartments would have sufficient separation to 
provide visual and acoustic privacy for the occupants.  

 
7.7 Car and Bicycle Parking  

 
7.7.1 Within the Urban Corridor Zone, it is anticipated that the provision of car and 

bicycle parking would be in accordance with Tables Pr/5 and Pr/6 of Council’s 
Development Plan.  
 

7.7.2 The proposal would comprise 62 dwellings and the combined floor area of the 
café and shops would be approximately 316m². Therefore, as outlined within the 
table below, a minimum of 23 bicycle parks are desired: 
 
 Resident Visitor Desired 

Residential 
development 

1 bicycle park for 
every 4 dwellings 

1 bicycle park for 
every 10 dwellings 

21.7 in total  
 
(15.5 for residents 
and 6.2 for visitors)

Shop 1 bicycle park for 
every 300m² of gross 
leasable floor area 

1 bicycle park for 
every 600m² of 
gross leasable 
floor area 

1.5 in total 
 
(1 for resident and 
7.5 for visitors) 

 
 

7.7.3 It is noted that Table Pr/6 also outlines that in residential and mixed use 
development, the provision of bicycle parking may be reduced in number and 
shared where the operating hours of commercial activities complement the 
residential use of the site. 
 

7.7.4 A designated bike parking area would be located within the carpark at basement 
level. It is further noted that there would be sufficient room within the entry plaza 
at the front of the site to accommodate bicycle parking in accordance with the 
Development Plan provision.   
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7.7.5 With regard to the provision of car parking, one car parking space is desired for 

each 1-2 bedroom dwelling and 1.25 spaces for dwellings with three or more 
bedrooms. An additional 0.25 space is desired per dwelling for visitor parking. A 
minimum of 3 and a maximum of 5 car parks should be provided per 100m² of 
gross leasable floor area for non-residential development.  

 
7.7.6 Consequently, the anticipated car parking rate for the 62 apartments would be 

78.5 car parks, comprised of 63 for occupants and 15.5 for visitor parking. The 
anticipated car parking rate for the shops would be a minimum of 9 (and 
maximum of 15) spaces.  Accordingly, a minimum of 87 car parks should be 
provided on site.  

 
7.7.7 It is further anticipated that on-site vehicle parking would not be visible from the 

primary street frontage through the use of design solutions such as locating 
parking areas behind the front building façade and screening undercroft parking 
areas with landscaping and articulated screening (BPA Desired Character 
Statement). 

 
7.7.8 The proposal would provide 93 car parks, split between two levels. The car parks 

located within the basement would be designated to the occupants, with the car 
parks located on the ground floor behind the shops. would be designated to 
visitors to the site.  

 
7.7.9 Development providing 25 or more car parking spaces should provide at least 

one space in every 25 spaces for the use of the disabled, up to a maximum of five 
spaces (Council-wide PDC 220). It is noted that five car parking spaces would be 
designated for disabled car parking.  

 
7.7.10 The proposed car parking arrangement would provide sufficient car parks for the 

occupants of the building and any visitor to the site, as anticipated by Table Pr/5.   
 
7.8 Traffic and Vehicular Movements 
 

7.8.1 Churchill Road is a major transport corridor. It is anticipated that new 
developments minimise the number of access points onto arterial roads (UCZ 
PDC 11), and allotments fronting arterial roads should be of a sufficient width to 
enable provision for vehicles to enter and exit the site in a forward direction, or be 
designed to share a centrally located access point (Council-wide PDC 117) 

 
7.8.2 Vehicular access to the site would be via a shared driveway located adjacent the 

south-eastern boundary. The access would be 6.0 metres wide for a depth of 
28m, then widen to 7m. This layout would enable vehicular access onto the 
arterial road in a forward direction (Council-wide PDC 112) and should eliminate 
vehicles queuing along the arterial road.  

 
7.8.3 The functionality of the proposed access and movement throughout the car 

parking area has been demonstrated on the floor plan. The parking areas and 
aisle width would meet the requirements of AS/NZS2890.1-2004 (Parking 
facilities, Off-street car parking), while adequate accessibility and turning circles 
would be provided.  
 

7.9 Site Preparation and Stormwater Management 
 

7.9.1 The development proposes a basement level car park, which would have a 
finished floor level of approximately 3.15m below the top of kerb. The ground floor 
is proposed to have a finished floor level of approximately 5-10mm above the top 
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of kerb. Accordingly, the proposed development would accommodate the natural 
slope of the locality. 
 

7.9.2 The provisions of Council’s Development Plan suggest that site drainage should 
be designed to safely direct surplus flows to a public street without causing harm 
to adjoining properties (Council-wide PDC 97) and that all proposed 
developments should be designed to retain as much stormwater as possible, 
minimising the overflow to the kerb and water table (Council-wide PDC 98). 
  

7.9.3 The applicant has not yet provided a stormwater management plan, however it is 
noted that the building would result in the majority of stormwater being directed 
into the two 100,000 litre rainwater tanks located under the basement.  

 
7.9.4 Majority of the subject site is within an area prone to flooding in a 100 year ARI 

event, with a maximum depth of 0-200mm. Therefore, on-site detention will be 
required to ensure that post-development discharge flow rates are no greater 
than pre-development flows in a 20 year ARI event. To this end, it is 
recommended that the consideration of the stormwater design be dealt with as a 
reserved matter for further assessment.  

 
7.10 Waste Management 
 

7.10.1 It is anticipated that new development provides a dedicated area for the on-site 
storage, collection and sorting of recyclable materials and waste that is consistent 
with the following: 

(a) easily and safely accessible to the collection point; 

(b) easily and safely accessible to residents and collection service providers; 

(c) well screened to prevent vandalism and theft; and 

(d) designed to reduce odour and discourage vermin (Council-wide PDC 170). 
 

7.10.2 Development with a gross floor area of 2000m² or more should provide for the 
communal storage, collection and management of waste (Council-wide PDC 
171). The design of driveway crossovers, parking areas, accessways and 
elements that interact with the public realm should also safely and efficiently 
accommodate the collection of waste and recycling materials (Council-wide PDC 
169). 
 

7.10.3 A dedicated area for communal waste would be located on the first level, within 
the car park. A designated rubbish chute is proposed on each level adjacent one 
of the stairwells for occupants to use. The mobile garbage bins would be located 
in an enclosure, hidden from view as desired by Council-wide PDC 147.  

 
7.10.4 The method of bin collection would require the contractor park the truck within the 

designated parking bay located within the carpark (refer Attachment 16). While 
no detail has been provided regarding the frequency or time of day that the waste 
would be collected, it is expected that the collection would be at off peak times to 
prevent any conflict with traffic movements.   

 
7.10.5 Based on the Zero Waste South Australian Better Practice Guide – Waste 

Management in Residential or Mixed Use Developments guidelines, the 
anticipated waste demand is calculated with reference to the 126 bedrooms, the 
two shops and the café.  

 
7.10.6 For the apartments, the general waste demand is anticipated at 30 litres of waste 

per room a week, providing a weekly total of 3780 litres of waste.  Recycling 
waste is anticipated at 25 litres per bedroom, providing a weekly total of 3150 
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litres of waste and 10 litres of green organics per bedroom would result in an 
anticipated demand capacity of 126 litres each week. 
 

7.10.7 With respect to the café, it is anticipated that 30 litres of general waste, 20 litres of 
recycling and 40 litres of green organics would be generated per week.  For 
shops greater than 100m², it is anticipated that 6 litres of general waste, 6 litres of 
recycling and 0.3 litres of organic waste would be generated per week.   

 
7.10.8 Accordingly, it is anticipated that the total amount of waste generated per week 

would be 3816 litres of general waste, 3176 of recycling and 166 litres of green 
organic waste. The applicant proposes six 1100 litre communal mobile garbage 
bins on site. While it is noted that the total amount of waste generated for the 
proposed development per week would be 7158 litres, no detail has been 
provided on the frequency of collection. 

 
7.10.9 Notwithstanding, the proposed waste management approach is considered to be 

appropriate. If approved, a condition reinforcing the waste management is 
recommended.  

 
7.11 Affordable housing 
 

7.11.1 In addition to the objectives and principles applicable Council Wide, there are 
requirements for designated areas within the Urban Corridor Zone to satisfy 
affordable housing (Affordable Housing Overlay). 
 

7.11.2 Affordable Housing is targeted at households whose income is described as low 
to moderate. Housing affordability indicators are updated annually and provide 
maximum purchase prices for Affordable Homes. A price variance of up to 15% 
above that price can be approved for properties within 400m of key transport 
nodes.   

 
7.11.3 It is anticipated that Affordable Housing will include a mix of affordable purchase, 

rental and social housing to support diversity and will meet project sustainability 
objectives. Development within the Urban Corridor Zone which proposes 20 or 
more dwellings should have a minimum of 15% affordable housing (Affordable 
Housing Overlay PDC 1).   

 
7.11.4 Based on the above provision, a minimum of 12 dwellings should be designated 

for affordable housing.  While it is noted that no formal agreement between the 
developer and Renewal SA has been entered into, it is anticipated that these 
dwellings would be within the targeted price range for affordable housing.   

 

8. CONCLUSION AND RECOMMENDATION 
 
8.1 The proposal seeks to amalgamate 5 allotments along Churchill Road and establish a 

mixed use building, which includes shops, a café and medium-high density residential 
land use. While the building would exceed the maximum number of storeys anticipated 
in this location, it is acknowledged that larger and more comprehensive developments 
would be reasonable on amalgamated sites. 
 

8.2 The proposal would have adequate private open space, storage facilities, car parking, 
waste collection and thermal comforts in accordance with the development plan 
provisions. The floor plans proposed would provide functional and usable living spaces, 
and privacy and noise impacts would be moderated through design and noise 
attenuation techniques. The development would achieve the minimum setback required 
by the Metropolitan Adelaide Road Widening Plan, and while the front setback of the 
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ground floor would not achieve the minimum anticipated by the Development Plan, it is 
not considered fatal to the application.   

 
8.3 Quality building and landscape design is a fundamental component of development 

within the Urban Corridor Zone, and the building would comprise a variety of building 
materials to provide visual interest.   
 

8.4 Vehicular access would be provided by a shared access that would allow simultaneous 
two-way vehicle movement in a forward direction.  
 

8.5 The application is therefore considered to be relatively consistent with the relevant 
provisions of the Prospect (City) Development Plan and warrants the granting of 
development plan consent, subject to appropriate conditions reinforcing certain aspects 
of the proposal. 

 
It is recommended: 
 
That with reference to the relevant provisions of the Prospect (City) Development Plan, the 
zoning of the land within which the proposed development is situated and the locality within 
which the land is situated, the Panel resolves that development application 050/206/2016 is 
not seriously at variance with the Development Plan and as such a decision shall be made on 
the merits of the application; and 
 
That pursuant to the Development Act 1993, as amended, Development Plan Consent be 
approved to DA 050/206/2016 from Elvio Ferrara on behalf of Halton 9 Pty Ltd, Michael 
Ferrara and Santana Tripodo for a Five Storey Mixed Use Building Comprising a café, two 
retail tenancies, 62 dwellings, gymnasium, basement car parking, associated landscaping, and 
two 100,000 litre underground rainwater tanks at 142-146 Churchill Road, Prospect 
(CT5008/898, CT5008/899, CT5008/900, CT5648/805, CT5723/395), subject to the following 
Reserve Matters, Conditions and notes: 

 
Reserved Matters: 
 
1. A detailed stormwater management plan shall be provided that, to the satisfaction of 

Council, provides evidence that all dwellings are suitably protected from 1 in 100 year ARI 
storm events and that post-development outflow rates from the site will match pre-
development rates in 1 in 20 ARI storm events. The location and capacity of any on-site 
detention tanks, as well as the extent of any cut or fill and associated retaining walls, shall 
be clearly described. 

 
Conditions: 
 
1. The development shall take place in accordance with plans and details prepared by Elvio 

Ferrara Design & Construct Pty Ltd, Sheets 1-9, dated 30/06/2017, stamped by Council 
relating to Development Application Number 050/206/2016, except as modified by any 
conditions detailed herein. All works detailed in the approved plans and required by 
conditions are to be completed prior to the occupation of the approved development. 

 
2. All driveways, parking and manoeuvring areas must be formed, surfaced with concrete, 

bitumen or paving and maintained to the reasonable satisfaction of Council. Driveways, car 
parking spaces, manoeuvring areas and landscaping areas shall not be used for the 
storage or display of materials or goods including waste products and refuse. The obsolete 
crossover and/or any portion of crossover that is not required for the subject development 
shall be reinstated to Council standard kerb and gutter at the applicant’s cost prior to 
occupation of the completed development.  
 

3. All balconies facing west shall be provided with screening that prevents views into 
neighbouring properties to a minimum height of 1.65m above the finished floor level of the 
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balcony. The materials and finishes used on the screens shall complement those of the 
dwelling. 

 
4. Air-conditioning units and solar hot water heaters shall be provided with screening devices 

designed to complement the colours, materials and finishes of the building approved 
herein, and shall be sited to adequately screen the units from view from neighbouring 
properties and public land (roadways) to the reasonable satisfaction of Council.  

 
5. The Community Corporation shall ensure that the waste storage area is cleaned and 

maintained to the satisfaction of Council. General, recyclable and green organic wastes 
shall be co-mingled, with the Community Corporation maintaining responsibility for 
ensuring that bins are transported between the collection point and the storage area in a 
timely fashion to the satisfaction of Council.  
 

6. The landscaping shall be planted prior to occupancy of the development, and maintained 
at all times to the reasonable satisfaction of Council and to ensure appropriate lines of 
sight for vehicles and pedestrians.  An automated drip irrigation or similar watering system 
shall be established and maintained to ensure that sufficient water is available to satisfy 
the needs of the landscaping species selected. 

 
7. During construction of the development approved herein, measures will be implemented to 

ensure that the construction works do not result in an unreasonable impact on occupiers of 
adjacent properties or pollution of existing infrastructure through drag-out or stormwater 
runoff. Measures shall include as necessary: 

a) A hard surface and controlled washing zone at the entry/exit points to the site, 
designed to reduce the potential for mud and material dragged out by construction 
vehicles; and 

b) Containment of stormwater run-off within the site, which if being discharged into the 
stormwater system will be filtered to the satisfaction of Council; and 

c) Reduction of the potential for dust and other airborne particles by the use of water 
sprinklers and/or other means of containment; and 

d) The establishment of an appropriate storage compound for waste materials and litter. 
No building waste material shall be stored outside of the storage compound or similar 
industrial bin; and 

e) All mechanical equipment shall be used in a manner to minimise the potential for noise 
pollution and ensure compliance with the requirements of the Environment Protection 
(Noise) Policy. 
 

8. Footpaths adjacent to the site are to be kept in a safe condition for pedestrians at all times 
during construction works. All driveways and footpaths traversed by vehicles using the site 
are to be maintained in a reasonable condition for the duration of the works, and are to be 
reinstated to the satisfaction of Council on completion of the works.  
 
All works on Council land shall be conducted to Council’s specification, with all works to be 
bunted off safely and pedestrian safety to be maintained throughout the construction 
period. Plantings will also need to be undertaken in line with council specifications in terms 
of sight distance interference and safety to the community (thorns/poisonous plantings). 
Plans displaying all relevant details of the Road/Kerbing/Footpath Works shall be 
submitted to the Assets and Infrastructure Officer for approval prior to the commencement 
of any such works. 
 

9. No structural element, service infrastructure (such as utility metres), or overhangs 
(including balconies) shall encroach within the road widening requirements identified in the 
Metropolitan Adelaide Road Widening Plan. 
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Advisory Notes: 
 
(1) Pursuant to Section 86(1)(a) of the Development Act, 1993, you have the right of appeal 

to the Environment, Resources and Development Court against either 1) a refusal of 
consent or 2) any condition(s) which have been imposed on a consent. Any such appeal 
must be lodged with the Court within two (2) months from the day on which you receive 
this notification or such longer period as may be allowed by the Court.  

 

The Environment, Resources and Development Court is located in the Sir Samuel Way 
Building, Victoria Square, Adelaide SA 5000 (Postal Address: GPO Box 2465, Adelaide 
SA 5001). 

 
(2) The development plan consent granted herein is effective for a period of twelve (12) 

months from the date of the decision. Unless Council extends this period, building rules 
consent is required within this time or the consent will lapse. 

 

Any request for an extension of the operative period of the consent must be submitted to 
Council in writing, accompanied by the applicable fee. 

 
(3) Further application pursuant to the Local Government Act shall be made to the 

Infrastructure Assets and Environment Department for the proposed crossover prior to 
construction activities occurring. 

 

Road/Kerbing/Footpath Works will need to be inspected by an Assets and Infrastructure 
Officer to determine they have met all relevant requirements. All work including line 
marking will be the responsibility of the applicant as will the reinstatement of any 
damaged Infrastructure / Services related to these works. All works will be carried out at 
the cost to the applicant. 
 

(4) Prior to the commencement of construction of the development herein approved, it is 
strongly recommended that you employ the services of a licensed Land Surveyor to 
carry out an identification survey of the subject land and to peg the true boundaries, to 
ensure that building work will be either on the true boundaries or the specified distance 
from the true boundaries of the subject land, as the case may be. 
 
Failure to correctly site the development on the land in accordance with the plans 
approved herein would constitute a breach of the Development Act 1993. Any 
amendments required to the approved plans as a result of the survey are to be 
submitted to Council for approval prior to works commencing. 
 

(5) You are encouraged to consult with adjoining property owners before commencing any 
work, to assist in minimising nuisance or inconvenience caused during construction. 
 

(6) You are required to give formal notification to, and consult with, the adjoining property 
owner if you are removing, replacing or altering an existing fence or building a 
freestanding wall along the common boundary that would, for all purposes, be a dividing 
fence (Section 5 of the Fences Act 1975). 

 
(7) During construction of the development approved herein, measures will be implemented 

to ensure that the construction works do not result in an unreasonable impact on 
occupiers of adjacent properties or pollution of existing infrastructure through drag-out or 
stormwater runoff. Measures shall include as necessary: 

 A hard surface and controlled washing zone at the entry/exit points to the site, 
designed to reduce the potential for mud and material dragged out by construction 
vehicles; and 

 Containment of stormwater run-off within the site, which if being discharged into the 
stormwater system will be filtered to the satisfaction of Council; and 
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 Reduction of the potential for dust and other airborne particles by the use of water 
sprinklers and/or other means of containment; and 

 The establishment of an appropriate storage compound for waste materials and 
litter. No building waste material shall be stored outside of the storage compound or 
similar industrial bin; and 

 All mechanical equipment shall be used in a manner to minimise the potential for 
noise pollution and ensure compliance with the requirements of the Environment 
Protection (Noise) Policy. 

 
(8) To ensure compliance with applicable standards as described in the Environment 

Protection (Noise) Policy established under the Environment Protection Act, construction 
activities should only take place between the hours of 7:00am and 7:00pm, Monday to 
Saturday inclusive, and not on Sundays or public holidays.   
 

(9) The construction of the building shall be undertaken in accordance with the Ministers 
Specification SA78B – Construction requirements for the control of external sound.  
Compliance with the Minister’s Specification would be required as part of the Building 
Code of Australia (BCA).  

 
(10) National Broadband Network (NBN): The National Broadband Network is being rolled out 

across the City of Prospect. It is recommended that you consider your future connection 
to the optical fibre network prior to commencing works. Please visit www.nbnco.com.au 
for further details on how to get connected. 

 
(11) The Metropolitan Adelaide Road Widening Plan shows a possible requirement for a strip 

of land up to 2.13 metres in width from the Churchill Road frontage of this site, for future 
upgrading of the Churchill Road. The consent of the Commissioner of Highways under 
the Metropolitan Adelaide Road Widening Plan Act is required to all building works on or 
within 6.0 metres of the possible requirement.  
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The Registrar-General certifies that this Title Register Search displays the records maintained in the Register
Book and other notations at the time of searching.

Registrar-General

Certificate of Title - Volume 5008 Folio 901
Parent Title(s) CT 4294/582

Dealing(s)
Creating Title

CONVERTED TITLE

Title Issued 18/01/1991

Edition 1

Edition Issued 18/01/1991

Estate Type
FEE SIMPLE (COMMON PROPERTY)

Registered Proprietor
STRATA CORPORATION NO. 7509 INC.

OF 142 CHURCHILL ROAD PROSPECT SA 5082

Description of Land
COMMON PROPERTY STRATA PLAN 7509
IN THE AREA NAMED PROSPECT
HUNDRED OF YATALA

Easements
NIL

Schedule of Dealings
NIL

Notations
Dealings Affecting Title

NIL

Priority Notices

NIL

Notations on Plan

Product Register Search

Date/Time 20/06/2016 09:13AM

Customer Reference gi2p

Order ID 20160620001229

Cost $27.25

Land Services Group Page 1 of 2

Copyright Privacy Disclaimer: www.sailis.sa.gov.au/home/showCopyright www.sailis.sa.gov.au/home/showPrivacyStatement www.sailis.sa.gov.au/home/showDisclaimer
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https://www.sailis.sa.gov.au/products/order/titleImageSearch/CT|4294|582
https://www.sailis.sa.gov.au/products/order/planImageSearch/S7509
http://www.sailis.sa.gov.au/home/showCopyright
http://www.sailis.sa.gov.au/home/showPrivacyStatement
http://www.sailis.sa.gov.au/home/showDisclaimer


NIL

Registrar-General's Notes

CONVERTED TITLE WITH NEXT DEALING LODGE CT 4294/582

Administrative Interests

NIL

* Denotes the dealing has been re-lodged.

Product Register Search

Date/Time 20/06/2016 09:13AM

Customer Reference gi2p

Order ID 20160620001229

Cost $27.25

Land Services Group Page 2 of 2

Copyright Privacy Disclaimer: www.sailis.sa.gov.au/home/showCopyright www.sailis.sa.gov.au/home/showPrivacyStatement www.sailis.sa.gov.au/home/showDisclaimer
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The Registrar-General certifies that this Title Register Search displays the records maintained in the Register
Book and other notations at the time of searching.

Registrar-General

Certificate of Title - Volume 5648 Folio 805
Parent Title(s) CT 1760/190

Dealing(s)
Creating Title

CONVERTED TITLE

Title Issued 03/05/1999

Edition 3

Edition Issued 14/04/2015

Estate Type
FEE SIMPLE

Registered Proprietor
AUSTRUCT INVESTMENTS PTY. LTD. (ACN: 078 576 315)

OF PO BOX 3152 NORWOOD SA 5067

Description of Land
ALLOTMENT 9 FILED PLAN 110488
IN THE AREA NAMED PROSPECT
HUNDRED OF YATALA

Easements
NIL

Schedule of Dealings
NIL

Notations
Dealings Affecting Title

NIL

Priority Notices

NIL

Notations on Plan

Product Register Search

Date/Time 20/06/2016 09:14AM

Customer Reference lgi2p

Order ID 20160620001253

Cost $27.25

Land Services Group Page 1 of 3

Copyright Privacy Disclaimer: www.sailis.sa.gov.au/home/showCopyright www.sailis.sa.gov.au/home/showPrivacyStatement www.sailis.sa.gov.au/home/showDisclaimer
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https://www.sailis.sa.gov.au/products/order/planImageSearch/F110488
http://www.sailis.sa.gov.au/home/showCopyright
http://www.sailis.sa.gov.au/home/showPrivacyStatement
http://www.sailis.sa.gov.au/home/showDisclaimer


NIL

Registrar-General's Notes

NIL

Administrative Interests

NIL

* Denotes the dealing has been re-lodged.

Product Register Search

Date/Time 20/06/2016 09:14AM

Customer Reference lgi2p

Order ID 20160620001253

Cost $27.25

Land Services Group Page 2 of 3

Copyright Privacy Disclaimer: www.sailis.sa.gov.au/home/showCopyright www.sailis.sa.gov.au/home/showPrivacyStatement www.sailis.sa.gov.au/home/showDisclaimer

Attachment 5

Atta
ch

men
t

91

http://www.sailis.sa.gov.au/home/showCopyright
http://www.sailis.sa.gov.au/home/showPrivacyStatement
http://www.sailis.sa.gov.au/home/showDisclaimer


Product Register Search

Date/Time 20/06/2016 09:14AM

Customer Reference lgi2p

Order ID 20160620001253

Cost $27.25

Land Services Group Page 3 of 3

Copyright Privacy Disclaimer: www.sailis.sa.gov.au/home/showCopyright www.sailis.sa.gov.au/home/showPrivacyStatement www.sailis.sa.gov.au/home/showDisclaimer

Attachment 6

Atta
ch

men
t

92

http://www.sailis.sa.gov.au/home/showCopyright
http://www.sailis.sa.gov.au/home/showPrivacyStatement
http://www.sailis.sa.gov.au/home/showDisclaimer


The Registrar-General certifies that this Title Register Search displays the records maintained in the Register
Book and other notations at the time of searching.

Registrar-General

Certificate of Title - Volume 5723 Folio 395
Parent Title(s) CT 1765/53

Dealing(s)
Creating Title

CONVERTED TITLE

Title Issued 10/01/2000

Edition 5

Edition Issued 26/05/2015

Estate Type
FEE SIMPLE

Registered Proprietor
MICHAEL ROMEO FERRARA

OF 146 CHURCHILL ROAD PROSPECT SA 5082
1 / 2 SHARE

SANTANA TRIPODO
OF 146 CHURCHILL ROAD PROSPECT SA 5082
1 / 2 SHARE

Description of Land
ALLOTMENT 8 FILED PLAN 110487
IN THE AREA NAMED PROSPECT
HUNDRED OF YATALA

Easements
NIL

Schedule of Dealings
Dealing Number  Description

12328153 MORTGAGE TO WESTPAC BANKING CORPORATION (ACN: 007 457 141)

Notations
Dealings Affecting Title

NIL

Product Register Search

Date/Time 20/06/2016 09:16AM

Customer Reference lgi2p

Order ID 20160620001271

Cost $27.25

Land Services Group Page 1 of 3

Copyright Privacy Disclaimer: www.sailis.sa.gov.au/home/showCopyright www.sailis.sa.gov.au/home/showPrivacyStatement www.sailis.sa.gov.au/home/showDisclaimer
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Priority Notices

NIL

Notations on Plan

NIL

Registrar-General's Notes

NIL

Administrative Interests

NIL

* Denotes the dealing has been re-lodged.

Product Register Search

Date/Time 20/06/2016 09:16AM

Customer Reference lgi2p

Order ID 20160620001271

Cost $27.25

Land Services Group Page 2 of 3

Copyright Privacy Disclaimer: www.sailis.sa.gov.au/home/showCopyright www.sailis.sa.gov.au/home/showPrivacyStatement www.sailis.sa.gov.au/home/showDisclaimer
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Product Register Search

Date/Time 20/06/2016 09:16AM

Customer Reference lgi2p

Order ID 20160620001271

Cost $27.25

Land Services Group Page 3 of 3
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Created on Thursday, 23 June 2016  Map Zoom: 250 m Scale: 1:1,390 

 

 

 

 

 

Notes Disclaimer 
 This map is a representation of the information currently held by the City of Prospect. 

While every effort has been made to ensure the accuracy of the product, Council accepts 

no responsibility for any errors or omissions. Any feedback on omissions or errors would 
be appreciated. 
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DESIGN PHILOSOPHY FOR 142-146 CHURCHILL ROAD PROSPECT- GARDENIA 

My design philosophy for the concept for the mixed use development proposal at Churchill road 

stems from the notion of `Biomimicry` and `Biomimetic Architecture`. 

This is a contemporary school of design that seeks solutions for sustainability in nature, and 

understanding the rules governing those forms. This is part of a larger movement known as 

Biomimicry, which is the study of nature, its models, systems, evolutionary changes and processes 

for gaining inspiration in order to solve man-made problems. 

Examples of landmark buildings and spaces that utilise Biomimicry are; 

 Antonio Gaudi`s Familia Sagrada Church in Barcelona. (using columns that modelled the 

branching canopies of trees to support the vault) 

 Lord Norman Fosters Gherkin building in London. Has a hexagonal skin inspired by the Venus 

flower basket sponge with a lattice exoskeleton and round shape that retains its strength 

underwater in strong currents. 

 Buckmister Fuller`s Geodesic Domes. 

 Internal courtyards used for millennia by the Europeans, Moroccans, Middle East and 

Chinese cultures, that absorb winter heat and retain central cooling pools. 

 The Eastgate center in Harare, Zimbabwe , that  looked to the  self-cooling mounds of 

African Termites to regulate the inner temperature. 

 SAMRI building North Terrace ( the cheese grater) that uses  a second skin of shading devices 

to create a microclimate to the building inside like a shell. 

Biomimetic Design goes beyond using nature as inspiration for the aesthetic components of built 

form, but instead seeks to use nature to solve problems of the building functioning. 

Biomimicry means to imitate life and originates from the Greek words Bios (life) and Mimesis 

(imitate). The movement studies nature and then imitates or takes inspiration from its designs and 

processes to solve human problems. 

Rather than thinking of the building as a machine for living in, Biomimicry asks the designer to think 

of a building as a living thing for a living being. It uses nature as a measure and an ecological 

standard to judge the efficiency of human innovations. Nature as a mentor means that biomimicry 

does not exploit nature by extracting material goods from it, but values nature as something humans 

can learn from. 

Architectural innovations that are responsive to Biomimicry do not have to resemble a plant or 

animal, it can emulate natural forms, functions and processes. This process can easily strive towards 

an increase in resource efficiency and work in a closed loop model rather than rely on the constant  

need to intake resources to function. 

The design approach can work as a Design to Nature approach that identifies a design problem (such 

as heat dissipation from a five level building on Churchill road) and finding a parallel problem in 

nature for the solution (such as Termite Mounds that keep the habitants cool ). 

Some examples of the Elements in the design of the building at 142-146 Churchill road that Mimic 

natures solutions and employ Biomimicry are: 
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 The main Central atrium to the residential component that has a garden at the bottom .This 

Atrium allows for heat to rise and dissipate, also allowing for hanging gardens and hanging 

art work  for visual screening and space  between Apartments.  Most apartments on 

Churchill road have only an internal passage between apartments that offers little privacy, 

light and ventilation. The Atrium also allows for sunlight to enter the middle of the building 

and for the growth of Oxygenating hanging plants in the middle of the building. 

 

 Open Patios on each level on the South Elevation to capture the prevailing south westerly 

cooling winds from the Gulf and allow that breeze/winds into the Atrium and to the front of 

all of the Apartments. Our Prevailing wind comes from the South West in Adelaide. This 

space can be shared by occupants of that particular level as their own space to meet and 

enjoy a view or sit down to share a space. This would be a good space for activities like table 

tennis and passive exercise with views into the Atrium and outside to the southwest. This 

space encourages tenant activation on each level/floor thereby utilising different spaces 

 

 Light and Ventilation Shafts 2.5m square in size between all bedrooms that provide natural  

light and exhaust ventilation to the internals of each apartment. This cools the entire 

building down like the Termite mounds do in nature. Therefore producing significant savings 

in fossil fuel use. The shafts also enable more vents for the vehicle exhausts from the car 

parks on the ground floor and in the basement this further clears and cleanses the air 

movement in the building. This makes the Energy Engineering of the building now much 

more simpler and cost effective. 

 

 Two Roof top gardens of significant sizes that can be sustainable food production areas for 

the population of the building , situated on the Northern side for a winter crops and on the 

Southern side for the summer crops. This top roof top level is dedicated for food production 

for the live in habitants and can also harvest rainwater for the Food Production gardens and 

for the Atrium Garden. The roof level also provides the space for the solar panels to 

generate power for the building and to house the mechanical plants. Visually the 

mechanical plants can be obscured from view but still be easily assessed for maintenance.  

 

 Ground floor two storey entry Plaza which allows for greater activation to the street and for 

ventilation to the building. This entry to the bee hive needs to be of a proportion to allow 

for gardens and a meeting space for foot traffic in and out of the building. 

 

 Light colours to the external solid walls to reflect heat during the warmer months of the 

year. Full height wall gardens to the front and sides to cool the building and provide green 

shade and relief from the direct sun on to the building. 

 

As a result of the design approach and its implementation for this project, the building can now 

become more energy efficient and evolve over time adapt to climatic and economic conditions. 

The building design has enabled the use of its spaces by the living habitants to be more creative in its 

use and to enable better relationships between the habitants, which in an apartment building must 

occur to be successful. 

The building can now work on three levels; 
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1. The Organism, this building works on a larger context than just a termite mound, it allows 

participation of its living habitants. 

2. The Behaviour level allows the building to mimic how an organism behaves or relates to its 

larger context. 

3. The Ecosystem level mimics the natural process and cycle of the greater environment. ( can 

this building be deconstructed and rebuilt elsewhere or recycled at the end of its life). 

Building on the ecosystem level involves mimicking of how the environments many components 

work together and tends to be on the Urban scale or a larger project like the amalgamated sites of 

142-146 Churchill road Prospect with multiple elements rather than a solitary structure. 

An example of this is the potential of `Cardboard to Caviar` Project in this building. 

This cyclical system will pay the café on the ground floor for their waste cardboard, it shreds it, and 

sells to Equestrian centres for Horse bedding.  

Then the soiled bedding is bought and put into a composting system, which produces a lot of worms. 

The worms are fed to Roe Fish, which produce Caviar and fish Roe, which is sold back to ground floor 

Cafe.  

This idea of waste for one as a nutrient for another is the reality for this project on Churchill road. 

On the  roof top garden the compost from all the Apartment kitchens and  the ground floor Café  

green waste can be used for nutrients to  grow food and herbs for the ground floor Café and Tenants 

living there also. 

This single example of the ecosystem interaction encourages not only sustainability for the building, 

but also can encourage better relationships and real life education within the community living in 

this building. 

That way a better and more sustainable outcome for all tenants and users can be achieved by better 

planning and a more grounded design philosophy. 

This is a Design philosophy that has Nature to thank for its solutions and processes which have been 

fine-tuned over millennia. 

Elvio Ferrara 
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3rd July 2016 
 
City of Prospect 
Development Services 
128 Prospect Road 
Prospect SA 5082 
 
Attention:  Scott McLuskey 
 
 
 
 
 
Dear Scott 
 
DESIGN REVIEW: 142 – 146 Churchill Road, Prospect - Four Storey Mixed Use Building 
 
This Design Review has been prepared following an observational site visit undertaken from the 
street and detailed analysis of the drawings supplied.  Comments made relate to design quality in 
the context of the ten criteria outlined by the City of Prospect Council.  It is within this framework 
that I offer the following comments: 
 
Context 
Good design responds and contributes to its context.  Context can be defined as the key natural and 
built features of an area. 

 
The proposed development is located across three allotments on the western side of 
Churchill Road in an area of varied built form.  Existing roof forms are generally pitched 
(mostly low pitched); side, front and rear setbacks are relatively generous; and there is a 
variety of materials, colours and textures in the area.   The immediate context consists of 
mostly single storey dwellings with some higher built forms proposed for nearby sites along 
Churchill Road.   
 
Successful contextual design is difficult since not only is the height proposed at odds with 
the surrounding immediate context but also the width proposed and resultant mass (due to 
the fact that it occupies three sites) is not in keeping with the predominant form in the area.  
It is however important to consider the future intentions for the area and it is believed that 
the proposal will assist in creating an “edge” to Churchill Road in this area which is 
supported by the Plan which seeks development which, “…creates a linear corridor that 
frames the main roads…”  The Development Plan also encourages amalgamation of lots in 
this policy area, “…resulting in the establishment of larger and more comprehensive 
developments.” 
 
Additional information relating to context, such as a streetscape elevation and reference to 
adjacent built form, heights, setbacks, landscaping, colours, materials and roof pitches etc, 
would be helpful in explaining the contextual design response and demonstrating, for 
instance, building alignments with adjacent built form (in plan or elevation) and explaining 
material choices for example colours, textures or patterns.  
 
It is my view that on balance and in considering the future context and the intentions of the 
Development Plan, that the height and density proposed are deemed contextually 
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acceptable.  The use of recycled brick is supported as a means of helping the building fit in 
with the surrounding existing architecture by providing a visual link to the existing materials 
of the area.  However it is recommended that the form is further articulated to respond 
better to both the existing context and the intentions for the future of the area resulting in a 
more sensitive contextual design response.  The suggested approach would be to “break 
down” the sense of mass which is apparent and largely a result of the proposal spanning 3 
sites.  How this could be achieved is described further under the heading, “Built Form.” 
 

Scale 
Good design provides an appropriate scale in terms of building height relative to width of the street 
and height of surrounding buildings. 
 

Whilst the overall width of the development (at almost 39m) and the four storey height 
results in a scale which could be said to be at odds with much of the general existing 
context, it is in my view successful when considering the intentions of the Development 
Plan.  For sites fronting Churchill Road, high built forms and greater housing density are 
contemplated and have been approved and as mentioned previously, amalgamation of lots 
is encouraged.  When considering the intentions of the Development Plan for surrounding 
sites, the size of Churchill Road and the approved developments nearby, the design response 
is appropriate. 
 
It is further noted that scale can be addressed by the manipulation of form, building 
component sizes, the use of colour, overall modulation of form and architectural detailing.  
In this development the applicant has gone some way to addressing this with steps 
proposed in the building form and recycled brickwork proposed at ground floor level.  These 
smaller building components assist in reducing the sense of scale however it is anticipated 
that overall the building will still appear large in the street.   

 
Built Form 
Good design achieves an appropriate built form for a site and the building’s purpose, in terms of 
building alignments, proportions, building type and the manipulation of building elements. 
 

The built form is simple, presents to the street and has a degree of articulation.  The upper 
levels step in from the side boundaries and there is a double height entry plaza space at 
ground level as well as a greater ground floor street set back enabling the upper level 
balconies to provide a sense of enclosure to pedestrians at street level.  This approach is 
supported.   
 
The Development Plan seeks that the building’s form is articulated, “….. emphasising the 
distinction between the base, middle and top of buildings and providing vertical elements 
that reinforce the historic subdivision pattern and create a strong vertical rhythm.”  Whilst 
there is a distinction between base, middle and upper building components as sought by the 
Development Plan, the reference to a historic subdivision pattern and verticality is not 
evident.  Although the lack of verticality in the design is not seen as fatal to the proposal 
when viewed in isolation, it is suggested that greater distinction between parts as relating to 
the former allotments would enable the proposal to sit more comfortably within the existing 
and future anticipated streetscape.  This could be addressed in a number of ways including: 
by repositioning the cladding panels which appear to “frame” some of the apartments to 
frame vertically rather than horizontally; by incorporating two apparent breaks in the street 
elevation either side of the two storey entry plaza space by recessing or cutting out part of 
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the balconies to specific apartments; and, in any event, by extending the brickwork either 
side of the entry plaza up to the underside of the second floor balconies. 
 

Density 
Good design has a density appropriate for a site and its context in terms of dwelling yields (or 
number of units or residents). 
 

The development demonstrates a high level of density for the site (at approximately 
2526m2) with forty two apartments proposed.  The density is, in my view, appropriate for 
the site and is able to be achieved because of the efficiencies which are realised in the 
amalgamation of allotments.   
 
It is however noted, without having carried out a detailed assessment of the car parking 
requirements, that the number of car parking spaces provided seems excessive.  If parking 
provision is able to be reduced, I would be supportive of removing a number of the ground 
floor spaces and providing additional one bedroom apartments (at the north western corner 
of the ground floor for example), thus providing greater variation of apartment types across 
the development and greater yields for the site. 

 
Resource, Energy and Water Efficiency 
Good design makes efficient use of natural resources, energy and water throughout its full life cycle, 
including construction. 
 

Whilst no specific sustainability statement has been provided, the plans and materials list 
demonstrate that sustainable issues have been considered with the proposal incorporating 
the use of CLT (cross laminated timber), the provision of full width balconies which offer 
shade to the east and west elevations, double glazing, solar glass, solar panels, substantial 
rainwater tanks in the basement and the use of recycled materials (brickwork).  These 
initiatives are all supported.  The orientation of the apartments generally however is not 
ideal with none of the balconies having a northern orientation.  
 
The small courts bound by the bathrooms and one of the bedrooms assist in ensuring no 
internal rooms are proposed and facilitate cross ventilation.  This approach is supported 
however there are acoustic issues with this design which are highlighted later in the report 
and which it is recommended be addressed.  It is also suggested that the applicant 
investigate providing ventilation at the apartment front doors to enable cross ventilation 
through the apartments.  

 
Landscape 
Good design recognises that together landscape and buildings operate as integrated and sustainable 
system, resulting in greater aesthetic quality and amenity for both occupants and the adjoining 
public domain. 
 

For a site of these dimensions the landscaping at ground level is minimal however 
considering the whole of the development, the landscaping has been integrated well with 
trees in the entry plaza, landscaping in and around the central foyer and balconies and 
gardens on the roof.  This approach is applauded and whilst the Policy area specifically 
seeks, “low-lying shrubs and grass plantings, together with trees that have relatively clean 
trunks and high canopies,” the uses proposed at street level mean that alternative design 
solutions need to be considered here.  It is recommended that the choice of hard 
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landscaping materials for the entry plaza be submitted to Council prior to approval to ensure 
the material choice has texture and is of a high quality.  
 

Amenity 
Good design provides amenity through the physical, spatial and environmental quality of a 
development 
 

The general planning of the development and mix of complimentary building uses as well as 
the incorporation of an entry plaza, central foyer space and opportunity provided for street 
interaction all contribute to a good level of amenity for building users.  Also applauded are 
the rooftop garden areas which offer communal space for residents; the generous balcony 
widths; the dual aspect nature of all apartments and the elimination of internal rooms and 
corridors. 
 
There are however some areas where the amenity could be improved by relatively minor 
changes and these would be encouraged.  The applicant is encouraged to address acoustic 
issues resulting from the inclusion of the small internal courtyard where bedrooms and 
bathrooms of multiple apartments face the same relatively small narrow tall space.  Acoustic 
slatted baffles have been proposed on similar schemes to minimise noise intrusion whilst 
still maintaining light penetration and would be encouraged here.   In addition overlooking 
and access (for maintenance or otherwise) to the courts should be considered.   
 
Privacy to bedroom one in all apartments should also be considered by specifying high sills 
or, preferably, by providing a screened landscaped area outside of the apartments.  
Alternatively a combination of both these techniques could be adopted.   Indeed allowing 
residents to personalise the space outside their front doors (their “porch”) has been 
demonstrated to increase the sense of community within apartment complexes which has 
positive influences including improving safety and security and contributing to a sense of 
ownership resulting in a well-cared for building.  
 
It is noted that currently no screening of the western facing balconies is proposed to prevent 
overlooking of adjacent properties.  When viewing the site currently from the street it was 
difficult to establish the overlooking impact but it is suggested that opaque balustrading be 
proposed (to a height of 1m) to the western facing balconies.  This would control 
overlooking and downward views, and enable outlook for future residents whilst 
maintaining the articulation of the architectural form.   
 
Additional consideration should also be given to the following: providing additional storage 
space for residents in their apartments; demonstrating how the shops and café would be 
serviced (vehicles and otherwise); providing separate waste chutes for hard rubbish and 
recyclables; adopting noise attenuation measures such as acoustic glazing and seals to 
windows and doors and wall insulation exceeding BCA requirements to apartments fronting 
Churchill Road; and ensuring appropriate acoustic treatment to the gymnasium walls to 
minimise noise impact on immediately adjacent apartments. 
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Safety and Security 
Good design optimises safety and security both internal to the development and for the public 
domain. 
 

The general arrangement of the apartments around a shared central space and opportunity 
provided for passive surveillance of the street from the units at upper floor levels and the 
café and shop at ground floor, contribute to optimise safety in the development and are 
supported.  
 
Good lighting levels are recommended for the car parking areas both at ground and 
basement level and it is suggested that the walls (and structure) are painted white which will 
assist in creating a light and bright (and therefore safer) environment.  High light levels are 
also recommended for the entry plaza for residents’ safety (particularly when the café and 
shops are closed) as well as at the residents’ post boxes where a short “dead end” exists.  
Other security measures which are suggested include providing a security gate at the 
entrance to the car parking area; incorporating clear glazing between the entry 
plaza/reception and car park to increase lines of sight; and improving the safety of the 
apartment front doors by integrating a clear-glazed panel, clear glazed sidelights or a spy 
hole in each door.  
  
It is unclear from the plans but it appears that both stairs and lifts on the basement level 
open directly onto the aisles in the car park which presents as a safety concern.  It is 
recommended this is addressed. 
 

Social dimensions 
Good design responds to the social context and needs of the local community in terms of lifestyles, 
affordability and access to social facilities. 
 

The rooftop terraces and central foyer/light void provide the opportunity for social 
encounters, gardening, clothes drying and community gathering spaces for residents and 
this is to be commended.   
 
It is disappointing that there is almost no variation in apartment size and as mentioned 
previously, subject to achieving desired car parking numbers, I would be supportive of 
providing additional one bedroom apartments on the ground floor offering a greater 
variation of apartment size across the development.  The lifts which serve the development 
offer choice for those who might find stairs difficult to negotiate – families with small 
children and the elderly.    
 
It is recommended that the applicant consider the adaptability and flexibility of the 
apartments considering providing increased clearances (for corridors, bathrooms and in 
staircases for mobility aids etc). 
 

Aesthetics 
Quality aesthetics require the appropriate composition of building elements, textures, materials and 
colours and reflect the use, internal design and structure of the development. 
 

 
The general composition of the building is simple and reflects the internal use and structure 
however the overall aesthetic is underwhelming.  It is acknowledged that the recycled brick 
will provide texture and the landscaping will soften the appearance of the development 
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from the street but the  CFC linings, white precast panels and the dark charcoal glass to the 
windows and balustrades combine to create a harsh commercial aesthetic lacking in material 
quality. 
 
Subject to the detailing proposed, it is recommended that the CLT panels are exposed 
externally to the balcony soffits.  Exposing the timber would soften the appearance and also 
demonstrate the innovative construction method being adopted.  This could be extended to 
the interior of the apartments with a CLT panel expressed internally too thus providing 
residents with a point of difference from other apartment buildings increasing the sense of 
ownership and belonging.   
 
To address the commercial aesthetic, clear solar glass is recommended for the windows and 
doors (with the charcoal frames as proposed) and frameless clear glass balustrades fronting 
the street.  In addition it is recommended that cladding is applied to areas of the side 
elevations (the north and south) such as a timber composite product or timber-look metal 
cladding to help break up the extent of painted precast and soften the appearance from the 
adjacent allotments.  A high quality cladding material such as zinc would also be preferable 
to the CFC cladding proposed although the high cost of this product is acknowledged. 

 
 
In conclusion, the proposal demonstrates a reasonably well-considered design response to providing 
medium / high density housing in the Urban Corridor Zone.     
 
There are a number of modifications and clarifications which are sought and which would assist in 
increasing the design quality of the development such as:   further articulating the form to express 
the verticality encouraged by the Plan; extending the brickwork up vertically either side of the entry 
plaza to the underside of the second floor; providing ventilation at the apartment front doors to 
enable cross ventilation; submitting the hard landscaping materials for the entry plaza to Council 
prior to approval; addressing acoustic, overlooking, access and maintenance issues of the small 
internal courtyards; responding to privacy issues to bedroom one of the apartments; incorporating 
opaque balustrading to a height of 1m on the western facing balconies; providing additional storage 
space for residents in their apartments; demonstrating methods for servicing the shops and café; 
providing separate waste chutes for hard rubbish and recyclables; adopting noise attenuation 
measures to apartments fronting Churchill Road and adjacent to the gymnasium; incorporating high 
levels of lighting for the car park, plaza entry area and residents’ post boxes; providing a security 
gate at the entrance to the car parking area; accommodating clear glazing at the reception/entry 
plaza interface and at apartment front doors; addressing the lifts directly opening onto the aisles in 
the basement car park; reconsidering the materials palette and composition of materials on the side 
and front elevations.   

 
Having reviewed the drawings and assessed the architectural merits of the proposal against the 

parameters of Council’s design review policy, I have qualified support for the design quality but 

strongly recommend that the proposal be improved through the amendments as outlined above.   

Yours sincerely 

 
Jenny Newman 
BA (Hons) Dip Arch (dist) MA 
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Drawings Reviewed: 
Prepared by Elvio Ferrara 
  

 Basement Pan 14.06.16 

 Ground Floor Plan 14.06.16 

 First Floor Plan 14.06.16 

 Second Floor Plan 14.06.16 

 Third Floor Plan 14.06.16 

 Perspective View 

 Elevations 
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