Ref: 2018-0480

28 February 2020

Suite 12
154 Fullarton Road
ROSE PARK SA 5067
08 8333 7999
www.urps.com.au

Mr Jason Bailey
Manager Planning Operations (Acting)
Planning Reform
Planning and Land Use Services
Department of Planning, Transport and Infrastructure
50 Flinders Street
ADELAIDE SA 5000

ABN 55 640 546 010

by email: dptiplanningreformsubmissions@sa.gov.au

Dear Jason,

208 Lady Gowrie Drive, Largs Bay
URPS is acting on behalf of the Sisters of Saint Joseph, the registered owners of eight allotments at Largs
Bay (refer to Table 1 identifying allotments).

The Site and Locality
The subject site, forming the eight allotments) is identified in Table 1 and Figure 1
ID

1

Street Address
208 Lady Gowrie Drive
(Local Heritage Place)

Certificate of Title

Approx. Area

Lot 243, CT 5797/870

870 sqm

2

Lady Gowrie Drive

Lot 244, CT 5797/870

820 sqm

3

Lady Gowrie Drive

Lot 269, CT 5698/162

820 sqm

4

210 Lady Gowrie Drive

Lot 270, CT 5701/362

800 sqm

5

1 Everard Street

Lot 268, CT 5698/163

800 sqm

6

1 Everard Street

Lot 267, CT 5698/164

800 sqm

7

208 Lady Gowrie Drive

Lot 246, CT 5797/870

800 sqm

8

208 Lady Gowrie Drive

Lot 245, CT 5797/870

800 sqm

Table 1: Identification of the site. Refer to Figure 2 for ID Reference

shaping great communities

Figure 1: Aerial of the site

The site has an area of approximately 6,500 sqm and is underutilised. Allotments identified as 4, 7 and 8 are
generally vacant or contain limited built form. The building fronting Lady Gowrie Drive was previously used
as a childcare facility, but is now vacant. The building on allotments identified as 5 and 6 is being used by
the Sisters of Saint Joseph.
Figure 2 illustrates the Lady Gowrie Drive streetscape. The image taken from Goggle Maps is from the
corner of Lady Gowrie Drive and Everard Street, facing south. The dominant building to the right is the Largs
Bay Sailing Club.

Figure 2. Lady Gowrie Drive Streetscape.

As illustrated in Figure 3, the land directly to the east of the site is dominated by medium density dwellings
and retirement living accommodation.
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Subject Site

The Philip Kennedy
Residential Care Centre

Peninsula Retirement
Living

Figure 3: Locality

Existing Development Plan
Local Heritage Place
The City of Port Adelaide Enfield Development Plan (consolidated 6 February 2018) designates the former
Kura Yerlo Centre as a Local Heritage Place. Our interpretation, support by DASH Architects, (refer to
attached report), is that the Local Heritage Place designation is limited to the original building located on
the corner of Harrold Street and Lady Gowrie Drive that is fully contained on allotment 243 within
Certificate of Title 5797/879. Figure 4 illustrates the extend of the local heritage listing.

Figure 4: Extend of Local Heritage
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We also note that the site is located within a Historic Conservation Zone (refer to Development Plan
Overlay Map PAdE/10 – Heritage).
Development Plan Zone
Residential Character Zone - Semaphore/Largs Policy Area 72
The entire site is located within a ‘Residential Character Zone’ and the ‘Semaphore/Largs Policy Area 72’.
The Zone lists the following envisaged land uses:
•

affordable housing

•

dwelling

•

small scale non-residential use that serves the local community, for example:
> child care facility
> consulting room in association with a dwelling
> office in association with a dwelling
> primary and secondary school
> shop in association with a dwelling

•

supported accommodation.

The Policy Area provisions provides greater guidance to minimum site areas for dwellings. For example,
Principle of Development Control (PDC 2) states:
Dwellings should have a minimum site area per dwelling, excluding common areas, as follows:
(b) 600 square metres per detached dwelling in the remainder of the policy area
(c)

250 square metres for all other dwellings in the remainder of the policy area.

You will appreciate, that when the PDC refers to “other dwellings” it includes semi-detached dwellings, row
dwellings, group dwellings, residential flat buildings and/or buildings used for retirement living and/or
supported accommodation.
In general, the policies seek a variety of small-scale land uses, including childcare, schools and medium
density residential development (minimum site areas of 250 sqm, excluding common areas).
Residential Zone / Policy Area Lefevre Peninsula 57
The land directly to the east (and in part to the north) that accommodates detached dwellings and
retirement living accommodation is zoned Residential / Policy Area 57. This Policy Area facilitates dwellings
having a minimum site area of 250 sqm.
Given the Residential Character Zone and Semaphore/Largs Policy Area 72 envisages a range of dwelling
forms (excluding detached dwellings) on sites of 250 sqm, notwithstanding the Heritage Character overlay,
the urban form and density anticipated on the subject site is similar to development that is envisaged on
the adjacent land within the Residential Zone/ Policy Area 57.
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The Draft Planning and Design Code
The following Table 2 summarises the impact of the draft Planning and Design Code on the subject land and
adjoining land to the east.
Subject Site

Adjacent land to the East

Current Development Zone/Policy
Area

Residential Character Zone Semaphore/Largs Policy Area 72

Residential Zone / Policy Area Lefevre
Peninsula 57

Proposed Code Zone

Suburban Neighbourhood

General Neighbourhood Zone

Proposed Code Overlays

Character Area.
Historic Area.
Local Heritage Place.
Airport Building Heights (Regulated).
Traffic Generation Development.
Prescribed Wells Area.
Regulated Tress.
Building Heights – Max height 9
metres.

Airport Building Heights (Regulated).
Traffic Generation Development.
Prescribed Wells Area.
Regulated Tress.
Building Heights – Max height 9
metres.

Building Height (Storeys) – Maximum
building height is 2 storeys.

Frontage Minimum - Minimum
frontage for a (i) detached dwelling is
9m; (ii) semi-detached dwelling is 9m;
(iii) row dwelling is 7m; (iv) group
dwelling is 15m; and (v) residential flat
building is 15m.

Building Height (Storeys) – Maximum
building height is 2 storeys.

Lot Size Minimum - Minimum lot size
for a (i) detached dwelling is 300 sqm;
(ii) semi-detached dwelling is 300 sqm;
(iii) row dwelling is 200 sqm; (iv) group
dwelling is 300 sqm; (v) residential flat
building is 300 sqm.
Table 2: Summary of draft Planning and Design Code.

Code’s Suburban Neighbourhood Zone
The Code’s proposed Suburban Neighbourhood Zone has a Desired Outcome of “Low or very low-density
housing that is consistent with the existing local context and development pattern…” The zone refers to
development above and below 800 sqm, implying low density is in the order of 800 sqm sites.
Given that the:
•

Existing Residential Character Zone - Semaphore/Largs Policy Area 72 envisages a range of dwelling
forms on sites of 250 sqm (excluding detached dwellings);

•

Medium density developments have been developed in the locality (refer to dwellings at 1, 2 and 3
Everard St and 2, 4 and 6 Wigley Street) - these dwellings have average site areas of 300 to 380 sqm;

the proposed Code conversion to Suburban Neighbourhood Zone is not a “like for like” transition and is a
retrograde step that will result in significant opportunity costs to the Sisters.
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At the very least, we recommended that the majority of the site should be contained within the Code’s
General Neighbourhood Zone to better reflect existing Development Plan policies.
The Locality - Adjoining Residential Zone
Furthermore, as illustrated in Figure 3 the land directly to the east of the subject site accommodates a
significant number of medium density and retirement living land uses.
Given the existing densities in the locality, the Code should acknowledge and reflect these densities by
transitioning the eastern portion of the subject site (and the mentioned Everard St and Wigley Street sites)
to a General Neighbourhood Zone. Figure 5 illustrates the recommended amended zone layout.

Subject Site

Largs Bay Sailing Club

Submission: Include within General Neighbourhood Zone

Code: Suburban
Neighbourhood Zone

Code: General
Neighbourhood Zone

Figure 5: Amended Zone layout

In addition, we request the remaining portion of the Suburban Neighbourhood Zone affecting the
allotments fronting Lady Gowrie Drive should contain specific provisions similar to existing Development
Plan policies that envisage medium density dwellings on sites of 250 sqm.
Code’s Character Area Overlay
Having regard to the findings of the attached DASH Report and the discussion in this correspondence, we
recommend that the proposed Character Area Overly be limited to the allotments fronting Lady Gowrie
Drive.
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Conclusions
The Sisters of Saint Joseph are the trustees of some 6,500 sqm of land at Largs Bay. It’s critical that
development opportunities on the site are maintained to ensure future property equity and funding
opportunities are preserved to ensure the ongoing servicing of the Sisters activities.
The proposed Code conversion to Suburban Neighbourhood Zone is not a “like for like” transition and is a
retrograde step that will result in significant opportunity costs to the Sisters.
Furthermore, the Code fails to recognise existing medium density forms of development within the
immediate locality, including those within the existing Residential Character Zone - Semaphore/Largs Policy
Area 72.
In summary we recommend the Code be amended to:
•

Increase the coverage of the General Neighbourhood Zone over the eastern portion of the subject site
and existing medium density developments fronting Everard and Wigley Streets as illustrated in Figure
5.

•

Ensure the remaining portion of the Suburban Neighbourhood Zone affecting the allotments fronting
Lady Gowrie Drive should contain specific provisions similar to existing Development Plan policies that
envisage medium density dwellings on sites of 250 sqm.

•

Ensure the proposed Character Area Overly be limited to the allotments fronting Lady Gowrie Drive
that will remain in the Suburban Neighbourhood Zone.

I would appreciate the opportunity to meet with you and a Council representative to discuss this matter
further.

Yours sincerely

Grazio Maiorano RPIA (Fellow)
Director

Enc: DASH Report
CC

Karen Cummings, City of Port Adelaide Enfield
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208 Lady Gowrie Drive
Preliminary Heritage Review
DA193674 Issue –
25.02.20

1.0

Introduction

DASH Architects’ has been instructed by the Sister’s of St Joseph to
undertake a high level review of the Port Adelaide Enfield Council
Development Plan identification of the Local Heritage place at 208 Lady
Gowrie Drive, Largs Bay.
This review includes:
• a summary of the Port Adelaide Enfield Council Development Plan
extent of listing;
• which current structures on the site are associated with the listing
extent;
• a high level review of the integrity of the place; and
• a high level overview of the relative importance of the heritage place
when compared to other Local Heritage places within the locality.
This review is based on an inspection of the site conducted from the street
only in March 2019.

2.0

Local Heritage Listing

Table PAdE/8 of the Port Adelaide Enfield Council Development Plan
identified 208 Lady Gowrie Drive as being a Local Heritage Place. This table
provides the following Description and/or Extent of Listed Place:
Kura Yerlo Centre (former orphanage); The external form of this
former residence including all original decorative elements and
elevations to both the Esplanade and Harold Street should be
retained. Any work to the building should be in the nature of
reinstatement of original elements and any extensions or additions
should be undertaken in a sympathetic manner. These should be as
unobtrusive as possible when viewed from the street.
It goes on to cite the following Criteria for the basis of this listing:
a) it displays historical, economic or social themes that are of
importance to the local area; and

L2, 141-149 Ifould Street
Adelaide SA 5000
t 8223 1655
adelaide@dasharchitects.com.au
www.dasharchitects.com.au
ABN 82 059 685 059

d) it displays aesthetic merit, design characteristics or construction
techniques of significance to the local area;

Table PAdE/8 cites the following title information relevant to this listing:
• CT 5698/162, A269 (ref 3, Figure 1)
• CT 5797/870, 245 (ref 8, Figure 1)
• CT 5797/870, 246 (ref 7Figure 1)
• CT 5797/870, A243 (ref 1, Figure 1)
• CT 5797/870, A244 (ref 2, Figure 1)
We understand that these CT’s and Lots are reflected in the below figure,
sourced from URPS:

Figure 1: Title Reference Plan. Source: URPS.

208 Lady Gowrie Drive Preliminary Heritage Review

3.0

Port Adelaide Heritage Review

The 1997 Port Adelaide Heritage Review (McDougall & Vines) provided the
following additional commentary against the cited criteria:
a) This large residence, constructed in 1891, displays historic and
economic themes as it is indicative of the earliest residential
development along this northern section of the foreshore during
the 1890s when this area was first developed for settlement.
d) This house is an excellent example of the style of beach side
residence first built for prominent residents of Port Adelaide. It
displays typical 1890s detailing including strapped gable ends
and elaborated chimneys. Much of the verandah detailing has
been lost, however this does not detract from its significance.

4.0

Extent of Listing

Based on the above we consider the extent of Local Heritage listing to be as
indicated by the red outline in Figure 2 below. Our understanding of the
extent of title references within Table PAdE/8 for the heritage place is
indicated in blue. While the below figure has been based on a high level
assessment only, we consider the illustrated discrepancy gives rise to a
review the extent title references for the heritage place within Council’s
Development Plan.

Figure 2: Locality Plan, with extent of heritage building indicate in red, and Table
PAdE/8 title references in blue (indicative only)

208 Lady Gowrie Drive Preliminary Heritage Review

5.0

Integrity

208 Lady Gowrie Drive has been listed as a Local Heritage place as it was
considered to display attributes of a large seaside residence constructed in
1890s.
A comparison with a historic photo of the building identifies the following
external alterations have taken place to the original building form, as visible
from the street:
Front masonry wall removed;
• Masonry painted;
• Roof replaced with roof vents and finials not reinstated;
• Gable timberwork replaced in differing detail;
• Verandah enclosed (an internal inspection was not undertaken to
confirm extent of any original detailing, but unlikely much remains).
In summary, while the basic form and structure of the building remains, most
of its ornate detailing has been lost.

Figure 3: St Joseph’s Orphanage 1906.

208 Lady Gowrie Drive Preliminary Heritage Review

Figure 4: St Joseph’s Orphanage 1920.

Figure 5: St Joseph’s Orphanage 1907 (poor quality image).

208 Lady Gowrie Drive Preliminary Heritage Review

Figure 6: 208 Lady Gowrie Drive Largs Bay, March 2019.

6.0

Relative Heritage Importance

Having undertaken an inspection of the subject Local Heritage place, and
other heritage places within the locality, we make the following observations:
•

While 208 Lady Gowrie Drive stands in a compromised state of
integrity, the overall original form of the building remains readily
discernible as a large seaside residence constructed in the 1890s;

•

The Local Heritage place remains one of, if not the largest and more
notable early residence within the local area;

•

There are only a small handful of historic residential buildings fronting
the coast within 500m of No 208. Most are only single storey and
notably less prominent.

For these reasons, despite the diminished integrity, 208 Lady Gowrie Drive is
considered to still be representative of a large seaside residence constructed
in 1890s. Due to the scarcity of remaining examples, and its notably larger
size, it is considered to be one of the better remaining examples in the locality.

208 Lady Gowrie Drive Preliminary Heritage Review
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Suite 12
154 Fullarton Road
ROSE PARK SA 5067
08 8333 7999
www.urps.com.au

Mark Withers
Chief Executive Officer
City of Port Adelaide Enfield
163 St Vincent Street
PORT ADELAIDE SA 5015

ABN 55 640 546 010

Dear Mark,

208 Lady Gowrie Drive, Largs Bay – Development Plan Anomaly
URPS is acting on behalf of the Sisters of Saint Joseph, the registered owners of eight allotments at Largs
Bay (refer to Table 1).

Desired Outcome
The purpose of this correspondence is to highlight an anomaly in Council’s Development Plan relating to the
local heritage listing of 208 Lady Gowrie Drive, Largs Bay and invite Council to correct the anomaly via a
Section 29 Development Act 1993 process or a submission to the State’s Planning and Design Code.

The Site
The subject site, consisting of the eight allotments, is identified in Table 1 and Figure 1
ID

1

Street Address
208 Lady Gowrie Drive
(Local Heritage Place)

Certificate of Title

Approx. Area

Lot 243. CT 5797/870

870 sqm

2

Lady Gowrie Drive

Lot 244. CT 5797/870

820 sqm

3

Lady Gowrie Drive

Lot 269. CT 5698/162

820 sqm

4

210 Lady Gowrie Drive

Lot 270. CT 5701/362

800 sqm

5

1 Everard Street

Lot 268. CT 5698/163

800 sqm

6

1 Everard Street

Lot 267. CT 5698/164

800 sqm

7

208 Lady Gowrie Drive

Lot 246. CT 5797/870

800 sqm

8

208 Lady Gowrie Drive

Lot 245. CT 5797/870

800 sqm

Table 1: Identification of the site. Refer to Figure 2 for ID Reference.

shaping great communities

Figure 1: Aerial of the Site

Existing Development Plan – Local Heritage place Identification
The City of Port Adelaide Enfield Development Plan (Consolidated 6 February 2018) designates the former
Kura Yerlo Centre as a Local Heritage Place. The following table identifies the Place.

Figure 2: Extract from the City of Port Adelaide Enfield Development Plan. Table PAdE/8 – Local Heritage Places.
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The following figure shows the Development Plan’s spatial identification of the Local Heritage Place.

Figure 3: Council Development Plan. Overlay Map Map PAdE/10 Heritage. Blue dot represents Local Heritage
Place. Green line represents boundary of Historic Conservation Area. Red boundary represents the subject site

Port Adelaide Heritage Review
DASH Architects were commissioned to prepare a preliminary heritage review of the site (refer to
attachment). With reference to 1997 Port Adelaide Heritage Review, the Local Heritage Place listing is
limited to the red outline in Figure 4, not the entire site.

Figure 4: Extend of Local Heritage - DASH
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The Development Plan Anomaly
Having regard to the information presented in this letter and the enclosed DASH Architect’s advice, we
respectfully request Council to update its Development Plan (via a Section 29 Development Act 1993
process) to ensure it accurately reflects the original reasons and extent of the Local Heritage Place listing.
The amendments should take the form of:
•

Amend ‘Table PAdE/8 – Local Heritage Places’ to only refer to Lot 243 Lady Gowrie Drive, Largs Bay
and CT Volume 5797 Folio 870. Reference to all other lots and titles should be deleted; and

•

Amend ‘Map PadE/10 Heritage Layer’ to correctly illustrate the location of the Local Heritage Place on
the north east corner of Harrold Street and Lady Gowrie Drive Road, Largs Bay.

If Council is not willing to progress with a Section 29 Development Act 1993 process, we request Council to
lodge a Phase 3 Planning and Design Code submission to the Department Planning, Transport and
Infrastructure. The submission can invite DPTI to address this anomaly in the Code’s transitional
arrangements.
Irrespective of the Section 29 Development Act 1993 process or the Planning and Design Code submission,
we would appreciate confirmation that Council agrees with our position that the Development Plan
contains an anomaly as outlined in this correspondence.
If desired, I will be pleased to meet with you or your staff to discuss this matter further.

Yours sincerely

Grazio Maiorano RPIA (Fellow)
Director

Enc:

DASH Report
Certificate of Titles

CC

Jason Bailey, Manager Planning Operations (Acting), Planning Reform, DPTI
Karen Cummings, City of Port Adelaide Enfield
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208 Lady Gowrie Drive
Preliminary Heritage Review
DA193674 Issue –
25.02.20

1.0

Introduction

DASH Architects’ has been instructed by the Sister’s of St Joseph to
undertake a high level review of the Port Adelaide Enfield Council
Development Plan identification of the Local Heritage place at 208 Lady
Gowrie Drive, Largs Bay.
This review includes:
• a summary of the Port Adelaide Enfield Council Development Plan
extent of listing;
• which current structures on the site are associated with the listing
extent;
• a high level review of the integrity of the place; and
• a high level overview of the relative importance of the heritage place
when compared to other Local Heritage places within the locality.
This review is based on an inspection of the site conducted from the street
only in March 2019.

2.0

Local Heritage Listing

Table PAdE/8 of the Port Adelaide Enfield Council Development Plan
identified 208 Lady Gowrie Drive as being a Local Heritage Place. This table
provides the following Description and/or Extent of Listed Place:
Kura Yerlo Centre (former orphanage); The external form of this
former residence including all original decorative elements and
elevations to both the Esplanade and Harold Street should be
retained. Any work to the building should be in the nature of
reinstatement of original elements and any extensions or additions
should be undertaken in a sympathetic manner. These should be as
unobtrusive as possible when viewed from the street.
It goes on to cite the following Criteria for the basis of this listing:
a) it displays historical, economic or social themes that are of
importance to the local area; and

L2, 141-149 Ifould Street
Adelaide SA 5000
t 8223 1655
adelaide@dasharchitects.com.au
www.dasharchitects.com.au
ABN 82 059 685 059

d) it displays aesthetic merit, design characteristics or construction
techniques of significance to the local area;

Table PAdE/8 cites the following title information relevant to this listing:
• CT 5698/162, A269 (ref 3, Figure 1)
• CT 5797/870, 245 (ref 8, Figure 1)
• CT 5797/870, 246 (ref 7Figure 1)
• CT 5797/870, A243 (ref 1, Figure 1)
• CT 5797/870, A244 (ref 2, Figure 1)
We understand that these CT’s and Lots are reflected in the below figure,
sourced from URPS:

Figure 1: Title Reference Plan. Source: URPS.

208 Lady Gowrie Drive Preliminary Heritage Review

3.0

Port Adelaide Heritage Review

The 1997 Port Adelaide Heritage Review (McDougall & Vines) provided the
following additional commentary against the cited criteria:
a) This large residence, constructed in 1891, displays historic and
economic themes as it is indicative of the earliest residential
development along this northern section of the foreshore during
the 1890s when this area was first developed for settlement.
d) This house is an excellent example of the style of beach side
residence first built for prominent residents of Port Adelaide. It
displays typical 1890s detailing including strapped gable ends
and elaborated chimneys. Much of the verandah detailing has
been lost, however this does not detract from its significance.

4.0

Extent of Listing

Based on the above we consider the extent of Local Heritage listing to be as
indicated by the red outline in Figure 2 below. Our understanding of the
extent of title references within Table PAdE/8 for the heritage place is
indicated in blue. While the below figure has been based on a high level
assessment only, we consider the illustrated discrepancy gives rise to a
review the extent title references for the heritage place within Council’s
Development Plan.

Figure 2: Locality Plan, with extent of heritage building indicate in red, and Table
PAdE/8 title references in blue (indicative only)

208 Lady Gowrie Drive Preliminary Heritage Review

5.0

Integrity

208 Lady Gowrie Drive has been listed as a Local Heritage place as it was
considered to display attributes of a large seaside residence constructed in
1890s.
A comparison with a historic photo of the building identifies the following
external alterations have taken place to the original building form, as visible
from the street:
Front masonry wall removed;
• Masonry painted;
• Roof replaced with roof vents and finials not reinstated;
• Gable timberwork replaced in differing detail;
• Verandah enclosed (an internal inspection was not undertaken to
confirm extent of any original detailing, but unlikely much remains).
In summary, while the basic form and structure of the building remains, most
of its ornate detailing has been lost.

Figure 3: St Joseph’s Orphanage 1906.

208 Lady Gowrie Drive Preliminary Heritage Review

Figure 4: St Joseph’s Orphanage 1920.

Figure 5: St Joseph’s Orphanage 1907 (poor quality image).

208 Lady Gowrie Drive Preliminary Heritage Review

Figure 6: 208 Lady Gowrie Drive Largs Bay, March 2019.

6.0

Relative Heritage Importance

Having undertaken an inspection of the subject Local Heritage place, and
other heritage places within the locality, we make the following observations:
•

While 208 Lady Gowrie Drive stands in a compromised state of
integrity, the overall original form of the building remains readily
discernible as a large seaside residence constructed in the 1890s;

•

The Local Heritage place remains one of, if not the largest and more
notable early residence within the local area;

•

There are only a small handful of historic residential buildings fronting
the coast within 500m of No 208. Most are only single storey and
notably less prominent.

For these reasons, despite the diminished integrity, 208 Lady Gowrie Drive is
considered to still be representative of a large seaside residence constructed
in 1890s. Due to the scarcity of remaining examples, and its notably larger
size, it is considered to be one of the better remaining examples in the locality.

208 Lady Gowrie Drive Preliminary Heritage Review

