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1. EXECUTIVE SUMMARY  
 

1.1 The proposal is for the demolition of an existing dwelling and associated outbuildings, 
and the construction of a three storey residential flat building comprising 7 dwellings 
with associated retaining walls, fencing and landscaping. The development is proposed 
on one allotment within the Transit Living Policy Area of the Urban Corridor Zone.  

 
1.2 No mandatory referrals were required. The application was for a Category 1 form of 

development, and thus no public consultation was undertaken. The proposal was 
referred to Jenny Newman (an independent architectural adviser) for design review, 
who considered overall that the proposal demonstrated a well resolved design 
response to providing medium density housing on a relatively small site for which the 
applicant should be commended. Nonetheless, a number of alterations were 
recommended that would improve the design quality of the proposal. Amended plans 
were provided by the applicant responding to these matters.  

 
1.3 The proposal would generally achieve the relevant minimum density, setbacks, waste 

management, car parking, landscaping, private open space and visual privacy 
requirements, while minimising overshadowing impacts to properties outside of the 
Urban Corridor Zone. Waste management, stormwater management and site access 
can be suitably resolved through reserved matters and conditions. 

 
1.4 Overall, the proposal would result in development that would be sufficiently consistent 

with the relevant Development Plan provisions.   
 

2. LOCALITY AND SUBJECT LAND 
 

2.1 Locality 
 
2.1.1 The locality is residential in nature and of high amenity, inclusive of wide verges 

with mature street tree plantings. Front gardens are typically well landscaped, 
while the characteristic types of dwellings include many original bungalows, as 
well as several later replacement single storey dwellings. A 1960s (or similar age) 
development of three, two storey residential flat buildings containing 8 dwellings 
is present at 17 James Street, while a substantial two storey dwelling was 
recently constructed adjacent the subject land at 9a James Street.  

 
2.1.2 James Street is parallel to Prospect Road, with north and south-bound bus stops 

on Prospect Road, and east and west-bound bus stops on Regency Road, 
located within close proximity to the locality. Within the locality, the land slops 
substantially from east to west, and also slopes notably from south to north. It is 
typical that dwellings to the east of James Street have finished floor levels 
substantially higher than footpath level, while dwellings to the west of James 
Street have finished floor levels below footpath level. 

 
2.1.3 Properties facing Prospect Road to the east of the subject land are commercial in 

nature, including retail, retail showroom and office uses. Such uses are 
characteristic of properties to the north of the subject land facing Regency Road.  

 
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 land comprises one allotment with a total area of approximately 820m², with 

a frontage of 15.24m to James Street and a depth of 54m. The subject land 
slopes approximately 4m from its eastern boundary to the James Street property 
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boundary, and approximately 0.4m from its southern boundary to its northern 
boundary. There are no regulated or significant trees that would be affected by 
the proposal. 

 
2.2.2 Existing site improvements include a single storey dwelling with attached 

verandahs and garaging, as well as associated detached outbuildings to the rear 
of the subject land. A single width vehicular crossover is located adjacent the 
southern boundary. The subject land is illustrated on Attachment 5.  

 
3. PROPOSAL 
 

3.1 The proposal comprises the demolition of an existing dwelling and associated 
outbuildings, and the construction of a three storey residential flat building comprising 7 
dwellings with associated retaining walls, fencing and landscaping.   

 
3.2 Retaining walls are required due to excavation though would establish finished floor 

levels below the current natural ground level. Retaining walls are proposed on the 
northern boundary, as well as towards the eastern and southern boundaries of the site 
but set wholly within the subject land (i.e. not on the common boundary). Retaining 
walls would be approximately 1.6m in height towards the eastern property boundary, 
and would vary in height in relation to the northern and southern boundaries from 0.1m 
to approximately 1.4m. Landscaping would be located to the front and rear of the site 
and within each courtyard.  Waste storage areas would be located within the common 
driveway. 
 

3.3 No other works are proposed. The proposal plans are attached (refer Attachments 6-
17), as is a siteworks plan (refer Attachment 18), a vehicle manoeuvring diagram 
(refer Attachment 19), a landscaping plan (refer Attachments 6-17), a response to 
the design review comments (refer Attachments 34-39), and a supporting statement 
(refer Attachments 54-68). 
 

4. REFERRALS 
 

4.1 Internal (Advisory) Referrals 
 
4.1.1 An emphasis on high quality building and landscape design, with consideration of 

urban design principles is a fundamental component of any new development 
within the Urban Corridor. Accordingly, the proposal were referred to Ms Jenny 
Newman (an independent architectural adviser) for informal design review in 
accordance with Council’s Design Review Process for Higher Density 
Development.   
 

4.1.2 Briefly, the review (refer Attachments 40-45) identified the following:  
 
 The proposal was considered to represent a well resolved response to 

medium density housing on a relatively small site for which the applicant was 
to be commended. While relatively supportive of the proposal, there are a 
number of available alterations that would assist in increasing the design 
quality of the proposal that the applicant should consider.  

 Materials should be reconsidered to provide more durable, self-finished 
materials in lieu of what appear to be primarily lightweight materials presently 
proposed.  

 A greater front setback and additional soft landscaping forward of the 
development would assist in reducing the building’s apparent scale within the 
street. On-site services within the landscaping area should be better 
integrated, as the presently described locations are likely to negatively affect 
the space available for planting and species selection. 
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 Townhouse one should be modulated at its upper levels so that it presents 
more frontage to James Street. This would both improve the presentation of 
the development, but would also shield the remainder of the development 
from view from the street.  

 A 3m setback distance should be maintained at upper levels from the 
northern boundary to maximise natural light and outlook access. 

 Clear glazing should be provided in entry doors, while high light levels should 
be provided within the driveway, to maximise passive surveillance of 
common areas. 

 Future adaptability of each dwelling should be considered, noting that none 
of the dwellings include ground level bedrooms or space for the future 
provision of a lift. Providing a communal space within the development where 
residents could meet or gather would also assist the social dimensions of the 
development. 

 Screening heights to balconies should be lowered to 1.5m in height, and 
ceiling heights should be confirmed within habitable areas to a 2.7m 
minimum, to ensure an appropriate balance between occupant amenity and 
visual privacy.  
 

4.1.3 In response to the Design Review advice, amended plans (refer Attachments 6-
17) and a supporting statement (refer Attachments 34-39) were provided which 
addressed: 
 
 It is confirmed that the proposed materials are only lightweight in part; with 

‘ecoblock’ walls proposed to the east and west facades (as well as internal 
party walls), while ‘structural insulated panels’ are proposed to the north and 
south facades. These materials feature high thermal and acoustic insulation 
properties and are considered to be durable and sustainable building 
products. In order to shade west-facing windows, a pre-finished alucobond 
material has been incorporated into the James Street building façade.  

 The proposal achieves relevant Development Provisions addressing building 
scale, and the substantial street verge and mature street tree will assist in 
diminishing the visual bulk of the building when viewed from the street. 
Services have been better integrated and relocated to the northern boundary 
of the property, to ensure that planting opportunities within the proposed 
landscaping area are maximised. 

 Dwelling one has been amended such that it extends to both side 
boundaries, with an individual entry point and additional windows and 
balcony areas added such that dwelling one now faces James Street. The 
elements of building form and articulation supported in the original proposal 
have not been negatively impacted by these amendments. 

 Balconies, previously proposed at 1m setback from the northern boundary, 
have been amended to a setback of 2m. It is considered that this setback 
distance balances internal occupant amenity appropriately with access to 
natural light and outlook. Screening heights have remained at 1.7m in order 
to address potential visual privacy impacts of the lesser setback distance, but 
have been altered to angled louvres to allow additional natural light and 
outlook access to each balcony.  

 It is confirmed that double glazed entrance doors are proposed for all 
townhouse entries to ensure passive surveillance of common areas. It is also 
confirmed that all habitable rooms will have a minimum ceiling height of 
2.7m. 
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 While the concept of flexible design to support different user groups is 
supported, the size and slope of this particular site substantially limit design 
solutions available to achieve these outcomes. The proposal is a relatively 
modestly sized development that it expected to appeal to a portion of the 
market only due to these and other limitations. 
 

4.2 External (Legislated) Referrals 
 

4.2.1 No mandatory referrals were required in relation to the proposal. 
 
5. PUBLIC NOTIFICATION 
 

5.1 The application is a Category 1 form of development pursuant to Section 38 of the 
Development Act 1993, Schedule 9 of the Development Regulations 2008 and Urban 
Corridor Zone Principle of Development Control 24. 

 
5.2 A residential flat building 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 would exceed the ‘Building 
Envelope - Interface Height Provisions’ (UCZ PDC 24).  
 

5.3 The subject land is located adjacent the Residential Zone. While the proposed building 
is three storeys in height, it would not exceed the prescribed building envelope. 
Consequently, the application is a Category 1 form of development. 
 

6. PLANNING ASSESSMENT 
 
6.1 Dwelling Density 
 

6.1.1 The Transit Living Policy Area anticipates medium and high density housing.  
This would primarily be in the form of apartment and terrace style dwellings along 
with mixed-use buildings to accommodate a diversity of dwelling types within the 
precinct. In order to achieve this, the minimum residential site density for 
residential development within the Transit Living Policy Area is 45 dwellings per 
hectare net (UCZ PDC 5).  
 

6.1.2 The subject site, which is not identified within a Concept Plan, has an area of 
approximately 822m². Therefore, the minimum net residential site density would 
be achieved through the provision of 4 dwellings. The proposal, which comprises 
7 dwellings, comfortably satisfies the desired minimum density.   

 
6.2 Design and Appearance 
 

6.2.1 It is anticipated that development within the Urban Corridor Zone would achieve a 
high standard of architectural design that responds carefully to its context and to 
the Desired Character of each policy area. The design of building facades should 
use articulation and fenestration to all visible sides, include active frontages at 
ground level, and use natural, durable and contextually appropriate materials and 
finishes. Architectural expressions should be contemporary, but nonetheless 
complement the traditional built form of the area (UCZ and TLPA Desired 
Character Statement).  

 
6.2.2 It is anticipated that the character of the eastern side of James Street (which is in 

the Urban Corridor Zone) will, over time, vary from the character of the western 
side of James Street (which is within the Residential Zone). Where the provisions 
of the Residential Zone seek building scale and form that is consistent with 
nearby dwellings, the Urban Corridor Zone provisions seek a much more 
substantial building scale than is characteristic of current dwellings.  
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6.2.3 The minimum building height anticipated for the subject land is 1 storey, while the 

maximum building height anticipated is 3 storeys and up to 11.5 metres in height. 
The proposed building would be 3 storeys, and would vary between a maximum 
of 11.5m and 10m in height (to the top of the roof) above current ground level. 

  
6.2.4 While there is no particular characteristic material within the locality, the mix of 

materials within the locality includes cream brick, red brick, sandstone, and cream 
coloured render. The palette of building materials proposed includes almond 
coloured heathstone block retaining walls, texture coated 'ecoblock, 'Hardies 
Áxon'cladding, alucobond, colorbond and glass. The driveway would be paved 
with charcoal coloured paving and a contrasting almond coloured pedestrian 
pathway. 

 
6.2.5 Council's architectural advisor supported the palette of colours and textures is 

supported, though noted that the materials specified appeared to be lightweight 
and not naturally self-finished or pre-finished. The applicant has indicated that the 
principal proposed building materials are not self or pre-finished in nature, but are 
of a high thermal mass and comprise a reinforced concrete core between flame 
retardant polystyrene which are then rendered and texture coated.  
 

6.2.6 Walls to the building's northern and southern facades are proposed to be 
constructed of 'Structural Insulated Panels', which are a fire retardant polystyrene 
core between out layers of magnesium oxide boards which are then rendered or 
further clad with Hardies 'Axon' cladding. In the context of a locality that does not 
feature a characteristic material application, the proposed material palette is 
considered to be acceptable. 

 
6.2.7 The overall configuration of the proposal, with a wider fronted dwelling facing 

James Street and the remainder of the building narrowed such that it is well 
separated from side boundaries, is supported. Consistent with the design review 
advice, it is considered that the form of the building including the stepping of 
dwellings with the slope of the land, pitched roof forms, and well articulated 
facades is appropriate. Improvements in response to the design review advice 
including the modulation of dwelling 1 to better face the street and increased 
setbacks to northern balconies are considered to further improve the overall 
building form. 

 
6.2.8 While the proposal does not incorporate materials that are characteristic of 

domestic buildings in Prospect generally, it is considered the materials and colour 
palette are appropriate within this particular locality. The overall approach to 
building form and articulation is supported. The proposal is thus considered to 
satisfy the relevant Development Plan provisions. 

 
6.3 Setbacks  

 
6.3.1 Within the Transit Living Policy Area, the minimum setback from the primary road 

is 3m. There is no minimum side setback for the first 18m of the property from the 
primary road frontage or at ground level thereafter. In relation to solid walls of the 
building, a minimum 2m setback is required for all levels above ground level that 
are more than 18m from the primary road frontage. The minimum setback from 
the rear allotment boundary at ground level is 3 metres where the adjoining 
property is within the Urban Corridor Zone. It is noted that verandahs, porticos 
and the like are excluded from the operation of these setback provisions (UCZ 
PDCs 14 and 16).    

 
6.3.2 The proposed building would be setback 3 metres from the James Street 

boundary. Boundary walls are proposed within 16.6m of the primary front 
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frontage, with the remainder of the ground level setback a minimum of 2m from 
side boundaries. Above ground level, the building would be setback a minimum of 
3.0m from the northern property boundary and a minimum of 1.7m from the 
southern property boundary (noting that the separation distance between 
balconies and windows to side property boundaries is considered in the Visual 
Privacy section of this report). The proposed building would also be setback 3.1m 
from the rear property boundary. 
 

6.3.3 These setbacks are relatively consistent with the desired minimum requirements. 
It is noted that the orientation of the adjoining southern properties is such that the 
separation distance between adjacent buildings will be inherently larger than 
typical, and thus it is considered that the 0.3m departure from the desired 
minimum is likely to result in minimal impact to future adjoining occupant amenity. 

 
6.3.4 It is considered that the relatively limited departure in relation to the building's 

southern facade is not fatal to the proposal in the context of the characteristics of 
the subject land and adjoining properties. 

 
6.4 Visual Privacy 

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

of any windows and balconies shall be such as to prevent overlooking to adjacent 
useable private open spaces or adjoining windows. In relation to buildings that 
are 3 or more storeys in height, it is anticipated that windows and balconies shall 
be design with adequate separation and screening to provide visual and acoustic 
privacy. Where the separation distance from a boundary is less than 3 metres, 
alternative design solutions should be applied to achieve an appropriate level of 
visual and acoustic privacy while ensuring that appropriate light access is 
maintained. Any such design solutions should be integrated into the overall 
building design (Council Wide PDCs 89, 90, 91, 140 and 171).  
 

6.4.2 As the proposed building is 3 storeys in height and within the Urban Corridor 
Zone, it is noted that Council Wide PDC 90 is not applicable to this proposal. 

 
6.4.3 Dwellings 3-7 at each level would have balconies at first floor facing north that 

would be setback 2.0m from the northern property boundary. These balconies 
would be provided with 1.7m high balustrades of angled colorbond louvres to 
allow light entry while preventing overlooking.  

 
6.4.4 Dwellings 1 and 2 would have balconies that extend to the northern property 

boundary. Dwelling 1 would gain its principle light and outlook towards James 
Street. Dwelling 2 would include a solid 2.1m eastern balustrade to provide visual 
and acoustic separation from the abutting Dwelling 3 balcony. This would allow 
some eastern outlook, though it is noted that principle light and outlook for this 
balcony would be obtained via two north-facing openings. Future development of 
the adjoining site could include a boundary wall in this location, which would 
substantially limit outlook available from this balcony. The occupant amenity of 
this balcony is considered further in the Private Open Space section of this report. 

 
6.4.5 Windows at first and second floor level of all dwellings would be setback 1.7m 

from the southern property boundary. The first floor windows are intended to 
provide light and ventilation only to bathrooms, and would incorporate translucent 
glazing and be restricted in opening width. The second floor windows are high 
level, being 2.7m above finished floor level, and are intended to provide angled 
outlook to the sky in additional to light and ventilation to bedroom 2. 

 
6.4.6 While separation distances in relation to north-facing balconies and south-facing 

windows do not achieve the relevant Development Plan provisions, the visual 
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privacy treatments proposed are considered to achieve the intent of this aspect of 
these provisions (which do allow for lesser setback distances where the related 
impacts can be otherwise appropriately managed). The occupant amenity 
impacts related to these departures is considered elsewhere in this report. 

 
6.5 Private Open Space  

 
6.5.1 Private open space should be provided for each dwelling and should be located 

so that it is accessible directly from internal living areas. Private open space 
should be located at ground level where possible and should have sufficient area 
and shape to be functional (Council Wide PDC 149). Dwellings at ground level 
should be provided with 24m² of total private open space, with a minimum 16m² 
to be provided in a ground level area with a minimum 3m dimension. The balance 
of private open space may be provided via balconies, roof terraces or the like with 
a minimum dimension of 2 metres (Council Wide PDC 150). 

 
6.5.2 Private open space, achieving the functional elements described above, is 

provided in relation to each dwelling as follows: 
 

Dwelling No: Ground level: Balcony: 

1 Nil 25m² 
2 Nil 25m² 
3 Nil 19m² 
4 Nil 19m² 
5 Nil 19m² 
6 Nil 19m² 
7 27m² 19m² 

 
6.5.3 It is noted that the minimum dimension proposed to balconies is 2.7m, with the 

balconies of Dwellings 1 and 2 being 3.7m. These balcony depths are supported 
as positive features of the proposal. In relation to Dwelling 2, it is noted that the 
recession of the upper level results in the majority of the balcony remaining 
unroofed, which given its northern orientation will ensure light access into the 
balcony notwithstanding potential future adjoining development. While the 
balcony of Dwelling 2 would have the least access to outlook of any within the 
development, the overall amenity of the space is considered to be acceptable.  
 

6.5.4 Dwelling 7 would be provided with individual access to the rear landscaped area 
from the balcony, which is greater than 3m in minimum dimension. Each of the 
dwellings would also have southern oriented ground level courtyards of a 2.0m 
minimum dimension. These areas are intended to house air-conditioning units, 
clothes lines, rainwater tanks and other services. Given the minimum dimension 
of balconies, and noting that the balconies would not be used to store services or 
other equipment, this approach to private open space provision is supported.  

 
6.5.5 Including the areas that do not achieve the minimum dimensions as described 

above, the total area of private open space that would be provided in relation to 
each dwelling as follows: 

 
Dwelling No: Total POS: 

1 34m² 
2 38m² 
3 32m² 
4 32m² 
5 32m² 
6 32m² 
7 59m² 
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6.5.6 While none of the proposed dwellings would achieve the quantitative 
requirements of the current version of the Development Plan, this is principally a 
result of private open space being provided primarily via balconies rather than 
primarily via ground level courtyards. It is noted briefly that further changes to 
Council’s Development Plan are intended that would allow for private open space 
to be provided solely within balconies, subject to an increased minimum 
dimension to such balconies being provided. 
 

6.5.7 Given the above, the provision of private open space within the proposal is 
supported.   

 
6.6 Car and Bicycle Parking  

 
6.6.1 Development within the Urban Corridor Zone should provide car and bicycle 

parking in accordance with Tables Pr/5 and Pr/6 of Council’s Development Plan. 
It is also anticipated that on-site vehicle parking would be consolidated, shared 
where possible, and screened from the main road or public spaces (UCZ Desired 
Character Statement).     
 

6.6.2 With reference to Tables Pr/5 and Pr/6; a minimum of 9 car parking spaces 
(including 2 visitor parking spaces) and 3 bicycle parking spaces should be 
provided on site. The proposal would provide 14 car parking spaces located 
within individual dwelling garages. No specific location has been set aside for 
bicycle parking, though it is noted that each dwelling features suitable storage 
spaces below the stair within each garage.  

 
6.6.3 Broadly, the volume of car parking within the site would exceed the minimum 

requirements of the Development Plan. While it is less desirable than shared 
areas of visitor parking, it is noted that access to double garages could be made 
available for visitors. While the internal width of each garage is not generous, it is 
sufficient to achieve the relevant Australian Standard. 

 
6.6.4 While the configuration of car parking is not considered to be ideal, it is 

considered that the proposal would provide sufficient car parking spaces in 
accordance with the relevant provisions of the Development Plan. 
 

6.7 Traffic and Vehicular Movements 
 

6.7.1 Further, development should not generate pedestrian or vehicular traffic onto a 
public road in such a manner that materially impairs the movement of traffic on 
that road (Council Wide PDC 209). Car parking areas should minimise conflict 
between vehicles and pedestrians, while minimising the number of access points 
and the need for vehicles to reverse onto public roads (Council Wide PDC 212). 

 
6.7.2 The common driveway area would be 6.7m in width from the internal face of the 

retaining wall to the external face of each roller door, which will allow vehicles to 
pass each other within the site and to enter and exit the site in a forward motion. 
A contrasting paving treatment is proposed to delineate a pedestrian access 
pathway adjacent dwelling entry points. It is recommended that a condition 
reinforcing the need for high lighting levels within this area be imposed. 

 
6.7.3 The existing crossover would be closed, with a new 4m wide crossover proposed 

towards the northern boundary of the site. The crossover would be setback 0.5m 
from an existing stobie pole, which is greater than the minimum setback of 0.3m 
required by SA Power Networks. The crossover would also be setback 1m from 
an existing mature street tree, which is intended to allow for the retention of the 
tree. Noting that vehicles are able to pass each other within the subject land, the 
narrowing of the driveway in order to maintain the existing street tree is 
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supported. It is noted however that without detailed investigation of the tree's root 
network, it is unclear whether the proposed 1m setback will be sufficient to 
maintain suitable tree health. 
 

6.7.4 While the overall approach to access and vehicular manoeuvring is supported, it 
is recommended that a condition be imposed requiring that detailed investigation 
be undertaken regarding the existing street tree, with any amendment to the 
proposal required to achieve the retention of the tree and all work undertaken to 
be to the satisfaction of Council's Assets and Infrastructure Engineer.  
 

6.8 Landscaping 
 

6.8.1 It is desired that new buildings are set back from primary street frontages to 
provide for landscaping comprising low-lying shrubs, grass plantings and trees 
with high canopies. This planting would enhance the built form, contribute to a 
pleasant pedestrian environment and provide an attractive transition between the 
public and private realms. Deep soil areas should be provided at the zone and 
street interface of each development, with a minimum total deep soil area of 7% 
of the site area. Each deep soil zone area should have a minimum dimension of 
3m and 1 medium height tree for every 30m² of deep soil area required (Council 
Wide PDC 180, TLPA Desired Character Statement).  
 

6.8.2 Given the size of the site, a total of 58m² of deep soil area should be provided 
incorporating 2 medium height trees. A landscaping plan has been provided 
which demonstrates 55m² of deep soil zones to be provided to the front and rear 
of the site, and low-level plantings within each courtyard. The plants would range 
from ground covers to 8m in mature height, with two medium trees proposed to 
the front of the development and three proposed to the rear of the development 
adjacent the common driveway.  

 
6.8.3 The proposed landscaping would generally achieve the relevant provisions of the 

Development Plan that were inserted into the Development Plan through recent 
policy amendment processes. In this context, the landscaping element of the 
proposal is therefore supported.  

 
6.9 Energy Conservation Measures  

 
6.9.1 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). 
 

6.9.2 Each living area and bedroom within the proposed building would have direct 
external access to natural light and ventilation. Shading would be provided to 
north facing living room windows due to the recession within the building footprint. 
Opportunities for cross ventilation within each dwelling, as a result of their dual 
aspect, are considered to be positive. 

 
6.9.3 While it is not considered that the proposal goes beyond the minimum 

requirements of the Development Plan in respect of energy conservation 
measures, it is considered that the relevant provisions are achieved.    

 
6.10 Stormwater Management 

 
6.10.1 The provisions of Council’s Development Plan suggest that site drainage should 

be designed to safely direct surplus flows to a public street without causing harm 
to adjoining properties (Council Wide PDC 97) and that all proposed 
developments should be designed to retain as much stormwater as possible, 
minimising the overflow to the kerb and water table (Council Wide PDC 98).  
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6.10.2 A stormwater management plan has not been provided. 2,000L rainwater tanks 

are proposed in the courtyard of each dwelling that would collect water from each 
dwelling roof in accordance with the Building Code of Australia. Given however 
that the proposal would result in an increase in stormwater run-off from common 
driveway areas, it is fundamental that Council receive and assess a detailed plan 
including the above information, though it is considered that opportunities for any 
necessary detention on-site are readily available. 

 
6.10.3 It is therefore recommended that the consideration of the stormwater design 

could be reasonably reserved for further assessment and approval by Council.  
 

6.11 Waste Management 
 

6.11.1 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).   

 
6.11.2 With reference to the Zero Waste South Australian Better Practice Guide – Waste 

Management in Residential or Mixed Use Developments; anticipated waste 
demand rates associated with the proposal are calculated at 490L for general 
waste, 420L for recyclable waste and 280L for green organic waste per week. 

 
6.11.3 The proposal would provide 960L of general, 1,200L of recyclable and 480L of 

green organic waste storage at various locations within the common driveway. It 
is proposed that these bins would be collected kerbside via Council’s waste 
collection system, and would be transported between the storage areas by a 
representative of the Community Corporation. It is noted that the waste capacity 
proposed exceeds the anticipated demand in relation to general and recyclable 
waste, and it is recommended that a condition be imposed confirming storage 
capacity requirements to ensure that the number of bins provided is fit for 
purpose without being excessive. 

 
6.11.4 It is considered that the intended approach to waste management will achieve the 

anticipated waste demand rates for the proposal and provide an appropriate 
collection methodology, and is thus appropriate.  

 
6.12 Overshadowing  

 
6.12.1 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).  

 
6.12.2 The subject site, along with properties located to the north, east and south are 

located within the Urban Corridor Zone, and are anticipated to be developed at a 
greater intensity. The proposed building would be separated from the nearest 
residential property on the western side of James Street by approximately 28m, 
ensuring that dwellings within the Residential Zone would not be overshadowed. 

  
6.12.3 Allotments to the south and south-east would experience reasonably substantial 

shadowing during winter solstice as a result of the proposed development. It is 
noted that these allotments are also located in the Urban Corridor Zone, thus 
some level of overshadowing would be anticipated through the redevelopment of 
the locality. In this context, the shadow impact is considered acceptable.  
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6.13 Noise Attenuation 
 
6.13.1 The subject land is identified within Map Pr/1 (Overlay 5) for the purpose of noise 

and air emissions. Principle of Development Control 1 of the Noise and Air 
Emissions Overlay outlines that sensitive development located adjacent to high 
noise and/or air pollution sources should be appropriately shielded away from the 
emissions. 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). 
 

6.13.2 The proposal must comply 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), 
and it is considered that such compliance would suitably address the relevant 
provisions of the Development Plan. 

 
7. CONCLUSION AND RECOMMENDATION 
 
7.1 The proposal seeks establish a medium-high density residential land use on the 

subject land. At three storeys, the buildings would be within the height limit anticipated 
within the Transit Living Policy Area. Consistent with the design review advice, it is 
considered that the proposal represents a well resolved development within its locality 
context. 

 
7.2 The proposal would generally achieve the relevant minimum density, setbacks, waste 

management, car parking, landscaping, private open space and visual privacy 
requirements, while there would be no minimising overshadowing impacts to properties 
outside of the Urban Corridor Zone. 
 

7.3 Waste management, stormwater management and site access can be suitably 
resolved through reserved matters and conditions.  
 

7.4 Given the above, it is considered that the application overall is sufficiently consistent 
with the relevant provisions of the Prospect (City) Development Plan, and thus 
warrants the granting of development plan consent. 

 
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 050/417/2017 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 
granted to DA 050/417/2017 from Sunroc Concepts Pty Ltd on behalf of P & D Rowell for the 
Demolition of Existing Dwelling and Outbuildings and Construction of Three Storey Residential 
Flat Building comprising Seven Dwellings with associated Retaining Walls, Fencing and 
Landscaping at 11 James Street, Prospect (CT 5781/182), subject to the following reserved 
matters and conditions: 

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

Sunroc Concept Pty Ltd, annotated ‘Nov ’17 Amendment’, and stamped by Council relating 
to Development Application Number 050/417/2017, 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, and maintained 
thereafter to the satisfaction of Council. 

 
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.  

 
3. The existing street tree adjacent to the subject land shall be retained.  Any cost associated 

with the establishment of a new crossover, including the relocation (if required) of an 
existing stobie pole, shall be borne by the applicant. Any 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. 
 

4. 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 communal in nature, 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. A minimum storage capacity of 560L shall be 
provided on-site for green organic waste, and a maximum storage capacity of 720L shall 
be provided on-site for general waste. 

 
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 landscaping shall be planted prior to occupancy of the development, and maintained 

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

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

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

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

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

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

d) The establishment of an appropriate storage compound for waste materials and litter. 
No building waste material shall be stored outside of the storage compound or similar 
industrial bin; and 
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e) All mechanical equipment shall be used in a manner to minimise the potential for noise 
pollution and ensure compliance with the requirements of the Environment Protection 
(Noise) Policy. 
 

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

 
Advisory Notes: 
 
(1) Pursuant to Section 86(1)(a) of the Development Act, 1993, you have the right of appeal 

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

 

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

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

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

 

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

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

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

 

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

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

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

 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. 
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Created on Thursday, 11 January 2018  Map Zoom: 141.4 m Scale: 1:786.3 

 

 

Subject Land 

 

 

Notes Disclaimer 
11 James Street Prospect 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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Landscape Scheme: plant types

Botanical Name: Arthropodium cirratum ’Matapouri Bay’ 

Common Name: NZ Flax Lily Family: Asparagaceae

Description: An attractive hardy perennial with broad blue-green strappy foliage, with clusters 

of white star-shaped flowers on airy panicles from spring to mid-summer.

Origin: New Zealand 

Height: 90cm - 1 m Width: 90cm - 1 m

Position: Full sun to part shade 

Flower colour: White

Flowering season: Spring to mid-summer 

Soil: Will grow in most soil types 

Frost tolerance: Tender

Uses: Mass planting under trees, groundcover, banks, coastal 

Maintenance: Feed with a slow release fertiliser in spring. Trim spent flowers from the base 

of the stem. Use snail/slug repellent if necessary.

Sunroc Concepts P/L - building designers Page 14
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Botanical Name: Alternanthera dentata ’Little Ruby’

Common Name: same Family: Amaranthaceae

Description: The perfect mounding groundcover with a compact, spreading habit. It has 

stunning deep burgundy foliage that makes it a stand out plant.

Origin: Central and South America

Height: 30-40cm 

Position: Full sun to part shade 

Flower colour: 

Flowering season:

Width: 60-90cm

Soil: Well drained moist soil, loves humidity 

Frost tolerance: Frost tender, plant in a sheltered position in very cold climates

Uses: Groundcover, borders, containers

Maintenance: Keep moist in dry weather. Fertilise with a slow release fertiliser in spring.

Sunroc Concepts P/L - building designers Page 15
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Botanical Name: Clivia miniata 

Common Name: Clivia or Kaffir Lily Family: Amaryllidaceae

Description: An evergreen perennial, Clivia miniata has pale to medium orange flowers with 
yellow throats, in large clusters of upturned, funnel-shaped blooms. Their foliage and flowers will 
suffer if grown in too much sun. Their dark green, strappy leaves are attractive all year round and 

clivias slowly expand to form an excellent, low-maintenance groundcover in difficult shady spots.

Origin: South Africa 

Height: 60cm 

Position: Shade

Width: Clumping to 1 m

Flower colour: Orange, yellow, peach, red 

Flowering season: Late winter to early spring 

Soil: Well-drained. 

Frost tolerance: Tender

Uses: Colour and texture, dry shade, mass planting 

Maintenance: They appreciate watering in spring and summer during dry spells in their early 

days, but are tough and undemanding once established. Feed in spring with a slow release organic 
fertiliser.

Sunroc Concepts P/L - building designers Page 16
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Botanical Name: Cupressus sempervirens ’Glauca’ 

Common Name: Italian Pencil Pine

Family: Cupressaceae

Description: The Italian Pencil Pine is an excellent, low maintenance choice for 

creating a formal look in areas where space is limited. This variety has a dense, upright, 
columnar growth habit and requires very little to no pruning to maintain its shape. Foliage 
is aromatic with a blue-green shade and produces less fruit than many other pencil pine 
selections. It has a moderate growth rate and should reach 4mH x 50cmW after 10 years.

Origin: Southern Europe 

Height: 10m Width: 1m

Position: Full sun to semi shade.

Flower colour: n/a 

Flowering season:

Soil: Prefers a moist, well drained, fertile soil but will tolerate most soils

Frost tolerance: High

Uses: Specimen, avenue, screen, windbreak

Maintenance: Fertilise with a long term slow release fertiliser in early spring, and trim to shape 

when required.

Sunroc Concepts P/L - building designers Page 17
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Botanical Name: Euphorbia ’Silver Swan’ 

Common Name: Euphorbia characias ssp. wulfenii Family: Euphorbiacea 

Description: The variegated foliage of grey-green is highlighted with silvery edging year round. 
This is a variety that will add structure and interest in any setting. From late winter through to 

spring, ’Silver Swan’ displays spikes of creamy coloured flowers. Evergreen and hardy.

Origin: Mexico - hybrid bred in Europe and Japan

Height: 75cm Width: 75cm

Position: Full sun to part shade 

Flower colour: Cream

Flowering season: Winter and spring 

Soil: Well drained

Frost tolerance: Moderate

Uses: Large pots, low hedges, specimen plant

Maintenance: Feed in spring, summer and autumn with a slow release organic fertiliser. 

Pruning is generally not required although cutting back spent flower stems to base will encourage a 

bushier habit. Wear gloves when pruning as sap can be irritating to the skin.

Sunroc Concepts P/L - building designers Page 18
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Botanical Name: Umonium perezii 

Common Name: Sea Lavender Family: Plumbaginaceae

Description: A hardy perennial with large, shiny, leathery leaves that carries flowers heads of 
lavender and white all year round.

Origin: Canary Islands 

Height: 60cm 

Position: Full sun to light shade 

Flower colour: blue, lavender and white

Width: 60cm

Flowering season: all year 

Soil: well-drained

Frost tolerance: moderate

Uses: year-round colour, cut flower 

Maintenance: remove spent blooms and fertilise with a slow release fertiliser in spring and 

autumn.

Sunroc Concepts P/L - building designers Page 19
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Botanical Name: Lriope muscari ’Just Right’ 

Common Name: lily Turf

Description: An evergreen perennial plant forming clumps of grass-like, dark green leaves. In 

late summer it produces upright spikes of white to light purple flowers.

Origin: China, Taiwan and Japan

Height: 45-50cm 

Position: Full sun to full shade

Width: 50cm

Flower colour: White to light purple 

Flowering season: Summer 

Soil: Moderately heavy to free draining 

Frost tolerance: Frost hardy

Uses: Groundcover, rockeries, containers and borders.

Maintenance: Apply slow-release organic fertiliser in autumn and spring. Clumps can be 

divided in autumn.

. 
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Botanical Name: Lagerstroemia ’Diamonds in the Dark’ 

Common Name: Crepe Myrtle 

Family: Lythraceae 

Description: This new range of Crepe Myrtles features flawless near-black foliage, 

followed by masses of vivid blooms from summer until first frost. Their compact growth 

habit makes attractive flowering hedges or beautiful trees to line your driveway or fence.

Origin: China 

Height: 3m Width: 2.5m

Position: Full sun to light shade 

Flower colour: Depends on variety, range includes white, pinks, mauves and reds 

Flowering season: Summer - autumn 

Soil: Well drained

Frost tolerance: High

Uses: Feature tree, screen, flowering hedge, tubs, small gardens 

Maintenance: Plant in full sun, water thoroughly every other day for first month to help 

establish. Prune in late winter I early spring while deciduous. Fertilise late winter and late summer 

with an all purpose fertiliser.
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Botanical Name: Lomandra longifolia x confertifolia subp. pallida ’Lime Tuff’ 

Common Name: Lomandra ’Lime Tuff

Family: Labiaceae 

Description: Lomandra ’Lime Tuff’ is a tufted, compact, grass-like plant with 

lush lime foliage. 
Origin: Australia

Height: 30-60cm Width: 30-60cm

Position: Full sun to shade

Flower colour: 

Flowering season: 

Soil: Well-drained

Frost tolerance: Hardy

Uses: Mass planting, pots, rockeries, under trees. 

Maintenance: Feed in spring with a slow release organic fertiliser that is suitable for natives. 

No other maintenance required.
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Botanical Name: Lomandra longifolia ’Sungold’ 

Common Name: Mat Rush Family: Xanthorreaceae

Description: A clumping Lomandra with subtle golden variegated foliage. It may turn slightly 

greener in summer to cope with the heat.

Origin: Eastern Australia 

Height: 60cm Width: 60cm

Position: Full sun to part-shade 

Flower colour: Cream 

Flowering season: Spring 

Soil: Well drained to poorly drained soils

Frost tolerance: Frost hardy

Uses: Borders, mass planting, accent plant 

Maintenance: Feed with a slow-release organic fertiliser in spring. Trim when required.
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Botanical Name: Prunus cerasifera ’Oakville Crimson Spire’

Common Name: Flowering Plum Family: Rosaceae

Description: A very narrow growing deciduous tree, with richly coloured foliage and attractive 
spring blossom.

Origin: Eurasia 

Height: 6m 

Position: Best in full sun

Width: 2m

Flower colour: White

Flowering season: Early to mid-spring 

Soil: Moist, well-drained fertile soil preferred but hardy to a variety of site conditions once 

established.

Frost tolerance: Moderate

Uses: Screening, small gardens, street tree 

Maintenance: Feed in autumn and spring with a slow-release organic fertiliser.

....
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Botanical name: Tulbaghia violacea variegata ’Silver Lace’ Common name: 

Variegated Society Garlic

Description: This beautiful variegated perennial has a naturally clumping habit and 
boasts attractive silvery grey foliage delicately bordered with cream. Clusters of dainty 
lilac-pink flowers on slender stems are held gracefully above the foliage complimenting the 
subtle variegation of the strap like leaves.

Origin: Southern Africa 

Height: 40cm Width: 30cm

Position: Full sun or part-shade. 

Flower colour: Clusters of lilac-pink blooms on slender stems up to 60cm are held high over 

the foliage. 

Flowering season: Through spring and summer. 

Soil: Moderately fertile free draining soil. Very hardy once established. 

Frost tolerance: Frost hardy.

Uses: Perfect for foliage contrast or mass display. 

Maintenance: Feed with a slow-release organic fertiliser in spring.

( 

~. ~:"’:~ 
",

,-,

Refer drawings for planting layout
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      sunroc concepts 
 

 

 

December 18, 2017 
 

Response to Design Review Advise (14 November 2017) 
Submission for No.15 and No.11 James St. Prospect 
 
This response has been prepared for both of these properties as the points raised and the modifications 
undertaken to the design submission applies equally to both as they are in principal repeated. 
 
The response below also encompasses response to input from the Senior Development Planner in his email 
20 November 2017 and 13 December 2017 and meetings between us. 
 
Design Review: 
 
Scale –  
 
We undertook the design in keeping with the parameters of the Development Plan and in my opinion went 
beyond that by not bringing the street façade building bulk to the neighbor boundaries. In doing this I 
supported the view of reducing bulk upon the streetscape however, I do differ in opinion about the 
streetscape itself. 
 
Yes the surfaced street itself is relatively narrow however, it has a very substantial verge and footpath width 
on the east side with established picturesque jacaranda trees which will diminish the bulk of any proposed 
development upon the street. 
 
The statement about reducing bulk to the street is in my opinion in conflict with another aspect of the 
Development Plan when dealing with Built Form. We have continued under the Senior Planners guidance to 
part redesign and present a streetscape in accordance with the Development Plan. 
 
Built Form – 
 
I will address the second paragraph initially as it relates to the previous points.  
 
As pointed out in the Review, the Development Plan encourages ‘form which is built boundary to boundary 
within 18m of the front property boundary, steeping away to 3m from the side boundaries for the remaining 
length of the boundary’.  
 
After discussion with the Senior Development Planner about these points he put forward the opinion that the 
intent of the Development Plan for this Zone is to have the streetscape go boundary to boundary and work 
with the façade design regarding the other points of – sense of entry, windows, active and passive 
surveillance, scale/bulk, materials and extend the design to the side boundaries. 
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We have also moved the balconies to the north alignment back to a 2 m setback to the privacy screen and 
retained the 3m to the upper floor to the northern façade. 
 
The submitted amendment encompasses these points without losing the original style concept. Other points 
will be raised later direct to the Review points. 
 
Resource, Energy and Water Efficiency – 
 
We mentioned previously we have moved the balconies away from the alignment to 2m and this was 
achieved by reducing some of the room/terrace widths. This setback could be further expanded however this 
would be at loss to the amenity of the living/external environment which we have be commended for creating 
and I believe far more relevant than the setback in this situation. 
 
The privacy screen to the terraces has been nominated at 1.7m high in accordance with another requirement 
of the Development Plan and we would be happy to see this reduced both for reduction of bulk to the 
property interface and opening up the feeling of the spaces created. There is a review recommendation to 
reduce this to 1.5m which we support. 
 
We have now submitted a screen detail that enables greater sunlight penetration to the terrace as well as 
horizontal/upward visibility. To assist the interface we have also broken the façade to panels of various 
finishes so as to create a façade of greater articulation.. 
 
Construction materials of this project we confirm are only lightweight in part and should not be confused by 
the notation of ‘texture coat render’. The following lists the proposed materials being used. 
 
East/west end walls and party walls – texture finish ‘ecoblock’ which is a 60mm polystyrene (flame retardant 
impregnated) layers either side of a 120/150mm reinforced concrete core. R3.9 insulated wall and acoustic 
Rw50 compliance as well as providing 2hr fire separation. 
 
The north/south elevation walls are structural insulated panels (SIP) which are a bonded polystyrene (fire 
retardant impreganated) core with outer layers of magnesium oxide boards. These panels will be finished with 
texture coat or a further outer layer of Hardies ‘Axon’ sheeting (R4.1 insulation rating) for variation of façade 
finaih. 
 
Townhouse floors – we are using speedfloor which is a steel joist integrated with reinforced concrete floor. 
Internal floor slabs 140mm thick (high thermal mass). 
 
Further all floors, walls and roof will be insulated, weather seals, double glazed upvc windows/doors 
externally throughout to achieve maximum energy rating. 
 
Landscaping – 
 
We have accepted the point regarding the services that would be under the landscaped areas and therefore 
limiting type of landscaping. 
 
The water, gas and power meters have been moved to an enclosure integrated with the boundary fence to 
the north side of the driveway. Landscaped areas can be used to their fullest and as mentioned previously, 
there is already a good interface between street and site which this landscaped area will enhance. 
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It has also been mentioned later in the review about the rear landscaped area for paving and outdoor use by 
townhouse 7. We are not restricting the landscaped area by providing a paved sitting area within this zone 
and I would have thought its use would be encouraged. 
 
Amenity – 
 
We have revised the design to encompass the points raised here and all windows to habitable rooms are 3m 
from side boundaries or designed to bed.2 so as to give good natural light/ventilation – refer to section 
submitted. 
 
We do support reducing terrace screening to 1.5m high however we have submitted an alternate design that 
still shows 1.7m 
 
We do confirm all ceiling heights to habitable rooms is 2.7m. 
 
Safety and Security – 
 
We have introduced a separate street entry to townhouse 1 which has enabled an increase of passive street 
surveillance by introduction of greater window area overlooking the street. 
 
It has always been the intent to provide double glazed upvc framed entrance doors to all townhouses for both 
passive surveillance and security. 
 
Social Dimensions –  
 
Whilst we support, as a process of design, flexibility for different users the reality of the site width in these 
applications limits design solutions as townhouses. We do see these townhouses appealing to a portion of 
the market only due to the same limitations. It is a small development encompassing other aspects of better 
living for those we are providing to. 
 
Aesthetics – 
 
The amended design submitted with this report we believe mitigates the issues raised by the Review. 
 
We have also encompassed the notes about self finished materials. When encompassing the greater glazing 
to the street we have also opened exposure to the harsher western sun. So by introducing sunshade and 
vertical support forms to overcome this and provide a more detailed façade, the ability to use prefinished 
materials like ‘alucobond’ has become possible. 
 
The texture coat finish to ‘ecoblock’ remains (and this is high thermal mass wall also) as well as the nib 
feature Hardies ‘Axon’ cladding to the support of the upper balcony. Natural brickwork and stone look block 
work will be used at street level. 
 
In conclusion points –  
 

- Self finished materials have been incorporated and high thermal mass was already encompassed 
- Increased setback has not been provided however we do not believe this is necessary and many 

other items have changed to improve the functionality of the streetscape 
- We have modulated townhouse 1 so it better fronts the street 
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- We have increased setback to 2m on the northern boundary and increased outlook by design of 
screens to terraces 

- Clear glazing to entry doors and good lighting for pedestrians independent of car movement will be 
incorporated 

- Accessibility and future adaptability is difficult to encompass 
- Sustainable building products have always been encompassed and remain 
- We have better integrated the onsite services away from the landscaped areas 
- All townhouses have designated storage areas, in garage under stairs, linen cupboards, extensive 

kitchen/laundry cupboards  
- We would agree to lowering of screening to terraces if acceptable to council 
- All habitable rooms have 2.7m ceiling heights 

 
Senior Development Planner Emails: 
20 november 2017 
 
Street Interface –  
 
It was mentioned that the desire is to have residences face the public road not internal driveways and those 
residences fronting the street to have individual direct access points. Due to the site width and the desire to 
create townhouses and not more apartments means there is only one residence to the streetscape. 
 
We have redesigned townhouse 1 and the street setting to enable a separate entry to townhouse 1 apart 
from the driveway and access to the other townhouses. This has also enabled greater glazing to the street 
and introduction of more articulation and self finishing materials. 
 
Landscaping (and related matters) – 
 
Let’s deal with the landscaping to the rear of the property. A better understanding of levels and position of 
retaining walls can be seen from the new plan that is submitted. 
 
The rear landscaped area is actually at natural ground level which is approx 1.4m above the excavated 
garage level and 1.6m below the first floor level of townhouse 7. Due to this proximity it seemed the obvious 
idea to give the occupants of this townhouse access to the rear landscaped area so as to enjoy the amenity. 
This is after the use for deep planting etc is created and quite frankly, the introduction of a good shade 
tree here will diminish sunlight to lower planting and becomes an ideal place for some paving to allow sitting 
to enjoy the garden. We are more than happy to withdraw this if council differs in view of the point. 
 
We have also moved all services in the front of the site away from the deep soil zone. 
 
In discussions we also talked of materials to the front façade, further to what has already been mentioned it 
was asked about materials used that will stand the impact of car bumpers etc. All garage entries are 
surrounded by steel columns as is the access to the pedestrian path. The driveway entry is all brick or block 
work walls and party walls are concrete filled ‘ecoblock’ so all are resilient. 
 
Access Locations – 
 
We would find it highly undesirable to move any street trees. It is paramount they remain. 
 

Attachment 37

Atta
ch

men
t

233



sunroc concepts pty ltd  - designed for living 3 fraser lane, mawson lakes SA 5095 

abn 78 605 751 326                                            mobile:  0451 081 958             email:  designrmt@hotmail.com 
 

We have discussed this with the Senior Planner and due to the depth of verge and footpath and that we have 
a double width driveway onsite for vehicles to wait, it is submitted we narrow the crossover so as to give good 
clearance to the street trees and undertake protection of them and their root systems during construction. 
 
If SA Power deems it necessary to move the stobie pole in front of No. 11 to be further clear of the proposed 
driveway then we accept the cost to undertake the work.  
 
Vehicle Maneuvering – 
 
We have widened the driveway to enable better garage access. A CAD dwg showing the turning in 
accordance with Australian Standards has been included. Further we have removed the rubbish bin 
enclosure and provided 3 recessed locations behind the driveway columns to the northern side of the 
driveway. This minimizes impact upon the driveway and locates bins closer to each townhouse entry for use.  
 
The use of visitor parking in residents garages is actually very simple in our electronic age. Firstly, if you are 
not home you do not have visitors and everyone has a mobile phone to see if the resident is home before 
arriving. Secondly, all garage doors will be electric and remotely controlled so that residents do not need to 
leave the living level to open the garage door. By encompassing both of these there should not be a need for 
visitors to be standing in the driveway. Having said this, the driveway is double width so residents can always 
drive around a waiting car. 
 
Setbacks and Building Separation –  
 
Discussions were undertaken with the Senior Planner to understand the difference in the required setbacks. 
In one instance it talks of 2m and in another 3m. Once understood the desire to have windows to habitable 
rooms 3m from the boundary to ensure natural light and good ventilation and privacy we agreed that bed.2 on 
the upper floor was the only habitable room that was of major importance.  
 
A section has been submitted to show how we propose to achieve the intent of this requirement without 
having to minimize room sizes to fulfill light and ventilation. 
 
The northern screen of the terraces facing the north boundary, have been moved back to 2m from the 
boundary. The second floor is 3m off the boundary already.  
 
As previously mentioned, the privacy screen and terrace edge can be moved back further but we believe the 
further diminished living/outdoor environment widths to do this is far more detrimental to the living 
environment than the interface 2m distance to the boundary. The presentation of this interface has been 
modulated to break up its form. The screen design enables better sun penetration thru it whilst allowing views 
to the sky thru it. 
 
Adaptability – 
 
This has been commented on but I would like to address the point about the washing machine. We have 
moved the laundry up to the first floor and located it behind the kitchen. In today’s electronic world this is far 
more functional and for those who still like to air their clothes and other items, a clothes line is provided in the 
rear yard behind the garage. 
 
Additional Matters – 
 
Storage volumes: 
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Under stair to garage – 2.5m3 (min) 
Linen and laundry vertical cupboard – 1.7m3 
Linen cupboard to upper floor – 2.7m3 
Wardrobes to bed.1/2 – 7.3m3 
Kitchen/Laundry extensive under bench and overhead cupboards and pantry to first floor 
Vanity units to wc, bathroom and ensuite with storage incorporated 
 
Lighting to driveway and pedestrian access: 
Public lighting done by sensor lights throughout 
Car driveway – LED wall light to each column to north side of driveway that is activated by movement and on 
time out control 
Pedestrian walkway – LED wall light to each entry wall facing onto driveway and is on time control so as to be 
on, for example 6pm to 7am, and then also activated by movement outside the set hours if light levels are low 
(time controller to be set by body corporate) 
Townhouse entries – owner switched LED downlight to each entry 
 
Senior Development Planner Emails: 
13 december 2017 
 
Further points were highlighted in this email some of which have already been addressed above. They 
include: 

- Ventilation access to bed.2 and study which section shows how this is encompassed.  
- Screening to terraces which has been detailed to allow outlook horizontal to skywards (therefore not 

overlooking) and allows sunlight penetration 
- The interface between townhouse 2 and 3 has been addressed as it has for each terrace. The tilt 

slab panels have also had openings introduced to allow outlook and light. All townhouses are open 
above and this can be seen in the terrace section. 

- Storage of bins are located up the driveway in 3 separate locations so easily accessible to each 
townhouse. Dwelling one will share the communal bins with the other townhouses. 

- A separate drawing has been submitted to clearly identify existing and proposed levels, the extent of 
retaining walls and fences either existing of new 

 
I trust our revision answers the points raised. Should there be anything further please advise. 
 

 
Robert Thompson 
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14th November 2017 
 
City of Prospect 
Development Services 
128 Prospect Road 
Prospect SA 5082 
 
 
Attention:  Scott McLuskey 
 
 
 
 
Dear Scott 
 
DESIGN REVIEW ADVICE: 11 James Street, 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 eastern side of James Street which is a 
relatively narrow tree-lined street and which runs parallel to Prospect Road connecting with 
Regency Road to the north.  In this area the land is sloping generally from higher in the east 
to lower in the west and the floor level of the properties on the western side of James Street 
are a considerable distance lower than those on the east.  Whilst the area is within the 
Transit Living Policy Area of the Urban Corridor Zone which encourages higher densities and 
buildings up to 11.5m, the current character of this street is quite the opposite, consisting of 
single storey residences on relatively large blocks with generous front and side setbacks and 
low pitched roofs.   Materials are mixed as is the style of architectural dwellings with 
bungalows, villas, contemporary dwellings and interwar houses all nearby. 
 
There are proposals in the wider vicinity for three and four storey developments but none 
appear to be visible from the site.  The Zone boundary is relatively unusual in that it runs 
along James Street rather than at the back of the properties fronting Prospect Road meaning 
that those properties on the eastern side of James Street can be developed to 3 storeys 
whilst those west are in the Residential RA450 Zone.   
 
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 sits relatively 
comfortably next to the new two storey home to the south in terms of height comparison.  
The site is also near to the nodal development opportunity as shown on the Concept Plan Fig 
UrC/4 where 3-4 storeys is anticipated.  With regards the slope of the land, the applicant has 
proposed a stepping of the form which is evident in the roof form which also steps down 
with the slope of the land and this approach is supported.    
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It is my view that although there is no direct reference to the surrounding architecture (no 
street elevation, for example, has been prepared), the building’s aesthetic (whilst adopting 
materials which do not necessarily respond to the Development Plan’s aspirations for 
durable and self-finished materials with an “enduring building appearance” does present 
well and the proposal’s harmonious palette of colours and textures assists in ensuring it will 
not dominate excessively in the street. 
 

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 three storey nature of the development results in a scale which is at odds with 
some of the immediate context (the single storey dwellings to the west and those 
surrounding), it responds positively to the intentions of the Development Plan.  However, 
the street is narrow and the higher finished floor levels of the properties on the east do not 
assist in reducing the sense of scale of new development on this side of the road.   
 
It is therefore important that scale is sensitively addressed and it is my view that the 3m 
front setback of the proposal, whilst acknowledged to be in line with Development Plan 
provisions, should be increased to help manage the sense of scale of the new development.  
As proposed the new residences will sit closer to the street than the new property to the 
south and much further forward that the property to the north and apart from providing 
further space for landscaping, additional “breathing space” here will, in my view, help 
reduce the building’s dominance in the street.   
 
It is further noted that scale can be addressed through roof form, the size of building 
component used, architectural detailing etc and in this proposal the sense of scale is 
minimised by incorporating a well-articulated western façade, pitched roofs at varied 
heights (which reference traditional  domestic architecture) and by employing a varied but 
complementary palette of building colours. 

 
Built Form 

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

The built form proposed is comparatively simple and consists of rectilinear blocks with 
monopitched roof forms which step down with the slope of the land.  The form is further 
modulated by window placement, screening elements and the carefully considered 
application of material and colour.  However the form of the upper floor balconies which 
extend over the driveway and are located at a consistent distance of 1m from the northern 
side boundary, accentuate the development and contribute to a feel of expansion and 
spread.   
 
Furthermore the Development Plan specifically encourages form which is built to the side 
boundaries within 18m of the front property boundary, stepping away to 3m from the side 
boundaries for the remaining length of the boundary.  This ensures forms front the street 
and do not present their “side” to the street, providing more opportunity for windows to 
overlook the street which in turn enables street interaction, activation and passive 
surveillance to occur.  It also has the effect of obscuring the totality of the mass of the 
proposal from the street which is particularly significant here where this form of 
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development is not the prevalent form in the street.  It is suggested that the applicant could 
address this by for example, manipulating the upper levels of townhouse one (the solid form 
not just the balconies) to extend closer to the side boundaries, better masking the form 
beyond the ensuring the proposal fronts the street.  It is also advised that the side boundary 
setbacks beyond 18m from the front property boundary are increased to 3m as encouraged 
by the Plan (and this will be discussed later under the heading “Amenity”).  

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

The Development Plan seeks a density of 45 dwellings per hectare in the Transit Living Policy 
Area, the zone within which this proposal sits.  Considering the constraints of the site 
including the small scaled nature of the street, the proposal demonstrates a reasonable 
density for the site 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. 
 

The approach to providing a sustainable building solution is applauded.  All townhouses are 
dual aspect which allows for easy cross ventilation and no internal rooms are proposed 
(except bathrooms).  Minimal windows are proposed on the east and west elevations, there 
are sunhoods over some of the windows on the west and the balconies (and screening) on 
the north provide shading to this elevation.  Solar panels are also provided on the roofs, 
double glazing to the eastern windows and permeable paving to the driveway.  
 
Furthermore all living/dining/kitchen areas and associated balconies of the dwellings have a 
northern orientation which is supported.  However, the minimal side setbacks generally and 
the high (1.7m) screening, is likely to have a negative impact on the environmental 
performance of these dwellings and could be compounded by future adjacent development.   
 
The applicant is encouraged to confirm that lightweight building materials are not being 
used for the construction of the walls (which are notated to be finished with a texture 
coated render) and to consider additional sustainability initiatives to increase the energy 
efficiency of the development.  These include considering grey water re-use;  smart 
technology allowing the building’s energy consumption to be measured; selecting high 
thermal mass flooring; insulating floors, walls, roofs and providing weather seals to doors 
and windows; incorporating ceiling fans in conjunction with evaporative cooling (rather than 
refrigerated air conditioning); using materials with low embodied energy; and selecting 
energy efficient appliances and fittings throughout the development. 

 
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 has been an attempt to include landscaping, specifically on the north side of the 
shared driveway and between the development and the street.  The location of the bins has 
also been considered (to be located along the driveway); permeable paving has been 
specified for the driveway with different finishes delineating different paths; and there is the 
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potential for the structures over the northern balconies to be used for climbing plants which 
would have the potential to offer shade in the summer whilst allowing sunlight to penetrate 
the dwellings in the winter months.  All of these inclusions are supported. 
 
Nevertheless, it is my view that in this proposal the area proposed for soft landscaping is 
limited and specifically that the landscaping design proposed at the front of the site does not 
respond to the intention of the Plan which seeks landscaped areas which, “………will be 
extensively used to enhance the built form, contribute to a pleasant pedestrian environment 
and provide an attractive transition between the public and private realms and will be 
exclusive of on-site services.”  
 
Whilst the materials and heights of the landscaped walls fronting the street are supported, 
the integration of the gas cupboard and water meters remains unconvincing and the 
outcome is likely to result in the further reduction of the space available for planting in this 
zone.  As mentioned previously it is suggested that the front setbacks are increased to better 
accommodate planting (and a larger deep soil planting zone) and this will also have the 
effect of decreasing the dominance of the development in the street.  

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

 
Although some dimensions are minimal, generally the internal organisation of the dwellings 
is very well resolved with dual aspect provided to all dwellings. The homes are simply 
planned; entries are legible; balconies are generous, useable and have a northern 
orientation; an external yard is provided for rainwater collection, clothes drying and the like; 
and double glazing is provided to some windows and these inclusions are applauded. 
 
However, although the Development Plan requires side walls which are further than 18m 
from the front boundary to be a minimum of 2m from the side boundaries, PDC 171 requires 
windows and balconies to be a minimum of 3m from the side boundaries to manage privacy, 
outlook and natural light.  As mentioned previously in the report, an increase in the side 
setbacks for the upper levels further than 18m from the front boundary and a decrease in 
side setbacks for dwelling one would improve the amenity of the dwellings for future 
occupants and enable outlook to be offered and privacy to be addressed whilst protecting 
against the impact of future development.  It is therefore suggested that the northern upper 
level setbacks (to balconies) are increased (for dwellings 2 – 7) and screening is reduced in 
height to 1.5m high. 
 
In addition the applicant is encouraged to confirm ceiling heights of a minimum of 2.7m and 
that sufficient storage space is provided. 
 

Safety and Security 
Good design optimises safety and security both internal to the development and for the public 
domain. 
 

Passive surveillance is encouraged as part of good safety design and in this proposal 
surveillance of the street is provided from dwelling one however no surveillance of the 
central driveway is possible and this is seen as a negative aspect of the scheme.  It is 
acknowledged that it is difficult to achieve at the upper levels where the building spans 
across the driveway, but there are also no habitable spaces located at ground level providing 
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the opportunity for passive surveillance and it is unclear whether there is glazing within the 
entry doors (if glazing is not incorporated in the entry doors, it is suggested that this be 
reconsidered).  There is a clearly delineated path for pedestrians from the street to the 
dwelling entries which is supported and the area outside the entries is marked by another 
change in floor covering.  There is also the potential for the lowered ceiling over the 
entrances to accommodate lighting and it is suggested that appropriate lighting be provided 
to adequately light the driveway and entries. 
 
Finally it is noted that if the advice to provide a greater extent of upper level frontage to 
James Street is adopted (as previously suggested in the report), there will be more 
opportunity for surveillance of the street which also provides for a safer environment. 

 
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 little variation in dwelling size and product offering which does not specifically 
address the Development Plan’s intent seeking a variety of dwelling sizes and types but 
considering the relatively small number of dwellings proposed this is not seen as fatal to the 
scheme.   
 
Furthermore due to the small footprint, there is little flexibility in the plan with no room at 
ground floor which could be used should occupants find the stairs difficult to negotiate at 
some time, and there is no obvious provision which has been made for a future lift.  There is 
also no designated communal space which would assist the application in this regard and 
which would provide the opportunity for chance encounters and for residents to meet, 
gather, sit etc whilst they get their post or wait and watch the world go by. 
 
As a minimum it is suggested that the applicant consider how the homes could be adapted 
and changed as occupants age and their needs change long term.  This might include 
providing information relating to increased clearances (for corridors, bathrooms and in 
staircases for mobility aids etc), possible future lift provision and general flexibility and 
adaptability of plan. 
 

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 proposal is well-considered in its detailed architectural expression with the successful 
introduction and use of colours, textures and building elements to create visual interest and 
appeal.  The stepped form as viewed from the street (from the full width of the allotment at 
ground level to the first floor balconies and then to the floor above), however, in my view, 
sits less comfortably in this section of the street and is compounded by the minimal front 
setback and the consistency of the form in section which extends the full depth of the block.  
As suggested previously with an increased front setback and more full presentation to James 
Street (particularly at the upper levels) it is my view that these issues will be mitigated. 
 
It is also noted that the Policy Area specifically encourages contextual materials and finishes 
palettes seeking materials which are, “…durable and fit-for-purpose (and which) will be 
carefully used to create an enduring building appearance” and whilst the colour palette is 
supported, more self-finished materials are encouraged as those specified appear to be 
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lightweight and not naturally self-finished or pre-finished as sought by the Development 
Plan.  It is pertinent to note that the naturally self-finished products, bricks, stone etc also 
often have a higher thermal mass, improving the environmental performance of the 
development too.     

 
In conclusion, the proposal represents a well resolved response to providing medium density 
housing on a relatively small site in the Urban Corridor and the applicant is to be commended.  There 
are a number of alterations which would assist in increasing the design quality of the development 
which the applicant is encouraged to consider.   
 
As described in the report above, these include:  

- reconsidering some of the materials selecting durable self-finished materials with a high 
thermal mass;  

- increasing the front setback and providing more soft landscaping between the development 
and the street and designing this space as a communal space for residents; 

- modulating townhouse one at its upper levels so that it presents more frontage to James 
Street.  This will address the intentions of the Plan and so that the form better relates to the 
context, the development better “fronts” the street, providing increased outlook and 
passive surveillance opportunities and the remainder of the development is shielded from 
view from the street; 

- maintaining a 3m setback from the northern boundary (beyond 18m from the front 
boundary of the site) at upper levels and enabling outlook from these upper levels; 

- providing clear glazing in the entry doors and good lighting levels in the driveway and above 
the dwelling entries; 

- considering issues of accessibility and the future adaptability of the dwellings; 
- adopting sustainable building products and considering sustainable initiatives during the 

detailed design phase;  
- better integrating on-site services within the landscaping area; 
- providing designated storage areas for each dwelling; 
- lowering screening to 1.5m high to provide a sense of outlook and; 
- confirming 2.7m high ceilings in habitable rooms. 

 

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

parameters of Council’s design review policy, I have conditional support for the design of the 

proposal in its current form.  However, I would recommend that the proposal could be improved 

through the design amendments as outlined above.   

Yours sincerely 

 
Jenny Newman 
BA (Hons) Dip Arch (dist) MA SCert(Ag) 
 
Drawings/documents Reviewed prepared by Sunroc Concepts: 

 North and South Elevations – Revision A  & Townhouse One Ground, First, Second Floor Plans 

 North and West Elevations – Revision A  & Townhouses Two to Six Ground, First, Second Floor Plans 

 Perspective & Colour Scheme & Townhouse Seven Ground, First, Second Floor Plans 

 Site Layout and Civil Plan dated Sept 2017 & Proposed Landscaping Design (Drawing Prepared by 
Ladybird Garden Design)Sheet 1 of 2 and 2 of 2 
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colour scheme

item number type of finish

1 texture coat 

2 texture coat 

3 custom orb sheeting 
4 custom orb sheeting 

stratco edge gutter 
5 hardies axon timber texture cladding 
6 good neighbour fence 

7 structural steel 

8 tilt a door 

9 boral heathstone regal blocks

driveway paving main car path 

promenade 300x300x60 

entry walkway 

promenade 300x300x60

drop ceilings & vi"abord sheeting 
bulkhead to entries

doors to entries humes newington XN1 - clear glass

garage doors b&d panelmasta contemporary

handrails steel

White Duck Quarter W A2 6 Silkwort W GR12 Simone Weil W

colour

dulux ’white duck quarter’ 
dulux ’silkwort’ 

zincalume 

colorbond ’surfmist’

dulux ’ticking’ 

colorbond ’surfmist’ 

galvanised 
colorbond ’ shale grey’ 
’almond’

colour ’charcoal’

colour’ almond’

dulux ’silkwort’

dulux ’tickling’

colorbond ’surfmist’

galvanised

GR20 Ticking UD GR20

Colorbond’ 

Surfm st~ W

Colorbond’ 

C1 Shale Grey’. W C4
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Aurora Two - 11 james street, prospect 
proposed 7 townhouse residential development

response to planning requirements:

Zoning: Urban Corridor Zone - Transit Living Policy Area

Site Description: Allotment 75, Deposited Plan 1974 in the area named Prospect - CT 5781/182 

Being: 11 James Street Prospect

Site Dimensions: 15.24 x 53.95m - 822.20m2

PROJECT DESCRIPTION

In May 2017, the Council Development Plan was consolidated and it included the Urban Corridor Zone and 

specifically to this site, the Transit Living Policy Area. 

The Urban Corridor Zone and Interface Areas Policy Review DPA was issued on 30 May 2017 to further 
define future submissions.

This enables properties within this zone to be developed for greater density. The Prospect City Council has 

actively engaged with developers, architects and planners to assist in the creation of developments that fulfil 
their vision. 

The further implementation of this vision will see substantial change to the streetscape of this section of James 
Street over time and it appears that this is one of the first development proposals to be submitted for this 

particular section of the street. 

We propose to develop a medium density 7 townhouse development. Each townhouse is built over 3 floors. 
The lower level is off a shared access driveway with a double garagellaundry/service yard. The middle floor 
has the kitchen, living and dining areas as well as the large north-facing terrace. The top floor has the 
bedrooms and bathrooms. 

The site is located on the northwest corner bounded by Prospect and Regency Roads and within easy walking 
distance of transport and is convenient to the vibrant Prospect Rd. shop and caf scene. All is ideally located 
for this medium density townhouse development. 

The building design is unquestionably residential with the prominent open space terraces for all of the 
townhouses on the middle level facing north. The positioning of these terraces encompasses one of the great 
aspects of this site, north positioning for all year round use.

Sunroc Concepts P/L - building designers Page 1
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The terraces to each townhouse are large enabling outdoor entertaining and are directly accessible from the 

main living spaces through glass doors giving a seamless environment for living at its best. 

Townhouse 1 has no terrace screening so it can enjoy the views to James Street. Screening has been 

encompassed to all the other townhouse terraces to give comfort to the neighbours’ private open space and 

the same return privacy to these terraces possibly obviating the need for curtains. The screens will be 

minimum 1700 high above the terrace floor and be metal perforated screens of designs similar to that 

incorporated at Elysium on Prospect Road. As the terraces are also 50% open above it allows abundant 

natural light to the main living room. The flood of light into the living environment and the screens ensure these 

rooms and the terraces can be enjoyed all the time. 

The landscaping will also be integral to the design of the development. The new requirements for a minimum 

of 7% for deep planting have been addressed and achieved. This site is fortunate to have a stunning street 

setting with beautiful jacaranda trees lining the street. The choice of landscaping elements is to work with this 

canopy and provide screening and softening to the development. 

A singular vehicle access driveway has been placed along the northern boundary of the property. It provides 
access to all the townhouse garages by means of a dual direction driveway with integrated walking path to 

each townhouse entry. This path is delineated by paving colour changes. 

The entry to each townhouse is identified by the tiled porch and drop ceiling projecting over the driveway. 

The proposal overall has been developed in accordance with all the parameters for the Urban Corridor and 

Interface Areas Policy Review OPA 30 May 2017.

-
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Attachment D: Urban Corridor Zone - Policy Review DPA

Objective 1: the proposed development is medium density residential as per the objective 

the proposed development is 7 townhouses forming a medium rise building of 3 

floors, a visually appealing streetscape and high level of amenity 

this style of medium density 3 bed townhouse double-width garaging development is 

the first of its kind in this particular area and provides to a different sector of people 
than is currently being targeted within prospect developments 

this proposed residential style of accommodation is not currently provided for in the 

area and is sustainable due to the demographic market it will serve 

all efforts were made to bring an amalgamated site solution but people cannot be 

forced to sell or their sense of financial entitlement is beyond the financial viability of 

the development. 

this site is in the middle of the zone relevant to this section of street so no scaling to 
the periphery is required 

noise and air quality issues are mitigated through the built form design - we will be 

providing a 7+ star rated energy building with double glazing throughout which will 

also mitigate noise factors 

we believe the development commences the desired contemporary character of the 

zone requirements 

This proposed development fulfils the desired character of the new zone and sets the bench mark for future 

area developments. It also caters for an unserved market demographic desiring 3 bedroom vertical living, high 

energy conservation and easy access to a vibrant community.

2:

3:

4:

5:

6:

7:

8:

It encompasses all of the planning objectives and provides a high standard of architectural design 
incorporating building articulation, fenestration and detailing contributing positively to the streetscape. The 

buildings residential is displayed to the street facade by the projecting of the terrace and balcony forward of the 

building line and fenestration. 

The proposed development has been designed in accordance with all the planning guidelines and addressing 
all issues that could impact on the streetscape and adjoining properties.

Principles of Development Control. Development Plan 

1/ townhouse type dwellings as envisaged in the zone 

2/ the development is a complying use 

3 & 4/ the proposed development is in accordance with the desired character 

5/ the Net Residential Density for the proposal is 85 dwellings/hectare 

6/ vehicle parking is accessed via a driveway running the length of the property away from the 

street. All residences have 2 car capacities
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Principles of Development Control. Policy Review DPA

Design and Appearance:

7/ the property has a 15.24m frontage to James Street so pedestrian access is via the main 

driveway so that high quality landscaping can be used for the majority of the street presence. 

only townhouse 1 has street presence. 
We have utilised windows to the main stairwell as well as movement areas within the 

townhouse to allow passive surveillance of the street and have projected the terrace and 

balcony forward to encourage overlooking of the street environment - there is no screening to 
these areas in townhouse 1.

8/

9/

10/

access to James Street is via a singular double crossover and through property access right 
of way 

there are no secondary site access points or side streets

Building Envelope:

11/ in accordance, the building height for Transit Living Zone is 3 storey up to 11.5m. The 

proposed development is 3 storeys and has a street fa ade roof peak to James Street of 
11.5m above the current footpath level to the northwest (lowest) corner. This represents the 

highest point and reduces to an eaves line of 10m. 

there are no zone interface requirements 

this property does not share a zone boundary on any of its alignments 

the proposed development is set back 3m from the primary (only) road frontage 

there is no secondary road or vehicle access way relevant to this site 

the proposed development is set back: 
3m from the rear (east) alignment 
principal building setback 2m to the south alignment 
north alignment ground floor 6.6m, middle floor 4.5m and top floor 3m setback. the terrace 
on the middle level is setback 1 m from the alignment with its support columns on the 

alignment

12/ 

13/ 

14/ 

15/ 

16/

17/ all elevations have been designed so as to avoid blank facades by use of materials, finishes, 

varying planes/step outs and colour 

vehicle parking has been provided by 2 garage parking spaces per townhouse total 14 parking 
spaces

18/

We consider this development to be better described as ’row housing’ or ’semi detached’ - if 
considered as this then the requirement is 2 parking spaces per 3-bedroom townhouse
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We recognise however that the correct development categorization is ’residential flat building’ 
and therein is required 1.25 (plus 0.25 per dwelling for visitors spaces) total req. 10.5 parking 
spaces (where 14 have been provided).

It is our opinion that visitors to the townhouses will only require a parking space in the event 
the owner/tenant they are visiting is home. Given this the resident can then allow their visitor 
to use their garage parking space.

Most visitor spaces are notoriously used by residents for their second vehicle so the 
availability of these spaces for visitors is debateable.

19/ 

20/

there is no land division in the proposal 

the proposed development is a complying development and continues the existing land use of 
Residential

Attachment 0: Transit living Pc)licy Area - Policy Review DPA 

Objective 1: the proposal is medium density supported by local shops, offices and community land uses 
within 1 krn of the site 

2: the proposal is the first of its kind in this particular area under the new Policy Area 

3: and we believe contributes highly to the desired character of the policy area and should set a 
standard for future developments 

Desired Character:

The proposal is for a medium density residential development. It is replacing an existing detached dwelling 
with 7 townhouse (terrace) style dwellings of the desired 3 storeys in height. 

The built form is highly articulated and includes the use of balconies, fenestration, texture and colour to provide 
visual interest to the street and neighbour facades. 

Landscaping will contribute to the built form and pedestrian interface and enhance the jacaranda canopy 
currently dominating the street character. 

Landscaping and low height walls will be used to separate the public domain from the site. 

Vehicle access will be via driveway along the north side of the property: 

TABLE Pr/5 Off Street Vehicle Parking Requirements for the Urban Corridor Zone 

Residential Development in the form of a residential flat building 

rate for each dwelling of 1.25 space per 3 bedroom dwelling plus 

required visitor spaces of .25 per dwelling 

As there are 7 x 3 bedroom townhouses, 8.75 spaces are required plus 1.75 visitor spaces. 
There are 14 spaces in total provided by 7 x 2 car space garages
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TABLE Pr/6 Off Street Bicycle Requirements for Urban Corridor Zones 

Residential component requires 1 bike space for every four dwellings plus 1 visitor for every 
10 dwellings 

Our proposal enables each townhouse to store bikes either in the garage or rear yard area.

Attachment A: Development in mixed Use, Urban Corridor and Centre Zones 
- Policy Review DPA

Design and Appearance: 

132 the proposal is a contemporary style using all items a) to e) within the design 

133 the development has been setback from the southern alignment the required 2m in the transit 

living zone, There are no walls on the boundary 

134 no highly reflective materials will be used in this development 

135 other than flat mounted solar panels there will not be any roof mounted equipment 

136 balconies and terraces have been a) integrated into the overall form and detail of the building 
b) includes balustrade detailing that enables line of sight to the street c) not required as all are 
orientated to the north and d) will be self-draining 

Overshadowing: 

139 winter sunlight into adjacent dwelling and private open spaces is still available as per Urban 
Corridor Clause 15.

Visual Privacy: 

140 a) each townhouse has been orientated to have all living areas to the north and stepped up 
the site to follow the rising contours 

b) there is need to offset balconies or windows 

c) there is no interruption of neighbours’ views etc 

d) screening devices have been used extensively to ensure minimal impact to neighbours’ 
amenities

141 permanent fixed screens have been integrated into the design concept to complement

Relationship to the Street and Public Realm: 

142 main fa ade is to the primary street frontage 

143 the major design elements are undertaken to provide a coordinate appearance that maintains 
and enhances the visual attractiveness of the building 

144 the building design has been articulated to prevent large uninterrupted walls being exposed to 
the public
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145 entry point for cars and owners/visitors is clearly defined as being via the driveway under the 

overhanging middle floor 

146 a) not applicable b) not applicable c) no undercroft or semi basement parking and garaging 
does not face the primary street d) the major design elements are used to provide visual 

interest and reduce massing - refer drawings 

147 not applicable 

Outdoor Storage and Service Areal;: 

148 not applicable 

Private Open Space:

149 a) 

b) 

c)

is accessed in all cases direct from the living area 

is a residential flat building and all located on first level (middle floor) 

does not affect the natural features

d) all overlooking is screened to ensure neighbour privacy 

e) is not associated to any bedroom windows 

n all living areas face north 

g) all open spaces have winter sun available to requirements 

h) all open spaces are shaded in summer by the overhanging upper floor 

i) all noise or other impact is towards the road frontage and effects res.1 predominantly 

j) all open spaces are of area and shape to be very functional and are level 

150 not applicable 

151 all private open space are provided by terraces of 3.5m x 6.8m (23.8m2) 

152 not applicable 

153 All townhouse private open spaces are above ground level and are required to provide 15m2 

for a 3 bedroom dwelling. 

All terraces are 3.5m x 6.8m (23.8m2) 

154 All terraces are greater than the minimum 2m wide and are 3.5m wide. 

155/156/157 not required

Sunrac Concepts P/L - building designers Page 7

Attachment 60

Atta
ch

men
t

256



Attachment 8: Medium And High Rise Development (3 storeys or more) 
- Policy Review DPA

Objective 17: this medium rise development provides a different housing choice to that currently in prospect 
and will lead to employment opportunities 

18: the development is a high standard amenity that can serve across a broad range of living 
styles 

19: the development responds to its site and location fulfils the contemporary desired character 
for the zone and policy area 

20: the built form will integrate with the fulfilled desired built form of this sector and optimise 

amenity, security and personal safety 

21: as mentioned previously the design of this development fulfils points a) to n 

22: not applicable 

23: the buildings north orientation of living spaces, the 7+ star energy construction and design 
puts this development at the forefront of where buildings should be heading 

Design and Appearance: 

157 the building proposal addresses these issues in its contemporary design form given the 
context it sits in is either early century, 70’s or 2010’s - refer drawings 

158 only one townhouse presents to the street but otherwise maintains a coherent expression 

rising up through the site 

159 the building elements have been used to provide light and shadow, and contribute to a sense 
of depth 

160 the design encompasses all the elements mentioned in a) to c) 

161 not applicable 

162 we have used throughout the design materials to reduce maintenance - masonry walls, 
texture coating, galvanised structural steel, prefinished screens, zincalume of colorbond 
finishes and hardies ’axon’ timber texture boards

163 terraces (balconies) have been integrated into the design and encompasses all points a) to d) 

Street Interface: 

164 the street face of the development has been designed to be pedestrian friendly however: 

a) there are no shops, offices or other rooms to the ground floor 

b) we have provided a deep soil landscaped zone 3m wide to the street - the need for large 
trees is negated by the existing jacaranda street trees 

c) fa ade is well articulated through the use of windows, balconies, textures and colours 

d) not applicable 
e) not applicable
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f) there is only the single vehicle access point 

165 not applicable 

166 we believe the reference is not applicable 

167 the finished ground level to res.1 is less than 0.8m above the footpath level and has direct 

pedestrian access 

168 all townhouses are accessed via the driveway designated walking path to each entry point 

169 not applicable 

Building Separation and Outlook: 

170 all habitable windows will have desired separation or visual and acoustic screening, natural 
ventilation and infiltration of daylight have been of great importance in the design whilst 

avoiding overlooking of neighbours 

171 overlooking public open space is only relevant to res. 1. 
The living room opens onto the terrace, which has direct sight over these public spaces. 
Extensive windows have also been provided to the stairwell so any transition through the 
townhouse will also overlook the streetscape. 

Dwelling Ccmfiguration: 

172/173/174 not applicable 

175 not applicable 

176/177/178 not applicable 

179 we have complied with this requirement by providing 2 areas on the site fulfilling the 7% 

requirement - to the streetscape and the rear of the property 

Both these areas are deep soil areas of 3m width enabling the planting of suitable medium 
trees. An oversized tree would be inappropriate to the streetscape due to the existing 
jacaranda street canopy and we have selected species to be appropriate in this circumstance 

180 both deep soil areas provided on the east and west of the property are fully open to the sky 
and therefore will have abundant natural light. 

Site Facilities and Storage: 

181 a) linen cupboard (3.6m3) and other non-habitable room storage will be provided within the 
townhouses 

b) under-stair storage will be provided in the garage (5.4m3)

182 dedicated areas for on-site collection of recyclable materials and refuse will be provided in two 
lineal areas along the driveway. 
These areas will be screened from public view by a 1500h fence to match the boundary fence.
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Waste bin requirements in accordance with ’South Australian Better Practice Guide Waste 

Management - C2 Waste Resource Generation’

General waste Recycled Waste Organics (no individual garden)
351ts 30lts 10lts

litres/bedroom/week

21 bedrooms in the complex:
735 litres/week 630 litres/week 210 litres/week

Weekly collection bi weekly collection bi weekly collection

735 litres/week 1260litres/fortnight 420litres/fortnight

the following bins will be provided to be used on a shared basis by the townhouses:

4 x red general waste 240lts = 960 litre capacity 
5 x yellow recyclable materials 240lts = 1200 litre capacity 
2 x green organic waste 240lts (vegetated areas are public areas) = 480 litre capacity 

Therefore maximum number of bins to kerbside will be 9 off on yellow recycle days

183 not applicable 

Zone Interface:

184 not applicable
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Appendix:

Current Title:
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Product 

DatelTlme 

Customer Reference 

Order ID 

Cost

Register Search (CT 5781/182) 

11/09/2017 04:22PM 

Mark Harcourts 

20170911010958 

$28.25

.... PIIONJITY ACT, ,... 

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

hdIJ .t.llllnlllI

~ 
~

Certificate of Title - Volume 5781 Folio 182

Parent Title(s) CT 1054/26 

Creating Dealing(s) CONVERTED TITLE

Title Issued 08/06/2000 Edition 1 Edition Issued 08/0612000

Estate Type 
FEE SIMPLE

Registered Proprietor 
PETER FREDERICK ROWELL 
DENISE SUSANNE ROWELL 

OF 11 JAMES STREET PROSPECT SA 5082 
AS JOINT TENANTS

Description of Land 

ALLOTMENT 75 DEPOSITED PLAN 1974 
IN THE AREA NAMED PROSPECT 
HUNDRED OF YATALA

Easements

NIL

Schedule of Dealings

Dealing Number 

12392998

Description 

MORTGAGE TO BENDIGO & ADELAIDE BANK LTD. (ACN: 068 049 178)

Notations

Dealings Affecting Title NIL 

Priority Notices NIL 

Notations on Plan NIL 

Registrar-General’s Notes 

COMPARE ADDRESS FOR SERVICE OF NOTICE WITH 6883794

Administrative Interests NIL
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Colour Scheme:

Perspective to be provided indepentantly showing colours - refer elevations below for locations and colour 
references.

15 james street, prospect

item number type of finish colour

1 texture coat dulux ’hog bristle’

2 texture coat dulux ’ off white’

3 custom orb sheeting lincalume

4 custom orb sheeting colorbond ’surfmist’

stratco edge gutter
5 hardies axon timber texture cladding dulux ’deep bamboo’

6 good neighbour fence colorbond’

7 structural steel galvanised
8 tilt a door colorbond ’ paperbark’
9 boral heathstone regal blocks paperbark’

driveway paving main car path

promenade 300x300x60 colour ’charcoal’

border to walking path

classic pave 240x120x60 colour ’paperbark’

entry walkway

promenade 300x300x60 colour’ heritage red’

drop ceilings & villabord sheeting dulux ’hog bristle’

bulkhead to entries

doors to entries humes newington XN 1 - clear glass dulux ’egyptian red’

garage doors b&d panelmasta contemporary colorbond ’paperbark’

handrails steel galvanised
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AGENDA ITEM:  5.4 
 
To:  Council Assessment Panel (CAP) on 18 January 2018 
 
From:  Scott McLuskey, Senior Development Officer, Planning  
 
Proposal:  Demolition of Existing Dwelling and Outbuildings and 

Construction of Three Storey Residential Flat Building 
comprising Seven Dwellings with associated Retaining Walls, 
Fencing and Landscaping (DA 050/420/2017) 

 
Address:  15 James Street, Prospect (CT 5233/934) 
 
 
SUMMARY: 
 
Applicant: Sunroc Concepts Pty Ltd  
 
Owner: T & M Herraman  
 
Planning Authority: Council  
 
Mandatory Referrals: Nil 
 
Independent Advice: Design Review by Jenny Newman 
 
Public Notification: Category 1 
 
Representations: Not applicable 
 
Respondent: Not applicable 
 
Development Plan Version: Consolidated 30 May 2017 
 
Zone and Policy Area: Urban Corridor Zone (Transit Living Policy Area)  
 
Key Considerations: Design and Appearance, Private Open Space, Landscaping, 

Setbacks and Building Separation, Occupant Amenity, Car 
Parking 

 
Recommendation: Approval 
 
 
ATTACHMENTS: 
 
Attachment 1 Development Application Form  
Attachments 2-4 Certificate of Title   
Attachments 5-6 Site and Locality Plans  
Attachments 7-18 Proposal Plans 
Attachment 19 Siteworks Plan  
Attachment 20 Vehicle Manoeuvring Diagram  
Attachments 21-34 Landscaping Plan 
Attachments 35-40 Response to Design Review Comments  
Attachments 41-46 Design Review Comments 
Attachments 47-54 Superseded Proposal Plans 
Attachments 55-67 Supporting Statement  
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1. EXECUTIVE SUMMARY  
 

1.1 The proposal is for the demolition of an existing dwelling and associated outbuildings, 
and the construction of a three storey residential flat building comprising 7 dwellings 
with associated retaining walls, fencing and landscaping. The development is proposed 
on one allotment within the Transit Living Policy Area of the Urban Corridor Zone.  

 
1.2 No mandatory referrals were required. The application was for a Category 1 form of 

development, and thus no public consultation was undertaken. The proposal was 
referred to Jenny Newman (an independent architectural adviser) for design review, 
who considered overall that the proposal demonstrated a well resolved design 
response to providing medium density housing on a relatively small site for which the 
applicant should be commended. Nonetheless, a number of alterations were 
recommended that would improve the design quality of the proposal. Amended plans 
were provided by the applicant responding to these matters.  

 
1.3 The proposal would generally achieve the relevant minimum density, setbacks, waste 

management, car parking, landscaping, private open space and visual privacy 
requirements, while minimising overshadowing impacts to properties outside of the 
Urban Corridor Zone. Waste management, stormwater management and site access 
can be suitably resolved through reserved matters and conditions. 

 
1.4 Overall, the proposal would result in development that would be sufficiently consistent 

with the relevant Development Plan provisions.   
 

2. LOCALITY AND SUBJECT LAND 
 

2.1 Locality 
 
2.1.1 The locality is residential in nature and of high amenity, inclusive of wide verges 

with mature street tree plantings. Front gardens are typically well landscaped, 
while the characteristic types of dwellings include many original bungalows, as 
well as several later replacement single storey dwellings. A 1960s (or similar age) 
development of three, two storey residential flat buildings containing 8 dwellings 
is adjacent the subject land at 17 James Street, while a substantial two storey 
dwelling was recently constructed at 9a James Street.  

 
2.1.2 James Street is parallel to Prospect Road, with north and south-bound bus stops 

on Prospect Road, and east and west-bound bus stops on Regency Road, 
located within close proximity to the locality. Within the locality, the land slops 
substantially from east to west, and also slopes notably from south to north. It is 
typical that dwellings to the east of James Street have finished floor levels 
substantially higher than footpath level, while dwellings to the west of James 
Street have finished floor levels below footpath level. 

 
2.1.3 Properties facing Prospect Road to the east of the subject land are commercial in 

nature, including retail, retail showroom and office uses. Such uses are 
characteristic of properties to the north of the subject land facing Regency Road.  

 
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 land comprises one allotment with a total area of approximately 820m², with 

a frontage of 15.24m to James Street and a depth of 54m. The subject land 
slopes approximately 4m from its eastern boundary to the James Street property 
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boundary, and approximately 0.4m from its southern boundary to its northern 
boundary. There are no regulated or significant trees that would be affected by 
the proposal. 

 
2.2.2 Existing site improvements include a single storey dwelling with attached 

verandahs and garaging, as well as associated detached outbuildings to the rear 
of the dwelling. A single width vehicular crossover is located adjacent the 
southern boundary. The subject land is illustrated on Attachment 5.  

 
3. PROPOSAL 
 

3.1 The proposal comprises the demolition of an existing dwelling and associated 
outbuildings, and the construction of a three storey residential flat building comprising 7 
dwellings with associated retaining walls, fencing and landscaping.   

 
3.2 Retaining walls are required due to excavation though would establish finished floor 

levels below the current natural ground level. Retaining walls are proposed on the 
northern boundary, as well as towards the eastern and southern boundaries of the site 
but set wholly within the subject land (i.e. not on the common boundary). Retaining 
walls would be approximately 1.4m in height towards the eastern property boundary, 
and would vary in height in relation to the northern and southern boundaries from 0.1m 
to approximately 1.1m. Landscaping would be located to the front and rear of the site 
and within each courtyard.  Waste storage areas would be located within the common 
driveway. 
 

3.3 No other works are proposed. The proposal plans are attached (refer Attachments 7-
18), as is a siteworks plan (refer Attachment 19), a vehicle manoeuvring diagram 
(refer Attachment 20), a landscaping plan (refer Attachments 21-34), a response to 
the design review comments (refer Attachments 35-40), and a supporting statement 
(refer Attachments 55-67). 
 

4. REFERRALS 
 

4.1 Internal (Advisory) Referrals 
 
4.1.1 An emphasis on high quality building and landscape design, with consideration of 

urban design principles is a fundamental component of any new development 
within the Urban Corridor. Accordingly, the proposal were referred to Ms Jenny 
Newman (an independent architectural adviser) for informal design review in 
accordance with Council’s Design Review Process for Higher Density 
Development. This review was undertaken concurrently with the review for a 
substantially similar proposal at 11 James Street Prospect, lodged with Council 
by the same applicant and building designer.  
 

4.1.2 Briefly, the review (refer Attachments 41-46) identified the following:  
 
 The proposal was considered to represent a well resolved response to 

medium density housing on a relatively small site for which the applicant was 
to be commended. While relatively supportive of the proposal, there are a 
number of available alterations that would assist in increasing the design 
quality of the proposal that the applicant should consider.  

 Materials should be reconsidered to provide more durable, self-finished 
materials in lieu of what appear to be primarily lightweight materials presently 
proposed.  

 A greater front setback and additional soft landscaping forward of the 
development would assist in reducing the building’s apparent scale within the 
street. On-site services within the landscaping area should be better 
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integrated, as the presently described locations are likely to negatively affect 
the space available for planting and species selection. 

 Townhouse one should be modulated at its upper levels so that it presents 
more frontage to James Street. This would both improve the presentation of 
the development, but would also shield the remainder of the development 
from view from the street.  

 A 3m setback distance should be maintained at upper levels from the 
northern boundary to maximise natural light and outlook access. 

 Clear glazing should be provided in entry doors, while high light levels should 
be provided within the driveway, to maximise passive surveillance of 
common areas. 

 Future adaptability of each dwelling should be considered, noting that none 
of the dwellings include ground level bedrooms or space for the future 
provision of a lift. Providing a communal space within the development where 
residents could meet or gather would also assist the social dimensions of the 
development. 

 Screening heights to balconies should be lowered to 1.5m in height, and 
ceiling heights should be confirmed within habitable areas to a 2.7m 
minimum, to ensure an appropriate balance between occupant amenity and 
visual privacy.  
 

4.1.3 In response to the Design Review advice, amended plans (refer Attachments 7-
18) and a supporting statement (refer Attachments 35-40) were provided which 
addressed: 
 
 It is confirmed that the proposed materials are only lightweight in part; with 

‘ecoblock’ walls proposed to the east and west facades (as well as internal 
party walls), while ‘structural insulated panels’ are proposed to the north and 
south facades. These materials feature high thermal and acoustic insulation 
properties and are considered to be durable and sustainable building 
products. In order to shade west-facing windows, a pre-finished alucobond 
material has been incorporated into the James Street building façade.  

 The proposal achieves relevant Development Provisions addressing building 
scale, and the substantial street verge and mature street tree will assist in 
diminishing the visual bulk of the building when viewed from the street. 
Services have been better integrated and relocated to the northern boundary 
of the property, to ensure that planting opportunities within the proposed 
landscaping area are maximised. 

 Dwelling one has been amended such that it extends to both side 
boundaries, with an individual entry point and additional windows and 
balcony areas added such that dwelling one now faces James Street. The 
elements of building form and articulation supported in the original proposal 
have not been negatively impacted by these amendments. 

 Balconies, previously proposed at 1m setback from the northern boundary, 
have been amended to a setback of 2m. It is considered that this setback 
distance balances internal occupant amenity appropriately with access to 
natural light and outlook. Screening heights have remained at 1.7m in order 
to address potential visual privacy impacts of the lesser setback distance, but 
have been altered to angled louvres to allow additional natural light and 
outlook access to each balcony.  

 It is confirmed that double glazed entrance doors are proposed for all 
townhouse entries to ensure passive surveillance of common areas. It is also 
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confirmed that all habitable rooms will have a minimum ceiling height of 
2.7m. 

 While the concept of flexible design to support different user groups is 
supported, the size and slope of this particular site substantially limit design 
solutions available to achieve these outcomes. The proposal is a relatively 
modestly sized development that it expected to appeal to a portion of the 
market only due to these and other limitations. 
 

4.2 External (Legislated) Referrals 
 

4.2.1 No mandatory referrals were required in relation to the proposal. 
 
5. PUBLIC NOTIFICATION 
 

5.1 The application is a Category 1 form of development pursuant to Section 38 of the 
Development Act 1993, Schedule 9 of the Development Regulations 2008 and Urban 
Corridor Zone Principle of Development Control 24. 

 
5.2 A residential flat building 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 would exceed the ‘Building 
Envelope - Interface Height Provisions’ (UCZ PDC 24).  
 

5.3 The subject land is located adjacent the Residential Zone. While the proposed building 
is three storeys in height, it would not exceed the prescribed building envelope. 
Consequently, the application is a Category 1 form of development. 
 

6. PLANNING ASSESSMENT 
 
6.1 Dwelling Density 
 

6.1.1 The Transit Living Policy Area anticipates medium and high density housing.  
This would primarily be in the form of apartment and terrace style dwellings along 
with mixed-use buildings to accommodate a diversity of dwelling types within the 
precinct. In order to achieve this, the minimum residential site density for 
residential development within the Transit Living Policy Area is 45 dwellings per 
hectare net (UCZ PDC 5).  
 

6.1.2 The subject site, which is not identified within a Concept Plan, has an area of 
approximately 822m². Therefore, the minimum net residential site density would 
be achieved through the provision of 4 dwellings. The proposal, which comprises 
7 dwellings, comfortably satisfies the desired minimum density.   

 
6.2 Design and Appearance 
 

6.2.1 It is anticipated that development within the Urban Corridor Zone would achieve a 
high standard of architectural design that responds carefully to its context and to 
the Desired Character of each policy area. The design of building facades should 
use articulation and fenestration to all visible sides, include active frontages at 
ground level, and use natural, durable and contextually appropriate materials and 
finishes. Architectural expressions should be contemporary, but nonetheless 
complement the traditional built form of the area (UCZ and TLPA Desired 
Character Statement).  

 
6.2.2 It is anticipated that the character of the eastern side of James Street (which is in 

the Urban Corridor Zone) will, over time, vary from the character of the western 
side of James Street (which is within the Residential Zone). Where the provisions 
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of the Residential Zone seek building scale and form that is consistent with 
nearby dwellings, the Urban Corridor Zone provisions seek a much more 
substantial building scale than is characteristic of current dwellings.  
 

6.2.3 The minimum building height anticipated for the subject land is 1 storey, while the 
maximum building height anticipated is 3 storeys and up to 11.5 metres in height. 
The proposed building would be 3 storeys, and would vary between a maximum 
of 11.5m and 10m in height (to the top of the roof) above current ground level. 

  
6.2.4 While there is no particular characteristic material within the locality, the mix of 

materials within the locality includes cream brick, red brick, sandstone, and cream 
coloured render. The palette of building materials proposed includes almond 
coloured heathstone block retaining walls, texture coated 'ecoblock, 'Hardies 
Áxon'cladding, alucobond, colorbond and glass. The driveway would be paved 
with charcoal coloured paving and a contrasting almond coloured pedestrian 
pathway. 

 
6.2.5 Council's architectural advisor supported the palette of colours and textures is 

supported, though noted that the materials specified appeared to be lightweight 
and not naturally self-finished or pre-finished. The applicant has indicated that the 
principal proposed building materials are not self or pre-finished in nature, but are 
of a high thermal mass and comprise a reinforced concrete core between flame 
retardant polystyrene which are then rendered and texture coated.  
 

6.2.6 Walls to the building's northern and southern facades are proposed to be 
constructed of 'Structural Insulated Panels', which are a fire retardant polystyrene 
core between out layers of magnesium oxide boards which are then rendered or 
further clad with Hardies 'Axon' cladding. In the context of a locality that does not 
feature a characteristic material application, the proposed material palette is 
considered to be acceptable. 

 
6.2.7 The overall configuration of the proposal, with a wider fronted dwelling facing 

James Street and the remainder of the building narrowed such that it is well 
separated from side boundaries, is supported. Consistent with the design review 
advice, it is considered that the form of the building including the stepping of 
dwellings with the slope of the land, pitched roof forms, and well articulated 
facades is appropriate. Improvements in response to the design review advice 
including the modulation of dwelling 1 to better face the street and increased 
setbacks to northern balconies are considered to further improve the overall 
building form. 

 
6.2.8 While the proposal does not incorporate materials that are characteristic of 

domestic buildings in Prospect generally, it is considered the materials and colour 
palette are appropriate within this particular locality. The overall approach to 
building form and articulation is supported. The proposal is thus considered to 
satisfy the relevant Development Plan provisions. 

 
6.3 Setbacks  

 
6.3.1 Within the Transit Living Policy Area, the minimum setback from the primary road 

is 3m. There is no minimum side setback for the first 18m of the property from the 
primary road frontage or at ground level thereafter. In relation to solid walls of the 
building, a minimum 2m setback is required for all levels above ground level that 
are more than 18m from the primary road frontage. The minimum setback from 
the rear allotment boundary at ground level is 3 metres where the adjoining 
property is within the Urban Corridor Zone. It is noted that verandahs, porticos 
and the like are excluded from the operation of these setback provisions (UCZ 
PDCs 14 and 16).    
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6.3.2 The proposed building would be setback 3 metres from the James Street 

boundary. Boundary walls are proposed within 16.6m of the primary front 
frontage, with the remainder of the ground level setback a minimum of 2m from 
side boundaries. Above ground level, the building would be setback a minimum of 
3.0m from the northern property boundary and a minimum of 1.7m from the 
southern property boundary (noting that the separation distance between 
balconies and windows to side property boundaries is considered in the Visual 
Privacy section of this report). The proposed building would also be setback 3.1m 
from the rear property boundary. 
 

6.3.3 These setbacks are relatively consistent with the desired minimum requirements. 
It is noted that the orientation of the adjoining southern properties is such that the 
separation distance between adjacent buildings will be inherently larger than 
typical, and thus it is considered that the 0.3m departure from the desired 
minimum is likely to result in minimal impact to future adjoining occupant amenity. 

 
6.3.4 It is considered that the relatively limited departure in relation to the building's 

southern facade is not fatal to the proposal in the context of the characteristics of 
the subject land and adjoining properties. 

 
6.4 Visual Privacy 

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

of any windows and balconies shall be such as to prevent overlooking to adjacent 
useable private open spaces or adjoining windows. In relation to buildings that 
are 3 or more storeys in height, it is anticipated that windows and balconies shall 
be design with adequate separation and screening to provide visual and acoustic 
privacy. Where the separation distance from a boundary is less than 3 metres, 
alternative design solutions should be applied to achieve an appropriate level of 
visual and acoustic privacy while ensuring that appropriate light access is 
maintained. Any such design solutions should be integrated into the overall 
building design (Council Wide PDCs 89, 90, 91, 140 and 171).  
 

6.4.2 As the proposed building is 3 storeys in height and within the Urban Corridor 
Zone, it is noted that Council Wide PDC 90 is not applicable to this proposal. 

 
6.4.3 Dwellings 3-7 at each level would have balconies at first floor facing north that 

would be setback 2.0m from the northern property boundary. These balconies 
would be provided with 1.7m high balustrades of angled colorbond louvres to 
allow light entry while preventing overlooking. It is noted that three, two storey 
townhouses are located adjacent the northern boundary of the subject land, and 
each include one relatively small bathroom window each facing south (with the 
remainder of upper level windows organised to face James Street or internally 
towards the common driveway of that development). It is considered therefore 
that the proposed louvres would provide sufficient visual privacy to future 
occupiers of the proposed dwellings. 

 
6.4.4 Dwellings 1 and 2 would have balconies that extend to the northern property 

boundary. Dwelling 1 would gain its principle light and outlook towards James 
Street. Dwelling 2 would include a solid 2.1m eastern balustrade to provide visual 
and acoustic separation from the abutting Dwelling 3 balcony. This would allow 
some eastern outlook, though it is noted that principle light and outlook for this 
balcony would be obtained via two north-facing openings. Future development of 
the adjoining site could include a boundary wall in this location, which would 
substantially limit outlook available from this balcony. The occupant amenity of 
this balcony is considered further in the Private Open Space section of this report. 
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6.4.5 Windows at first and second floor level of all dwellings would be setback 1.7m 
from the southern property boundary. The first floor windows are intended to 
provide light and ventilation only to bathrooms, and would incorporate translucent 
glazing and be restricted in opening width. The second floor windows are high 
level, being 2.7m above finished floor level, and are intended to provide angled 
outlook to the sky in additional to light and ventilation to bedroom 2. 

 
6.4.6 While separation distances in relation to north-facing balconies and south-facing 

windows do not achieve the relevant Development Plan provisions, the visual 
privacy treatments proposed are considered to achieve the intent of this aspect of 
these provisions (which do allow for lesser setback distances where the related 
impacts can be otherwise appropriately managed). The occupant amenity 
impacts related to these departures is considered elsewhere in this report. 

 
6.5 Private Open Space  

 
6.5.1 Private open space should be provided for each dwelling and should be located 

so that it is accessible directly from internal living areas. Private open space 
should be located at ground level where possible and should have sufficient area 
and shape to be functional (Council Wide PDC 149). Dwellings at ground level 
should be provided with 24m² of total private open space, with a minimum 16m² 
to be provided in a ground level area with a minimum 3m dimension. The balance 
of private open space may be provided via balconies, roof terraces or the like with 
a minimum dimension of 2 metres (Council Wide PDC 150). 

 
6.5.2 Private open space, achieving the functional elements described above, is 

provided in relation to each dwelling as follows: 
 

Dwelling No: Ground level: Balcony: 

1 Nil 25m² 
2 Nil 25m² 
3 Nil 19m² 
4 Nil 19m² 
5 Nil 19m² 
6 Nil 19m² 
7 27m² 19m² 

 
6.5.3 It is noted that the minimum dimension proposed to balconies is 2.7m, with the 

balconies of Dwellings 1 and 2 being 3.7m. These balcony depths are supported 
as positive features of the proposal. In relation to Dwelling 2, it is noted that the 
recession of the upper level results in the majority of the balcony remaining 
unroofed, which given its northern orientation will ensure light access into the 
balcony notwithstanding the adjoining development which is setback 2.5m from 
the northern boundary of the subject land. While the balcony of Dwelling 2 would 
have the least access to outlook of any within the development, the overall 
amenity of the space is considered to be acceptable.  
 

6.5.4 Dwelling 7 would be provided with individual access to the rear landscaped area 
from the balcony, which is greater than 3m in minimum dimension. Each of the 
dwellings would also have southern oriented ground level courtyards of a 2.0m 
minimum dimension. These areas are intended to house air-conditioning units, 
clothes lines, rainwater tanks and other services. Given the minimum dimension 
of balconies, and noting that the balconies would not be used to store services or 
other equipment, this approach to private open space provision is supported.  

 
6.5.5 Including the areas that do not achieve the minimum dimensions as described 

above, the total area of private open space that would be provided in relation to 
each dwelling as follows: 
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Dwelling No: Total POS: 

1 34m² 
2 38m² 
3 32m² 
4 32m² 
5 32m² 
6 32m² 
7 59m² 

 
6.5.6 While none of the proposed dwellings would achieve the quantitative 

requirements of the current version of the Development Plan, this is principally a 
result of private open space being provided primarily via balconies rather than 
primarily via ground level courtyards. It is noted briefly that further changes to 
Council’s Development Plan are intended that would allow for private open space 
to be provided solely within balconies, subject to an increased minimum 
dimension to such balconies being provided. 
 

6.5.7 Given the above, the provision of private open space within the proposal is 
supported.   

 
6.6 Car and Bicycle Parking  

 
6.6.1 Development within the Urban Corridor Zone should provide car and bicycle 

parking in accordance with Tables Pr/5 and Pr/6 of Council’s Development Plan. 
It is also anticipated that on-site vehicle parking would be consolidated, shared 
where possible, and screened from the main road or public spaces (UCZ Desired 
Character Statement).     
 

6.6.2 With reference to Tables Pr/5 and Pr/6; a minimum of 9 car parking spaces 
(including 2 visitor parking spaces) and 3 bicycle parking spaces should be 
provided on site. The proposal would provide 14 car parking spaces located 
within individual dwelling garages. No specific location has been set aside for 
bicycle parking, though it is noted that each dwelling features suitable storage 
spaces below the stair within each garage.  

 
6.6.3 Broadly, the volume of car parking within the site would exceed the minimum 

requirements of the Development Plan. While it is less desirable than shared 
areas of visitor parking, it is noted that access to double garages could be made 
available for visitors. While the internal width of each garage is not generous, it is 
sufficient to achieve the relevant Australian Standard. 

 
6.6.4 While the configuration of car parking is not considered to be ideal, it is 

considered that the proposal would provide sufficient car parking spaces in 
accordance with the relevant provisions of the Development Plan. 
 

6.7 Traffic and Vehicular Movements 
 

6.7.1 Further, development should not generate pedestrian or vehicular traffic onto a 
public road in such a manner that materially impairs the movement of traffic on 
that road (Council Wide PDC 209). Car parking areas should minimise conflict 
between vehicles and pedestrians, while minimising the number of access points 
and the need for vehicles to reverse onto public roads (Council Wide PDC 212). 

 
6.7.2 The common driveway area would be 6.7m in width from the internal face of the 

retaining wall to the external face of each roller door, which will allow vehicles to 
pass each other within the site and to enter and exit the site in a forward motion. 
A contrasting paving treatment is proposed to delineate a pedestrian access 
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pathway adjacent dwelling entry points. It is recommended that a condition 
reinforcing the need for high lighting levels within this area be imposed. 

 
6.7.3 The existing crossover would be closed, with a new 6m wide crossover proposed 

towards the northern boundary of the site. The crossover would be setback 1m 
from an existing mature street tree, which is intended to allow for the retention of 
the tree. Noting that vehicles are able to pass each other within the subject land, 
the angling of the driveway in order to maintain the existing street tree is 
supported. It is noted however that without detailed investigation of the tree's root 
network, it is unclear whether the proposed 1m setback will be sufficient to 
maintain suitable tree health. 
 

6.7.4 While the overall approach to access and vehicular manoeuvring is supported, it 
is recommended that a condition be imposed requiring that detailed investigation 
be undertaken regarding the existing street tree, with any amendment to the 
proposal required to achieve the retention of the tree and all work undertaken to 
be to the satisfaction of Council's Assets and Infrastructure Engineer.  
 

6.8 Landscaping 
 

6.8.1 It is desired that new buildings are set back from primary street frontages to 
provide for landscaping comprising low-lying shrubs, grass plantings and trees 
with high canopies. This planting would enhance the built form, contribute to a 
pleasant pedestrian environment and provide an attractive transition between the 
public and private realms. Deep soil areas should be provided at the zone and 
street interface of each development, with a minimum total deep soil area of 7% 
of the site area. Each deep soil zone area should have a minimum dimension of 
3m and 1 medium height tree for every 30m² of deep soil area required (Council 
Wide PDC 180, TLPA Desired Character Statement).  
 

6.8.2 Given the size of the site, a total of 58m² of deep soil area should be provided 
incorporating 2 medium height trees. A landscaping plan has been provided 
which demonstrates 55m² of deep soil zones to be provided to the front and rear 
of the site, and low-level plantings within each courtyard. The plants would range 
from ground covers to 8m in mature height, with two medium trees proposed to 
the front of the development and three proposed to the rear of the development 
adjacent the common driveway.  

 
6.8.3 The proposed landscaping would generally achieve the relevant provisions of the 

Development Plan that were inserted into the Development Plan through recent 
policy amendment processes. In this context, the landscaping element of the 
proposal is therefore supported.  

 
6.9 Energy Conservation Measures  

 
6.9.1 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). 
 

6.9.2 Each living area and bedroom within the proposed building would have direct 
external access to natural light and ventilation. Shading would be provided to 
north facing living room windows due to the recession within the building footprint. 
Opportunities for cross ventilation within each dwelling, as a result of their dual 
aspect, are considered to be positive. 

 
6.9.3 While it is not considered that the proposal goes beyond the minimum 

requirements of the Development Plan in respect of energy conservation 
measures, it is considered that the relevant provisions are achieved.    
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6.10 Stormwater Management 

 
6.10.1 The provisions of Council’s Development Plan suggest that site drainage should 

be designed to safely direct surplus flows to a public street without causing harm 
to adjoining properties (Council Wide PDC 97) and that all proposed 
developments should be designed to retain as much stormwater as possible, 
minimising the overflow to the kerb and water table (Council Wide PDC 98).  

 
6.10.2 A stormwater management plan has not been provided. 2,000L rainwater tanks 

are proposed in the courtyard of each dwelling that would collect water from each 
dwelling roof in accordance with the Building Code of Australia. Given however 
that the proposal would result in an increase in stormwater run-off from common 
driveway areas, it is fundamental that Council receive and assess a detailed plan 
including the above information, though it is considered that opportunities for any 
necessary detention on-site are readily available. 

 
6.10.3 It is therefore recommended that the consideration of the stormwater design 

could be reasonably reserved for further assessment and approval by Council.  
 

6.11 Waste Management 
 

6.11.1 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).   

 
6.11.2 With reference to the Zero Waste South Australian Better Practice Guide – Waste 

Management in Residential or Mixed Use Developments; anticipated waste 
demand rates associated with the proposal are calculated at 490L for general 
waste, 420L for recyclable waste and 280L for green organic waste per week. 

 
6.11.3 The proposal would provide 960L of general, 1,200L of recyclable and 480L of 

green organic waste storage at various locations within the common driveway. It 
is proposed that these bins would be collected kerbside via Council’s waste 
collection system, and would be transported between the storage areas by a 
representative of the Community Corporation. It is noted that the waste capacity 
proposed exceeds the anticipated demand in relation to general and recyclable 
waste, and it is recommended that a condition be imposed confirming storage 
capacity requirements to ensure that the number of bins provided is fit for 
purpose without being excessive. 

 
6.11.4 It is considered that the intended approach to waste management will achieve the 

anticipated waste demand rates for the proposal and provide an appropriate 
collection methodology, and is thus appropriate.  

 
6.12 Overshadowing  

 
6.12.1 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).  

 
6.12.2 The subject site, along with properties located to the north, east and south are 

located within the Urban Corridor Zone, and are anticipated to be developed at a 
greater intensity. The proposed building would be separated from the nearest 
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residential property on the western side of James Street by approximately 29m, 
ensuring that dwellings within the Residential Zone would not be overshadowed. 

  
6.12.3 Allotments to the south and south-east would experience reasonably substantial 

shadowing during winter solstice as a result of the proposed development. It is 
noted that these allotments are also located in the Urban Corridor Zone, thus 
some level of overshadowing would be anticipated through the redevelopment of 
the locality. In this context, the shadow impact is considered acceptable.  

 
6.13 Noise Attenuation 

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

and air emissions. Principle of Development Control 1 of the Noise and Air 
Emissions Overlay outlines that sensitive development located adjacent to high 
noise and/or air pollution sources should be appropriately shielded away from the 
emissions. 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). 
 

6.13.2 The proposal must comply 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), 
and it is considered that such compliance would suitably address the relevant 
provisions of the Development Plan. 

 
7. CONCLUSION AND RECOMMENDATION 
 
7.1 The proposal seeks establish a medium-high density residential land use on the 

subject land. At three storeys, the buildings would be within the height limit anticipated 
within the Transit Living Policy Area. Consistent with the design review advice, it is 
considered that the proposal represents a well resolved development within its locality 
context. 

 
7.2 The proposal would generally achieve the relevant minimum density, setbacks, waste 

management, car parking, landscaping, private open space and visual privacy 
requirements, while there would be no minimising overshadowing impacts to properties 
outside of the Urban Corridor Zone. 
 

7.3 Waste management, stormwater management and site access can be suitably 
resolved through reserved matters and conditions.  
 

7.4 Given the above, it is considered that the application overall is sufficiently consistent 
with the relevant provisions of the Prospect (City) Development Plan, and thus 
warrants the granting of development plan consent. 

 
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 050/420/2017 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 
granted to DA 050/420/2017 from Sunroc Concepts Pty Ltd on behalf of T & M Herraman for 
the Demolition of Existing Dwelling and Outbuildings and Construction of Three Storey 
Residential Flat Building comprising Seven Dwellings with associated Retaining Walls, 
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Fencing and Landscaping at 15 James Street, Prospect (CT 5233/934), subject to the 
following reserved matters and conditions: 

 
Reserved Matter: 
 
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 prepared by 

Sunroc Concept Pty Ltd, annotated ‘Nov ’17 Amendment’, and stamped by Council relating 
to Development Application Number 050/420/2017, 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, and maintained 
thereafter to the satisfaction of Council. 

 
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.  

 
3. The existing street tree adjacent to the subject land shall be retained.  Any cost associated 

with the establishment of a new crossover shall be borne by the applicant. Any 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. 
 

4. 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 communal in nature, 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. A minimum storage capacity of 560L shall be 
provided on-site for green organic waste, and a maximum storage capacity of 720L shall 
be provided on-site for general waste. 

 
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 landscaping shall be planted prior to occupancy of the development, and maintained 

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

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

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

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

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

 
Advisory Notes: 
 
(1) Pursuant to Section 86(1)(a) of the Development Act, 1993, you have the right of appeal 

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

 

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

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

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

 

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

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

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

 

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

(4) Prior to the commencement of construction of the development herein approved, it is 
strongly recommended that you employ the services of a licensed Land Surveyor to 
carry out an identification survey of the subject land and to peg the true boundaries, to 
ensure that building work will be either on the true boundaries or the specified distance 
from the true boundaries of the subject land, as the case may be. 
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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 

 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. 
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Created on Thursday, 11 January 2018  Map Zoom: 171.1 m Scale: 1:951.4 

 

 

Subject Land 

 

 

Notes Disclaimer 
15 James Street Prospect 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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Landscape Scheme: plant types

Botanical Name: Arthropodium cirratum ’Matapouri Bay’ 

Common Name: NZ Flax Lily Family: Asparagaceae

Description: An attractive hardy perennial with broad blue-green strappy foliage, with clusters 

of white star-shaped flowers on airy panicles from spring to mid-summer.

Origin: New Zealand 

Height: 90cm - 1 m Width: 90cm - 1 m

Position: Full sun to part shade 

Flower colour: White

Flowering season: Spring to mid-summer 

Soil: Will grow in most soil types 

Frost tolerance: Tender

Uses: Mass planting under trees, groundcover, banks, coastal 

Maintenance: Feed with a slow release fertiliser in spring. Trim spent flowers from the base 

of the stem. Use snail/slug repellent if necessary.

Sunroc Concepts P/L - building designers Page 14
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Botanical Name: Alternanthera dentata ’Little Ruby’

Common Name: same Family: Amaranthaceae

Description: The perfect mounding groundcover with a compact, spreading habit. It has 

stunning deep burgundy foliage that makes it a stand out plant.

Origin: Central and South America

Height: 30-40cm 

Position: Full sun to part shade 

Flower colour: 

Flowering season:

Width: 60-90cm

Soil: Well drained moist soil, loves humidity 

Frost tolerance: Frost tender, plant in a sheltered position in very cold climates

Uses: Groundcover, borders, containers

Maintenance: Keep moist in dry weather. Fertilise with a slow release fertiliser in spring.

Sunroc Concepts P/L - building designers Page 15
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Botanical Name: Clivia miniata 

Common Name: Clivia or Kaffir Lily Family: Amaryllidaceae

Description: An evergreen perennial, Clivia miniata has pale to medium orange flowers with 
yellow throats, in large clusters of upturned, funnel-shaped blooms. Their foliage and flowers will 
suffer if grown in too much sun. Their dark green, strappy leaves are attractive all year round and 

clivias slowly expand to form an excellent, low-maintenance groundcover in difficult shady spots.

Origin: South Africa 

Height: 60cm 

Position: Shade

Width: Clumping to 1 m

Flower colour: Orange, yellow, peach, red 

Flowering season: Late winter to early spring 

Soil: Well-drained. 

Frost tolerance: Tender

Uses: Colour and texture, dry shade, mass planting 

Maintenance: They appreciate watering in spring and summer during dry spells in their early 

days, but are tough and undemanding once established. Feed in spring with a slow release organic 
fertiliser.

Sunroc Concepts P/L - building designers Page 16
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Botanical Name: Cupressus sempervirens ’Glauca’ 

Common Name: Italian Pencil Pine

Family: Cupressaceae

Description: The Italian Pencil Pine is an excellent, low maintenance choice for 

creating a formal look in areas where space is limited. This variety has a dense, upright, 
columnar growth habit and requires very little to no pruning to maintain its shape. Foliage 
is aromatic with a blue-green shade and produces less fruit than many other pencil pine 
selections. It has a moderate growth rate and should reach 4mH x 50cmW after 10 years.

Origin: Southern Europe 

Height: 10m Width: 1m

Position: Full sun to semi shade.

Flower colour: n/a 

Flowering season:

Soil: Prefers a moist, well drained, fertile soil but will tolerate most soils

Frost tolerance: High

Uses: Specimen, avenue, screen, windbreak

Maintenance: Fertilise with a long term slow release fertiliser in early spring, and trim to shape 

when required.

Sunroc Concepts P/L - building designers Page 17
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Botanical Name: Euphorbia ’Silver Swan’ 

Common Name: Euphorbia characias ssp. wulfenii Family: Euphorbiacea 

Description: The variegated foliage of grey-green is highlighted with silvery edging year round. 
This is a variety that will add structure and interest in any setting. From late winter through to 

spring, ’Silver Swan’ displays spikes of creamy coloured flowers. Evergreen and hardy.

Origin: Mexico - hybrid bred in Europe and Japan

Height: 75cm Width: 75cm

Position: Full sun to part shade 

Flower colour: Cream

Flowering season: Winter and spring 

Soil: Well drained

Frost tolerance: Moderate

Uses: Large pots, low hedges, specimen plant

Maintenance: Feed in spring, summer and autumn with a slow release organic fertiliser. 

Pruning is generally not required although cutting back spent flower stems to base will encourage a 

bushier habit. Wear gloves when pruning as sap can be irritating to the skin.

Sunroc Concepts P/L - building designers Page 18
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Botanical Name: Umonium perezii 

Common Name: Sea Lavender Family: Plumbaginaceae

Description: A hardy perennial with large, shiny, leathery leaves that carries flowers heads of 
lavender and white all year round.

Origin: Canary Islands 

Height: 60cm 

Position: Full sun to light shade 

Flower colour: blue, lavender and white

Width: 60cm

Flowering season: all year 

Soil: well-drained

Frost tolerance: moderate

Uses: year-round colour, cut flower 

Maintenance: remove spent blooms and fertilise with a slow release fertiliser in spring and 

autumn.

Sunroc Concepts P/L - building designers Page 19
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Botanical Name: Lriope muscari ’Just Right’ 

Common Name: lily Turf

Description: An evergreen perennial plant forming clumps of grass-like, dark green leaves. In 

late summer it produces upright spikes of white to light purple flowers.

Origin: China, Taiwan and Japan

Height: 45-50cm 

Position: Full sun to full shade

Width: 50cm

Flower colour: White to light purple 

Flowering season: Summer 

Soil: Moderately heavy to free draining 

Frost tolerance: Frost hardy

Uses: Groundcover, rockeries, containers and borders.

Maintenance: Apply slow-release organic fertiliser in autumn and spring. Clumps can be 

divided in autumn.

. 
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Botanical Name: Lagerstroemia ’Diamonds in the Dark’ 

Common Name: Crepe Myrtle 

Family: Lythraceae 

Description: This new range of Crepe Myrtles features flawless near-black foliage, 

followed by masses of vivid blooms from summer until first frost. Their compact growth 

habit makes attractive flowering hedges or beautiful trees to line your driveway or fence.

Origin: China 

Height: 3m Width: 2.5m

Position: Full sun to light shade 

Flower colour: Depends on variety, range includes white, pinks, mauves and reds 

Flowering season: Summer - autumn 

Soil: Well drained

Frost tolerance: High

Uses: Feature tree, screen, flowering hedge, tubs, small gardens 

Maintenance: Plant in full sun, water thoroughly every other day for first month to help 

establish. Prune in late winter I early spring while deciduous. Fertilise late winter and late summer 

with an all purpose fertiliser.

Sunroc Concepts P/L - building designers Page 21
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Botanical Name: Lomandra longifolia x confertifolia subp. pallida ’Lime Tuff’ 

Common Name: Lomandra ’Lime Tuff

Family: Labiaceae 

Description: Lomandra ’Lime Tuff’ is a tufted, compact, grass-like plant with 

lush lime foliage. 
Origin: Australia

Height: 30-60cm Width: 30-60cm

Position: Full sun to shade

Flower colour: 

Flowering season: 

Soil: Well-drained

Frost tolerance: Hardy

Uses: Mass planting, pots, rockeries, under trees. 

Maintenance: Feed in spring with a slow release organic fertiliser that is suitable for natives. 

No other maintenance required.
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Botanical Name: Lomandra longifolia ’Sungold’ 

Common Name: Mat Rush Family: Xanthorreaceae

Description: A clumping Lomandra with subtle golden variegated foliage. It may turn slightly 

greener in summer to cope with the heat.

Origin: Eastern Australia 

Height: 60cm Width: 60cm

Position: Full sun to part-shade 

Flower colour: Cream 

Flowering season: Spring 

Soil: Well drained to poorly drained soils

Frost tolerance: Frost hardy

Uses: Borders, mass planting, accent plant 

Maintenance: Feed with a slow-release organic fertiliser in spring. Trim when required.
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Botanical Name: Prunus cerasifera ’Oakville Crimson Spire’

Common Name: Flowering Plum Family: Rosaceae

Description: A very narrow growing deciduous tree, with richly coloured foliage and attractive 
spring blossom.

Origin: Eurasia 

Height: 6m 

Position: Best in full sun

Width: 2m

Flower colour: White

Flowering season: Early to mid-spring 

Soil: Moist, well-drained fertile soil preferred but hardy to a variety of site conditions once 

established.

Frost tolerance: Moderate

Uses: Screening, small gardens, street tree 

Maintenance: Feed in autumn and spring with a slow-release organic fertiliser.

....
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Botanical name: Tulbaghia violacea variegata ’Silver Lace’ Common name: 

Variegated Society Garlic

Description: This beautiful variegated perennial has a naturally clumping habit and 
boasts attractive silvery grey foliage delicately bordered with cream. Clusters of dainty 
lilac-pink flowers on slender stems are held gracefully above the foliage complimenting the 
subtle variegation of the strap like leaves.

Origin: Southern Africa 

Height: 40cm Width: 30cm

Position: Full sun or part-shade. 

Flower colour: Clusters of lilac-pink blooms on slender stems up to 60cm are held high over 

the foliage. 

Flowering season: Through spring and summer. 

Soil: Moderately fertile free draining soil. Very hardy once established. 

Frost tolerance: Frost hardy.

Uses: Perfect for foliage contrast or mass display. 

Maintenance: Feed with a slow-release organic fertiliser in spring.

( 
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Refer drawings for planting layout

Sunroc Concepts P/L - building designers Page 25

Attachment 34

Atta
ch

men
t

313



sunroc concepts pty ltd  - designed for living 3 fraser lane, mawson lakes SA 5095 
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      sunroc concepts 
 

 

 

December 18, 2017 
 

Response to Design Review Advise (14 November 2017) 
Submission for No.15 and No.11 James St. Prospect 
 
This response has been prepared for both of these properties as the points raised and the modifications 
undertaken to the design submission applies equally to both as they are in principal repeated. 
 
The response below also encompasses response to input from the Senior Development Planner in his email 
20 November 2017 and 13 December 2017 and meetings between us. 
 
Design Review: 
 
Scale –  
 
We undertook the design in keeping with the parameters of the Development Plan and in my opinion went 
beyond that by not bringing the street façade building bulk to the neighbor boundaries. In doing this I 
supported the view of reducing bulk upon the streetscape however, I do differ in opinion about the 
streetscape itself. 
 
Yes the surfaced street itself is relatively narrow however, it has a very substantial verge and footpath width 
on the east side with established picturesque jacaranda trees which will diminish the bulk of any proposed 
development upon the street. 
 
The statement about reducing bulk to the street is in my opinion in conflict with another aspect of the 
Development Plan when dealing with Built Form. We have continued under the Senior Planners guidance to 
part redesign and present a streetscape in accordance with the Development Plan. 
 
Built Form – 
 
I will address the second paragraph initially as it relates to the previous points.  
 
As pointed out in the Review, the Development Plan encourages ‘form which is built boundary to boundary 
within 18m of the front property boundary, steeping away to 3m from the side boundaries for the remaining 
length of the boundary’.  
 
After discussion with the Senior Development Planner about these points he put forward the opinion that the 
intent of the Development Plan for this Zone is to have the streetscape go boundary to boundary and work 
with the façade design regarding the other points of – sense of entry, windows, active and passive 
surveillance, scale/bulk, materials and extend the design to the side boundaries. 
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We have also moved the balconies to the north alignment back to a 2 m setback to the privacy screen and 
retained the 3m to the upper floor to the northern façade. 
 
The submitted amendment encompasses these points without losing the original style concept. Other points 
will be raised later direct to the Review points. 
 
Resource, Energy and Water Efficiency – 
 
We mentioned previously we have moved the balconies away from the alignment to 2m and this was 
achieved by reducing some of the room/terrace widths. This setback could be further expanded however this 
would be at loss to the amenity of the living/external environment which we have be commended for creating 
and I believe far more relevant than the setback in this situation. 
 
The privacy screen to the terraces has been nominated at 1.7m high in accordance with another requirement 
of the Development Plan and we would be happy to see this reduced both for reduction of bulk to the 
property interface and opening up the feeling of the spaces created. There is a review recommendation to 
reduce this to 1.5m which we support. 
 
We have now submitted a screen detail that enables greater sunlight penetration to the terrace as well as 
horizontal/upward visibility. To assist the interface we have also broken the façade to panels of various 
finishes so as to create a façade of greater articulation.. 
 
Construction materials of this project we confirm are only lightweight in part and should not be confused by 
the notation of ‘texture coat render’. The following lists the proposed materials being used. 
 
East/west end walls and party walls – texture finish ‘ecoblock’ which is a 60mm polystyrene (flame retardant 
impregnated) layers either side of a 120/150mm reinforced concrete core. R3.9 insulated wall and acoustic 
Rw50 compliance as well as providing 2hr fire separation. 
 
The north/south elevation walls are structural insulated panels (SIP) which are a bonded polystyrene (fire 
retardant impreganated) core with outer layers of magnesium oxide boards. These panels will be finished with 
texture coat or a further outer layer of Hardies ‘Axon’ sheeting (R4.1 insulation rating) for variation of façade 
finaih. 
 
Townhouse floors – we are using speedfloor which is a steel joist integrated with reinforced concrete floor. 
Internal floor slabs 140mm thick (high thermal mass). 
 
Further all floors, walls and roof will be insulated, weather seals, double glazed upvc windows/doors 
externally throughout to achieve maximum energy rating. 
 
Landscaping – 
 
We have accepted the point regarding the services that would be under the landscaped areas and therefore 
limiting type of landscaping. 
 
The water, gas and power meters have been moved to an enclosure integrated with the boundary fence to 
the north side of the driveway. Landscaped areas can be used to their fullest and as mentioned previously, 
there is already a good interface between street and site which this landscaped area will enhance. 
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It has also been mentioned later in the review about the rear landscaped area for paving and outdoor use by 
townhouse 7. We are not restricting the landscaped area by providing a paved sitting area within this zone 
and I would have thought its use would be encouraged. 
 
Amenity – 
 
We have revised the design to encompass the points raised here and all windows to habitable rooms are 3m 
from side boundaries or designed to bed.2 so as to give good natural light/ventilation – refer to section 
submitted. 
 
We do support reducing terrace screening to 1.5m high however we have submitted an alternate design that 
still shows 1.7m 
 
We do confirm all ceiling heights to habitable rooms is 2.7m. 
 
Safety and Security – 
 
We have introduced a separate street entry to townhouse 1 which has enabled an increase of passive street 
surveillance by introduction of greater window area overlooking the street. 
 
It has always been the intent to provide double glazed upvc framed entrance doors to all townhouses for both 
passive surveillance and security. 
 
Social Dimensions –  
 
Whilst we support, as a process of design, flexibility for different users the reality of the site width in these 
applications limits design solutions as townhouses. We do see these townhouses appealing to a portion of 
the market only due to the same limitations. It is a small development encompassing other aspects of better 
living for those we are providing to. 
 
Aesthetics – 
 
The amended design submitted with this report we believe mitigates the issues raised by the Review. 
 
We have also encompassed the notes about self finished materials. When encompassing the greater glazing 
to the street we have also opened exposure to the harsher western sun. So by introducing sunshade and 
vertical support forms to overcome this and provide a more detailed façade, the ability to use prefinished 
materials like ‘alucobond’ has become possible. 
 
The texture coat finish to ‘ecoblock’ remains (and this is high thermal mass wall also) as well as the nib 
feature Hardies ‘Axon’ cladding to the support of the upper balcony. Natural brickwork and stone look block 
work will be used at street level. 
 
In conclusion points –  
 

- Self finished materials have been incorporated and high thermal mass was already encompassed 
- Increased setback has not been provided however we do not believe this is necessary and many 

other items have changed to improve the functionality of the streetscape 
- We have modulated townhouse 1 so it better fronts the street 
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- We have increased setback to 2m on the northern boundary and increased outlook by design of 
screens to terraces 

- Clear glazing to entry doors and good lighting for pedestrians independent of car movement will be 
incorporated 

- Accessibility and future adaptability is difficult to encompass 
- Sustainable building products have always been encompassed and remain 
- We have better integrated the onsite services away from the landscaped areas 
- All townhouses have designated storage areas, in garage under stairs, linen cupboards, extensive 

kitchen/laundry cupboards  
- We would agree to lowering of screening to terraces if acceptable to council 
- All habitable rooms have 2.7m ceiling heights 

 
Senior Development Planner Emails: 
20 november 2017 
 
Street Interface –  
 
It was mentioned that the desire is to have residences face the public road not internal driveways and those 
residences fronting the street to have individual direct access points. Due to the site width and the desire to 
create townhouses and not more apartments means there is only one residence to the streetscape. 
 
We have redesigned townhouse 1 and the street setting to enable a separate entry to townhouse 1 apart 
from the driveway and access to the other townhouses. This has also enabled greater glazing to the street 
and introduction of more articulation and self finishing materials. 
 
Landscaping (and related matters) – 
 
Let’s deal with the landscaping to the rear of the property. A better understanding of levels and position of 
retaining walls can be seen from the new plan that is submitted. 
 
The rear landscaped area is actually at natural ground level which is approx 1.4m above the excavated 
garage level and 1.6m below the first floor level of townhouse 7. Due to this proximity it seemed the obvious 
idea to give the occupants of this townhouse access to the rear landscaped area so as to enjoy the amenity. 
This is after the use for deep planting etc is created and quite frankly, the introduction of a good shade 
tree here will diminish sunlight to lower planting and becomes an ideal place for some paving to allow sitting 
to enjoy the garden. We are more than happy to withdraw this if council differs in view of the point. 
 
We have also moved all services in the front of the site away from the deep soil zone. 
 
In discussions we also talked of materials to the front façade, further to what has already been mentioned it 
was asked about materials used that will stand the impact of car bumpers etc. All garage entries are 
surrounded by steel columns as is the access to the pedestrian path. The driveway entry is all brick or block 
work walls and party walls are concrete filled ‘ecoblock’ so all are resilient. 
 
Access Locations – 
 
We would find it highly undesirable to move any street trees. It is paramount they remain. 
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We have discussed this with the Senior Planner and due to the depth of verge and footpath and that we have 
a double width driveway onsite for vehicles to wait, it is submitted we narrow the crossover so as to give good 
clearance to the street trees and undertake protection of them and their root systems during construction. 
 
If SA Power deems it necessary to move the stobie pole in front of No. 11 to be further clear of the proposed 
driveway then we accept the cost to undertake the work.  
 
Vehicle Maneuvering – 
 
We have widened the driveway to enable better garage access. A CAD dwg showing the turning in 
accordance with Australian Standards has been included. Further we have removed the rubbish bin 
enclosure and provided 3 recessed locations behind the driveway columns to the northern side of the 
driveway. This minimizes impact upon the driveway and locates bins closer to each townhouse entry for use.  
 
The use of visitor parking in residents garages is actually very simple in our electronic age. Firstly, if you are 
not home you do not have visitors and everyone has a mobile phone to see if the resident is home before 
arriving. Secondly, all garage doors will be electric and remotely controlled so that residents do not need to 
leave the living level to open the garage door. By encompassing both of these there should not be a need for 
visitors to be standing in the driveway. Having said this, the driveway is double width so residents can always 
drive around a waiting car. 
 
Setbacks and Building Separation –  
 
Discussions were undertaken with the Senior Planner to understand the difference in the required setbacks. 
In one instance it talks of 2m and in another 3m. Once understood the desire to have windows to habitable 
rooms 3m from the boundary to ensure natural light and good ventilation and privacy we agreed that bed.2 on 
the upper floor was the only habitable room that was of major importance.  
 
A section has been submitted to show how we propose to achieve the intent of this requirement without 
having to minimize room sizes to fulfill light and ventilation. 
 
The northern screen of the terraces facing the north boundary, have been moved back to 2m from the 
boundary. The second floor is 3m off the boundary already.  
 
As previously mentioned, the privacy screen and terrace edge can be moved back further but we believe the 
further diminished living/outdoor environment widths to do this is far more detrimental to the living 
environment than the interface 2m distance to the boundary. The presentation of this interface has been 
modulated to break up its form. The screen design enables better sun penetration thru it whilst allowing views 
to the sky thru it. 
 
Adaptability – 
 
This has been commented on but I would like to address the point about the washing machine. We have 
moved the laundry up to the first floor and located it behind the kitchen. In today’s electronic world this is far 
more functional and for those who still like to air their clothes and other items, a clothes line is provided in the 
rear yard behind the garage. 
 
Additional Matters – 
 
Storage volumes: 
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Under stair to garage – 2.5m3 (min) 
Linen and laundry vertical cupboard – 1.7m3 
Linen cupboard to upper floor – 2.7m3 
Wardrobes to bed.1/2 – 7.3m3 
Kitchen/Laundry extensive under bench and overhead cupboards and pantry to first floor 
Vanity units to wc, bathroom and ensuite with storage incorporated 
 
Lighting to driveway and pedestrian access: 
Public lighting done by sensor lights throughout 
Car driveway – LED wall light to each column to north side of driveway that is activated by movement and on 
time out control 
Pedestrian walkway – LED wall light to each entry wall facing onto driveway and is on time control so as to be 
on, for example 6pm to 7am, and then also activated by movement outside the set hours if light levels are low 
(time controller to be set by body corporate) 
Townhouse entries – owner switched LED downlight to each entry 
 
Senior Development Planner Emails: 
13 december 2017 
 
Further points were highlighted in this email some of which have already been addressed above. They 
include: 

- Ventilation access to bed.2 and study which section shows how this is encompassed.  
- Screening to terraces which has been detailed to allow outlook horizontal to skywards (therefore not 

overlooking) and allows sunlight penetration 
- The interface between townhouse 2 and 3 has been addressed as it has for each terrace. The tilt 

slab panels have also had openings introduced to allow outlook and light. All townhouses are open 
above and this can be seen in the terrace section. 

- Storage of bins are located up the driveway in 3 separate locations so easily accessible to each 
townhouse. Dwelling one will share the communal bins with the other townhouses. 

- A separate drawing has been submitted to clearly identify existing and proposed levels, the extent of 
retaining walls and fences either existing of new 

 
I trust our revision answers the points raised. Should there be anything further please advise. 
 

 
Robert Thompson 
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14th November 2017 
 
City of Prospect 
Development Services 
128 Prospect Road 
Prospect SA 5082 
 
 
Attention:  Scott McLuskey 
 
 
 
 
Dear Scott 
 
DESIGN REVIEW ADVICE: 11 James Street, 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 eastern side of James Street which is a 
relatively narrow tree-lined street and which runs parallel to Prospect Road connecting with 
Regency Road to the north.  In this area the land is sloping generally from higher in the east 
to lower in the west and the floor level of the properties on the western side of James Street 
are a considerable distance lower than those on the east.  Whilst the area is within the 
Transit Living Policy Area of the Urban Corridor Zone which encourages higher densities and 
buildings up to 11.5m, the current character of this street is quite the opposite, consisting of 
single storey residences on relatively large blocks with generous front and side setbacks and 
low pitched roofs.   Materials are mixed as is the style of architectural dwellings with 
bungalows, villas, contemporary dwellings and interwar houses all nearby. 
 
There are proposals in the wider vicinity for three and four storey developments but none 
appear to be visible from the site.  The Zone boundary is relatively unusual in that it runs 
along James Street rather than at the back of the properties fronting Prospect Road meaning 
that those properties on the eastern side of James Street can be developed to 3 storeys 
whilst those west are in the Residential RA450 Zone.   
 
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 sits relatively 
comfortably next to the new two storey home to the south in terms of height comparison.  
The site is also near to the nodal development opportunity as shown on the Concept Plan Fig 
UrC/4 where 3-4 storeys is anticipated.  With regards the slope of the land, the applicant has 
proposed a stepping of the form which is evident in the roof form which also steps down 
with the slope of the land and this approach is supported.    
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It is my view that although there is no direct reference to the surrounding architecture (no 
street elevation, for example, has been prepared), the building’s aesthetic (whilst adopting 
materials which do not necessarily respond to the Development Plan’s aspirations for 
durable and self-finished materials with an “enduring building appearance” does present 
well and the proposal’s harmonious palette of colours and textures assists in ensuring it will 
not dominate excessively in the street. 
 

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 three storey nature of the development results in a scale which is at odds with 
some of the immediate context (the single storey dwellings to the west and those 
surrounding), it responds positively to the intentions of the Development Plan.  However, 
the street is narrow and the higher finished floor levels of the properties on the east do not 
assist in reducing the sense of scale of new development on this side of the road.   
 
It is therefore important that scale is sensitively addressed and it is my view that the 3m 
front setback of the proposal, whilst acknowledged to be in line with Development Plan 
provisions, should be increased to help manage the sense of scale of the new development.  
As proposed the new residences will sit closer to the street than the new property to the 
south and much further forward that the property to the north and apart from providing 
further space for landscaping, additional “breathing space” here will, in my view, help 
reduce the building’s dominance in the street.   
 
It is further noted that scale can be addressed through roof form, the size of building 
component used, architectural detailing etc and in this proposal the sense of scale is 
minimised by incorporating a well-articulated western façade, pitched roofs at varied 
heights (which reference traditional  domestic architecture) and by employing a varied but 
complementary palette of building colours. 

 
Built Form 

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

The built form proposed is comparatively simple and consists of rectilinear blocks with 
monopitched roof forms which step down with the slope of the land.  The form is further 
modulated by window placement, screening elements and the carefully considered 
application of material and colour.  However the form of the upper floor balconies which 
extend over the driveway and are located at a consistent distance of 1m from the northern 
side boundary, accentuate the development and contribute to a feel of expansion and 
spread.   
 
Furthermore the Development Plan specifically encourages form which is built to the side 
boundaries within 18m of the front property boundary, stepping away to 3m from the side 
boundaries for the remaining length of the boundary.  This ensures forms front the street 
and do not present their “side” to the street, providing more opportunity for windows to 
overlook the street which in turn enables street interaction, activation and passive 
surveillance to occur.  It also has the effect of obscuring the totality of the mass of the 
proposal from the street which is particularly significant here where this form of 
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development is not the prevalent form in the street.  It is suggested that the applicant could 
address this by for example, manipulating the upper levels of townhouse one (the solid form 
not just the balconies) to extend closer to the side boundaries, better masking the form 
beyond the ensuring the proposal fronts the street.  It is also advised that the side boundary 
setbacks beyond 18m from the front property boundary are increased to 3m as encouraged 
by the Plan (and this will be discussed later under the heading “Amenity”).  

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

The Development Plan seeks a density of 45 dwellings per hectare in the Transit Living Policy 
Area, the zone within which this proposal sits.  Considering the constraints of the site 
including the small scaled nature of the street, the proposal demonstrates a reasonable 
density for the site 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. 
 

The approach to providing a sustainable building solution is applauded.  All townhouses are 
dual aspect which allows for easy cross ventilation and no internal rooms are proposed 
(except bathrooms).  Minimal windows are proposed on the east and west elevations, there 
are sunhoods over some of the windows on the west and the balconies (and screening) on 
the north provide shading to this elevation.  Solar panels are also provided on the roofs, 
double glazing to the eastern windows and permeable paving to the driveway.  
 
Furthermore all living/dining/kitchen areas and associated balconies of the dwellings have a 
northern orientation which is supported.  However, the minimal side setbacks generally and 
the high (1.7m) screening, is likely to have a negative impact on the environmental 
performance of these dwellings and could be compounded by future adjacent development.   
 
The applicant is encouraged to confirm that lightweight building materials are not being 
used for the construction of the walls (which are notated to be finished with a texture 
coated render) and to consider additional sustainability initiatives to increase the energy 
efficiency of the development.  These include considering grey water re-use;  smart 
technology allowing the building’s energy consumption to be measured; selecting high 
thermal mass flooring; insulating floors, walls, roofs and providing weather seals to doors 
and windows; incorporating ceiling fans in conjunction with evaporative cooling (rather than 
refrigerated air conditioning); using materials with low embodied energy; and selecting 
energy efficient appliances and fittings throughout the development. 

 
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 has been an attempt to include landscaping, specifically on the north side of the 
shared driveway and between the development and the street.  The location of the bins has 
also been considered (to be located along the driveway); permeable paving has been 
specified for the driveway with different finishes delineating different paths; and there is the 
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potential for the structures over the northern balconies to be used for climbing plants which 
would have the potential to offer shade in the summer whilst allowing sunlight to penetrate 
the dwellings in the winter months.  All of these inclusions are supported. 
 
Nevertheless, it is my view that in this proposal the area proposed for soft landscaping is 
limited and specifically that the landscaping design proposed at the front of the site does not 
respond to the intention of the Plan which seeks landscaped areas which, “………will be 
extensively used to enhance the built form, contribute to a pleasant pedestrian environment 
and provide an attractive transition between the public and private realms and will be 
exclusive of on-site services.”  
 
Whilst the materials and heights of the landscaped walls fronting the street are supported, 
the integration of the gas cupboard and water meters remains unconvincing and the 
outcome is likely to result in the further reduction of the space available for planting in this 
zone.  As mentioned previously it is suggested that the front setbacks are increased to better 
accommodate planting (and a larger deep soil planting zone) and this will also have the 
effect of decreasing the dominance of the development in the street.  

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

 
Although some dimensions are minimal, generally the internal organisation of the dwellings 
is very well resolved with dual aspect provided to all dwellings. The homes are simply 
planned; entries are legible; balconies are generous, useable and have a northern 
orientation; an external yard is provided for rainwater collection, clothes drying and the like; 
and double glazing is provided to some windows and these inclusions are applauded. 
 
However, although the Development Plan requires side walls which are further than 18m 
from the front boundary to be a minimum of 2m from the side boundaries, PDC 171 requires 
windows and balconies to be a minimum of 3m from the side boundaries to manage privacy, 
outlook and natural light.  As mentioned previously in the report, an increase in the side 
setbacks for the upper levels further than 18m from the front boundary and a decrease in 
side setbacks for dwelling one would improve the amenity of the dwellings for future 
occupants and enable outlook to be offered and privacy to be addressed whilst protecting 
against the impact of future development.  It is therefore suggested that the northern upper 
level setbacks (to balconies) are increased (for dwellings 2 – 7) and screening is reduced in 
height to 1.5m high. 
 
In addition the applicant is encouraged to confirm ceiling heights of a minimum of 2.7m and 
that sufficient storage space is provided. 
 

Safety and Security 
Good design optimises safety and security both internal to the development and for the public 
domain. 
 

Passive surveillance is encouraged as part of good safety design and in this proposal 
surveillance of the street is provided from dwelling one however no surveillance of the 
central driveway is possible and this is seen as a negative aspect of the scheme.  It is 
acknowledged that it is difficult to achieve at the upper levels where the building spans 
across the driveway, but there are also no habitable spaces located at ground level providing 
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the opportunity for passive surveillance and it is unclear whether there is glazing within the 
entry doors (if glazing is not incorporated in the entry doors, it is suggested that this be 
reconsidered).  There is a clearly delineated path for pedestrians from the street to the 
dwelling entries which is supported and the area outside the entries is marked by another 
change in floor covering.  There is also the potential for the lowered ceiling over the 
entrances to accommodate lighting and it is suggested that appropriate lighting be provided 
to adequately light the driveway and entries. 
 
Finally it is noted that if the advice to provide a greater extent of upper level frontage to 
James Street is adopted (as previously suggested in the report), there will be more 
opportunity for surveillance of the street which also provides for a safer environment. 

 
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 little variation in dwelling size and product offering which does not specifically 
address the Development Plan’s intent seeking a variety of dwelling sizes and types but 
considering the relatively small number of dwellings proposed this is not seen as fatal to the 
scheme.   
 
Furthermore due to the small footprint, there is little flexibility in the plan with no room at 
ground floor which could be used should occupants find the stairs difficult to negotiate at 
some time, and there is no obvious provision which has been made for a future lift.  There is 
also no designated communal space which would assist the application in this regard and 
which would provide the opportunity for chance encounters and for residents to meet, 
gather, sit etc whilst they get their post or wait and watch the world go by. 
 
As a minimum it is suggested that the applicant consider how the homes could be adapted 
and changed as occupants age and their needs change long term.  This might include 
providing information relating to increased clearances (for corridors, bathrooms and in 
staircases for mobility aids etc), possible future lift provision and general flexibility and 
adaptability of plan. 
 

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 proposal is well-considered in its detailed architectural expression with the successful 
introduction and use of colours, textures and building elements to create visual interest and 
appeal.  The stepped form as viewed from the street (from the full width of the allotment at 
ground level to the first floor balconies and then to the floor above), however, in my view, 
sits less comfortably in this section of the street and is compounded by the minimal front 
setback and the consistency of the form in section which extends the full depth of the block.  
As suggested previously with an increased front setback and more full presentation to James 
Street (particularly at the upper levels) it is my view that these issues will be mitigated. 
 
It is also noted that the Policy Area specifically encourages contextual materials and finishes 
palettes seeking materials which are, “…durable and fit-for-purpose (and which) will be 
carefully used to create an enduring building appearance” and whilst the colour palette is 
supported, more self-finished materials are encouraged as those specified appear to be 
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lightweight and not naturally self-finished or pre-finished as sought by the Development 
Plan.  It is pertinent to note that the naturally self-finished products, bricks, stone etc also 
often have a higher thermal mass, improving the environmental performance of the 
development too.     

 
In conclusion, the proposal represents a well resolved response to providing medium density 
housing on a relatively small site in the Urban Corridor and the applicant is to be commended.  There 
are a number of alterations which would assist in increasing the design quality of the development 
which the applicant is encouraged to consider.   
 
As described in the report above, these include:  

- reconsidering some of the materials selecting durable self-finished materials with a high 
thermal mass;  

- increasing the front setback and providing more soft landscaping between the development 
and the street and designing this space as a communal space for residents; 

- modulating townhouse one at its upper levels so that it presents more frontage to James 
Street.  This will address the intentions of the Plan and so that the form better relates to the 
context, the development better “fronts” the street, providing increased outlook and 
passive surveillance opportunities and the remainder of the development is shielded from 
view from the street; 

- maintaining a 3m setback from the northern boundary (beyond 18m from the front 
boundary of the site) at upper levels and enabling outlook from these upper levels; 

- providing clear glazing in the entry doors and good lighting levels in the driveway and above 
the dwelling entries; 

- considering issues of accessibility and the future adaptability of the dwellings; 
- adopting sustainable building products and considering sustainable initiatives during the 

detailed design phase;  
- better integrating on-site services within the landscaping area; 
- providing designated storage areas for each dwelling; 
- lowering screening to 1.5m high to provide a sense of outlook and; 
- confirming 2.7m high ceilings in habitable rooms. 

 

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

parameters of Council’s design review policy, I have conditional support for the design of the 

proposal in its current form.  However, I would recommend that the proposal could be improved 

through the design amendments as outlined above.   

Yours sincerely 

 
Jenny Newman 
BA (Hons) Dip Arch (dist) MA SCert(Ag) 
 
Drawings/documents Reviewed prepared by Sunroc Concepts: 

 North and South Elevations – Revision A  & Townhouse One Ground, First, Second Floor Plans 

 North and West Elevations – Revision A  & Townhouses Two to Six Ground, First, Second Floor Plans 

 Perspective & Colour Scheme & Townhouse Seven Ground, First, Second Floor Plans 

 Site Layout and Civil Plan dated Sept 2017 & Proposed Landscaping Design (Drawing Prepared by 
Ladybird Garden Design)Sheet 1 of 2 and 2 of 2 
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Sunroc Concepts P/L – building designers Page 1 
 

Aurora One - 15 james street, prospect 
proposed 7 townhouse residential development 
         
 
 

response to planning requirements: 
 
 
Zoning:  Urban Corridor Zone – Transit Living Policy Area 
 
Site Description:  Allotment 59, Deposited Plan 1974 in the area named Prospect   - CT 5233/934 
   Being: 15 James Street, Prospect 
 
Site Dimensions: 15.24 x 53.95m – 822.20m2 
 
 

PROJECT DESCRIPTION 
 
In May 2017, the Council Development Plan was consolidated and it included the Urban Corridor Zone and 

specifically to this site, the Transit Living Policy Area. 

The Urban Corridor Zone and Interface Areas Policy Review DPA was issued on 30 May 2017 to further 

define future submissions. 

This enables properties within this zone to be developed for greater density. The Prospect City Council has 

actively engaged with developers, architects and planners to assist in the creation of developments that fulfil 

their vision. 

The further implementation of this vision will see substantial change to the streetscape of this section of James 

Street over time and it appears that this is one of the first development proposals to be submitted for this 

particular section of the street. 

We propose to develop a medium density 7 townhouse development. Each townhouse is built over 3 floors. 

The lower level is off a shared access driveway with a double garage/laundry/service yard. The middle floor 

has the kitchen, living and dining areas as well as the large north-facing terrace. The top floor has the 

bedrooms and bathrooms. 

The site is located on the northwest corner bounded by Prospect and Regency Roads and within easy walking 

distance of transport and is convenient to the vibrant Prospect Rd. shop and café scene. All is ideally located 

for this medium density townhouse development. 

The building design is unquestionably residential with the prominent open space terraces for all of the 

townhouses on the middle level facing north. The positioning of these terraces encompasses one of the great 

aspects of this site, north positioning for all year round use. 
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The terraces to each townhouse are large enabling outdoor entertaining and are directly accessible from the 

main living spaces through glass doors giving a seamless environment for living at its best.  

Townhouse 1 has no terrace screening so it can enjoy the views to James Street. Screening has been 

encompassed to all the other townhouse terraces to give comfort to the neighbours’ private open space and 

the same return privacy to these terraces possibly obviating the need for curtains. The screens will be 

minimum 1700 high above the terrace floor and be metal perforated screens of designs similar to that 

incorporated at Elysium on Prospect Road. As the terraces are also 50% open above it allows abundant 

natural light to the main living room. The flood of light into the living environment and the screens ensure these 

rooms and the terraces can be enjoyed all the time. 

The landscaping will also be integral to the design of the development. The new requirements for a minimum 

of 7% for deep planting have been addressed and achieved. This site is fortunate to have a stunning street 

setting with beautiful jacaranda trees lining the street. The choice of landscaping elements is to work with this 

canopy and provide screening and softening to the development. 

A singular vehicle access driveway has been placed along the northern boundary of the property. It provides 

access to all the townhouse garages by means of a dual direction driveway with integrated walking path to 

each townhouse entry. This path is delineated by paving colour changes. 

The entry to each townhouse is identified by the tiled porch and drop ceiling projecting over the driveway. 

The proposal overall has been developed in accordance with all the parameters for the Urban Corridor and 

Interface Areas Policy Review DPA 30 May 2017. 
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Attachment D:  Urban Corridor Zone – Policy Review DPA 

Objective 1:  the proposed development is medium density residential as per the objective   

2: the proposed development is 7 townhouses forming a medium rise building of 3 

floors, a visually appealing streetscape and high level of amenity 

3: this style of medium density 3 bed townhouse double-width garaging development is 

the first of its kind in this particular area and provides to a different sector of people 

than is currently being targeted within prospect developments 

4: this proposed residential style of accommodation is not currently provided for in the 

area and is sustainable due to the demographic market it will serve 

5: all efforts were made to bring an amalgamated site solution but people cannot be 

forced to sell or their sense of financial entitlement is beyond the financial viability of 

the development. 

6: this site is in the middle of the zone relevant to this section of street so no scaling to 

the periphery is required 

7: noise and air quality issues are mitigated through the built form design – we will be 

providing a 7+ star rated energy building with double glazing throughout which will 

also mitigate noise factors 

8: we believe the development commences the desired contemporary character of the 

zone requirements              

This proposed development fulfils the desired character of the new zone and sets the bench mark for future 

area developments. It also caters for an unserved market demographic desiring 3 bedroom vertical living, high 

energy conservation and easy access to a vibrant community. 

It encompasses all of the planning objectives and provides a high standard of architectural design 

incorporating building articulation, fenestration and detailing contributing positively to the streetscape. The 

buildings residential is displayed to the street facade by the projecting of the terrace and balcony forward of the 

building line and fenestration.  

The proposed development has been designed in accordance with all the planning guidelines and addressing 

all issues that could impact on the streetscape and adjoining properties. 

Principles of Development Control - Development Plan 

1/ townhouse type dwellings as envisaged in the zone 

2/ the development is a complying use 

3 & 4/ the proposed development is in accordance with the desired character 
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5/ the Net Residential Density for the proposal is 85 dwellings/hectare  

6/ vehicle parking is accessed via a driveway running the length of the property away from the 

street. All residences have 2 car capacities 

Principles of Development Control - Policy Review DPA 
 
Design and Appearance: 

7/ the property has a 15.24m frontage to James Street so pedestrian access is via the main 

driveway so that high quality landscaping can be used for the majority of the street presence.  

8/  only townhouse 1 has street presence.  
We have utilised windows to the main stairwell as well as movement areas within the 

townhouse to allow passive surveillance of the street and have projected the terrace and 

balcony forward to encourage overlooking of the street environment – there is no screening to 

these areas in townhouse 1. 

9/ access to James Street is via a singular double crossover and through property access right 

of way 

10/ there are no secondary site access points or side streets 

Building Envelope: 

11/ in accordance, the building height for Transit Living Zone is 3 storey up to 11.5m. The 

proposed development is 3 storeys and has a street façade roof peak to James Street of 

11.5m above the current footpath level to the northwest (lowest) corner. This represents the 

highest point and reduces to an eaves line of 10m.  

12/ there are no zone interface requirements 

13/ this property does not share a zone boundary on any of its alignments 

14/ the proposed development is set back 3m from the primary (only) road frontage 

15/ there is no secondary road or vehicle access way relevant to this site 

16/  the proposed development is set back:  
- 3m from the rear (east) alignment  
- principal building setback 2m to the south alignment 
- north alignment ground floor 6.6m, middle floor 4.5m and top floor 3m setback. the terrace 

on the middle level is setback 1m from the alignment with its support columns on the 
alignment 
 

17/ all elevations have been designed so as to avoid blank facades by use of materials, finishes, 

varying planes/step outs and colour 

18/ vehicle parking has been provided by 2 garage parking spaces per townhouse total 14 parking 
spaces 
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We consider this development to be better described as ‘row housing’ or ‘semi detached’ – if 
considered as this then the requirement is 2 parking spaces per 3-bedroom townhouse 
 
We recognise however that the correct development categorization is ‘residential flat building’ 
and therein is required 1.25 (plus 0.25 per dwelling for visitors spaces) total req. 10.5 parking 
spaces (where 14 have been provided). 
 
It is our opinion that visitors to the townhouses will only require a parking space in the event 
the owner/tenant they are visiting is home. Given this the resident can then allow their visitor 
to use their garage parking space. 
 
Most visitor spaces are notoriously used by residents for their second vehicle so the 
availability of these spaces for visitors is debateable.  

 
19/ there is no land division in the proposal 

20/ the proposed development is a complying development and continues the existing land use of 

Residential 

 

Attachment D: Transit living Policy Area – Policy Review DPA 

Objective 1: the proposal is medium density supported by local shops, offices and community land uses 

within 1km of the site 

                2: the proposal is the first of its kind in this particular area under the new Policy Area 

                3: and we believe contributes highly to the desired character of the policy area and should set a 

standard for future developments 

Desired Character: 

The proposal is for a medium density residential development. It is replacing an existing detached dwelling 

with 7 townhouse (terrace) style dwellings of the desired 3 storeys in height. 

The built form is highly articulated and includes the use of balconies, fenestration, texture and colour to provide 

visual interest to the street and neighbour facades. 

Landscaping will contribute to the built form and pedestrian interface and enhance the jacaranda canopy 

currently dominating the street character. 

Landscaping and low height walls will be used to separate the public domain from the site. 

Vehicle access will be via driveway along the north side of the property: 

TABLE Pr/5 Off Street Vehicle Parking Requirements for the Urban Corridor Zone 

  Residential Development in the form of a residential flat building 

- rate for each dwelling of 1.25 space per 3 bedroom dwelling plus 

- required visitor spaces of  .25 per dwelling 
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As there are 7 x 3 bedroom townhouses, 8.75 spaces are required plus 1.75 visitor spaces. 

There are 14 spaces in total provided by 7 x 2 car space garages 

TABLE Pr/6 Off Street Bicycle Requirements for Urban Corridor Zones 

 Residential component requires 1 bike space for every four dwellings plus 1 visitor for every 

10 dwellings 

 Our proposal enables each townhouse to store bikes either in the garage or rear yard area. 

 

Attachment A: Development in mixed Use, Urban Corridor and Centre Zones  
– Policy Review DPA 

 
Design and Appearance: 

132 the proposal is a contemporary style using all items a) to e) within the design 

133 the development has been setback from the southern alignment the required 2m in the transit 

living zone. There are no walls on the boundary 

134 no highly reflective materials will be used in this development 

135 other than flat mounted solar panels there will not be any roof mounted equipment 

136 balconies and terraces have been a) integrated into the overall form and detail of the building 

b) includes balustrade detailing that enables line of sight to the street c) not required as all are 

orientated to the north and d) will be self-draining  

Overshadowing: 

139 winter sunlight into adjacent dwelling and private open spaces is still available as per Urban 

Corridor Clause 15. 

Visual Privacy: 

140 a) each townhouse has been orientated to have all living areas to the north and stepped up 
the site to follow the rising contours  

 b) there is need to offset balconies or windows 
 c) there is no interruption of neighbours’ views etc 
 d) screening devices have been used extensively to ensure minimal impact to neighbours’ 

amenities 
 
141 permanent fixed screens have been integrated into the design concept to complement  
 
Relationship to the Street and Public Realm: 

142 main façade is to the primary street frontage 

143 the major design elements are undertaken to provide a coordinate appearance that maintains 

and enhances the visual attractiveness of the building 
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144 the building design has been articulated to prevent large uninterrupted walls being exposed to 

the public 

145 entry point for cars and owners/visitors is clearly defined as being via the driveway under the 

overhanging middle floor 

146 a) not applicable   b) not applicable  c) no undercroft or semi basement parking and garaging 

does not face the primary street  d) the major design elements are used to provide visual 

interest and reduce massing – refer drawings 

147 not applicable 

Outdoor Storage and Service Areas: 

148 not applicable 

Private Open Space: 

149 a) is accessed in all cases direct from the living area 

 b) is a residential flat building and all located on first level (middle floor) 

 c) does not affect the natural features 

 d) all overlooking is screened to ensure neighbour privacy 

 e) is not associated to any bedroom windows 

f) all living areas face north  

g) all open spaces have winter sun available to requirements 

h) all open spaces are shaded in summer by the overhanging upper floor 

i) all noise or other impact is towards the road frontage and effects res.1 predominantly 

j) all open spaces are of area and shape to be very functional and are level 

150 not applicable 

151 all private open space are provided by terraces of 3.5m x 6.8m (23.8m2) 

152 not applicable 

153 All townhouse private open spaces are above ground level and are required to provide 15m2 

for a 3 bedroom dwelling.  

All terraces are 3.5m x 6.8m (23.8m2) 

154 All terraces are greater than the minimum 2m wide and are 3.5m wide. 

155/156/157 not required 
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Attachment B:  Medium And High Rise Development (3 storeys or more)  
– Policy Review DPA 
 
Objective 17: this medium rise development provides a different housing choice to that currently in prospect 

and will lead to employment opportunities 

                18: the development is a high standard amenity that can serve across a broad range of living 

styles 

                19: the development responds to its site and location fulfils the contemporary desired character 

for the zone and policy area 

                20: the built form will integrate with the fulfilled desired built form of this sector and optimise 

amenity, security and personal safety 

                21: as mentioned previously the design of this development fulfils points a) to f) 

                22: not applicable 

                23: the buildings north orientation of living spaces, the 7+ star energy construction and design 

puts this development at the forefront of where buildings should be heading 

Design and Appearance: 

157 the building proposal addresses these issues in its contemporary design form given the 

context it sits in is either early century, 70’s or 2010’s - refer drawings 

158 only one townhouse presents to the street but otherwise maintains a coherent expression 

rising up through the site 

159 the building elements have been used to provide light and shadow, and contribute to a sense 

of depth 

160 the design encompasses all the elements mentioned in a) to c)  

161 not applicable 

162 we have used throughout the design materials to reduce maintenance – masonry walls, 

texture coating, galvanised structural steel, prefinished screens, zincalume of colorbond 

finishes and hardies ‘axon’ timber texture boards 

163 terraces (balconies) have been integrated into the design and encompasses all points a) to d) 

Street Interface: 

164 the street face of the development has been designed to be pedestrian friendly however: 
 a) there are no shops, offices or other rooms to the ground floor 
 b) we have provided a deep soil landscaped zone 3m wide to the street – the need for large 

trees is negated by the existing jacaranda street trees 
 c) façade is well articulated through the use of windows, balconies, textures and colours 
 d) not applicable 
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 e) not applicable 
  f) there is only the single vehicle access point 

165 not applicable 

166 we believe the reference is not applicable 

167 the finished ground level to res.1 is less than 0.8m above the footpath level and has direct 

pedestrian access  

168 all townhouses are accessed via the driveway designated walking path to each entry point 

169 not applicable 

Building Separation and Outlook: 

170 all habitable windows will have desired separation or visual and acoustic screening, natural 

ventilation and infiltration of daylight have been of great importance in the design whilst 

avoiding overlooking of neighbours 

171  overlooking public open space is only relevant to res.1. 
The living room opens onto the terrace, which has direct sight over these public spaces.  
Extensive windows have also been provided to the stairwell so any transition through the 

townhouse will also overlook the streetscape. 

Dwelling Configuration: 

172/173/174 not applicable 

175 not applicable 

176/177/178 not applicable 

179 we have complied with this requirement by providing 2 areas on the site fulfilling the 7% 

requirement – to the streetscape and the rear of the property 

 Both these areas are deep soil areas of 3m width enabling the planting of suitable medium 

trees. An oversized tree would be inappropriate to the streetscape due to the existing 

jacaranda street canopy and we have selected species to be appropriate in this circumstance 

180 both deep soil areas provided on the east and west of the property are fully open to the sky 

and therefore will have abundant natural light. 

Site Facilities and Storage: 

181 a) linen cupboard (3.6m3) and other non-habitable room storage will be provided within the 
townhouses  

  b) under-stair storage will be provided in the garage (5.4m3) 
 
182 dedicated areas for on-site collection of recyclable materials and refuse will be provided in two 

lineal areas along the driveway.  
These areas will be screened from public view by a 1500h fence to match the boundary fence. 
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Waste bin requirements in accordance with ‘South Australian Better Practice Guide Waste 
Management – C2 Waste Resource Generation’  
 

General waste  
35lts  
litres/bedroom/week 

Recycled Waste  
30lts 

Organics (no individual garden) 
10lts 

21 bedrooms in the complex:  
735 litres/week 

 
630 litres/week 

 
210 litres/week 

Weekly collection   bi weekly collection bi weekly collection 
 

735 litres/week 1260 litres/fortnight 420 litres/fortnight 

    
 
the following bins will be provided to be used on a shared basis by the townhouses: 
 
4 x red general waste 240lts = 960 litre capacity 
5 x yellow recyclable materials 240lts = 1200 litre capacity 
2 x green organic waste 240lts (vegetated areas are public areas) = 480 litre capacity 

Therefore maximum number of bins to kerbside will be 9 off on yellow recycle days 

183  not applicable 

Zone Interface: 

184  not applicable 
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Appendix: 

 

Current Title: 
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Colour Scheme: 

Perspective to be provided indepentantly showing colours – refer elevations below for locations and colour 

references. 

15 james street, prospect 
 
item number type of finish colour 

   1 texture coat dulux 'hog bristle' 

2 texture coat dulux ' off white' 

3 custom orb sheeting zincalume 

4 custom orb sheeting colorbond 'surfmist' 

 
  stratco edge gutter 

 5 hardies axon timber texture cladding dulux 'deep bamboo' 

6 good neighbour fence colorbond ' 

7 structural steel galvanised 

8 tilt a door colorbond ' paperbark' 

9 boral heathstone regal blocks paperbark' 

   driveway paving main car path 
 

 
  promenade 300x300x60 colour 'charcoal' 

 
border to walking path 

 

 
  classic pave 240x120x60 colour 'paperbark' 

 
entry walkway 

 

 
  promenade 300x300x60 colour ' heritage red' 

   drop ceilings & villabord sheeting dulux 'hog bristle' 

bulkhead to entries 
  

   doors to entries humes newington XN1 - clear glass dulux 'egyptian red' 

   garage doors b&d panelmasta contemporary colorbond 'paperbark' 

   handrails steel galvanised 
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AGENDA ITEM: 5.5 
 
To: Council Assessment Panel (CAP) on 18 January 2018  
 
From: Scott McLuskey, Senior Development Officer, Planning  
 
Proposal:  Construction of Two Storey Childcare Centre with associated 

Shade Sails, Car Parking, Fencing and Landscaping (DA 
050/176/2017) 

 
Address: 125 North East Road, Collinswood (CT 6009/343) 
 
 
SUMMARY: 
 
Applicant: Ms A Fileti  
 
Owner: Skremscin Collinswood (DS) Pty Ltd & Others 
 
Planning Authority: Council  
 
Mandatory Referrals: Department of Planning, Transport and Infrastructure 
 
Independent Advice: Traffic and Parking 
 
Public Notification: Category 2 
 
Representations: Nil 
 
Respondent: Nil 
 
Development Plan Version: Consolidated 21 April 2016 
 
Zone and Policy Area: Neighbourhood Centre Zone (Hampstead Policy Area) 
 
Key Considerations:  Design and Appearance, Land Use, Car Parking, Visual Privacy 
 
Recommendation: Approval 
 
 
ATTACHMENTS: 
 
Attachment 1 Development Application Form 
Attachments 2-3 Certificate of Title 
Attachments 4-5 Locality plans  
Attachments 6-9 Proposal plan  
Attachments 10-16 Stormwater Management Plan 
Attachments 17-20 Supporting Planning Statement 
Attachments 21-27 Traffic Report  
Attachments 28-31 DPTI Comments  
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1. EXECUTIVE SUMMARY  
 
1.1 The proposal is for the Construction of a Two Storey Childcare Centre, with associated 

shade sails, car parking, fencing and landscaping. The development is proposed on one 
allotment within the Hampstead Policy Area of the Neighbourhood Centre Zone.  
 

1.2 The proposal was referred to the Department of Planning, Transport and Infrastructure 
who did not object to the proposal subject to the imposition of conditions. Category 2 
public notification was undertaken though no representations were received. While the 
design quality of the proposed building is less than exemplary, it remains supportable in 
the context of this locality as it would be articulated to North East Road, setback behind 
adjoining buildings and include medium height trees within the car parking area that 
would soften the built form.  

 
1.3 While the proposed land use (Childcare Centre) is an expected land use within the 

Neighbourhood Centre Zone generally, the Development Plan seeks the construction of 
buildings within the Neighbourhood Centre Zone that can be adapted in the future to a 
variety of other desired commercial uses. It is apparent that this proposal would not 
achieve this intent. It is considered however that the proposal is unlikely to be of 
substantial impact to the streetscape or adjoining properties. Further, the proposal would 
provide sufficient parking for the particular land use proposed, and the subject land 
comprises a relatively modest component of the overall policy area; the majority of which 
is currently used for retail and hospitality activities. 

 
1.4 Given this, the proposal is considered to be acceptable and it is therefore recommended 

that the proposed development is supported. 

 
2. LOCALITY AND SUBJECT LAND 
 
2.1 Locality 

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

and two storey commercial uses being common along North East Road nearby 
the subject land. The area is of relatively low amenity; with a wide road 
carriageway and limited street tree plantings, a number of relatively poorly 
maintained buildings and fences, as well as substantial areas of domestic and 
commercial car parking located forward of buildings. Single and two storey 
dwellings are common to the north and north-west of the subject land.  
 

2.1.2 The character of the policy area is derived largely from the Local Heritage listed 
Hampstead Hotel; which is a substantial, single storey, art deco styled building 
located immediately adjacent the intersection of North East and Hampstead 
Roads.  

 
2.1.3  The broader locality, indicating the location of the subject land within the relevant 

Zone and Policy Area as described in Council’s Development Plan is described in 
Attachment 4.  

 
2.2 Subject Land 

 
2.2.1 The subject land is located nearby the intersection of North East Road and 

Hampstead Road. The land comprises one allotment with a total area of 1,255m², 
with a frontage of 17.9m to North East Road and a depth of 70.1m. The land 
slopes marginally from north-west to south-east, with the rear of the subject land 
being approximately 1m higher than the front of the subject land. 

 
2.2.2 Approval has previously been granted to demolish the existing single storey 

dwelling and all associated structures. There are no regulated or significant trees 
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within close proximity to the proposed building works that could be impacted by 
such works. An existing crossover exists to Milner Street that would be reinstated 
to kerb and gutter. 

 
2.2.3 The subject land is illustrated on Attachment 5.  

 

3. PROPOSAL DESCRIPTION 
 
3.1 The proposal comprises the construction of a Two Storey Childcare Centre, with 

associated shade sails, car parking, landscaping and fencing, which anticipates receipt 
of a license to care for up to 76 children of mixed pre-school ages.  
 

3.2 An existing crossover would be reinstated to kerb and gutter while a new double-width 
vehicular crossover would serve the car park and would be located towards the centre of 
the site’s frontage (at the applicant’s cost). Modest excavation would be undertaken 
towards the rear of the property, resulting in the finish level of the play area being 
600mm below the adjoining property. A 600mm high retaining wall is thus proposed to 
be constructed to the rear boundary with an accompanying 2.1m high colorbond fence.  
 

3.3 Landscaping is proposed within the carpark and at the rear of the property, while a bin 
storage area is proposed adjacent the street frontage. The car park and driveway would 
be bitumised, with a paved pedestrian walkway connecting the footpath to the building 
entry point.  

 
3.4 No other works are proposed. The proposal plans are attached (refer Attachments 6-9). 

Supporting documentation including a stormwater management plan and calculations 
(refer Attachments 10-16), a statement in support of the proposal from a town planner 
(refer Attachments 17-20), and a traffic and parking report prepared by a traffic 
consultant (refer Attachments 21-27) is also attached. 

 

4. REFERRALS 
 
4.1 Internal (Advisory) Referrals 
 

4.1.1 Informal independent traffic and parking advice was sought in relation to the 
volume of car parking spaces required to meet anticipated demand in relation to 
childcare centre uses. Briefly, the traffic and parking engineer confirmed that a 
parking rate of 1 space per 4 children is appropriate in meeting anticipated 
childcare centre demand, and that it is appropriate to adopt a modest discount 
where the site is directly adjacent a high frequency public transport service. The 
appropriateness of the proposed volume of car parking in the context of the 
relevant Development Plan provisions is discussed later in this report. 

 
4.2 External (Legislated) Referrals 

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

Schedule 8 of the Development Regulations 2008.  
 

4.2.2 Following the receipt of revised proposal plans, the Department of Planning, 
Transport and Infrastructure (DPTI) advised (refer Attachments 28-31) that: 

 North East Road is classified as a Major Traffic Route, Primary Freight 
Route, Major Cycling Route and Standard Frequency Public Transport 
Corridor, with recent surveys showing that North East Road carries 
approximately 36,100 vehicles per day at this location. 

 The proposed access arrangements are considered to be suitable subject to 
the first two parking spaces being for staff use only. 
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 DPTI is satisfied that the intensity of the proposed use should not create 
adverse impacts on the adjacent road network.  

 Council should be completely satisfied that sufficient on-site visitor parking is 
being incorporated into the design without relying on any on-street parking 
along North East Road, as parking on North East Road is prohibited nearby 
the subject land. 

 DPTI is satisfied that the collection of waste from the kerbside is appropriate 
in relation to the proposed use of the subject land 

 DPTI does not object in principle to the proposed development, subject to the 
imposition of conditions.  

 
4.2.3 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, Schedule 9 of the Development Regulations 2008 and the 
relevant provisions of Council’s Development Plan, as it involves a use of land within a 
Neighbourhood Centre Zone that is adjacent to land within a different zone. 
 

5.2 Category 2 notification was undertaken with no representations being received by 
Council.  

 

6. PLANNING ASSESSMENT 
 
6.1 Land Use 

 
6.1.1 The Neighbourhood Centre Zone is intended to provide a range of facilities to 

meet the shopping, community, business and recreational needs of the 
surrounding neighbourhood. Mixed use and medium to high-density residential 
developments that do not prejudice the ability of properties within the zone to 
provide for the frequent needs of the community may be appropriate. The 
Hampstead Policy Area in particular is an intimate shopping precinct 
characterized by retail and hospitality uses and includes some medium density 
housing (NCe DCS; Hampstead PA DCS). 
 

6.1.2 While the policy area is silent in relation to uses other than retail and residential, it 
is notable that the zone specifically encourages the development of this type of 
land use, and that the policy area does discourage the development of the 
proposed land use (or similar community uses).  

 
6.1.3 Further, and as noted in the desired character statement, this broader locality 

surrounding the subject land includes few child care centre facilities, which 
provide a highly valued service to the local community. This sits comfortably with 
the intent of the Neighbourhood Centre Zone, within which it is desired that 
developments would provide for a range of frequent needs of the community. 

 
6.1.4 Given this, the proposed land use is considered to be appropriate. 

 
6.2 Design and Appearance 
 

6.2.1 Buildings should be designed so that the main façade faces the primary street, 
and should provide active street frontages including high levels of glazing, using 
colours, vertical and horizontal design elements to provide visual interest, and 
avoiding ground floor vehicle parking that is visible from the primary street. 
Buildings should be designed and site to avoid extensive areas of uninterrupted 
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walling being exposed to public view, while pedestrian entry points should be 
emphasised to provide perceptible and direct access from public street frontages. 
Buildings should be designed to accommodate a range of uses and/or activities 
over time (Council Wide PDCs 140, 141, 142, 143, 144, 145 and 179). 
 

6.2.2 Within each area of the Neighbourhood Centre Zone, a single architectural theme 
should be established through the construction of new buildings or additions to 
existing buildings. Buildings should be well-designed and proportioned, and 
contribute to the creation of cohesive and attractive townscapes through high 
standards of architectural design, responding to its context through building form, 
construction materials and finishes. Within the Hampstead Policy Area, 
development should be contemporary in design but nonetheless consistent with 
that of adjoining development along North East Road. Development should 
ensure that the heritage value, integrity and character of the existing landmark art 
deco hotel building is preserved (Council Wide PDCs 177 and 178; NCe PDCs 3, 
8, 10, 11 and 12; Hampstead PA DCS and PDC 2). 

 
6.2.3 The building is simple and rectilinear in form, with a large balcony protruding 

forward of the upper level front wall. The ground level front façade would be 
recessed behind the upper level front wall, and would feature a central floor to 
ceiling window, an access door behind tubular gates and a smaller office window. 
The building material palette comprises painted precast concrete panels, painted 
steel columns, glass and anodised aluminium slats. A bin enclosure would be 
located adjacent the footpath, enclosed within a ‘timber look’ aluminium slat 
fence.  

 
6.2.4 Consistent with the supporting statement provided by the applicant’s planning 

expert, it is considered that the building would not achieve the relevant 
Development Plan provisions desiring that buildings be designed to allow for 
flexible future uses and/or activities. Against this, it is noted that child care centres 
are commonly long term uses, particularly where access to the facility is 
convenient and where it would be located within communities with existing 
demand for such services. 

 
6.2.5 To the north-east of the subject site is a substantial liquor shop, constructed in 

2009, that is also of a simple rectilinear form and constructed of precast concrete 
panels. The shop includes an area of high glazing levels and simple protruding 
canopy to emphasise the pedestrian entry point, though the remainder of the 
building features little articulation or other visual interest. To the south-west of the 
subject site is a two storey office and photography studio, with the building’s 
design being domestic in nature and including relatively high levels of articulation, 
prominent hip and gable roof forms, and a mixture of stone and rendered finishes. 

 
6.2.6 While the proposed building could not be described as contemporary in form or 

finish, it is well-recessed so as not to be a dominant feature within the 
streetscape. The proposed building would also draw reference from the simple 
form and finishes of the adjoining substantial retail premises. While the frontage is 
not active in nature, a relatively low level of activity at ground level is common to 
those buildings that are setback so as to maintain the prominence of the nearby 
heritage listed building. 

 
6.2.7 It is considered that the proposed building would be neither a positive nor 

negative influence on the streetscape character of the locality, which has been 
characterised as being relatively low in amenity. Given that the relevant 
provisions within the Neighbourhood Centre Zone do not aspire to wholesale 
redevelopment of properties (as in the Urban Corridor Zone), and the design 
related provisions of this particular Policy Area seek to maintain the prominence 
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and landmark nature of the heritage hotel building, it is considered that the design 
quality of the proposal is acceptable.  

 
6.3 Setbacks 

 
6.3.1 While it is generally desirable that buildings within the Neighbourhood Centre 

Zone be constructed to the street alignment, it is desirable within the Hampstead 
Policy Area that buildings be set back to achieve a consistent building line and 
maintain the prominence of the landmark art deco hotel. Buildings adjoining 
residential development should be setback from side and rear boundaries 
equivalent to the height of the eaves of such development less 3 metres, unless it 
can be demonstrated that their design will not unreasonably impact upon the 
privacy, amenity and natural light access enjoyed by the adjoining residential 
property (Council Wide PDCs 132, 173, 263 and 268; Hampstead PA DCS and 
PDC 2). 
 

6.3.2 Existing adjoining buildings are setback approximately 19.5m from their 
respective North East Road property boundaries. The proposed building would be 
setback 27m from the front property boundary, with the balcony protruding 
forward to a setback of 19.5m and the ground level façade recessed to a setback 
of 31.5m. While the proposed building would not achieve the desired setback 
distance, the protruding balcony results in the building having some presence at 
the characteristic building line within the locality. 

 
6.3.3 The height to the top of the emergency exit stair and balcony screens at the rear 

of the property is approximately 5.8m, resulting in a desired minimum rear 
setback distance of 2.8m. The height to the top of the building is approximately 
8.2m, resulting in a minimum south-western side boundary setback distance of 
5.2m.  

 
6.3.4 The proposal would be setback a minimum of 3.1m from the rear property 

boundary, which achieves the relevant provision. The proposal would be setback 
1.2m from the south-western side boundary, which is a departure of 4m from the 
relevant provision. It is noted that the adjoining residential development includes 
a two-way common driveway adjacent the south-western boundary of the subject 
land. An overall separation distance of approximately 9.2m would be maintained 
between the proposed building and the nearest adjoining residential building, 
maintaining light access and outlook from these dwellings. A contrasting 
horizontal banding treatment and the recession of a component of the proposed 
building would soften the visual dominance of the building when viewed from the 
residential property. 

 
6.3.5 While the building is departed substantially from the quantitative side and front 

setbacks prescribed by the Development Plan, it is considered that context of 
adjoining development and the articulation of the proposal results in these 
departures not being fatal to the application. 

 
6.4 Car Parking 

 
6.4.1 Development within the Urban Corridor and Centre Zones should provide car and 

bicycle parking in accordance with Tables Pr/5 and Pr/6 of Council’s 
Development Plan. In accordance with Table Pr/5 (Table 1) the minimum number 
of vehicle parking spaces for the non-residential part of the proposal is 3 spaces 
per 100m2 of gross leasable floor area, while the maximum number is 5 spaces 
per 100m2.  
 

6.4.2 The applicant has advised an intention to seek a license for up to 76 places within 
the centre, while the proposed building comprises a total floor area of 
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approximately 1,000m². The proposal should thus provide a minimum of 30 car 
parking spaces on site. The proposal would establish a bitumised drive way and 
car park providing 18 on-site parking spaces, two of which would be used by staff 
only, and including one disabled space. 
 

6.4.3 To assist in consideration of this matter the applicant has provided a report by a 
traffic and parking engineering expert, Phil Weaver. It is noted that Mr Weaver’s 
report was prepared based on an incorrect understanding of the gross leasable 
floor area of the building. This discrepancy did not substantially influence Mr 
Weaver’s report, which provided several references to an alternative parking rate 
that has been commonly applied in relation to child care centres located outside 
of Urban Corridor and Centre Zones.  

 
6.4.4 Mr Weaver noted that the relevant provisions of Council’s Development Plan do 

not accord with this common rate, highlighting that multiple parking surveys have 
established that this alternative rate, of 1 space per 4 children, has been 
demonstrated to consistently achieve the demand for both staff and customer 
parking at existing child care centres. As noted earlier in this report, Council has 
received advice from an independent traffic and parking expert that this parking 
rate is indeed appropriate in relation to child care centres generally. 
 

6.4.5 As noted earlier in this report, the Development Plan provisions seek to enable 
buildings to be adapted for a variety of uses within Urban Corridor and Centre 
Zones. While policies seeking this outcome have existing in Council’s 
Development Plan since 1993, it is only since 2013 (Urban Corridor) and 2016 
(Centres) that minimum parking rates have been calculated on the basis of floor 
area rather than the specific nature of the proposed use. These changes in policy 
approach are intended to ensure that new buildings are inherently more capable 
of being used for a variety of activities throughout the life of the building. 

 
6.4.6 The applicant submits, through the supporting planning commentary, that 

because the building has been designed in a way that is difficult to be adapted, 
the Development Plan provisions relating to car parking in Centre Zones should 
not be applied to the assessment of this proposal. It is the view of Council staff 
that this submission fundamentally misunderstands the intent of the policy 
changes. 

 
6.4.7 Having received advice from an independent traffic and parking engineer 

however, Council staff are of the view that the 18 parking spaces proposed would 
satisfy the reasonably anticipated car parking demand for the child care centre 
use. Council staff also note that the adjoining integrated car parking facility for the 
Hampstead Hotel and retail tenancies provide approximately 200 parking spaces 
onsite notwithstanding that the present Development Plan provisions would 
require that a minimum of 100 and a maximum of 170 parking spaces be 
provided. A future adaptation of this building could thus involve the integration of 
this site with the adjoining property, achieving an overall car parking outcome that 
would remain in excess of the relevant Development Plan provisions.  

 
6.4.8 Council staff also note that the Off Street Car Parking Development Fund does 

apply to all properties within the Neighbourhood Centre Zone. 
 

6.4.9 A bicycle store would be provided adjacent the building entry point to provide a 
secure parking facility for an unidentified number of bicycles. Table Pr/6 does not 
require that bicycle parking be provided for a use of this type, and the inclusion of 
a secure bicycle parking facility in a convenient location is seen as a positive 
aspect of the proposal. 
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6.4.10 The provision of car parking proposed on-site is substantially departed from that 
anticipated by the Development Plan, but is considered to be sufficient to meet 
the needs of the presently proposed use. Further, it is noted that car parking 
within the balance of the Policy Area is currently provided at greater than the 
maximum car parking rate provided within the Development Plan. Given this 
context, it is considered that the provision of car parking proposed would not 
unreasonably undermine the broader intent of the relevant Development Plan 
provisions. 

 
6.5 Potential Amenity Impacts 

 
6.5.1 It is anticipated that development should not materially impair residential amenity 

by way of the creation of noise. Development that emits noise (other than music 
noise) should include noise attenuation measures that achieve the relevant 
Environment Protection (Noise) Policy criteria when measured at the nearest 
existing noise sensitive premises (Council Wide PDCs 263 and 269).  
 

6.5.2 Development in Urban Corridor and Centre Zones should minimise direct 
overlooking of main internal living areas and private open spaces of adjoining 
dwellings. Where overlooking would be available from balconies, permanently 
fixed screens should be provided which should be designed and coloured to 
blend with the predominant associated building materials (Council Wide PDCs 
139, 263 and 265). 

 
6.5.3 Three distinct play areas would be created, with two of these being located on 

first floor balconies. The balcony protruding forward of the building would be well 
separated from the nearest residential property and is not anticipated to be the 
potential cause of visual privacy intrusion. The balcony to the rear of the building 
would have north-westerly and south-westerly views into adjoining residential 
properties. Fixed obscure glazing is proposed to the north-western and south-
western edges of the balcony to a height of 2m above the upper floor level to 
prevent visual privacy intrusion from this play area. 

 
6.5.4 Three windows would face Court 1 to the south-west of the proposed building, 

including a substantial stair window with direct views into the adjoining residential 
development. It is considered that a condition should be imposed ensuring that 
screening is provided that prevents these windows from being the cause of visual 
privacy intrusion. 

 
6.5.5 It is inevitable that noise will be generated within external play areas. Solid visual 

privacy screening to the upper level balcony is anticipated to substantially 
ameliorate noise transmission from this area. Further, excavation to the rear of 
the subject land would result in the ground level play area being below the 
adjoining natural ground level, with the proposed retaining wall and fence thus 
providing appropriate noise amelioration. It is also noted that these play areas are 
expected to be used during periods of the day where the amenity of the locality is 
affected substantially by background traffic noise from North East Road. 

 
6.5.6 Given the proposed screening and in the context of significant background noise 

from North East Road during periods of use of the centre, it is considered that the 
proposal would not materially impair adjoining residential amenity subject to the 
imposition of a condition regarding windows with views to the south-west. 

 
6.6 Waste Management 
 

6.6.1 New developments should provide a dedicated area for the on-site storage, 
collection and sorting of recyclable materials and waste that is easily and safely 
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accessible to the collection point, well screened, and designed to reduce odours 
and other external impacts (Council Wide PDC 170).  

 
6.6.2 Council staff are not aware of any published guidelines describing an anticipated 

on-site storage capacity for waste in respect of child care centre uses. 
Anecdotally, Council staff are aware that existing child care centres within 
Prospect manage waste differently, with some using private collection and others 
accessing at least two of Council’s waste collection streams. 

 
6.6.3 It is proposed that waste would be collected via Council’s ordinary waste 

collection service, which provides 140L of general waste capacity, 120L of 
recyclable waste capacity and 120L of green organic waste capacity per week. It 
is considered highly likely that the centre will require greater capacity than 120L 
per week. It is noted that Council’s waste contractor can supply and collect larger 
waste bins under certain circumstances. 

 
6.6.4 It is recommended that a condition should be imposed which requires a minimum 

provision of 240L of general waste capacity per week, which could be collected 
kerbside through Council’s ordinary waste collection service. If this capacity 
proves insufficient, it is considered that the child care centre operator should be 
required to provide for the private collection of general waste consistent with otehr 
recently approved child care centres. It is also considered that a condition should 
be imposed requiring the ongoing maintenance of the waste storage area to 
ensure that it does not unreasonably impact the amenity of the locality. 

 
6.7 Crime Prevention 
 

6.7.1 In order to limit opportunities for criminal activities to occur, development should 
provide adequate and appropriate lighting to public spaces and ensure adequate 
lines of sight are maintained. Further, development should maximise surveillance 
opportunities by orienting building entrances towards the public street or car 
parking area, avoid fences, walls or landscaping that obscure direct views to 
public areas and arranging internal windows and work areas to provide 
observation points to all areas of a site (Council Wide PDCs 276, 277, 278, 280, 
281 and 284). 
 

6.7.2 The building foyer and main building entrance is oriented to the car parking area, 
with all external play areas of the site readily visible and accessible from within 
the building by way of sliding doors. It is briefly noted that continuous visual 
surveillance of play areas is also a DECD licensing requirement. 

 
6.7.3 It is noted however that the proposal does not include details of how the 

requirements of AS1158.1 and AS1158.3, for the lighting of roads and public 
spaces, are intended to be achieved. It is recommended that a condition be 
imposed requiring such, subject to the suitable control of light overspill.  

 
6.8 Landscaping 
 

6.8.1 Landscaping is described on the site plan which includes a mixture of ground 
covers, screen shrubs and three crepe myrtle trees to the rear of the subject land 
to soften the interface of the development with the adjoining residential property. 
5 crepe myrtle trees are proposed to be planted throughout the car park with two 
crepe myrtle trees proposed to be planted adjacent to the street frontage.  
 

6.8.2 Tree plantings forward of the building would be complemented by ground covers 
and low height shrubs adjacent property boundaries. An existing semi-mature 
street tree is proposed to be maintained, with the driveway flared to provide 
ingress and egress around the tree. 
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6.8.3 Hard landscaping to the front of the site would be primarily comprised of bitumen, 

though a contrasting paving treatment is proposed to provide a clearly delineated 
pedestrian access path to the building’s entry point from the footpath. 

 
6.8.4 It is considered that the proposed species selection and quantity of tree plantings 

will result in landscaping that softens the appearance of the building and car 
parking area, thus achieving the relevant Development Plan provisions. 

 
6.9 Stormwater Management 
 

6.9.1 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). 
 

6.9.2 While the land is currently developed only by a single storey dwelling with 
associated outbuildings, the majority of the front and rear are comprised of 
impervious material. The method of collection and disposal of current stormwater 
is unknown.  

 
6.9.3 A drainage plan and stormwater calculations prepared by a suitably qualified civil 

engineer have been provided. While the calculations provided do not reference 
the storm event provided for in the relevant Development Plan, it is apparent that 
the collection of roof water to a 1,000L detention tank prior to the disposal will 
result in outflow rates notably lower than the property in its current state. 

 
6.9.4 While it would be desirable that water be collected for re-use, rather than just 

temporary detention, the stormwater management plan is nonetheless considered 
to achieve the relevant Development Plan provisions.  

 

7. CONCLUSION AND RECOMMENDATION  
 
7.1 The proposed development involves the construction of a Two Storey Childcare Centre, 

with associated shade sails, car parking, landscaping and fencing. The proposed land 
use is considered to be appropriate within the Neighbourhood Centre Zone.  
 

7.2 While the proposal will inevitably result in higher levels of noise and traffic than the 
previously existing single dwelling, it is considered in the context of the locality, as well 
as the scale and intensity of development anticipated within the Policy Area, that the 
proposal would not result in unreasonable impacts to nearby residential amenity. 
Landscaping would soften car parking and paved areas, while passive surveillance 
opportunities to minimise crime or concealment within public spaces, are high.   

 
7.3 The design quality of the proposal would not achieve the aspirations of the Development 

Plan, but is not anticipated to impair the amenity of the streetscape within the locality. 
While the quantity of car parking provided on-site would depart substantially from the 
relevant minimum, the subject land is part of an integrated retail precinct within which 
parking is provided at greater than the maximum desired rate. It is considered that while 
the subject proposal does not itself achieve the broader intent of the zone in respect of 
adaptable re-use, the co-location of the site with an integrated retail precinct results in a 
development that would not unreasonably undermine this broader intent. 

 
7.4 It is considered that details regarding lighting, waste management and visual privacy can 

be suitably addressed through the imposition of conditions.   
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7.5 The application is therefore considered to be relatively consistent with the relevant 
provisions of the Prospect (City) Development Plan and warrants the granting of 
development plan consent, subject to appropriate conditions. 

 
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 050/176/2017 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 050/176/2017 from Ms A Fileti for a Construction of Two Storey Childcare 
Centre with associated Shade Sails, Car Parking, Fencing and Landscaping at 125 North East 
Road, Collinswood (CT 6009/343), subject to the following conditions and notes: 
 
Conditions: 
 
1. The development shall take place in accordance with plans and details stamped by 

Council relating to Development Application Number 050/176/2017, 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 or the commencement of use 
of the approved development. 

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

bitumen or paving, and be properly drained. The surfacing of the driveway and drainage 
shall be maintained to the reasonable satisfaction of Council thereafter. 

 
3. The drainage system shall be designed, installed and maintained at all times thereafter 

to ensure that water from the site does not: 

a) Flow or discharge onto adjoining properties; 

b) Flow across the surface of footpaths or public ways;  

c) Affect the stability of any building; or  

d) Create unhealthy or dangerous conditions on the site or within any building. 
 

4. Any existing driveway crossovers not providing vehicle access shall be reinstated as 
kerb and gutter to the satisfaction of Council. 
 

5. The landscaping shall be planted in accordance with the approved plans prior to 
occupancy of the development.  Mature trees shall be no less than 2.0m in height at time 
of planting. All landscaping areas shall be maintained at all times to the reasonable 
satisfaction of Council. The applicant or the persons for the time being making use of the 
subject land shall cultivate, tend and nurture the landscaping, and shall replace any 
landscaping that becomes diseased or dies. 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. 

 
6. Upper level windows to ‘Room 4’ and ‘Room 5’, as well as the south-west facing ‘Stair 1’ 

windows, shall be treated so as to prevent overlooking to the adjoining residential 
property to an effective height of 1.7m above floor level to the reasonable satisfaction of 
Council. 

 
7. Lighting to driveways, parking and manoeuvring areas shall be lit in accordance with the 

Australian Standard for Lighting for Roads and Public Spaces (AS1158.1 and AS1158.3) 
during the hours of darkness that they are in use and accessible by the general public. 
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The necessary lights shall be directed and screened so that overspill of light into nearby 
premises is avoided and minimal impact on passing motorists occurs and to satisfy the 
Australian Standard for Obtrusive Effects of Outdoor Lighting (AS4282:1997).  

8. All car parking spaces must be line-marked in accordance with the approved plans and 
to comply with the Australian/New Zealand Standard for Parking Facilities (Part 1: Off-
street Car Parking (AS/NZS 2890.1:2004) prior to occupation. 

9. Signage shall not be internally illuminated and must not move, flash, blink or rotate in 
any manner. No signage additional to that forming part of the herein endorsed plans 
shall be established. 

10. The hours of active operation of the premises (i.e. when children are in care) shall not 
exceed 7:00am-7:00pm Monday to Saturday inclusively. 

11. Any required works to Council street infrastructure to facilitate the construction of a new 
vehicle crossover shall be borne by the applicant. 

12. A minimum of 240L of general waste capacity shall be provided on-site. If the demand 
for general waste on site exceeds the capacity of the Council kerbside collection, private 
collection of general waste shall be undertaken at the cost of the applicant or the person 
thereby operating the centre. 
 

13. All refuse bins, 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. Waste storage areas shall be cleaned and maintained to the satisfaction of 
Council. 

 
14. Service vehicle movements shall occur outside of the peak periods associated with the 

use approved herein and in any event shall not occur before 6am or after 9pm on any 
day. 

 
15. Irrespective of any other licensing or approval process, the capacity of the premises shall 

be no greater than 76 children at any one time. 
 
Advisory Notes: 
 
(1) Operative Period of This Consent: 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. 

 
(2) Your Appeal Rights: 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: 

 

a) a refusal of consent; or  

b) any condition(s) that 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). 

 
(3) Surveying the Land: 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. 

 
(4) Consult With Your Neighbours: You are encouraged to consult with adjoining property 

owners before commencing any work, to assist in minimising nuisance or inconvenience 
caused during construction. 

 
(5) Removing, Replacing or Altering Fences: 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).  

 
(6) Council Assets and Infrastructure: Any works that are to be undertaken on Council 

land, including but not limited to the construction of driveways, crossovers, footpath 
reconstruction, laying of stormwater pipes, relocation of infrastructure, removal or 
relocation of street trees, and/or the temporary obstruction of the road or footpath, shall 
not be undertaken without the prior permission of Council. 

 
The cost of rectifying any conflict with or damage to existing Council infrastructure 
arising out of this development will be borne by either the developer or the owner of the 
subject land. Further information and/or specific details can be obtained by contacting 
Council’s Infrastructure and Environment Department on 8269 5355.  
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Notes Disclaimer 
125 North East Road Collinswood 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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6761cncllet 
 
1st November 2017 
 
 
Mr. Scott McLuskey  
Senior Development Officer, Planning 
PO Box 171  
Prospect SA 5082 
 
Dear Scott 
 
Re: PROPOSED CHILD CARE CENTRE, 125 NORTH EAST ROAD COLLINSWOOD. 
 
 
Dear Scott 
 
Thanks for meeting with us last week in relation to the above development. 
 
Further to our discussions and your requests for more information I respond as follows. 
 
Suitability of the use in the zone 
 
A child care centre is defined in the Development Regulations 2008 as a “pre-school” as 
follows; 
 
“pre-school - a place primarily for the care and instruction of children of less than 
primary school age not resident on the site, and includes a nursery, kindergarten or 
child care centre”. 
 
The proposed development is considered to be an ‘on merit’ type application, in that it is 
neither a ‘complying’ nor a ‘non-complying’ form of development within the Neighbourhood 
Centre Zone. It is a use which is identified in principle 1 for the zone as being an 
‘appropriate’ land use in the zone. 
 
The above notwithstanding; I note that the development will occupy only about 5.7% of the 
total zone area. It is located on the periphery of the zone and adjoins a long standing 
residential land use and thus forma a suitable buffer between the commercial land uses to 
the north east of the subject land and the residential development to its south east.  
 
Car parking  
 
You have identified that car parking should be calculated on the entire floor area of the 
building, noting the floor area used by Phil Weaver in calculating the car parking demand did 
not include the entire floor area of the building as it excluded some of the covered play 
spaces that are not ‘confined by walls’. 
 
I note your references to Parabanks Shopping Centre Pty Ltd v The City of Salisbury & Anor 
in this regard, and agree with your contention that the roofed play areas form part of the 
Total Floor Area of the development for the purposes of calculating the car parking 
requirements, in the event the floor area is the basis on which the car parking should be 
calculated. 
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I have calculated the floor area of the roofed portion of the building at 970m2, comprising 
527m2 on the ground floor and 442m2 on the upper floor. 
 
The subject land is located in a Neighbourhood Centre zone and as such falls within a 
Designated Area for the purposes of the application of the parking rates in Table Pr/5, which 
provide for a parking rate of between 3 and 6 spaces per 100 square metres of gross 
leasable floor area for non-residential development. 
 
At the lower end of the scale at 3 spaces per 100m2 of GLA, the development would require 
30 spaces rounded up for the above floor area. 
 
The development provides 18 spaces.   
 
You have advised that one of the reasons and in fact principal reason) Table Pr/5 uses floor 
area as a determinant of car parking numbers is that certain developments involving a 
change of land use between an office, shop or consulting room are assessed as complying 
forms of development and must be approved by the Council with no assessment or re-
assessment of parking demand. 
 
You have identified that in these circumstances an applicant could obtain consent for a 
vacant building which could then be used for any of the three alternative land uses. It 
nonetheless still begs the question as to how you assess the applicable parking rate. i.e. 
should it be at the lower end of the scale, which might be more applicable to an office, or 
should it be at the higher end of the scale as might be applicable to a shop, which could then 
readily transition to a use (office or consulting rooms) which would, in normal circumstances 
have a lesser parking demand than a shop.   
 
Whichever way parking is assessed in a Designated Area, it is my contention that some 
regard must be paid to the nature of the intended use of a building at the time of its 
construction. 
 
Fortunately, that is not a dilemma that applies to the proposed development. 
 
The use proposed is a child care centre or pre-school as defined in the Regulations.  
 
I note that a pre-school is listed under principle 1 for the Neighbourhood Centre zone as 
being an appropriate land use in the zone, as is a primary school, library and a range of 
other land uses that involve buildings having a relatively large floor area, but which do not 
attract the level of parking (based on floor area) as a shop, office of consulting room. 
 
More critically for the development at hand, a pre-school is not a use that has the benefit of 
being able to change land use as a complying form of development and as such any change 
of land use proposed for the child care centre will require a further approval from Council and 
thus an assessment against the relevant provisions of the Development Plan, including the 
provisions of suitable car parking. 
 
As identified in the meeting the design of a child care centre is quite specific to the use and 
as such is not an easy form of development to transition to another land use, and, as you 
have heard from the applicant, when such developments are valued by the lending financial 
institution, they are generally valued at vacant land value reflecting this attribute. 
As requetsed I have reviewed the Existing Activity Centres Policy Review DPA with a view to 
determining how the policies in the DPA as they affect parking were intended to be applied. 
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The executive summary in the DPA identifies the purpose of the amendment was to propose 
ways in which to: 
•      facilitate the change of use of existing buildings from one commercial use to another 

particularly shops, offices and consulting rooms 
•      introduce additional complying development (applicable to shops, offices and consulting 

rooms) 
•     reduce the occurrence of non-complying development assessments 
•      reduce the potential for competitive appeals 
•      create more consistency across zoning provisions where local circumstances are not a 

significant consideration.  
 
It is clear from a reading of the DPA that it is intended primarily to target consulting rooms, 
offices and shops which it notes are commonly desired uses across all centre zones and 
contribute generously to the mix of uses found in business and community ‘hubs’, and in fact 
the outcome of the policy changes proposed in the DPA are principally directed at allowing a 
change of use between an office, consulting rooms and shop to be assessed as complying 
developments, which, you rightly point out, do not require assessment by Council. 
 
Other references in the DPA to the application of the floor area limit as a guide to parking 
confirm that the new standards are intended to primarily apply to the three primary land 
uses; viz  
 
“In terms of proposed adjustments to the merit based provisions, these are mostly in 
relation to policies that include or refer to floor area limits for any of the three selected 
land uses. The intention has been to retain the existing limit, but to emphasise that the 
numerical position should be used as a guide when assessing individual development 
applications.” 
 
and 
 
“In most Greater Adelaide Development Plans off-street parking requirements are 
linked to land use types that have been determined through traffic and parking 
studies. For the three selected land uses reviewed the parking rates were found to 
vary in terms of the prescribed rate and/or the method for determining the overall 
number of spaces to be provided.” 
 
and 
 
“The proposed changes to complying development policy in each Development Plan 
area involves the insertion of the following text: A change of use within an existing 
building used primarily for a shop, office or consulting room to accommodate one or 
any combination of those uses where all of the following are achieved:….” 
 
Despite all of the above it is acknowledged that the parking rates provided in Table Pr/5 are 
applicable to all uses in the zone, however, I note that like all provisions in the Development 
Plan the wording of Table Pr/5 notes that development should meet the required parking 
standard, not that it shall meet the standard. This manner of wording the Development Pan 
has always implied that there is a degree of discretion in the application of the relevant 
provisions.  
 
I am supported in this interpretation by the wording of clause 3 in Table Pr/5 which reads in 
part; “3. Development should provide off-street vehicle parking in accordance with the 
table(s) below. “A lesser number of parking spaces may be provided based on the 
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nature of development and parking conditions in the wider locality including (but not 
limited to) the following….” 
 
As I indicated in my email of the 25th;  
 
• There are numerous specific studies that have been undertaken of various child care 

facilities that have determined lesser parking rate for such uses; 
• Floor area is not the most accurate means of determining car parking demand for a child 

care centre, but rather enrolment numbers are more relevant factor. This takes into 
account the large areas given over to play space that are not traffic generators in their 
own right;  

• Car parking at a child care centre is very short term and peaks at drop off and pick times 
but otherwise is low and is necessary for staff parking only. 

 
Having regard to all the above, I consider the parking assessment provided by Phil Weaver 
is a more accurate determinant of parking demand for the land use as provided for by clause 
3 in table Pr/5.  
 
Waste Management 
 
I am unsure what further information I can provide in relation to waste management at the 
site. As advised, most child care centres of the size now proposed can manage waste 
disposal via the existing Council 3 bin system. Waste is limited in volume, the most 
significant being the disposal of nappies which are always double bagged. Green waste 
resulting from ground maintenance is generally taken away of by the gardening contractor 
which leaves only a limited amount of recycled green waste from the kitchen.  Recyclables 
are also not generated in high volumes and can readily be managed in the Council recycling 
bins. 
 
Amended plans 
 
Amended plans have been provided which I trust address your concerns.   
 
Additional Matters   
 
I understand that you are now satisfied in respect to the Metropolitan Adelaide Road 
Widening Plan and potential for site contamination. 
 
I hope the above is now satisfactory and on receipt of amended plans is sufficient to enable 
you to deal with this matter under delegation. 
 
If you have any further questions, please let me know. 
 
Yours sincerely 
 

 
David Hutchison BA CPP PIA 
Access Planning (SA) Pty Ltd 
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File: 125-17 
 
 
3 October 2017 
 
 
Mr George Skrembos 
Eastern Building Group 
142 Payneham Road 
STEPNEY SA 5069 
 
 
Dear Mr Skrembos, 
 
PROPOSED CHILD CARE CENTRE - 125 NORTH EAST ROAD, COLLINSWOOD - TRAFFIC 
AND PARKING ASSESSMENT 
 
I refer to our recent discussions relating to proposed construction of a two storey building to 
accommodate a child care centre and associated car parking on the above site.  
 
As requested I have undertaken the following review of the traffic and parking related aspects of 
the subject development. 
 
EXISTING SITUATION 
 
The subject site is located on north-western side of North East Road, approximately 110m to the 
south-west of the intersection of this road with Hampstead Road, Collinswood.  
 
The subject site currently accommodates a residential dwelling. 
 
The subject site has a frontage of approximately 18m to North East Road. 
 
Currently, there is a single access point into the subject site off North East Road. This access 
point is located adjacent to the north-eastern boundary of the site and provides a width of 
approximately 4m. 
 
North East Road, adjacent to the subject site, provides three traffic lanes in each direction 
separated by a central median. Consequently, traffic entering and exiting the subject site is 
restricted to left turn in / left turn out movements only. 
 
Bus stops are located on both sides of North East Road, approximately 50m to the north east of 
the subject site. 
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Details of traffic volumes on North East Road have been obtained from the Department of 
Planning, Transport and Infrastructure, (DPTI).  From a traffic count undertaken at the intersection 
of Hampstead Road with North East Road, Collinswood, on Thursday 14th February 2013, it is 
identified that the two-way Annual Average Daily Traffic (AADT) volume is approximately 45,500 
vpd on North East Road, in the vicinity of the subject site. 
 
PROPOSED DEVELOPMENT 
 
The proposed development is identified on a series of plans prepared by John Perriam Architects 
including a Site Plan (Drawing No. 02/17 - P1) and a Lower and Upper Floor Plan (Drawing No. 
02/17 - SK2A).  
 
I note that the proposed development includes:- 
 

 Demolition of the existing buildings on the site, 
 
 Construction of a two-storey building on the western half of the site to provide a 76 place 

child care centre i.e. a reduction from the 80 place child care centre previously proposed, 
 

 Construction of a partial undercroft / at-grade car parking area on the eastern half of the 
site providing a total of 18 spaces including a space for use by the disabled with an adjacent 
shared area. This car parking area will also provide a turnaround area at the western end 
of the aisleway and a bin enclosure to be located in the area directly adjacent to the south-
western side of the proposed access point, 
 

 Construction of a new access point off North East Road to provide access to the above car 
park. This access point will be located approximately mid-block and will provide a width of 
6.2m, and 
 

 Closure of the existing access point off North East Road.  
 
The operating hours of the child care centre will be 6.30am to 6.30pm Monday to Friday. The child 
care centre will be closed on weekends and public holidays. 

 
The design of the at-grade car parking area provides:- 
 

 Car parking spaces of mostly 2.6m in width, although space 18 (located adjacent to the bin 
enclosure) will provide a width of 2.9m, 

 
 Car parking spaces of 4.8m in length with provision for an overhang of at least 600mm at 

the front of each space, and 
 

 An aisle width of 6.2m. 
 
The disability space and shared area will both provide widths of 2.4m. 
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As such, I consider that the design of the on-site car parking area would conform to the 
requirements of the relevant off-street car parking standards (AS/NZS 2890.1:2004 and AS/NZS 
2890.6:2009). 

 
PARKING ASSESSMENT 
 
Table Pr/5 Off-Street Vehicle Parking Requirements for Designated Areas within the Prospect 
(City) Development Plan identifies car parking provisions relevant to the subject development as 
follows:- 
 
Table 1: Non-residential development excluding tourist accommodation 
 
Location of development Desired minimum number of 

vehicle parking spaces 
Maximum number of vehicle 
parking spaces 

All Designated Areas (unless 
otherwise stated) 

3 spaces per 100m² of gross 
leasable floor area 

6 spaces per 100m² of gross 
leasable floor area 

 
Based on a floor area of approximately 690m², the proposed development would require 21 
spaces (rounded up). The proposed on-site car parking will provide a total of 18 spaces i.e. a 
theoretical shortfall of 3 spaces. 
 
However, a rate of 1 space / 4 children for a child care centre is commonly applied and is identified 
in relevant car parking standards including:- 
 

 The “Guide to Traffic Generating Developments” (report prepared by the (former) 
Roads and Traffic Authority of NSW, and 

 
 The Planning SA Bulletin: Parking Provisions for selected land uses (Suburban 

Metropolitan Adelaide). 
 
In relation to the on-site car parking provision, I note that the Australian Childcare Alliance - 
South Australia recently commissioned the traffic engineering firm of MFY Pty Ltd to undertake 
a review of car parking demands associated with child care centres within metropolitan Adelaide.  
The conclusions in the report prepared by MFY Pty Ltd (Child Care Centre Parking Rates 
Review - Parking Review) dated April 2016 were summarised as follows:- 
 

“In summary, this report documents an independent review of the parking provision 
required for child care centres.  It was commissioned to review the actual demand created 
by child care facilities, having regard to the recommendation in respect to parking demand 
recommended in the assessment completed by Aurecon. 
 
The Aurecon assessment combined all pre-school style facilities within one land use for the 
purpose of its review.  However, there are significant differences in key characteristics of 
the operation of long day child care facilities and pre-school / kindergartens which influence 
the required parking provision. 
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Independent parking survey data were collected at three child care centres across 
metropolitan Adelaide.  Analysis of these surveys identified a peak parking demand of one 
space per 4.2 children (including provision for staff parking).  Such a rate is also consistent 
with earlier parking demand survey completed for child care assessments. 
 
Given the similarity in parking rates determined by the MFY surveys to that of relevant 
Council Development Plans, the RMS Guide and the Planning SA Bulletin, it is evident that 
the recommended parking rates appropriate for child care centres are representative of 
actual parking demands which occur at existing facilities. 
 
In regard to the specific data collected at individual child care facilities, the following 
warrants consideration; 
 

 The identified rates are inclusive of staff requirements; 
 

 The peak staff demand did not coincide with the peak pick-up / set down demands, 
and; 

 

 The peak generation rate identified was less than one space per four students. 
 

Of relevance is that the provision of parking spaces at the higher rate identified in the 
Aurecon report would not only result in an overprovision of parking, but also a significant 
area which would have needed to be converted to parking at the expense of other uses on 
the site. 
 
Based on this assessment, it is considered that applying a peak parking demand 
assessment for a child care centre based on a pre-school / kindergarten does not accurately 
reflect the anticipated demand.  Application of such a rate to child care centre developments 
will result in an overprovision of spaces and potentially impact of the viability of the 
development. 
 
The survey data confirm that the historically recommended rate of one space per four 
children required for a child care centre is the relevant demand assessment rate to be 
applied when reviewing parking space provision for child care centres.” 

 
On the basis of the rate of one car parking space / 4 children identified within the above parking 
review, there would be a total requirement to provide 18 spaces (76 children @ one space / 4.2 
children). 
 
Hence, it is considered that an appropriate level of car parking would be provided by the subject 
development, particularly given that the subject development is located close to convenient and 
frequent public transport. 
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CONSULTATION WITH DPTI  
 
In the course of assessing the proposed development a meeting between the applicant, architect 
and consultant traffic engineer was held with staff of the Traffic and Safety Section of the 
Department of Planning, Transport and Infrastructure (DPTI) on Wednesday, 27 September 2017 
to discuss the proposed development. 
 
Matters relating to access and parking arrangements were discussed at the meeting including:- 
 

1. The proximity of the proposed access to the adjoining property to the south west of the 
subject land, with staff of DPTI indicating a preference to provide access through the 
adjoining car parking area of the adjoining First Choice liquor store located to the immediate 
north-east of the site or alternatively relocation of the proposed access point further to the 
north east along the front of the site,  

 
2. The proximity of the initial car parking spaces within the car parking area of the subject 

development to the boundary with North East Road, and 
 

3. The opportunities to service the proposed development by a small rigid vehicle (SRV) or 
similar service vehicle. 

 
In response to the above matters it should be noted that:- 
 

1. The applicant has previously discussed the possibility of obtaining access into the car 
parking area of the subject development from the adjoining property to the north east of the 
site. However, the owner of the subject land would not support such an arrangement.  

 
In relation to the potential to relocate the access point further to the north-east on North 
East Road it was considered that:- 

 
 There is an appropriate level of separation between the currently proposed location 

of the access point associated with the subject development and that of the adjoining 
property to the south-west, 

 
 The suggested relocation of the access point associated with the subject 

development would result in only minimal increase in the separation between the 
proposed access point and that of the adjoining property to the south west of the 
subject site,   

 
 The suggested relocation of the access point would compromise the car park design 

and would result in potentially 4 fewer spaces being provided within the car parking 
area. Consequently, this would result in a significant under provision of car parking 
on site, and  

 
 The reorientation of the car park aisleway associated with such a change to the 

proposed access arrangement would result in a potential for head-on conflict 
between traffic entering and exiting the car park. 
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Consequently, it was agreed that the currently proposed location of the access point would 
provide an appropriate arrangement and would be the most efficient arrangement in terms 
of meeting the car parking requirements of the subject development. 

 
2. The capacity of the child care centre will be reduced from 80 children to 76 children with a 

consequential reduction of one car parking space thereby providing increased separation 
between the initial car parking space on the north-eastern side of the site and the property 
boundary. Furthermore, it was agreed that the initial spaces on either side of the car park 
aisle would be allocated to staff, in order to reduce any potential for conflict between drivers 
reversing out of these spaces during periods of peak arrival and departure at the child care 
centre. In reality, the spaces would be occupied prior to the period of peak arrival of children 
in the morning and would remain occupied until after the majority of children would be 
picked up in evening periods, and 

 
3. There would be only infrequent occasions when delivery or service vehicles larger than a 

small van would need to access the site. The largest of these vehicles being no greater 
than a small rigid vehicle (SRV). Such a vehicle would only ever need to access the site in 
after-hours periods. Furthermore, refuse and recycling associated with the child care centre 
would be collected by bins being placed on-street on bin collection nights in a similar 
manner to a residential dwelling, given that the proposed development would not generate 
significant levels of waste or recycling. Such pickups are commonplace with similarly sized 
child care developments.  

 
On the above basis, it is considered that the various matters raised by DPTI have been fully 
addressed. 

 
TRAFFIC ASSESSMENT 
 
The “Guide to Traffic Generating Developments” report prepared by the (former) Roads and 
Traffic Authority of NSW (now Transport Roads and Maritime Services) identifies peak hour traffic 
generation rates associated with a child care centre equivalent to:- 
 

 A rate of 0.8 trips per child in the am peak period (7.00am to 9.00am), and 
 
 A rate of 0.7 trips per child in the pm peak period (4.00pm to 6.00pm). 

 
I therefore calculate that the number of peak hour trips associated with the child care centre would 
be approximately:- 
 

 60 trips in the am peak hour period, and 
 
 54 trips in the pm peak hour period. 

 
Surveys undertaken at similar child care centres have identified that the above traffic forecasts 
are likely to be an overestimate. Notwithstanding this, the forecast peak hour traffic movements 
would not have any significant impact on the operation of North East Road.  
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SUMMARY AND CONCLUSIONS 
 
The above traffic and parking assessment relates to the proposed development of a child care 
centre accommodating 76 places.  
 
The proposed development will provide a total of 18 on-site car parking spaces, which would be 
slightly less than the required 21 spaces, based on Council’s Development Plan provisions.  
 
A review of the proposed traffic generated by the subject development would indicate that, at 
most, there should be:- 
 

 Approximately 60 trips in the am peak hour period, and 
 
 Approximately 54 trips in the pm peak hour period. 

 
The proposed on-site car parking areas have been designed in accordance with the requirements 
of the relevant off-street car parking standard and would be suitable for use by the proposed 
development. 
 
The proposed development will generate only a low level of service movements with infrequent 
deliveries undertaken by vans or similar sized vehicles. While not anticipated on any regular basis, 
there would be an opportunity for the car parking area to accommodate vehicles with similar 
dimensions to an SRV, to turn within the proposed car park during after-hours periods. Such a 
vehicle would be able to turn on site and therefore both enter and exit the car park in a forward 
direction.  
 
In summary, the proposed development will:- 
 

 Provide a total of 18 car parking spaces including one space for use by the disabled and 
an adjacent shared area.  This level of parking would meet the number of spaces required 
for a facility accommodating 76 children on-site, based upon the assessment of car parking 
requirements undertaken by MFY Pty Ltd on behalf of the Australian Childcare Alliance, 
South Australia,   

 
 Not result in adverse traffic impacts on the adjacent road network, based upon the analysis 

of the forecast traffic generation of the subject development, provided within this report, 
and 
 

 Provide a design standard which is appropriate and meets the requirement of the relevant 
Australian / New Zealand Standard for off-street car parking areas.  

 
Yours sincerely 

 
Phil Weaver 
Phil Weaver and Associates Pty Ltd 
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ITEM NO.: 6.1 
 
TO: Council Assessment Panel (CAP) 18 January 2018 
 
FROM: Nathan Cunningham, Director Community & Planning 
 
SUBJECT: Summary of State Commission Assessment Panel (SCAP) Decisions and 

Proposals Greater than $3 Million called in by the Coordinator-General 
 
 
The summary of matters before and decisions by SCAP together with proposals called in by 
the Coordinator-General is provided to the SCAP for information purposes.  

For the purpose of this report, the table below also includes matters before, considered or 
determined by the Inner Metropolitan Development Assessment Commission. 

1. MATTERS BEFORE SCAP 

Development 
Application / 
Address 

Nature of development Process update 

DA 050/199/2017 

38-42 Churchill 
Road and 29 
Devonport Terrace, 
Ovingham 

Demolition of 3 dwellings and 
Construction of a Five Storey 
Mixed Use Building comprising 
Four Commercial Tenancies and 
67 Dwellings with associated site 
works 

The application was lodged with 
SCAP on 20 June 2017 and will be 
considered by the CAP at a future 
meeting. 

DA 050/343/2017 

218-224 Churchill 
Road, Prospect  

Four Storey Residential Flat 
Building comprising 20 dwellings  

The application was considered by 
the DAP on 11 September 2017.  

SCAP granted Development 
Approval on 27 December 2017.  

DA 050/467/2017 

117 Prospect 
Road, Prospect 

Demolition of Existing Dwelling and 
Construction of a Five Storey, 
Mixed Use Building comprising an 
Office, a Shop and 33 Dwellings 
with associated Basement Car 
Parking and Landscaping 

The application was considered by 
the CAP on 11 December 2017.  

The application is currently being 
considered by SCAP. 

DA 050/482/2017 

244-248 Churchill 
Road, Prospect 

Demolition of Existing Buildings 
and Construction of a Five Storey, 
Mixed Use Building comprising two 
Commercial Tenancies and 55 
Dwellings with associated 
Basement Car Parking  

The application was considered by 
the CAP on 11 December 2017.  

The application is currently being 
considered by SCAP.  

2. RELEVANT DECISIONS BY SCAP 

Nil 

3. MATTERS CALLED IN BY THE CO-ORDINATOR GENERAL 

No new proposals have been called in by the Co-ordinator General. 
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ITEM NO.: 7.1 
 
TO: Council Assessment Panel (CAP) 18 January 2018 
 
FROM: Nathan Cunningham, Director Community & Planning 
 
SUBJECT: Summary of Court Appeals  
 
 
The status of appeals is provided to the CAP for information purposes. Further clarification 
may be sought from staff during the meeting. 

APPEALS 

Development 
Application / 
Subject Site 

Nature of Development Decision 
authority and 
date 

Current status 

050/83/2015 

270A Main North 
Road, Prospect  

LED Advertising Display and 
Mesh Canopy 

12/09/2016 

By the DAP 

Appeal lodged by applicant.  
 
Appealing against Refusal. 

Compromise proposal plans 
have been lodged with Council 
and are currently under 
assessment by Council’s 
planning staff.  

DA 050/103/2017 

78 Harvey Street, 
Collinswood  

Two Storey Residential Flat 
Building Comprising Three 
Dwellings  

14/08/2017  

By the DAP  

Appeal lodged by applicant.  
 
Appealing against Refusal. 

A second conciliation 
conference has been 
scheduled for 30 January 
2018.  

DA 050/54/2017 

14 Flora Terrace, 
Prospect  

 

Removal of a significant tree 
(Norfolk Island Pine)  

10/07/2017  

By the DAP  

Appeal lodged by applicant.  
 
Appealing against Refusal. 

A conciliation conference has 
been scheduled for 18 January 
2018. 

DA 050/206/2016 

142-146 Churchill 
Road, Prospect  

 

 
Five Storey Mixed Use 
Building comprising 
Basement Carpark, Shops 
and Cafe, Underground 
Rainwater Tanks, Solar 
Photovoltaic Panel System, 
42 Apartments and 
associated Common Areas 
(including Gymnasium and 
Roof Terraces) 

14/09/2017 

By the DAP  

Appeal lodged by applicant.  
 
Appealing against Refusal. 

Appellant withdrew appeal on 
18 December 2017. No further 
action will be undertaken.  
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