




 

 

 

  

 

 

 

 

 

 
Zones and Policy Areas  
B: Urban Corridor Zone Boulevard Policy Area 
Bu: Urban Corridor Zone Business Policy Area 
C: Commercial Zone 
DCe: District Centre Zone  
H: Urban Corridor Zone High Street Policy Area 
HC1: Historic Conservation Zone Policy Area H1 
HC2: Historic Conservation Zone Policy Area H2 
HC3: Historic Conservation Zone Policy Area H3 
HC4: Historic Conservation Zone Policy Area H4 
HC5: Historic Conservation Zone Policy Area H5 
HC6: Historic Conservation Zone Policy Area H6 
HC7: Historic Conservation Zone Policy Area H7 
HC8: Historic Conservation Zone Policy Area H8 
HC9: Historic Conservation Zone Policy Area H9 
HC10: Historic Conservation Zone Policy Area H10 
HC11: Historic Conservation Zone Policy Area H10 
LIn: Light Industry Zone  
MU(IS): Mixed Use (Islington) Zone  
NCe2: Neighbourhood Centre Zone Policy Area NCe2 
NCe3: Neighbourhood Centre Zone Policy Area Nce3 
RA350: Residential Zone Policy Area A350 
RA450: Residential Zone Policy Area A450 
RA560: Residential Zone Policy Area A560 
RB200: Residential Zone Policy Area B200 
SU: Special Uses Zone  
TL: Urban Corridor Zone Transit Living Policy Area  
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AGENDA ITEM:  5.1 
 
To:  Development Assessment Panel (DAP) on 5 June 2017 
 
From:  Susan Giles, Development Officer, Planning  
 
Proposal:  Four Storey Residential Flat Building Comprising 11 Dwellings 

(DA 050/335/2016) 
 
Address:  419 Regency Road, Prospect (CT 5910/731) 
 
 
SUMMARY: 
 
Applicant: iThink Design Studio  
 
Owner: Niatron 10 Pty Ltd  
 
Planning Authority: Council  
 
Mandatory Referrals: Department of Planning, Transport and Infrastructure 
 
Independent Advice: Design Review by Jenny Newman 
 
Public Notification: Category 2 
 
Representations: Two 
 
Representors to be heard: Van To  
 
Respondent: Ben Green & Associates  
 
Development Plan Version: Consolidated 21 April 2016 
 
Zone and Policy Area: Urban Corridor Zone (Transit Living Policy Area)  
 
Key Considerations: Design and Appearance, Setbacks, Privacy, Overshadowing, 

Private Open Space, Car Parking, Waste Management  
 
Recommendation: Approval, Subject to conditions 
 
 
ATTACHMENTS: 
 
Attachment 1 Development Application Form  
Attachments 2-3 Certificate of Title  
Attachments 4-5 Locality plans  
Attachment 6 Photos of site  
Attachments 7-17 Proposal plans  
Attachment 18-19 3D perspectives 
Attachments 20-24 Overshadowing Diagrams  
Attachments 25-33 Supporting Correspondence by Ben Green & Associates   
Attachments 34-39 Traffic Assessment Report prepared by Frank Siow & Associates  
Attachments 40-49 Waste Management Plan prepared by Veolia Environmental Services  
Attachment 50-55 Comments from Jenny Newman (Design Review)   
Attachments 56-58 Response from Department of Planning, Transport and Infrastructure 
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Attachments 59-71 Representations received during Public Notification 
Attachments 72-82  Superseded plans 
 
 
1. EXECUTIVE SUMMARY  

 
1.1 The proposal is for the construction of a four storey residential flat building comprising 11 

dwellings. The development is proposed on one allotment within the Transit Living Policy 
Area of the Urban Corridor Zone.  
 

1.2 The subject land fronts an arterial road and therefore the proposal was referred to the 
Department of Planning, Transport and Infrastructure. The proposal was also referred to 
an architect advisor, Jenny Neman, for design review. Both responses indicated in-
principle support of the proposal, however recommended amendments be made. The 
applicant provided amended plans that address the comments. Category 2 public 
notification was undertaken to adjacent land owners and two representations were 
received. One representation is against the proposal, and one is neither in favour of nor 
opposed to the proposal.   

 
1.3 The key considerations of the application include the buildings setback, design and 

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

1.4 The proposal achieves the minimum housing density, with a variety of floor layouts. A 
reasonable area for private open space would be provided and the potential for 
overlooking to adjoining properties has been minimised. Adequate waste management, 
car parking and vehicular access to the site would be provided, and 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. 

 
1.5 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 is predominantly residential, with commercial land uses to the west of 

Prospect Road, approximately 100m from the subject land.  The Prospect North 
Primary School is located 115m east of the subject land. There are a variety of 
dwelling types within the locality, with a two-storey dwelling adjacent the southern 
boundary. Planning consent has been granted for a four storey building 
approximately 45m west of the subject site, at 227-229 Prospect Road, and a five 
storey building at 225 Prospect Road.  

 
2.1.2 The locality includes the Prospect Road/Regency Road Intersection. Regency 

Road is under the care and control of the Department of Planning, Transport and 
Infrastructure (DPTI). The department have advised that Regency Road is 
identified as a Peak Hour Route, Major Cycling Route and a Standard Frequency 
Public Transport Corridor and has an AADT of 27,700 vehicles per day, of which 
4.5% are commercial vehicles. The speed limit is 60km/hr and the road is dual 
lane directly in front of the subject land.  

 
2.1.3 The subject land together with the properties directly south and west are located 

in the Urban Corridor Zone, Transit Living Policy Area. The properties north and 
east of the subject land are located in the Residential Zone, B200 Policy Area.  
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2.1.4 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 4.  

 
2.2 Subject Land 

 
2.2.1 The subject land is located on the corner of Regency Road and Airlie Avenue, 

approximately 108m east of Prospect Road. The land comprises one allotment 
with a total area of 526m², with a frontage of 21.34m to Regency Road and a 
frontage of 24.65m to Airlie Avenue. The site levels vary approximately 300mm 
across the site, and slopes north to Regency Road.   

 
2.2.2 Existing site improvements include a single-storey detached dwelling. The 

dwelling has a former shop front attached, which adjoins the allotment boundaries 
abutting Regency Road and Airlie Avenue. In 2005 the site had development 
approval for an office, in associated with the dwelling. There is an existing 
crossover located in the south-east corner, fronting Arlie Avenue. There are no 
regulated or significant trees on the subject land or within close proximity on 
adjoining allotments.  

 
2.2.3 There is a street tree directly adjacent the subject land on Regency Road and 

Airlie Avenue. A stobie pole is located in the north-east corner adjacent the two 
roads and a side entry pit close by on Airlie Avenue.  Bus stops are located close 
by the subject land on both Prospect Road and Regency Road. 

 
2.2.4 The subject land, along with the location of the adjoining property owners who 

lodged a representation, as well as the location of the allotments with planning 
consent for four and five storey developments, is illustrated on Attachment 5. 
Photographs of the subject land are also included for the DAP’s reference (refer 
Attachment 6). 

 
3. PROPOSAL 
 
3.1 The proposal comprises the construction of a four storey residential flat building 

comprising 11 dwellings. The dwellings would be of varying sizes and floor plans. Ten of 
the dwellings would comprise two bedrooms and one dwelling would comprise one 
bedroom. Three dwellings would have a study.  Car parking, storage areas, refuse bins 
and electrical services are proposed on the ground level, which would be semi-
undercroft.  Vehicular and pedestrian access would be via Airlie Avenue.   

 
3.2 Externally, the building would present as a four storey adjacent Prospect Road. The 

building would be setback from all four boundaries and extensive landscaping is 
proposed adjacent Regency Road.   

 
3.3 No other works are proposed. The proposal plans are attached (refer Attachments 7-

19). Shadow diagrams prepared by Sustainability House (refer Attachments 20-24), 
supporting documentation, including a response to the public notification comments, 
from a town planner engaged by the applicant (refer Attachments 25-33), a Traffic 
Assessment Report prepared by Frank Siow & Associates (refer Attachments 34-39) 
and a Waste Management Plan prepared by Veolia Environmental Services (refer 
Attachments 40-49) is attached.  

 
4. REFERRALS 
 
4.1 Internal (Advisory) Referrals 

 
4.1.1 Quality building and landscape design is a fundamental component of 

development within the Urban Corridor Zone. Accordingly, Council engaged the 
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services of Ms Jenny Newman to undertake a review of the proposal as per 
Council’s Design Review Procedure.   

 
4.1.2 The comments provided in response to the original plans are attached (refer 

Attachments 50-55). Overall, Ms Newman supports the proposal, advising that 
the proposal demonstrates a well-considered design response to providing 
medium-high density housing. However recommended amendments be made to 
improve the quality of the design. Briefly, the comments were as follows:  

 The height, form and density proposed are contextually acceptable.  

 A variety of complementary colours and textures are proposed, which would 
assist in reducing the sense of scale. However the entire ground level is car 
parking thus further consideration should be given to the visual impact as a 
result of the concrete “base” of the building and the pedestrian entrance from 
street level; 

 Generous landscaping would be provided within the site, including adjacent 
Regency Road and to the east of the building fronting Airlie Avenue. There is 
also potential for the courtyards to be reasonably landscaped. 

 The planning of the building functions successfully aided by the corner 
position, enables a number of apartments to have duel aspect. The 
apartments would have a good outlooking, large balconies and minimal 
communal internal corridor space, which is provided with natural light.   

 Additional glazing should be provided to the living/dining/kitchen areas of the 
apartments fronting Airlie Avenue; 

 There is good passive surveillance of the street from the apartments, 
however if the building was lowered slightly and the pedestrian entry points 
raised, it would greatly improve the level of surveillance.  

 Noise attenuation measures should be adopted for apartments fronting onto 
Regency Road; 

 Good lighting levels should be provided in the car park and at the pedestrian 
entrance; 

 Spy holes should be incorporated into all apartment front doors. 
 

4.1.3 In response to the Design Review, amended plans were provided (refer 
Attachments 7-19), along with supporting correspondence from Ben Green and 
Associates which outlines the amendments.  

 
4.1.4 The amendments include the building being lowered, and the pedestrian entrance 

being raised, to provide a better relationship and connectivity to the street. 
Suitable glazing would be provided in accordance with the building code, sensor 
lights would be incorporated into the car park, and spy holes provided to all 
apartment front doors. The applicant considered the location of the lift and 
stairwell to increase the level of glazing to the apartments fronting Airlie Avenue, 
however the siting of the lift and stairwell is restricted to this location based on the 
need to provide adequate car parking and pedestrian entrance (refer Attachment 
26-28).  

 
4.1.5 The revised details were not referred to Council’s independent consulting 

architect for further design review.  
 

4.2 External (Legislated) Referrals 
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4.2.1 The proposal in its original form (refer Attachments 72-82) was referred to the 
Commissioner of Highways as required by Schedule 8 of the Development 
Regulations 2008.  

 
4.2.2 The Department of Planning, Transport and Infrastructure (DPTI) advised that the 

Metropolitan Adelaide Road Widening Plan shows that a strip of land up to 4.5m 
in width may be required from the Regency Road frontage, together with a 4.5m x 
4.5m corner cut-off at the Regency Road/Airlie Avenue corner for possible future 
road widening purposes. DPTI has advised that the road widening setbacks need 
to be adhered to.   

 
4.2.3 DPTI raise no objection to the proposed access arrangements, however objects 

to the any part of the building which encroaches the road widening setback.   
 

4.2.4 The Commissioner of Highways has the power of direction in respect of the 
application, which provides DPTI with the ability to require that conditions be 
imposed on a consent or alternatively that an application be refused. The 
comments and conditions that DPTI recommend are attached for reference (refer 
Attachments 56-58). 

 
4.2.5 In response to DPTI comments, the applicant amended the proposal to 

accommodate the setback requirements (refer Attachment 26). The building is 
proposed to be setback 5m from Regency Road and the balconies 4.5m from 
Regency Road boundary.  

 
4.2.6 No other consultation with agencies was required. 

 
5. PUBLIC NOTIFICATION 
 
5.1 The application is a Category 2 form of development pursuant to Section 38 of the 

Development Act 1993 and Urban Corridor Zone Principle of Development Control 24.  
 

5.2 A residential flat building 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, and in excess of the ‘Building 
Envelope - Interface Height Provisions’ (UCZ PDC 24). The subject land is adjacent land 
within the Residential Zone, the building would be four storeys in height, and the building 
would exceed the building envelope. Accordingly, the application is a Category 2 form of 
development.  

 
5.3 The public notification period ended with two representations received in respect of the 

proposal, of which one representor has stated they wish to be heard by the Panel in 
support of their representation. 

 
5.4 The representors raised the following concerns (refer Attachments 59-71): 

 Loss of privacy; 

 Lack of car parking on-site will result in an increase of visitor cars parking on Airlie 
Avenue, creating more congestion at the northern end of Airlie Avenue; 

 Loss of amenity; 

 Significant overshadowing of the garden, solar panels and windows of the adjoining 
dwelling;  

 The proposed vehicular access would be too close to Regency Road, and will cause 
traffic further congestions of vehicles within the street; 

 Increase of noise from occupants and air-conditioning plant; 
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 The property directly south of subject land is being used as a residential property, 
therefore the proposed building should be sensitive to that land use.    

 Ability for occupants to climb onto the roof of the neighbouring garage roof  
 

5.5 The representations were forwarded to the applicant for consideration. Ben Green and 
Associates have responded on behalf of the applicant, and identified the following (refer 
Attachments 28-33): 

 With the exception of the windows and balconies facing the street, all windows 
would have sill heights or obscured glazing to 1.7m above the finished floor level. 
The balconies and private open space areas would have screening to 1.5m above 
the finished floor level to minimise overlooking to adjoining allotments. 

 Shadow diagrams have been provided which illustrate that the habitable windows, 
private open space and solar panels of the adjoining allotments would each receive 
a minimum of 2 consecutive hours during winter.  

 The proposal has been revised to reduce the height of boundary walls. The southern 
wall would be tiered to minimise its impact to the adjoining allotment.  

 The applicant engaged Frank Siow and Associates to undertake a traffic and 
parking assessment. Site surveys were undertaken where it was observed that up to 
3 car parking spaces were available on-street. Based on their assessment, the 
proposed traffic generation would be relatively low and that the impact on the 
adjacent road network would be minimal.  

 
6. PLANNING COMMENTARY 
 
6.1 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. 

 
6.2 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 Within the Transit Living Policy Area, it is anticipated that development comprises 

medium density residential, within a highly varied built streetscape (TLPA 
Objective 1 and 2).  
 

7.1.2 Additionally, Principle of Development Control 1 of the Urban Corridor Zone 
outlines that a residential flat building is one type development listed as being 
envisaged for the zone, therefore the proposal is considered to be an appropriate 
type of development.  

 
7.2 Site area 
 

7.2.1 The Transit Living Policy Area anticipates medium and high density housing, 
where a desired minimum residential site density of 45 dwellings per hectare net 
should be met (UCZ PDC 5).  
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7.2.2 The subject site has an area of 526m² thus the minimum net residential site 
density would be achieved through the provision of 2-3 dwellings. The proposal is 
for 11 dwellings within the residential flat building, therefore comfortably satisfying 
the above Development Plan provision.  

 
7.3 Proposed Building Works 
 

7.3.1 The subject land is identified on Concept Plan Fig UrC/4 within Council’s 
Development Plan, where it is anticipated that the height of new development 
should be a minimum of 3 storeys, and a maximum of 4 storeys in height (UCZ 
PDC 13). The proposed development is for a residential flat building comprising a 
total of four storeys therefore achieving the height desired.  

 
7.3.2 As a result of the slope of land, the proposed carpark is proposed to be semi-

undercroft and the height of the building increases towards Regency Road.  
Predominantly the building height would range from 11.5m to 13m at the top of 
the skillion roof.  The lift and stairwell would measure 11.5-12m in height from 
Airlie Road elevation.  

 
7.3.3 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 create a strong vertical rhythm 
(UCZ Desired Character Statement).  

 
7.3.4 The proposed building is considered to provide a clear distinction between middle 

and upper building components, and the proposed materials would incorporate a 
range of complementary colours and textures that wrap around from the front of 
the building to the sides. The materials would comprise light and dark materials to 
provide visual interest to reduce the sense of scale, which is an approach 
supported by the design review.  

 
7.3.5 The pedestrian entrance has been designed to provide a defined entry point, and 

together with the bicycle parks, overhead LED down lights, paving, and an 
emphasis on the landscaping within the corner cut-off setback, the built form is 
considered to provide a reasonable presence at street level.  

 
7.3.6 Where a building is sited on or close to a side or rear boundary, the boundary wall 

should minimise the visual impact of the building as viewed from adjoining 
properties; and allow adequate sunlight access to neighbouring buildings 
(Council-wide PDC 132). 

 
7.3.7 The height of walls adjacent the western and southern boundaries have been 

reduced from the original proposal plans (refer Attachment 79-80). The applicant 
advises that the walls are at the lowest possible to still achieve a suitable grade 
for the car park.  With the additional 1.5m high privacy screens, the overall height 
of boundary development would be 3.5-3.7m along the western boundary and 
3.1-3.4m along the southern boundary. It is noted that both adjoining allotments 
are located in the Urban Corridor Zone, thus have potential for similar 
redevelopment. It is further noted, that the neighbours garage to the south abuts 
the shared boundary, therefore minimising the visual impact of the boundary 
development.  

 
7.3.8 Buildings on allotments that have a frontage greater than 10m should be well 

articulated through variations in forms, materials, openings and colours (UCZ 
PDC 8). The built form is considered to achieve this principle by way of the 
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fenestration and location of balconies, decorative elements and the external 
colour scheme.  

 
7.3.9 Balconies have been integrated into the form and design of the building to provide 

further articulation and visual interest (Council-wide PDC 135) and provide high 
level passive surveillance to both streets. The external materials and finishes 
would consist of painted precast concrete, Modwood Timber, James Hardie Exo 
Tec and Maxline 340 wall cladding. Roof sheeting and gutters would be 
colourbond, downpipes painted PVC and the window and door openings would 
be powdercoated aluminium. The privacy screens would be aluminium 
louvreteck. The external colour scheme would comprise of neutral greys, black 
and timber-look modwood accents (refer Attachments 14-17). 

 
7.3.10 The internal layouts of the apartments would provide generous and functional 

spaces for occupants. Each dwelling would be provided with 8 cubic metres, in 
the form of storage cages located within the car park (Council-wide PDC 168). 

 
7.3.11 Overall, the proposal is considered to provide a high standard of architectural 

design, with reasonable articulation and fenestration to all visible sides.  
 

7.4 Setbacks  
 

7.4.1 Within the Transit Living Policy Area, the minimum setback desired from the 
primary road is 3m unless varied by the Concept Plans within Council’s 
Development Plan (UCZ PDC 16).  The subject site is identified on Concept Plan 
Fig UrC/4, which identifies no minimum front setback.  The subject site is affected 
by the Metropolitan Adelaide Road Widening Plan, thus DPTI require a minimum 
setback of 4.5m from the Regency Road boundary.  As the site is on a corner of 
two roads, an additional 4.5m x 4.5m corner cut-off is required by the department.   

 
7.4.2 The proposed building would be setback 5m and the balconies would be 4.5m 

from the Regency Road boundary, satisfying DPTI’s requirements.  
 

7.4.3 The minimum setback from a rear allotment boundary should be 3m (UCZ PDC 
18). The proposed building would be setback and 2.5m from the rear boundary 
and the balconies setback 2m.  The setback to the rear boundary is a result of 
requiring additional setback from Regency Road.  While the building would not 
quite achieve the desired 3 metres, it is noted that the visual and overshadowing 
impacts to the adjoining neighbour would remain the same irrespective. 
Accordingly, the setbacks proposed would satisfy the intent of the front and rear 
setback provisions. 

 
7.4.4 For allotments with a frontage width greater than 20 metres, the minimum setback 

of a building should be 2 levels (UCZ PDC 18). The minimum setback from a 
secondary road is 2m (UCZ PDC 17).  

 
7.4.5 The allotment is 21.34m wide. The semi-undercroft car park is proposed to be 

constructed on the side (western and southern) boundaries. For the most part the 
building would be setback 2m from the western boundary. A portion of the 
building (6.3m long), which provides north and south-facing windows to bedroom 
2 would extend out 500mm.  

 
7.4.6 From Airlie Avenue, the building would be setback 2.1m to the balconies, 1.7m to 

the lift and 1.2m to the stairwell and pedestrian entrance. A pedestrian ramp is 
proposed from Airlie Avenue to the lift, which would be screened by a low wall 
adjacent the eastern boundary.  Overall, the setback of the building is considered 
to be suitable and unlikely to have an unreasonable impact to the locality.     
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7.5 Overshadowing  
 
7.5.1 Except where varied by zone and/or policy area provisions, new buildings should 

allow for access of adequate winter sunlight to ground level private open space of 
existing adjacent dwellings (Council-wide PDC 78). Further, UCZ PDC 15 states 
that to minimise overshadowing to residential development outside of the zone, 
buildings should ensure that: 
 
(a) north-facing windows to habitable rooms of existing dwellings in adjacent 

zones receive at least 3 hours of direct sunlight over a portion of their surface 
between 9.00am and 3.00pm on 21 June; 

(b) ground level open space of existing residential buildings in adjacent zones 
receive direct sunlight for a minimum of 2 hours between 9.00am and 
3.00pm on 21 June to at least the smaller of the following: 

(i) half of the existing ground level open space; or 

(ii) 35 square metres of the existing ground level pen space (with at least 
one of the area’s dimensions measuring 2.5 metres). 

 
7.5.2 The subject site, along with properties located to south and west, are located 

within the Urban Corridor Zone, and are anticipated to be developed at a greater 
intensity. The properties to the east however, are located within the Residential 
Zone.  
 

7.5.3 To this end, the policy anticipates that some overshadowing of adjacent 
properties would occur. Nonetheless, the design and location of buildings should 
enable direct winter sunlight into adjacent dwellings and private open space and 
minimise the overshadowing of windows of main internal living areas, upper-level 
private balconies that provide the primary open space area for a dwelling, and 
solar collectors (Council-wide PDC 138).  

 
7.5.4 The applicant has provided overshadowing diagrams (refer Attachments 20-24) 

which demonstrate the shadows that would be cast by the proposed development 
over the adjoining allotments between 9am-3pm on 22nd of June. A shadow would 
be cast over the adjoining allotments, however the diagrams illustrate that 
sunlight would be attainable for a minimum of 2 consecutive hours to the private 
open space, habitable room windows and the solar panels of adjoining properties, 
as required by development plan. Given this, the overshadowing impact is 
considered to be reasonable.  

 
7.6 Privacy 

 
7.6.1 Direct overlooking of the main internal living areas and private open spaces of 

dwellings should be minimised through measures such as: 

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). 

 
7.6.2 Except for buildings of 3 or more storeys in the Urban Corridor Zone, the location 

of any windows, balconies or decks shall be such as to prevent overlooking to 
adjacent useable private open spaces or adjoining windows. Any window that 
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directly overlooks the private open space or adjoining windows of any adjoining 
property is to be screened to a height of 1.7m above the floor level and any 
balcony more than 300mm above natural ground level and which directly 
overlooks the private open space of any adjoining properties or adjoining window 
is to be screened to a height of 1.8 metres (Council-wide PDC 90).  

 
7.6.3 While the proposed building would be 4 storeys and therefore not require privacy 

screening as outlined above, it is proposed that the west and south facing 
windows would have obscured glass to a height of 1.7 metres above the finished 
floor level, while balconies and courtyards would have privacy screens to a height 
of 1.5m above the finished floor level.  

 
7.6.4 It is noted that both representors have raised concern with regard to loss of 

privacy. One representor, located within the Residential Zone, has raised concern 
regarding potential loss of privacy from the east facing balconies. With the slope 
of the land, together with the orientation of the balconies, and the setback 
distance, it is unlikely that occupants would have direct views into the private 
open space of the representor.  

 
7.6.5 Overall, the proposal would provide measures that are considered to reasonably 

provide privacy to the adjoining allotments.  
 

7.7 Noise Attenuation 
 

7.7.1 It is anticipated that noise and air quality impacts are mitigated through 
appropriate building design and orientation (UCZ Objective 1). 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).  

 
7.7.2 The applicant has advised that appropriate measures would be undertaken to 

ensure that the dwellings are adequately protected from any possible impacts 
and that the development would be undertaken in accordance with the 
Ministers Specification SA78B – Construction requirements for the control of 
external sound.  

 
7.7.3 Compliance with the Minister’s Specification would be required as part of the 

Building Code of Australia (BCA). It is considered that BCA requirements 
would provide an appropriate level of occupier comfort for all apartments. 

 
7.8 Affordable housing 
 

7.8.1 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).  The proposal is for 11 dwellings therefore the 
affordable housing provision does not apply.  

 
7.9 Private open space provision 
 

7.9.1 Dwellings above ground level with one bedroom should have a minimum of 
8m² of private open space, and dwellings with two bedrooms should have a 
minimum of 11m². The area should have a minimum dimension of 2m and be 
directly accessible from a habitable room (Council-wide PDCs 152 and 153).  
 

7.9.2 The dwellings would be provided with either a courtyard and/or balcony, that 
would range from 9.9m², 10.35m², 12.5m², 13.9m², 27.9m² and 48.5m² in area. 
Each space would have a minimum width of 2m and accessible from the 
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living/dining areas. Dwelling 4 would have a balcony and court yard, with the 
court yard being accessible from bedroom 2.   

 
7.9.3 Private open space should be provided in accordance with Council Wide PDC 

148, which outlines that the area should be designed to enable domestic 
functions for each dwelling, while providing a sufficient level of amenity for 
occupants.   

 
7.9.4 While three of the dwellings would fall short of the minimum the private open 

space, and six of the dwellings would not have a northerly aspect, all 11 
dwellings would be provided with an area that would be of a size and shape 
that would be functional and directly accessible from the internal living areas. 
Thus, the private open space for the dwellings would reasonably satisfy the 
above provisions.    

 
7.10 Energy Conservation Measures  
 

7.10.1 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). 

 
7.10.2 With the exception of some bathrooms, all of the internal rooms would be 

provided with a window, permitting natural light and cross ventilation. Balconies 
and windows would be appropriately shaded. The car parking area would be 
ventilated by aluminium louvres which would extend for most of the northern 
elevation. Notwithstanding, to ensure appropriate and efficient air quality within 
the car parking area, the proposal would need to be constructed and operated in 
accordance with the Australian Standard for the Use of Mechanical Ventilation 
(AS1668.2).    

 
7.10.3 A designated service area is proposed on the third level that would accommodate 

all plant and equipment, which would not be viewed from adjoining properties 
(Council-wide PDC 134).  

 
7.10.4 Accordingly, the building design incorporates features to provide adequate 

thermal comfort to occupants which would not unreasonably impact on adjoining 
properties.  

 
7.11 Car and Bicycle Parking  

 
7.11.1 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.  

 
7.11.2 It is desired that dwellings with up to 2 bedrooms be provided 1.25 car parks, 

comprising 1 for the dwelling and 0.25 for visitor parking. Consequently, the 
anticipated car parking rate for the 11 dwellings would be 13.75 car parking 
spaces, comprised of 11 for occupants and 2.75 for visitor parking.  

 
7.11.3 The proposed car park would accommodate 11 cars, which would provide 

sufficient car parks for the occupants of the building, however fails to 
accommodate 2.75 spaces on-site for any visitors. 

 
7.11.4 The applicant engaged Frank Siow and Associates to review the site and 

undertake a traffic and parking assessment. Mr Siow confirms that the proposed 
car parks would satisfy the AS/NZS 2890.1-2004 requirements.  As part of his 
assessment, Mr Siow inspected the subject land on several occasions to observe 
the traffic.  In his observation, Mr Siow notes that there were up to 3 parking 
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spaces available on the street in front of the site, and additional parking spaces 
on the opposite side of Airlie Avenue.   

 
7.11.5  Within in report, Mr Siow advises that there would be adequate parking for the 

development on and off the site and that the proposal would have a parking 
shortfall of 1-2 spaces is more appropriate based on his experience.  Mr Siow 
also advises that it is not uncommon to reduce the parking requirements at 
occasions where public transport is readily available.  Nonetheless, Mr Siow 
notes that there would be 4 on-street car park spaces that would directly abut the 
subject land, and which would satisfactorily accommodate the visitor parking 
demand for the development (refer Attachments 34-36). 

 
7.11.6 A lesser amount of on-site car parking spaces may be acceptable, based on the 

nature of development and parking conditions within the locality This includes 
when generous on-street parking areas are available and in convenient proximity, 
other than where such parking may become limited or removed by future loss of 
access, restrictions, road modifications or widening (Table Pr/5). 

 
7.11.7 It is noted that the shortfall of visitor car parking spaces could be adequately 

accommodated on Airlie Avenue, directly in front of the subject land. Therefore, 
the shortfall of 2.75 spaces is not considered fatal to the application.  

 
7.11.8 Table Pr/6 suggests that one bicycle park should be provided for every four 

dwellings, and one bicycle park per visitor for every ten dwellings. Accordingly, 3-
4 bicycle parks should be provided. The proposal would provide an area to cater 
for five bicycle parks, thus satisfying the Development Plan provision.   

 
7.12 Traffic and Vehicular Movements 
 

7.12.1 It is anticipated that new developments minimise the number of access points 
onto arterial roads, by providing vehicle access from side streets, rear access 
ways, via rights of way or common vehicle parking areas (UCZ PDC 11).   

 
7.12.2 The existing vehicular access would be widened to 6m to allow a two-way 

crossover to Airlie Avenue. A roller door is proposed to secure the car park 
which would be setback 5.9m from the Airlie Avenue boundary. The crossover 
would be setback approximately 18m from the Regency Road, thus minimising 
conflict between vehicles accessing the site and those travelling through the 
intersection. 

 
7.12.3 Within his report Mr Siow has reviewed the access ramp and advised that while 

the ramp is not a typical design, it would still adequately accommodate the 
movement of vehicles and provide a convenient a safe access to and from the 
site (refer Attachments 36-38).  

 
7.12.4 The proposed access point would not affect the street tree, side entry pit or 

stobie pole. Accordingly, the proposed access point to the site is considered to 
provide safe and convenient traffic movement. 

 
7.13 Landscaping 
 

7.13.1 Within the Transit Living Policy Area it is anticipated that buildings will be set back 
from Prospect Road to provide for landscaping comprising low-lying shrubs, grass 
plantings and trees with high canopies. This planting will enhance the built form, 
contribute to a pleasant pedestrian environment and provide an attractive 
transition between the public and private realms (TLPA Desired Character 
Statement).  
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7.13.2 A landscaping plan has been provided which nominates extensive landscaping at 
the front of the site, adjacent Regency Road.  The landscaping would comprise 
low-level shrubs and plantings, along with six feature trees (refer Attachment 9).  
The landscaping plan would provide a suitable interface that would provide a 
pleasant pedestrian environment.  

 
7.14 Site Preparation and Stormwater Management 
 

7.14.1 The development of an allotment should facilitate the siting of dwellings to protect 
natural or cultural features and minimise the need for earthworks and retaining 
walls (Council-wide PDC 18). The subject site slopes from south to north and east 
to west. As a result, the development proposes a semi-undercroft car park, which 
would have a finished floor level 1.2-1.5m below the natural ground. The finished 
floor level of the dwellings facing Regency Road would be similar to that of the 
existing dwelling and the landscaping is proposed to be level with the footpath. 
Accordingly, the proposed development would accommodate the natural slope of 
the site and locality. 
 

7.14.2 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 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 97 and 98). 

 
7.14.3 The applicant has not yet provided a stormwater management plan. The site is 

not within an area prone to flooding in a 100 year ARI event, however it is 
recommended that if the proposal is supported, the applicant shall be required by 
way of reserved matter to provide a detailed stormwater management plan that 
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 year ARI storm events (Council-wide PDC 249, 
250, 251).  

 
7.15 Waste Management 
 

7.15.1 Council’s Development Plan outlines that new development should incorporate 
opportunities for minimising waste and enable waste management options that 
provide adequate storage while screening these areas from public view 
(Council-wide PDC 147).   

 
7.15.2 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 21 bedrooms 
within the development.  

 
7.15.3 The general waste demand is anticipated at 30 litres of waste per room a 

week, providing a weekly total of 640 litres of waste.  Recycling waste is 
anticipated at 25 litres per bedroom, providing a total of 525 litres weekly 
demand, and 10 litres of green organics per bedroom would result in an 
anticipated demand capacity of 210 litres each week.  

 
7.15.4 A dedicated area would be available within the carpark that could house three 

1100 litre communal mobile garbage bins (MGB).  
 

7.15.5 Veolia environmental Services have provided a Waste Management Plan, 
confirming that the contractor would remove the bins from the designated 
storage area and take them to the street for collection (refer Attachments 40-
49).  Mr Siow has advised that the kerb space in Airlie Avenue between the car 
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park entrance and Regency Road would be able to accommodate a standard 
refuse truck, however notes that parking controls on Airlie Avenue may need to 
be implemented abutting the site, to restrict parking adjacent the kerb space 
on collection days (refer Attachment 9).  

 
7.15.6 The proposed waste management approach is considered to be appropriate. If 

approved, conditions reinforcing the maintenance of the waste storage area 
are recommended.  

 
8. CONCLUSION AND RECOMMENDATION 
 
8.1 The proposal seeks to construct a medium-high density residential land use on the 

subject land comprising 11 new dwellings. The building would be four storeys in height 
which is anticipated for the subject land.    
 

8.2 The proposed building would provide a range of complementary colours and textures on 
all four elevations. The floor plans proposed would provide a variety of functional and 
usable living spaces, and privacy and noise impacts would be moderated through good 
design and noise attenuation techniques. For the most part, the proposal would achieve 
the required setbacks, have adequate private open space, storage facilities, waste 
collection and thermal comforts in accordance with the Development Plan provisions.  

 
8.3 Vehicular access would enable vehicles to enter and exit the site in a forward direction, 

and the proposed car parking layout would provide adequate car parking for occupants, 
with sufficient on-street parking available for visitors.  

 
8.4 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 050/408/2016 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 050/355/2016 from iThink Design Studio for Four Storey Residential Flat 
Building Comprising 11 Dwellings at 419 Regency Road, Prospect (CT 5910/731), 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 shall be clearly described. 

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

Council relating to Development Application Number 050/355/2016, 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. 
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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. The west and south facing upper level windows shall have: 

a) Minimum window sill heights of 1.7m above finished floor level; or 

b) Fixed and obscured glass to a minimum height of 1.7m above floor level; or 

c) An awning window with obscured glass to a minimum height of 1.7m above floor level, 
with an opening restricted to no more than 150mm; or 

d) Permanently fixed external screens that provide an effective screening height of 1.7m 
above the upper floor level and complement the external appearance of the dwelling.   

The screening solution(s) shall be established prior to occupation of the dwellings and 
maintained to the reasonable satisfaction of Council at all times thereafter. 
 

4. All balconies facing west shall be provided with screening that prevents views into 
neighbouring properties to a minimum height of 1.5m above the finished floor level of the 
balcony. The materials and finishes used on the screens shall complement those of the 
dwelling. 

 
5. 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.  

 
6. 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.  
 

7. Any difference in finished ground levels between the subject site and adjoining sites at the 
boundary shall be retained by an appropriate wall or plinth of masonry, concrete or similar 
construction. Retaining walls must be designed to accepted engineering standards and 
will not be of timber construction if retaining a difference in ground levels exceeding 200 
mm.  
 

8. 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. 

 
9. 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 
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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. 
 

10. 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. 
 

The following conditions have been imposed by the Department of Planning, Transport 
and Infrastructure in accordance with Section 37(7) of the Development Act 1993: 
 
1. No structural element, service infrastructure (such as utility metres), or overhangs 

(including balconies) shall encroach within the road widening requirements indentified in 
the Metropolitan Adelaide Road Widening Plan. 

 
Subsequently, all of the above elements of the development shall be setback a minimum 
of 4.5 metres from the Regency Road property boundary and clear of a 4.5m x 4.5m cut-
off across the regency Road / Airlie Avenue corner, measured from the 4.5 metre 
setback line.   
 

2. Vehicular access to serve the site shall be via Airlie Avenue, located adjacent the 
southern property boundary. No vehicular access to/from Regency Road shall be 
permitted.  
 

3. Bin collection shall be undertaken via Airlie Avenue only to avoid disruption to the free 
flow of traffic on Regency Road.  
 

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

 
 

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.  
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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 

 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 
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 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 4.5 metres in width from the Regency Road frontage of this site, together 
with a 4.5 x 4.5 metre cut-off at the Regency Road / Airlie Avenue corner, for future 
upgrading of the Regency Road / Prospect Road intersection. 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.  

 
The Commissioner will not consent to any encroachment within the road widening 
requirements. Accordingly, all development must be clear of the above requirements. As 
the development encroaches in these areas, the required consent form shall be 
completed and forwarded to DPTI with three copies of the approved site plan for consent 
purposes.  
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Created on Monday, 29 May 2017  Map Zoom: 302.5 m Scale: 1:1,682 

 

 

 

 

 

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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Regency Road Elevation

 

Corner of Regency Road and Airlie Avenue Elevation 

 

Airlie Avenue Elevation 
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Summary 
 
We have evaluated June 21st at the proposed site; 419 Regency Road, Prospect SA 5082 

Attached are scale drawings (1:200) showing the extent of shadows cast on the neighbouring buildings:

June 21:  9:00  am

   June 21: 12:00 pm 

   June 21:    3:00 pm 

(Drawing A101) 

(Drawing A102) 

(Drawing A103) 

 
 
 
Note that the final shading images have been prepared using the information supplied by the client at the 

time of preparing this report. No additional information regarding the site conditions, slope or adjacent 

buildings, other than what is included in the attached drawings, has been used. 
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5 May 2017 
 
 
City of Prospect 
Attention: Ms Susan Giles, Development Officer  - Planning 
128 Prospect Road 
PROSPECT  SA  5082 
 
By email: susan.giles@prospect.sa.gov.au 
 
 
 
Dear Susan 
 

AMENDED PLANS & DOCUMENTATION – RESIDENTIAL FLAT 
BUILDING (COMPRISING 11 DWELLINGS), CARPARKING & 

LANDSCAPING 
419 REGENCY ROAD, PROSPECT 

DA 050/335/2016 
 
 
1.0 INTRODUCTION 
 
Further to our meeting regarding the above matter, Ben Green & Associates has been 
engaged to assist in the progression of this application and respond to the Council request 
for additional information and amendments dated 28 November 2016. 
 
In providing this correspondence, I can confirm that I have assisted with the preparation of 
the amended plans and accompanying documentation and provide a planning assessment 
against the most pertinent provisions of the Prospect Council Development Plan. I have 
also inspected the subject land and its locality. 
 
Prior to progressing with the assessment of the application, I would appreciate the 
opportunity to meet with you again and discuss the proposal prior to the application being 
put on the next available DAP Agenda.  
 
I provide my views and opinions on the amendments below.  
 
 
2.0 ACCOMPANYING DOCUMENTATION 
 
This correspondence is to be considered in conjunction with the following enclosed 
documentation: 
 

• Amended plans – prepared by iThink Design Studio 
• Shadow Diagrams – prepared by Sustainability House 
• Waste Management Plan – prepared by Veolia Environmental Services 
• Traffic and Parking Assessment – prepared by Frank Siow & Associates. 
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3.0 PUBLIC NOTIFICATION 
 
It is understood that the application was processed as a Category 2 development for public 
notification purposes and the adjoining properties were notified.  During the public 
notification period the Council received 2 written representations, 1 of which was against 
the proposal and the other was neither for or against.  
 
In short, the issues raised during the public notification period were related to: 
 

• Privacy 
• Overshadowing  
• Safety and trespass 
• Traffic and Parking 
• Noise 

 
It is noted that these concerns are of a similar nature to those raised by Council Planning 
Staff, and therefore a compiled response to the issues raised are addressed below and 
reflected in the amended plans and documentation accompanying this correspondence.  
 
It is noted that both the representors also reside within the Urban Corridor Zone and that 
one desired to be heard by the Panel. 
 

 
4.0 ANGENCY REFERRAL COMMENTS 
 
Comments received from Department of Planning, Transport and Infrastructure (DPTI) 
sought a minimum setback of 4.5 metres from the Regency Road boundary to allow for 
potential future requirements of the Metropolitan Adelaide Road Widening Plan.   
 
DPTI also sought a 4.5 metre x 4.5 metres corner cut-off at the Regency Road / Airlie 
Avenue corner for future upgrading of the intersection.  
 
The plans have been amended to reflect these concerns.  Amendments include the 
required 4.5 metre x 4.5 metre required corner setback, and increase in setback from 
Regency Road. 
 
As demonstrated by the amended plans the main face of the building is now setback 5.0 
metres with balcony protrusions setback 4.5 metres from the Regency Road property 
boundary to meet with the potential road widening requirements of DPTI. 
 
 
5.0 DESIGN REVIEW PANEL COMMENTS 
 
It is understood the proposal was referred to the Panel through Councils design review 
process to ensure quality design outcomes for new development within the Urban Corridor 
Zone.  It is also understood from your correspondence that overall, the feedback supports 
the design quality in its current form, however a number of recommendations have been 
made to improve the development outcome. 
 
I provide a response to the each of the comments raised below: 
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Comment - Further consideration should also be given to the visual impact as a result of 
the concrete ‘base’ of the building and the pedestrian entrance from the street level. 
 
Response – The height of the concrete ‘base’ has been reduced which has resulted in an 
overall reduction in floor levels and overall building height.  The first floor now has a better 
relationship and greater connectivity to the street.  The pedestrian entry has been 
redesigned to remove solid blade walls to open the space and provide a direct line of sight 
to the street alone with the overall greater passive surveillance to the public realm. 
 
 
Comment – Noise attenuation measures should be adopted for apartments that front onto 
Regency Road. 
 
Response – It is the intention of the applicant to provide suitable glazing to these 
apartments to reduce noise impacts from Regency Road in accordance with the Building 
Code of Australia. 
 
 
Comment – Additional glazing should be provided to the living/dining/kitchen area of the 
apartments fronting Airlie Avenue. 
 

Response – Glazing has been provided to all external walls of the living and dining areas 
of these apartments.  Additional glazing is restricted by the location of the proposed 
stairwell and lift.  The siting of the stairwell and lift is restricted to this location based on the 
need to provide adequate levels of car parking and pedestrian amenity at the undercroft / 
ground level. 
 
 
Comment - Good lighting levels should be provided in the car park and at the pedestrian 
entrance. 
 
Response – The applicant intends to install motion sensor lights in the car park which is 
considered appropriate for a development of a residential nature whilst meeting the 
Building Code of Australia. 
 
 
Comment – Spy holes should be incorporated into all apartment front doors. 
 
Response – The applicant intends to incorporate spy holes in to all apartment front doors 
for added security to residents in association with security systems. 
 
 
Comment – The applicant should consider the adaptability and flexibility of these 
apartments. 
 
Response – This comment refers to possible future mixed-use development on the site. 
The proposal is for a residential flat building with no commercial component proposed 
which is an envisaged use in the Zone.  Given the constraints of the site such as the 
opportunity to provide off-street car parking and the separation from other retail type uses, 
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commercial use of the premises would be difficult to achieve whilst satisfying the 
requirements of the Development Plan. 
 
Comment – Details of the finishes and specific colours should be provided, with 
consideration to the domestic nature of the use and materials in the area. 
 
Response – A material and finishes schedule is provided on the amended elevation 
drawings.  The proposal includes an array of materials and colours to provide an attractive 
appearance with greater textural variety to the streetscape façade coupled with a high level 
of articulation. 
 
The colour palate utilises neutral greys and blacks with timber-look modwood accents to 
provide a sophisticated modern design approach to the built form. 
 
 
6.0 ASSESSMENT AGAINST THE DEVELOPMENT PLAN POLICY 
 
The following is a response to the Development Plan matters raised by Council staff.   
 
6.1  Setbacks 
 
6.1.1  Setback from Roads 
 
The secondary street setback in the Transit Living Policy Area is 2.0 metres.  The 
proposed building has been designed to comply with this setback requirement, however 
the stairwell and lift portion slightly protrude by some 500mm.  The Airlie Avenue façade is 
well articulated and has been designed around the location of the driveway, the stairwell 
and lift areas, and the ‘corner cut off’ requirements of DPTI.  This in turn has resulted in a 
slight encroachment on the 2.0 metre setback for a small portion of the building part way 
along the Airlie Avenue frontage.  The existing building on site has a lesser setback to 
Airlie Avenue, and abuts both street frontages in the vicinity of the proposed ‘corner cut-off’ 
area with cantilevered verandah that extends over the footpath. 
  
Given this, the overall articulation of the building and the fact that the encroachment is only 
for a small portion centrally located along the secondary frontage, the slight encroachment 
on the 2 metres setback is not considered to be a significant departure from the 
Development Plan, and contributes to the attainment of Objective 2 of the Transit Living 
Policy Area. 
 
Urban Corridor Zone 
Transit Living Policy Area 
Objective 2 – A highly varied built streetscape allowing multiple built form design responses that support 
innovative housing and mixed use development.  
 
 
6.1.2  Setback from side and rear boundaries 
 
Concern was raised regarding the setback from the rear and side boundaries and it was 
noted that the Development Plan seeks to achieve a 3.0 metre setback from the rear 
boundary, and 2.0 metre from the side boundary.  While portion of the lower floor will be 
undercroft and set below the existing grade, portion of the outer walls are to be located on 
the boundary with the bulk of the building setback from the side and rear boundaries. The 
impact of the boundary walls is discussed in a subsequent section below. 
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In the main, the proposed building is predominantly setback 2.0 metres from the side 
(western) boundary, and 2.5 metres from the rear (southern) boundary.  There is a slight 
protuberance on the western side which provides greater articulation to the façade and 
assists to provide natural light into Bedroom 2 in apartments 7, 8 and 11, without the need 
for windows that overlook adjoining properties, thereby maintaining visual privacy.   
 
Similarly, in discussion with Council staff it was agreed that the rear (southern) setback at 
2.5 metres is sufficient given the property to the south is located within the same Zone as 
the subject land, and that the difference of 0.5 metres in siting would have a negligible 
impact in terms of overshadowing.    
 
As requested, shadow diagrams have been prepared to illustrate the amount of 
overshadowing during the winter solstice.  The diagrams provide an illustration of the 
amount of overshadowing at 9:00am, 12 noon, and 3:00pm on 21 June, and demonstrate 
the levels of sunlight available to surrounding development.  The diagrams illustrate that 
sunlight is attainable for at least 2 consecutive hours to at least 50% of the private open 
space of adjoining development as required by the Development Plan. 
 
6.2  Boundary walls 
 
Concerns were raised in relation to the height and length of walls on the southern and 
western boundaries.  Significant consideration and revision has been undertaken to reduce 
the overall height of the walls, and it has been determined that the heights as revised are 
the lowest possible to achieve a suitable grade and fully functioning car park. 
 
The southern wall has been broken down and tiered to minimise its impact and overall 
form on the adjoining allotment to the south.  At its tallest point, at the south-west corner of 
the subject land, the wall is a maximum height of 1.96 metres.  Aluminium louvretec 
privacy screens to a height of 1.5 metres are proposed above the top of the wall.  
 
The land to the south, whilst currently occupying a single detached dwelling, is also 
situated within the Urban Corridor Zone and Transit Living Policy Area and has the ability 
to be developed in a similar fashion to the proposed development, or at the very least the 
occupier should have greater tolerance for higher density development. 
 
The ‘on boundary’ wall to the south is comparable to a domestic structure and is setback to 
be almost in line with the existing garage on the adjoining allotment.  The ‘on boundary’ 
development extends along the length of the adjoining garage and to the rear of the 
adjoining allotment to minimise any unreasonable impacts. 
 
The ‘on boundary’ wall on the western boundary is up to a maximum of 2.2 metres in 
height at the northern point, which is the lowest portion of the subject land and only 100mm 
over a fence that can be developed without approval. 
 
The natural ground slopes from Airlie Avenue in a westerly direction resulting in the 
existing development sitting proud of a retaining wall which is visible from Regency Road 
and the adjoining allotment to the west.  The proposed development is arguably consistent 
with, if not an improvement to the existing scenario .  In any case, through discussions with 
Council staff it is understood that the adjoining allotment to the west is likely to be 
redeveloped in the near future, and it too, given similar site constraints, may necessitate a 
similar design outcome for ‘on boundary’ development. 

Attachment 29

Atta
ch

men
t

47



 
 

 

 

 

 
6.3  Surveillance 
 
The correspondence received notes a concern regarding the lack of passive surveillance 
of the street as there are no habitable spaces proposed at ground level.  
 
The proposal includes an under croft and partially below grade car parking area that 
achieves relevant car parking requirements.  This has led to a building design where the 
habitable floors are set above natural ground level in an arrangement where habitable 
rooms and balconies are designed to directly overlook the street.   
 
Given the floor level of the proposed car park is partially below grade, the habitable rooms 
of the first floor apartments are not a ‘full’ storey above the street, on the western side of 
the site they  would be somewhat comparable to the floor level of the existing dwelling. 
 
The main living/dining kitchen area of apartment 4 has direct access to a proposed balcony 
that directly overlooks Regency Road.  Likewise, apartment 2 has been designed so that 
the main living areas access a corner balcony that has a direct and visual connection to 
the street.   
 
In response to concerns raised regarding the pedestrian entry, the building has been 
redesigned and no longer includes a steeped entry way between masonry walls to a 
submerged entrance.  The entry has been redesigned to include a small step up to a 
clearly defined and legible pedestrian entry point to the streetscape. 
 
6.4  Ground floor activation 
 
The concerns raise a lack of opportunity for street interaction and activation at ground 
level, and this is noted to be y as a result for the lowered pedestrian access point.  As 
identified above, this element of the proposal has been redesigned to provide a clearly 
defined and legible pedestrian access point to provide sufficient interaction and 
relationship with the streetscape and public realm. 
 
Adjacent to the main entry is the inclusion of visitor bike parks and an improved emphasis 
on landscaping in the corner cut-off and setback area from Regency Road to also provide 
a softer and more passive presence at street level. 
 
 
6.5  Car Parking 
 
The correspondence notes concern with the amount of car parks provided on site and that 
there is a shortfall of 2.75 car parks for visitors whilst supplying sufficient orderly spaces for 
future residents. 
 
To address this concern, the Applicant engaged Frank Siow & Associates to prepare a 
Traffic and Parking Assessment. 
 
The assessment considers the relative car parking requirements, the number of car parks 
available on/off site, the access and egress to/from the site; and the kerb side collection of 
refuse. 
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Based on the investigations undertaken, Mr Siow confirms that (despite not satisfying the 
Development Plan requirements) adequate parking and access would be provided for the 
development. 
 
From our discussions, I also understand that there may be an option for payment into 
Council’s car parking fund to offset any deficiency found.  In any case, Mr Siow identified 
that a ‘very minor parking shortfall’ of 1 to 2 spaces is ore appropriate than 2.75 as 
highlighted by council when considering the Development Plan in isolation. 
 
Mr Siow’s report also confirms that the proposed car park has been designed, in the main, 
to satisfy the minimum parking standards. Mr Siow notes a minor departure from the 
standard with respect to the length of the ‘flat’ area at the top of the access ramp, however 
he states that this acceptable on the basis that it is a private residential car park. 
 
The report states that the design of the car park and ramp would satisfactorily cater for the 
movements envisaged, and that the parking layout would enable convenient and safe 
access to be provided for the development. 
 
It is understood that in the preparation of his report, Mr Siow had discussions with Council 
Planning staff in relation to appropriate parking controls in Airlie Avenue to facilitate safe 
and convenient collection of waste refuse.  It is also understood that from these 
discussions, it was suggested that this particular issue could be dealt with as a Reserve 
Matter pursuant to Section 33(3) of the Development Act.  Should Council Planners be 
willing to exercise its discretion in this manner, my Applicant does not object to a Reserve 
Matter to this effect.  
 
 
7.0 ADDITIONAL INFORMATION 
 
The following is in response to the request for additional information: 
 
Comment – The setback of the north and north-east facing balconies be modiefied to 
ensure they are a minimum of 4.5m from the property boundary (adjacent Regency Road). 
 
Response – Amendments have been made to achieve the requested setback.  
 
 
Comment – Overshadowing diagrams that illustrate the anticipated shadow between the 
hours of 9am and 3pm on 21st June. 
 
Response – Accompanying this correspondence is a set of shadow diagrams prepared by 
Sustainability House that illustrate adequate sunlight can be obtained by the adjoining 
allotment and dwelling during these times as required in the Development Plan. 
 
 
Comment – Method of waste collection – Please clarify if Veolia Environmental Services 
would collect the waste from inside the car park or on Airlie Avenue. 
 
Response – Accompanying this correspondence is a Waste Management Plan prepared 
by Veolia Environmental Services.  Veolia have confirmed that their drivers are able to 
remove the bins from the dedicated storage area and take them up via the ramp to the 
street for collection.  
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As identified in the accompanying Traffic and Parking Assessment prepared by Frank Siow 
& Associates, the kerb space in Airlie Avenue, between the car park entrance and 
Regency Road would be able to accommodate a standard refuse truck when picking up 
bins.  The Assessment states that if appropriate parking controls could be implemented in 
Airlie Avenue abutting the site, to restrict parking adjacent to the kerb space in the early 
morning periods on weekdays so that the refuse truck is not blocked by parked cars. 
 
It is understood that discussions were had with a Council Planning staff who indicated that 
it would be preferable to restrict parking in Airlie Avenue for as short a time as possible so 
that the kerb space can be maximised for visitor parking.  It is further understood that 
Planning staff suggested that this particular issue could be dealt with as a Reserve Matter 
so that the Applicant could develop an appropriate refuse collection plan with the private 
refuse collection contractor.   
 
Please note that the Applicant does not object to a reserve matter to this effect.  
 
 
Comment – External colour scheme. 
 
Response - A material and finishes schedule is provided on the elevation drawings 
attached.  The proposal includes a blend of materials and colours to provide an attractive 
appearance with greater textural variety to the streetscape façade.  
 
The colour palate utilises neutral greys and blacks with timber-look modwood accents.  
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8.0 CONCLUSION 
 
After careful consideration of the issues raised and addressed herein, it is my view that the 
application as amended is not ‘seriously at variance’ with the provision of the Development 
Plan. 
 
The proposal has been designed with a height, scale, proportions, material/finishes, 
landscaping, car parking and waste disposal that is considered to be in-keeping with the 
intent of the Urban Corridor Zone and the Transit Living Policy Area. 
 
As such, it is my opinion that the revised proposal warrants the issuing of Development 
Plan Consent.  
 
I look forward to the opportunity to meet with you to discuss the progression of the DA and 
the amendments / additional information discussed herein and attached prior to 
preparation of the planning report and recommendation to the Council’s Development 
Assessment Panel. 
 
Please do not hesitate to contact me to arrange a mutually convenient time to discuss.  
 
Yours faithfully 
 
Ben Green & Associates 
 
 
 
 
Ben Green, CPP MPIA 
bengreen@internode.on.net  

 
enc:  Amended Plans / Shadow Diagrams / Traffic and Parking Assessment /  
 Waste Management Plan 
 
cc: tony@essentialbeauty.com.au 
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FRANK  SIOW  &  ASSOCIATES 
Traffic and Parking Consultants 

  

P.O. Box 253 

Kensington Park SA 5068 

Tel/Fax: (08) 8364 1351 
Mobile: 0411 445 438 

Email: frank@franksiow.com.au 

 

Traffic Engineering Traffic & Parking Studies Road Safety Audits Bicycle Planning 

 

11 April 2017 

 

Mr Tom Gregory 

Ben Green & Associates 

PO Box 392 

BRIGHTON SA 5048 

 

Dear Mr Gregory, 

 

419 REGENCY ROAD PROSPECT 

PROPOSED RESIDENTIAL APARTMENTS – TRAFFIC ASSESSMENT 
 

 

As requested, we have reviewed the parking provision and car park design for the proposed development of 

eleven (11) residential apartments as shown in Sheet No. PA03 of 13 Project 39.2016 Rev B by iThink 

Design Studio. The subject site is located within the Urban Corridor Zone of the City of Prospect. 

 

The subject site is located on the south-west corner of Regency Road and Airlie Avenue. There is a bicycle 

lane which operates on both sides of Regency Road during the morning and afternoon peak periods on 

weekdays (7am-9am, 4pm-6pm Monday to Friday). There is also a bus stop adjacent to the property at 417 

Regency Road. 

 

The proposal consists of 10 two-bedroom and 1 one-bedroom apartments over 3 levels above a basement 

car park of 11 spaces. The car park would be accessed via Airlie Avenue. The car park would accommodate 

resident parking only. 

 

 

1.0 PARKING ASSESSMENT 
 

The relevant parking requirements for residential apartments in the Urban Corridor Zone are as follows: 

 

Car parking: 

 Resident: 1 per studio (no separate bedroom), 1 or 2 bedroom dwelling 

 Visitor: 0.25 per dwelling 

 A lesser car parking rate than prescribed may be applied where justified based on local circumstances, 

for example where:  (c) sites are located within 200 metres walking distance of a convenient and 

frequent service fixed public transport stop; 

Bicycle parking: 

 Employee/resident  (bicycle parking spaces): 1 for every 4 dwellings   

 Visitor  (bicycle parking spaces): 1 for every 10 dwellings 

 

Based on the Development Plan, the parking required would be: 

 11 resident parking spaces and 2-3 visitor parking spaces 

 4 bicycle parking spaces 

 

At locations where public transport is readily available, it is not uncommon to reduce the parking 

requirement. In addition, the adjacent bicycle routes and bicycle lanes would also encourage the use of non-

car modes of transport for the subject development.  
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Assuming a 10% discount for proximity to public transport, the total parking required for the proposed 

development would be 12 to 13 spaces. As the proposal would provide a total of 11 parking spaces on-site, 

numerically, the parking shortfall would be 1 to 2 spaces. We consider this to be a very minor parking 

shortfall. 

 

Visitor parking 

 

With respect to visitor parking, based on the rate of 0.25 spaces per dwelling in the Development Plan, the 

proposed development (11 apartments) would require 2 to 3 spaces.  

 

In the NSW Guide to Traffic Generating Developments, a visitor parking rate of 1 space per 5 units is 

recommended for medium density dwellings. Based on this rate, the proposed development would require 

2 visitor parking spaces.  

 

In addition, it is not uncommon to discount some parking having regard to proximity to public transport. As 

noted previously, there is a bus stop adjacent to the neighboring property on Regency Road and bicycle 

routes nearby.  

 

In this regard, we are of the opinion that the visitor parking demand would be 2 spaces or less. 

 

In our experience, it is common to include on-street parking spaces abutting the development site, when 

considering the overall parking availability for a proposed development. This would be particularly relevant 

to short-term visitor parking for residential developments where, typically, visitor parking tends to occur on 

weekends and after hours on weekdays. 

 

We note that up to 2 on-street car parks can be accommodated within the Airlie Avenue frontage of the 

development. A further 2 on-street car parks could be accommodated on the Regency Road frontage of the 

development, where peak parking times for visitors are usually after hours on weekdays and on weekends 

when the bicycle lanes are not in operation. 

 

The 4 on-street parking spaces abutting the development site frontages of Airlie Avenue and Regency Road 

would therefore be able to satisfactorily accommodate the visitor parking demand of the development (likely 

to be 2 spaces or less). 

 

We note that after hours, on-street parking is not uncommon along Regency Road. For example, further to 

the east of the subject site near Stuart Road, there is an existing pizza shop which generates regular parking 

demand of 4 to 5 vehicles during evening periods after 6pm on weekdays. 

 

We have inspected the subject site on several separate occasions to observe the existing on-street parking 

demand in the area. The night time period and weekend period are likely to be the times when peak visitor 

parking demand would occur. The observations are summarised below: 

 

 On Thursday 8/2/17 at 7:30pm: 1 parked car in Airlie Avenue (western side), 1 parked car in Airlie 

Avenue (eastern side), no parked cars on Regency Road adjacent to the subject site. 

 On Friday 17/2/17 at 8pm: there were no parked cars in Airlie Avenue (western side), 1 parked car in 

Airlie Avenue (eastern side), no parked cars on Regency Road adjacent to the subject site. 

 On Saturday 18/2/17 at 10am: 1 parked car in Airlie Avenue (western side), 1 parked car in Airlie 

Avenue (eastern side), no parked cars on Regency Road adjacent to the subject site. 
 On Saturday 18/2/17 at 11am: 1 parked car in Airlie Avenue (western side), 1 parked car in Airlie 

Avenue (eastern side), no parked cars on Regency Road adjacent to the subject site. 
 On Saturday 18/2/17 at 9pm: 1 parked car in Airlie Avenue (western side), 1 parked car in Airlie Avenue 

(eastern side), no parked cars on Regency Road adjacent to the subject site. 
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On all of the above occasions, there were at least 3 parking spaces available on the street frontages adjacent 

to the subject site. We noted that there were also additional vacant parking spaces on the opposite side of 

Airlie Avenue.  

 

The above surveys show that the visitor parking for the proposed development can be satisfactorily 

accommodated by on-street parking abutting the development frontages. 

 

In summary, we are of the opinion that, for this particular site, it would not be unreasonable for visitor 

parking to occur using the adjacent streets. Site inspections indicate that up to 4 on-street parking spaces 

would be available in both Airlie Avenue and Regency Road abutting the development frontages, which 

would exceed the likely peak visitor parking demands of the development of 2 spaces or less.  

 

Based on the above assessment, we are satisfied that adequate car parking would be provided for the 

proposed development.  

 

Bicycle parking rails would be able to be accommodated near to the lobby/lift area for visitors and one bike 

rail would be located within the at-grade car park. Further bicycle parking can be accommodated within 

apartment storage areas or within the apartment itself to satisfy the Development Plan requirement. 

 

 

2.0 PARKING LAYOUT 
 

The proposed parking space dimensions have been designed to the requirements of AS/NZS 2890.1-2004: 

 

 Space widths are generally a minimum of 2.4m clear of columns. There is one ‘small car’ space, which 

complies with the standard requirements. 

 Columns are a minimum of 750mm from the start of the space. 

 Aisle width of 6.2m, which exceeds the minimum 5.8m requirement for residential car parks. 

 Given that the car park is for residents only, there would not be a requirement for a turnaround within 

the car park. Drivers would be able to enter and exit the car park in a forward direction. 

 A two-way access would be provided at the road frontage to allow concurrent entry and exit movements 

to occur.  

 The proposed security door would be located at least 1 car length inside the boundary, so that an entering 

vehicle can queue off the road and footpath. 

 The pedestrian sight line requirement at the exit of the driveway would meet the requirements of the 

parking standard. 

 

Due to site constraints, the ramp would be designed as follows: 

 

 A 4.5m ‘flat area’ at 1 in 20 grade at the top of the ramp. While generally a 5.0m ‘flat area’ is provided 

at the top of a ramp, the 4.5m length has been adopted due to the site constraints in order to accommodate 

the design levels of the basement car park and upper floor levels. Notwithstanding that, the 4.5m ‘flat’ 

area would enable both axles of the standard B99 design car to stand within this ‘flat area’ prior to the 

car moving out of the site onto the footpath, which is the intent of the ‘flat area’ design. 

 

 The main grade of the grade would be approximately 1 in 4.6. This grade would be less than the 

maximum grade specified in the parking standard of 1 in 4 for private residential car parks for ramps up 

to 20m long. The proposed ramp is less than 20m long. 

 

 The transitions between the above ramp grades have been designed in accordance with the method 

specified in Appendix C of AS/NZS 2890.1-2004. This involves the use of ground clearance templates 

to check against the longitudinal profile of the ramp. The details of the checks are shown in FIGURE 1 
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(inbound) and FIGURE 2 (outbound) attached. The B99 ground clearance template has been used for 

this analysis. 

 

 At the bottom of the ramp, a transition grade of 1 in 16 has been used to match to design basement level. 

The 1 in 16 grade is consistent with the maximum gradient specified within a parking module as per 

AS/NZS 2890.1-2004. 

 

 A minimum head height clearance of 2.2m would be provided at the entrance. Beyond this point, the 

head height would be significantly higher than 2.2m and up to approximately 3.0m at the basement 

level. 

 

In summary, while the design of the ramp is not a typical design, the design grades and design transitions 

are based on the requirements of AS/NZS 2890.1-2004. Based on our checks with the B99 ground clearance 

template, we are satisfied that the longitudinal profile of the ramp would satisfactorily cater for the entry 

and exit movements, without bottoming out issues. While the 4.5m ‘flat area’ is slightly shorter than 

required, it would nevertheless suitably accommodate the front and rear axles of the B99 design car within 

this ‘flat area’ and allow the exiting vehicle to stand before moving out across the footpath.  

 

Based on the above assessment, we are satisfied that the design of the car park and ramp would satisfactorily 

cater for the movements envisaged, which is restricted to resident access to the private car park. In our 

opinion, the proposed parking layout would enable convenient and safe access to be provided for the 

development. 

 

As the proposed development is a relatively small residential type development, the traffic generation would 

be relatively low. We are satisfied that the traffic impact of the proposed development on the adjacent road 

network would be minimal. 

 

 

3.0 REFUSE COLLECTION 
 

Based on information provided by the Applicant, we understand Veolia (private refuse collection company) 

have confirmed that bins would be removed from the basement car park and taken up via the ramp to the 

street for collection. 

 

The kerb space in Airlie Avenue, between the car park entrance and Regency Road would be able to 

accommodate a standard refuse truck (MRV truck as per AS 2890.2-2002) when picking up bins. We 

understand that the bin collection would be on an infrequent basis, given the relatively small scale of the 

residential development.  

 

We are of the opinion that appropriate parking controls could be implemented in Airlie Avenue abutting the 

subject site, to restrict parking adjacent to the kerb space in the early morning periods on weekdays so that 

the refuse truck is not blocked by parked cars. Following our discussions with Council’s Planner, we 

understand that Council would prefer to restrict parking in Airlie Avenue for as short a time as possible so 

that the kerb space can be maximised for visitor parking.  

 

In this regard, Council’s Planner suggested that this particular issue could be dealt with as a Reserve Matter 

so that the Applicant could develop an appropriate refuse collection plan with the private refuse collection 

contractor.  

 

The following wording would allow the matter to be addressed to the satisfaction of Council: 
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Pursuant to Section 33(3) of the Development Act, prior to the issuing of Development Approval, the applicant shall 

provide details of a waste collection schedule from a private refuse contractor for the kerbside collection of waste 

resulting from the development that minimises impact on the overnight parking of vehicles in Airlie Avenue. 

 

In summary, the above approach should enable the refuse collection issue to be satisfactorily addressed. 

 

 

4.0 SUMMARY 
 

The proposal comprises of a relatively small scale residential development of 11 apartments. The car parking 

for the development would be located in the basement level. 

 

Based on our assessment, we are of the opinion that adequate parking would be provided for the 

development. The parking for residents would be accommodated within the basement car park, while 

parking for visitors would occur on-street. There would be adequate on-street parking opportunity available 

to accommodate the minor visitor parking demand. 

 

The proposed car park has been designed to satisfy the requirements of the parking standard, except for the 

minor departure from the standard with respect to the length of the ‘flat’ area at the top of the ramp. We are 

satisfied that the minor departure would be acceptable, having regard to the car park being a private resident 

car park and that the B99 design car would be able to stand fully within the 4.5m ‘flat’ area prior to exiting 

the car park. 

 

Refuse collection would be via Airlie Avenue and appropriate parking controls would be developed, in 

conjunction with Council and the private refuse collection contractor, to allow this to occur whilst 

minimising the impacts on on-street parking for visitors. 

 

On the basis of the above assessment, we are of the opinion that the proposed development can be supported 

on traffic and parking grounds. 

 

 

 

 

 

Yours sincerely, 

 

Frank Siow 
 

FRANK SIOW 

MIEAust MAITPM MIPWEA 
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Ground clearance template checks – Inbound movement 

 

 
 

 

 

 

Ground clearance template checks – Outbound movement 
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11th October 2016 
 
City of Prospect 
Development Services 
128 Prospect Road 
Prospect SA 5082 
 
Attention:  Susan Giles 
 
 
 
Dear Susan 
 
DESIGN REVIEW: 419 Regency Road, Prospect 
 
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 situated on the corner of Airlie Avenue and Regency Road 
where the land is sloping generally from south to north and east to west.  The built form in 
the immediate area is residential in nature and generally single storey with dwellings 
fronting Regency Road displaying somewhat large front and side setbacks.  Airlie Street is 
tree-lined and relatively narrow and has a smaller sense of scale.  Roofs are generally 
pitched (mostly low pitched) and there is a variety of materials, colours and textures in the 
area.    
 
The height of the proposal, whilst at odds with much of the immediate low scale context 
responds to the intentions of the Plan for the Transit Living Policy area and specifically the 
concept plan for this area which anticipates building heights of up to four storeys.  There are 
also proposals in the wider vicinity for three and four storey developments such as on the 
corner of Regency Road and Prospect Road.  In addition since the site occupies a corner 
position, it is my view that a taller building will sit comfortably within the urban context.   
 
With regards the slope of the land, the applicant has proposed a semi-submerged under 
croft parking level which does not necessitate large amounts of cut and fill.  It does however 
create street activation issues which will be discussed later in the report (see “amenity”) and 
has been set at a level which results in a high blank wall to the western edge of the site.  
Whilst a split level design might better relate to the level change across the site, for a 
relatively small development such as this, it is not seen as vital to the application and may 
well lead to complications in internal planning and car parking etc. 
 
It is my view that in considering the future context and bearing in mind that the site 
occupies a corner position, the height, form and density proposed are deemed contextually 
acceptable.   
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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 four storey nature of the development results in an overall scale which could be 
said to be at odds with much of the general existing context and particularly the small scale 
nature of Airlie Avenue, it is in my view successful when considering the intentions of the 
Development Plan, the width of Regency Road, the slope of the land and the corner position 
of the site.   
 
It is further noted that scale can be addressed by roof form, building component sizes, the 
use of colour, overall modulation of form and architectural detailing.  In this proposal the 
applicant has proposed a monopitch roof which follows the general slope of Regency Road 
and which bears some relationship with the wide low pitched roofs of the domestic 
architecture of the area.  The applicant has also proposed a variety of complementary 
colours and textures which also assists in reducing the sense of scale.  However since the 
entire ground floor has been given over to car parking and despite attempts to modulate the 
façade (with louvres and openings), the scale at ground level is clearly vehicular and not 
pedestrian (as recommended by the Plan).  This is seen as a negative aspect of the proposal.   

 
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 overall built form is simple and yet well-articulated distinguishing between base, middle 
and upper building components as sought by the Development Plan.  In addition the 
proposal addresses both streets and in so doing responds well as a “corner” building.  There 
are areas of solid and void and the variation in plan is evident in elevation which provides 
visual interest and a sense of individuality to the development.    
 
It is my view that the dominance of the concrete “base” of the building which is most 
evident when viewed from the west and south, should be addressed however.  One way to 
do this would be to lower the building slightly (suggested 750mm – 1m, subject to resolution 
of ramp lengths and any manoeuvrability impacts in the car park) which would reduce the 
height of the precast concrete wall.      

 
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 proposal demonstrates a good level of density for the site with eleven apartments 
proposed and is deemed appropriate for the site and its context. 

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

No specific information has been supplied regarding the sustainability of materials proposed, 
energy use or generation and other sustainable initiatives and there is no indication that the 
proposal extends beyond the minimum requirements of the Development Plan and BCA with 
regards to natural light and ventilation etc.   
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That being said, all of the apartments are dual aspect providing the opportunity for cross 
ventilation and no internal rooms (except bathrooms) are proposed which is supported.  In 
addition the balconies, feature framing element on the north façade, roof overhang and 
stairs/lift provide shade to some of the areas of glass.   It is acknowledged that two of the 
apartments’ balconies are south facing and will not receive direct sunlight very often but in 
considering the development as a whole, this is not seen to be fatal. 

 
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. 
 

There is a generous 4.5m width for landscaping between the building and the Regency Road 
street frontage as well as a smaller area to the east of the building fronting Airlie Avenue.  
These areas, along with the potential for the apartments’ courtyards at upper ground level 
to be landscaped will enable the proposal to address the intention of the Plan with regards 
to planting which seeks landscaping which “…….establishes a high level of amenity and 
enhances the relationship of buildings with the street, public spaces, and adjacent residential 
and commercial areas.”  
 
The Policy area also describes the desire for the street setback to provide for landscaping, 
“……..comprising low-lying shrubs, grass plantings and trees with high canopies…” and the 
species selected demonstrate a good mix of low level shrubs and taller trees.  The low level 
Japanese Box Hedge proposed to front Regency Road is supported and will complement the 
existing front fencing to adjacent properties along Regency Road. 

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

The general planning of the building functions successfully aided by the corner position of 
the block which enables a number of apartments to have dual aspect.  The apartments 
generally are provided with good outlook, storage (in the car park), large balconies and there 
is minimal communal internal corridor space (which is provided with natural light).  This is all 
applauded.    
 
The main area of concern relates to the lack of opportunity for street interaction and 
activation at ground level.  In proposing a plan which consists almost entirely of car parking, 
there is no prospect of reciprocation occurring and this segregates the development from its 
environment.  The pedestrian entry to the car park is also less than successful and it is my 
calculation that the door will in fact be much lower than is shown on the east elevation and 
therefore effectively hidden from the street.  This raises amenity and safety concerns and 
will be discussed under the heading “Safety and Security.”  
 
The applicant is encouraged to address the lack of interaction at ground level and it is 
suggested that one solution might be to raise (and terrace) the landscaping (or part of the 
landscaping) in the area between the building and Regency Road and provide entrances 
(albeit by way of steps) to apartments 2 and 4 through this landscaping.   
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In addition the applicant is encouraged to consider providing a more attractive and easily 
accessible pedestrian entrance to the car park by relocating it nearer the Regency Road / 
Airlie Avenue corner.  See images below which indicate similar design resolutions referenced 
as exemplary by Auckland City Council in their Good Design Manual publication. 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

Examples of partially below ground parking areas and active street frontages/residences’ entrances. 
http://www.aucklanddesignmanual.co.nz/about-the-adm 

 
 
It is also suggested to protect the amenity of the occupants in apartments on Regency Road 
that noise attenuation measures be adopted such as appropriate acoustic glazing and seals 
to windows and doors and wall insulation exceeding BCA requirements. 
 
One additional note which affects the amenity for future occupants of apartments 1, 2, 5, 6, 
9 and 10 relates to the internal layouts of the apartments.  Whilst not critical, the question 
relates to the prominent position given to the bedrooms over the living/dining areas and 
resultant reduced natural light provision to the living/dining areas.  It seems that by 
rearranging the plan slightly (and lift and stair core), both bedrooms to all apartments could 
be provided with natural light and the living/dining kitchen space could still be provided with 
a larger area of glazing.    It is understood that there may be a number of other factors 
driving this design decision but it is raised as a point to discuss with the applicant. 
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Safety and Security 
Good design optimises safety and security both internal to the development and for the public 
domain. 
 

There is the opportunity for passive surveillance of the street from the units at upper floor 
levels which is supported but there is no habitable space proposed at ground floor and 
therefore no opportunity for ground level passive surveillance which is a negative aspect of 
the proposal.  The suggestion to lower the building slightly (see previous images) and 
provide pedestrian entry points through raised landscaping to apartments 2 and 4 will go 
some way to redress this if pursued by the applicant. 
 
In addition, as raised previously, the safety of the pedestrian entry is queried.  A narrow 
stepped entry between masonry walls leading to a submerged entrance is neither attractive 
nor safe and the applicant is encouraged to reconsider the design, possibly by providing a 
wide, ramped, well landscaped, open entry ramp or entry path from the corner of Regency 
Road and Airlie Avenue (ideally with disabled access).  The proposed low soft landscaped 
“edge” (Japanese Box Hedge) is supported as this will assist in defining the “private / 
defensible” space whilst still ensuring visual permeability. 
 
The provision of a roller door to car parking area is also supported as it will assist in making 
the car parking area safer and it is recommended good lighting levels be provided to the car 
park for increased safety.  The applicant is to be commended for providing natural light to 
the lobby spaces on each floor and the incorporation of spy holes in the doors of each 
individual apartments is recommended.  

 
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. 
 

There is a degree of variation in apartment size with some apartments offering two 
bedrooms and some two bedrooms and a study area.  This is supported.  The central lift 
which serves all floors also offers choice for those who might find stairs difficult to negotiate 
– families with small children and the elderly – although (as mentioned previously) there will 
be difficulty for those entering the building on foot from street level who find stairs difficult 
to negotiate, such as parents with pushchairs and people with walkers and mobility aids etc.   
 
It is recommended that the larger dwellings on the top floor be designed to address the 
Liveable Housing Design Guidelines (https://www.dss.gov.au/sites/default/files/documents 
/09_2012/lhd_guidelines_2012_secondedition1.pdf) and that the applicant consider the 
adaptability and flexibility of these homes 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 composition of building components is well assembled and evident in the articulation of 
the facades and overall manipulation of the form.  The materials palette offers a reasonable 
level of quality although some of the materials have a more commercial feel than domestic 
aesthetic (such as the Exotec, Alucobond and precast concrete panels) and will rely on the 
individual cladding proportions and material finish to maintain a sense of domesticity.  It is 
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recommended that details of the finishes (and specific colours) be provided and that the 
applicant consider adopting smaller building components/cladding configurations given the 
choice.   
 
Generally however, the range of materials, colours and textures and the treatment of the 
large blank walls (the western wall is proposed to support “feature battens” for example, 
and the stair core has been considered as a form in its own right) is supported. 
 

 
In conclusion, the proposal demonstrates a well-considered design response to providing medium / 
high density housing in the Urban Corridor Zone.   The main area of concern which affects amenity, 
context, scale, aesthetics, social dimensions and safety is the lack of opportunity for street 
activation, connection and passive surveillance provided at ground level and the report details 
possible ways to address this.  In so doing the applicant may also have the opportunity to address 
the other matters which have been highlighted, namely the visual impact of the concrete “base” of 
the building and the pedestrian entrance from street level. 
 
In addition it is recommended that noise attenuation measures be adopted for apartments fronting 
Regency Road; that additional glazing to be provided to the living/dining/kitchen areas of the 
apartments fronting Airlie Avenue if feasible; that good lighting levels be provided in the car park 
and at the pedestrian entrance; that spy holes are incorporated into all apartment front doors; that 
the applicant consider the adaptability and flexibility of these apartments; and that details of the 
finishes (and specific colours) be provided considering the domestic nature of the use and materials 
in the area. 
 
Having reviewed the drawings and assessed the architectural merits of the proposal against the 

parameters of Council’s design review policy, I have support for the design quality in its current from 

but strongly recommend that the proposal be improved through the amendments as outlined 

above.   

Yours sincerely 

 
Jenny Newman 
BA (Hons) Dip Arch (dist) MA 
Drawings Reviewed: 
Prepared by Ithink Design Studio  

 Cover Sheet PA01 25/07/16 

 Site Plan PA02 28/04/15 

 Ground Floor Plan PA03 28/04/15 

 First Floor Level Plan PA04 28/04/15 

 Second Level Floor Plan PA 05 28/04/15 

 Third Level Floor Plan PA 06 28/04/15 

 Roof Plan PA 07 28/04/15 

 North Elevation PA08 28/04/15 

 East Elevation PA09 28/04/15 

 West Elevation PA10 28/04/15 

 South Elevation PA11 28/04/15 

 Perspective Views PA12 28/04/15 

 Perspective Views PA 13 28/04/15 
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SUPERSEDED PLANS
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