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MINUTES OF THE DEVELOPMENT ASSESSMENT PANEL OF CITY OF PROSPECT, HELD IN 
THE CIVIC CENTRE, 128 PROSPECT ROAD, PROSPECT, ON MONDAY 9 NOVEMBER 2015 
AT 5.30PM. 
 
PRESENT: 

Presiding Member: Mr David Cooke  
Members: Ms A Bowman, Mr S Green, Ms Monica Lee, Mr D Starr, Mr S Weidenhofer  

IN ATTENDANCE: 

Mr N Cunningham Director Community, Planning & Communications 
Mr S McLuskey Senior Development Officer (Planning) 
Ms S Giles Development Officer (Planning) 
Ms M Gillett Panel Secretary 

ON LEAVE: 

Nil. 

APOLOGIES: 

Nil. 

CONFIRMATION OF MINUTES:  

 
Mr S Green Moved Mr D Starr Seconded 

That the minutes of the meeting of the Development Assessment Panel held on 12 October 2015 
be taken as read and confirmed as a correct record.  

Carried DAP 51/15 

ITEMS TO BE ADOPTED WITHOUT DISCUSSION:  

5.2 

ITEMS WITHDRAWN FOR FURTHER DISCUSSION 

Items 5.1, 5.3 were withdrawn for further discussion 

DEVELOPMENT APPLICATIONS: 

Item 5.1: 130 Churchill Road, Prospect 

Application No: DA 050/248/2015 
 
Alternate Recommendation 

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 050/248/2015 is not seriously at 
variance with the Development Plan and as such a decision shall be made on the merits of the 
application; and 

SUBJECT TO CONFIRMATION
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That application 050/248/2015 be deferred to a subsequent meeting of the Development 
Assessment Panel to enable the applicant to consider amending the application to resolve the 
following: 

 Provide proposal plans of improved quality and clarity (including clarity of accompanying 
annotations), 

 Landscaping to be a functional and integral part of the design, 

 Provide additional information and demonstrate resolution of waste management and 
collection issues, 

 Demonstrate appropriate car park ventilation, 

 Integrate a higher diversity of quality materials into the design, 

 Improve the overall streetscape interface by addressing issues of building mass, side 
boundary setback distances, lift-well configuration, pedestrian scale interface and the 
overall building footprint, 

 Increase the roller door setback distance, 

 Improve the quality and functionality of private open space. 

The Panel resolved by consensus that the recommendation is adopted - DAP 52/15 

 

Item 5.2: 185 Main North Road, Nailsworth 

Application No: DA 050/80/2015 
 
Recommendation 
 
That the Environment, Resources and Development Court be advised that Council’s Development 
Assessment Panel is supportive of the proposal having given further consideration to the proposal 
for the removal of the Significant Tree at 185 Main North Road, Nailsworth. 
 

The Panel resolved by consensus that the recommendation is adopted - DAP 53/15 

 

Ms M Lee entered the meeting at 5.51pm 

Item 5.3: 60-76 Main North Road Prospect 

Application No: DA 050/438/2015 
 
Amended Recommendation 
 
Moved Ms A Bowman Seconded Mr D Starr 
 
That the Inner Metropolitan Development Assessment Commission (IMDAC) be provided with a 
copy of this report and that it be advised of Council’s comments relating to this proposal, on a 
potentially iconic site, in its present form. It is recommended that the applicant refines the proposal 
in line with the matters described herein and any additional matters that have not been assessed 
or considered in this brief commentary. 
 
1. PLANNING COMMENTARY 
 
1.1 Pursuant to Section 34 of the Development Act 1993, Regulation 38 and Schedule 10 Clause 

4C of the Development Regulations 2008; the Development Assessment Commission (DAC) 
is the relevant authority with respect to the determination of development plan consent in 
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relation to the subject proposal. It is briefly noted that applications assessed with respect to 
Clause 4C of Schedule 10 are determined by the IMDAC. 
 

1.2 As the IMDAC is the relevant authority in relation to the subject proposal, many tasks for 
which the DAP is ordinarily responsible must be undertaken instead by the IMDAC. These 
tasks include, but are not limited to; determining the nature of the application (pursuant to 
Regulation 16), determining the category of development (pursuant to Section 38), 
determining relevant referral authorities (pursuant to Schedule 8) and determining whether 
the proposal is seriously at variance with the Development Plan (Pursuant to Section 35(2)).  
 

1.3 Regulation 38(2)(b) ordinarily requires that Council be given a period of six weeks to provide 
a report to the DAC on matters relating to the assessment of the development plan consent. 
It is noted that Regulation 38(4a)(b) operates such that for matters considered by the 
IMDAC, Council is not given a formal opportunity to provide a report or commentary.  

 
1.4 It should be noted that DPTI has provided Council with a brief period of time to offer 

commentary in relation to such proposals previously, with comments typically relating to 
technical matters such as street infrastructure concerns. 

 
1.5 For clarity, this report, and by extension Council’s role in the assessment process, is not to 

conduct an assessment of the proposal against the Development Plan and provide a 
recommendation for or against the proposal to the IMDAC. Rather, Council and the DAP 
should utilise its increased local knowledge to provide technical information or key points of 
concern to best inform the full assessment of the proposal by the IMDAC.  
 

1.6 It is noted that the proposal is neither a complying nor a non-complying development with 
reference to Principles of Development Control 20 and 21 of the Urban Corridor Zone, and 
will therefore be considered by the IMDAC on its merits against the relevant provisions of 
Council’s Development Plan. 

 
2. LOCALITY AND SUBJECT LAND 
 
2.1 Locality 

 
2.1.1 The locality comprises portions of Main North Road, Nottage Terrace and a portion of 

Da Costa Avenue, and includes properties within the Residential Zone, Historic 
Conservation Zone and Urban Corridor Zone. Within the locality a mix of residential 
properties, typically featuring older, well maintained dwellings and commercial 
properties, commonly consisting of service trade premises (car yards) and associated 
uses fronting Main North Road, are present.  

 
2.1.2 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 1. The locality is also well described in the applicant’s supporting 
statement, at Attachments 34-35. 

 
2.2 Subject Land 

 
2.2.1 The subject land is located between the intersections of Main North Road and Nottage 

Terrace, and Main North Road and Da Costa Avenue. The land is irregularly shaped 
and comprises three allotments with a total area of 3,595m², with a frontage of 105m 
to Main North Road and a frontage of 39m to Da Costa Avenue.  

 
2.2.2 The land is essentially flat and has recently been cleared of previously existing 

buildings. 
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3. PROPOSAL 
 
3.1 It is noted that the proposed development and its iterations through the Design Review 

process is described at length in the applicant’s supporting statement (Attachment 35-37).  
 

3.2 Briefly, the proposal comprises the construction of a seven storey mixed use building 
towards the south-western corner of the land, which would incorporate office and restaurant 
uses on the ground floor, with motel and residential uses above. A basement car park would 
be constructed containing 75 parking spaces, with a further 16 spaces available at ground 
level. 
 

3.3 Non-residential uses include a restaurant of approximately 157m² of gross leasable floor 
area (GLFA), two commercial tenancies totalling approximately 500m² GLFA and 50 motel 
apartments comprising 96 total available rooms. Residential uses comprise 36 two bedroom 
dwellings and one single bedroom dwelling. 

 
3.4 A refuse storage area is proposed abutting the Da Costa Avenue frontage, with an existing 

street tree adjacent the north-western corner of the site proposed to be removed. An existing 
crossover to the north-western corner of the site would be widened, while a new crossover 
would be established to the south-western corner of the site. The re-instatement of remaining 
crossovers would allow a replacement street tree to be planted in Da Costa Avenue in close 
proximity to the existing. Ten new street trees are proposed to the Main North Road frontage 
of the site. 

 
3.5 The proposal plans are attached (refer Attachments 15-29). Supporting documentation 

including a supporting statement from David Hutchison of Access Planning (refer 
Attachments 39-49), landscaping plans from Oxigen (refer Attachments 50-61) and a traffic 
and parking report from GTA Consultants (refer Attachments 62-77) are attached. 

 
4. REFERRALS 
 
5.1  While a referral to the DPTI is required pursuant to Schedule 8, their response will be 

provided directly to the IMDAC for their consideration. The responses of these agencies are 
not available at the time of preparation of the report to the DAP. 
 

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

Development Act 1993, Schedule 9 of the Development Regulations 2008 and the relevant 
provisions of Council’s Development Plan, as it involves a form of development not listed as 
Category 1 by PDC 22 of the Urban Corridor Zone. 

 
5.2 The public notification period (undertaken by the DAC) commenced on Monday 27 October 

2015 and will end on Monday 9 November 2015. Any representations must be made directly 
to the IMDAC for their consideration. 

 
6. PLANNING CONSIDERATIONS 
 
6.1 It is noted that a motel, as defined by Schedule 1 of the Development Regulations 2008, 

includes an associated restaurant facility. The proposal therefore incorporates three land 
uses, namely offices, motel and dwellings, within one mixed use building of seven storeys in 
height above natural ground level. Each of these proposed uses is consistent with the types 
of uses anticipated within the zone, while the construction of mixed use buildings is also 
encouraged by the Development Plan. 
 

6.2 Due to its familiarity with the local area, Council is well positioned to highlight to the IMDAC 
key areas of consideration or concern, such as conflicts with street infrastructure, Residential 
and Historic Conservation Zone interfaces, landscaping, waste management and other 
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elements of the proposal. To this end, it is recommended that the DAP give consideration to 
a number of planning matters to ensure appropriate feedback is provided, but without 
undertaking a full planning assessment of the proposal. 

 
Procedural Matters: 
 
6.3 While the proposal has been correctly (in the view of staff) categorised by the IMDAC as a 

Category 2 form of development, staff are concerned that the extent of the notification 
undertaken does not meet the requirements of the Development Act 1993. It is the opinion of 
staff that an additional 8 parcels of land are ‘adjacent land’ for the purposes of the Act and 
should have received direct notification by the IMDAC of the proposal. While Council staff are 
aware of competing views as to the intended meaning of ‘adjacent land’, it is recommended 
that the IMDAC limit its procedural vulnerability by undertaking a notification process more 
closely aligned with common practice. 

 
Interface with Residential Zone (Visual Privacy): 

 
6.4 A total of 41 balconies at or above first floor level are west or north-west facing and overlook 

adjoining residential properties within the Residential Zone. It is noted that while it is 
desirable that overlooking be prevented in most developments (refer Council Wide PDC 90), 
for buildings greater than three storeys height within the Urban Corridor Zone it is desirable 
that overlooking be minimised (refer Council Wide PDC 139 and UCZ DCS).  

 
6.5 To this end it is noted that a suitable separation distance can minimise direct overlooking 

impacts. 12 of the 41 balconies referred to above are greater than 15m from the boundary of 
the nearest residential property. The remaining 29 balconies propose to minimise 
overlooking impacts by way of 1.2m high balustrading. The applicant’s supporting statement 
notes that views are readily obtainable from the balconies, but that users of the balconies will 
also be easily seen by those impacted.  

 
6.6 At best this rationale is flawed. The balconies are a poor quality private open space outcome 

for dwelling occupants if they are discouraged from using them, while acknowledging the 
impact to adjoining residents does little to minimise it.  

 
6.7 With advice from the Government Architect and Design Review Panel members, the DAP 

has previously expressed that 1.5m high balustrade and window screening treatments may 
better balance the competing issues of occupant amenity and visual privacy. Alternatively, 
vertical louvered screening treatments have also been successfully utilised in previous 
projects. It is recommended that the IMDAC seek amended plans from the applicant, 
providing both a better visual privacy and occupant amenity outcome for west facing 
balconies and windows. 

 
Natural Thermal Comfort: 
 
6.8 It is noted that west-facing motel rooms and apartments feature limited cross-flow ventilation 

opportunities (in no small part as a result of a less than ideal double loaded corridor 
apartment typology) while having substantial and largely unshaded window and door 
openings. It is not anticipated that relief from afternoon sun will be provided by further 
development of the subject land or adjoining western properties. 
 

6.9 It is noted that increased window sill and balcony balustrade heights would assist in limiting 
heat loading experienced by occupants. Notwithstanding this, it is recommended that the 
proposal limits west-facing openings and provides suitable shade canopies to ensure an 
appropriate level of occupant amenity without undue reliance upon mechanical cooling.  
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Interface with Residential Zone (Noise): 
 
6.10 It is noted that key collection for motel apartments would occur by way of temporary car 

parking adjacent the southern boundary of the adjoining property. Further, waste collection is 
anticipated to occur adjacent the eastern boundary of the subject site. It is also noted that 
mechanical ventilation devices for the basement car park are not described by the proposal 
plans.  

 
6.11 It is recommended that necessary building construction issues, such as mechanical 

ventilation, be identified, with advice to then be sought from a suitably qualified acoustic 
expert. This advice should detail treatments required to suitably protect adjoining residential 
properties from unreasonable noise intrusion, and treatments required to achieve the 
Minister’s Specification SA 78B (Construction requirements for the control of external sound). 

 
Street Infrastructure: 
 
6.12 Council’s Infrastructure and Assets Department have considered the proposed removal of 

the street tree on Da Costa Avenue and do not object, providing that the removal and 
replacement costs (based also on the amenity value of the tree) are borne by the applicant 
(as per Council policy). 
 

6.13 Concern has been expressed however with respect to the proposed street tree plantings to 
the Main North Road frontage of the site. While staff would typically encourage 
improvements to the public realm, particularly through appropriate street tree plantings, 
issues of location and pedestrian movement appear to have been given inadequate 
consideration.  

 
6.14 For ease of reference, the ten proposed street trees are numbered below from the 

southernmost tree (1) to the northernmost tree (10). A cursory consideration of the survey 
plan provided indicates that trees 3, 4, 5, 7 and 10 would conflict with existing street 
infrastructure. Further, Council’s Infrastructure and Assets Department have indicated 
concern that a 1.5m continuous width is unlikely to remain available along the footpath if the 
trees are planted as proposed. Further, and with reference to the indicative species shown, it 
would appear necessary that severe canopy pruning occur due to the limited setback 
proposed from Main North Road. 

 
6.15 It is recommended that landscaping plans be prepared with greater clarity; which 

demonstrate the ability of the site to provide a suitable landscaped outcome without 
comprising existing street infrastructure and safe pedestrian movement. It is noted that the 
articulation of the building through varied street setbacks may be required to achieve this. 

 
Public Realm Interface: 
 
6.16 While the challenge of responding to road widening requirements in the design of the 

building is acknowledged, the pedestrian scale interface of the proposal at its Main North 
Road frontage is less than desirable. Building entry points do not appear to respond to 
existing pedestrian infrastructure, while narrow entry and pathway widths offer limited shelter 
and circulation space to pedestrians. It is noted that these concerns will be exacerbated in 
the event that road widening occurs.  
 

6.17 With respect to building scale, it is noted that the ‘podium’ and ‘focal point’ design treatments 
would establish the motel second floor and residential first floor as the ‘base’ of the building. 
While entries to residential lobby areas would receive some separate treatment (though at 
first floor level), remaining building entry points are otherwise not delineated by design or 
articulation of the facade. This approach appears to be at the expense of establishing a 
strong pedestrian scale built form interface. 
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6.18 It is recommended that greater consideration be given to the ground level interface of the 

proposed building with the Main North Road public realm and its existing infrastructure. 
 
Waste Management: 
 
6.19 While it is noted that a 45m² bin enclosure is described on the proposal plans, it appears no 

further consideration has been given to waste management or collection at this point. With 
reference to the Zero Waste SA Better Practice Guide, staff note anticipated demand rates of 
3,891 litres of general waste, 3,020 litres of recyclable waste and 1,627 litres of green 
organic waste to be collected per week.  

 
6.20 Given this high rate of demand, it would be most appropriate that detailed consideration of 

the storage and collection capacity and methodology occur at the planning stage. For 
example, no evidence is provided that fourteen 660L mobile garbage bins can be stored and 
conveniently accessed or collected from the bin enclosure provided. 

 
Height and Scale: 
 
6.21 In the opinion of staff, the applicant’s supporting statement correctly identifies the subject 

land as a key gateway site. Further, the supporting statement correctly identifies that the 
proposed development is a potentially iconic building that is likely to be of a higher scale than 
other development within the Business Policy Area of the Urban Corridor Zone. 
 

6.22 It is noted however that the building, at seven storeys and 23 metres in height above natural 
ground level, is two storeys and four metres greater in height than the maximum anticipated 
by the relevant concept plan (Concept Plan Fig UrC/2 and with reference to the Planning 
Policy Library). 

 
6.23 While it is a recognised planning tenet that no individual principle of a Development Plan is 

mandatory or statutory in nature, Council recommends that the IMDAC approach variances 
to maximum building heights with caution. Departures from maximum building heights are 
also of greater concern where the architectural expression used does not break down the 
scale of the building when viewed from the public realm. It is noted that the building would be 
immediately read by an observer as a seven storey building. 

 
6.24 To this end it is recommended that greater consideration be given to vertical building façade 

treatments to relieve the strong horizontal lines of the present proposal. It is suggested that 
this may be best achieved by breaking the building up into multiple buildings of varied height.   

 
Use of Materials: 

 
6.25 The present building material palette largely consists of fibre cement panelling and 

alucobond, with varied paint finishes proposed to offer some visual interest. It is strongly 
recommended that a higher diversity of quality materials be integrated into the design of the 
building. 

 
7. CONCLUSION 
 
7.1 A full planning assessment of the proposal has not been undertaken, as this is not Council’s 

role with respect to this proposal. Notwithstanding this, concerns are highlighted in relation to 
several technical and assessment matters in the context of the DAP’s experience with high 
density mixed use development since the inception of the Urban Corridor Zone in October 
2013. We trust that the commentary above is of assistance to the IMDAC. 

 
CARRIED - DAP 54/15 
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OTHER REPORTS FROM THE DIRECTOR COMMUNITY, PLANNING & COMMUNICATIONS 

Item 6.1: Summary of Development Assessment Commission (DAC) Decisions 
and Proposals Greater than $3 Million called in by the Coordinator-
General 

(1) The Development Assessment Panel receives and notes the information. 

Report Received. 

 
Item 7.1: Summary of Court Appeals and Enforcement Matters 

(1) The Development Assessment Panel receives and notes the information. 

Report Received. 

 

TIME AND PLACE OF NEXT MEETING: 

The next meeting of the Development Assessment Panel will be held in the Civic Centre on 14 
December at 5.30pm.   

 
CLOSURE: 

The meeting closed at 6.09pm. 
 
 
 
 
 
 .....................................................................  
Mr David Cooke  
(Presiding Member) 
December 2015 




