Civic Centre
165 Sir Donald Bradman Drive
Hilton, SA 5033

Tel 08 8416 6333
Fax 08 8443 5709
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City of West Torrens
Between the City and the Sea

Web: westtorrens.sa .gov.au

04 February 2020

State Planning Commission
PO Box 1815
ADELAIDE SA 5001

Via email: DPTI.PlanninaReform@sa.aov.au

To whom it may concern,

RE: Draft Planning and Design Code Consultation
Following the release of the draft Planning and Design Code for public comment in
late 2019, Council has undertaken a staged process of issues-based analysis to
review the document as it relates to residents, businesses and land holdings in City
of West Torrens.
To facilitate timely attention to Council's required amendments, feedback will be
submitted in phases leading up to the final consultation closing date. It is anticipated
that this will provide SPC/DPTI with greater opportunity to effectively address the
concerns raised, and make required changes before the 'go live' date for the
Planning and Design Code.
The focus of this response, Council's first in a series of responses, is to:
1. Zoninq and TNVs:
Identify more appropriate zoning and the spatial application of relevant
technical and numeric variations (TNVs).
2. Concept Plans
Review Concept Plans contained within Council's Development Plan and to
date not identified by DPTI or SPC for transition.
3. Historic Statements and Character Statements
Review of the historic and character area statements currently on public
consultation.
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West Torrens welcomes the opportunity to work with SPC/DPTI to transition
important content from the existing Council Development Plan into the Code to
deliver a like for like transition of policy intent and content.
In summary, Council is seeking to enable DPTI/SPC an early opportunity to
understand West Torrens' position regarding zoning, TNVs, Concept Plans and
Heritage and Character Area Statements to provide State Government with
additional time in the tight consultation schedule to review and consider potential
improvements with West Torrens prior to the Code going live.
Should you require further information or would like to discuss this submission,
please contact Sue Curran, Manager Strategy and Business on
.
Yours sincerely,

Chief Executive Officer
City of West Torrens

Enclosed:
West Torrens Planning and Design Code Response One
Attachment 1- Concept Plan Review
Attachment 2 -Historic Area Statements and Character Area Statements

Draft Planning and Design Code
Consultation Response - Part One
•
•
•
•

Zones and TNVs
Concept Plan Review
Historic Statements
Character Statements

City of West Torrens
February 2020

1.0 Zone Corrections and Technical+ Numeric Variations (TNVs)

It has been identified that in a concerning number of cases the lot sizes and building heights
included in the current Development Plan have not been carried over into the draft Planning
and Design Code.
The Zone corrections and TNV details proposed below seek to promote consistency and
continuity with current lot sizes and building heights as provided in the West Torrens
Development Plan. This is seen to be relatively efficiently achieved primarily through the
application of Technical and Numeric Variations in the subject areas.
The recommendations as stated below seek to reflect the Development Plan through zone
and TNV implementation.
1.1 Zone Correction- for (existing) Residential Policy Area 23
The proposal below seeks that the existing Residential Zone, Cowandilla/Mile End West
Character Policy Area 23 be transitioned across as 'Suburban Neighbourhood Zone' in lieu
of the Housing Diversity Zone currently proposed by DPTI in the draft P&D Code. This could
enable site area and building heights to be carried across from Council's Development Plan.
Council strongly advocates for further discussion to be had prior to final decisions contrary to
the recommendations contained within this letter being implemented. Should DPTI/SPC
decide to not pursue the suggested changes, Council (along with other community
stakeholders) will expect rigorous justification is provided in DPTl's consultation report.
1.2 Zone Correction- for (existing) Residential Policy Area 21
The recently released document from SPC titled "Planning and Design Code: Phase Three
(Urban Areas) Code Amendment- Updated Reporf', provides the following insights on the
General Neighbourhood Zone:
There is currently significant variation in minimum frontage width and allotment size
across the 85 residential zones in South Australia, even though many of these areas
share similar characteristics and attributes. The General Neighbourhood Zone in
particular will provide greater standardisation of minimum frontage or site area
requirements in some areas.

The Code's residential areas were selected for the General Neighbourhood Zone
where:
• the current Residential Development Code is applied
• the current zone seeks diverse housing, facilitates land division, infill
development and small lot housing (generally where policies allow minimum site
areas of 450m2 or less).
In some cases, the General Neighbourhood Zone has been unintentionally applied
where:
• Historic Area or Character Area overlays apply
• specific policy applies relating to the management of sloping land
• where the intended land division pattern is for large allotments and wider
frontages
• current zoning typically does not seek increased diversity or density.
It is on this advice that Low Density Policy Area 20 is recommended to be retained as the
proposed General Neighbourhood Zone.
Conversely, it is recommended that Policy Area 21 (PA21) be transitioned into the Code as
'Suburban Neighbourhood Zone'. This is because PA21 currently seeks allotments of 420m 2
iv

and the proposed General Neighbourhood Zone is seen to yield a considerably higher rate
of potential infill that has not been adequately researched or justified . There are
implications with regard to hard and soft infrastructure capacity, streetscape impact, public
transport etc. that require further in depth consideration.

1.3 Hammerhead Development
Provisions around hammerhead development require further review within the draft Code,
particularly for localities (including the low density policy areas) that currently actively
discourage hammerhead / battle-axe development from occuring. This will be subject to
further inhouse review at West Torrens.
1.4 Density Anomaly
When reviewing the proposed zoning, it is clear that the Housing Diversity Zone is seeking a
higher density than the Medium Density Policy Area it is going to replace . The Housing
Diversity Zone seeks a density of up to 70 dwellings per hectare which translates to
approximately 142m2 per dwelling. Medium Density Policy Area 18 has varying allotments
sizes and frontages based on the type of dwelling, whereas the Medium Density Policy Area
19 seeks minimum allotments sizes of 270m 2 unless located within 400m of a Centre Zone.

Zone/Policy Area

Proposed Dwelling
Density
70 dwellings per ha

(proposed) Housinq Diversity Zone
(existing)
Medium Density Policy Area 18
(existing)
Medium Density POolicy Area 19

Minimum Allotment Size
~equiv= 142m 2
150-250m 2
(depends on dwelling type)
270m 2

1.5 Table of Recomendations
At its meeting on 19 Novermber 2019, Council approved a number of zoning and policy
changes along with TNV recommendations as shown in the table below.
The recommendations include suggestions to include TNVs which provide a split within
zones to reflect the differences in minimum allotments sizes, frontage widths building heights
and other parameters, currently inlcuded in the Policy Areas. This has been suggested to
reflect changes in specific location to reflect a 'like for like' transition where possible.
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Adelaide Shores

l

j

Recreation

a

✓

The proposed change of the Adelaide
Shores Zone to the Recreation Zone
appears to create conflict with the
successful and long running Tourist Park
and facilities operating along the coast.
The provisions of the Recreation Zone do
not appear to support or envisage this
type of land use. It is recommended that
there be a zone split to the tourist park
(aerial below) with application of the
Caravan and Tourist Park Zone west of
Military Rd.
V

West Beach Parks (formerly known as
Adelaide Shores) has not been approached
for their view on this however, Council's
response is based on maintaining a "like
for like" position.
Bulky Goods

The Bulky Goods Zone has been proposed
to transition to the Suburban Employment
Zone. The Suburban Employment Zone
provisions do not appear to be conducive
to Bulky Goods land uses. It is difficult to
find and retain large parcels of land for
these types of land uses. Without
protection, Council is concerned that these
large parcel sizes will be eroded with more
small scale retail type land uses to the
exclusion of larger format retail.

✓

Suburban
Employment

It is recommended that a Bulky Goods
subzone be drafted and implemented
which aligns with current policy to
reinforce the existing zoning and intent,
until such time as adequate research and
investigations have been undertaken to
demonstrate demand for a different
approach.
It is recommended that a Bulkv Goods
subzone be drafted and implemented.
Coastal Marina

-

The current policy for the Coastal Marina
Zone envisages and supports recreation
and tourist land uses. The proposed
transition of this Zone to the Infrastructure
(Ferry and Marina Facilities) Zone does not
appear to support these types of land
uses.

✓

Infrastructure
(Ferry and
Marina Facilities)

It is recommended that a sub zone
supporting recreation and tourism land
uses is drafted and implemented
Commercial
Arterial Roads
Policy Area 1
Intersection
Precinct 1

✓

Suburban
Employment

I
I

Include maximum building height and
storeys:
Maximum Storeys: 2
Maximum building height: 9.0 metres
!Split to reflect increased height when
primary frontage is an arterial road:
Maximum Storeys: 3

I
vi

Maximum building height: 12.5 metres
Commercial
Arterial Roads
Policy Area 1
Richmond Road
Precinct 2

✓

Suburban
Employment

Include maximum building height and
storeys:
Maximum Storeys: 3
Maximum building height: 12.5 metres
!Split to reflect decreased building height
when located within 30m of a residential
(or neighbourhood) zone boundary:
Maximum Storeys: 2
Maximum building height: 8.5 metres
!Split to reflect development on north side
of Richmond Rd between Railway Tee and
the prolongation of Farnham Rd:
Minimum Storeys: 2
Maximum Storeys: 3
Maximum building height: 12.5 metres

Commercial
Arterial Roads
Policy Area 1
Sir Donald
Bradman Drive
(Mile End)
Precinct 3
Commercial
Arterial Roads
Policy Area 1
South Road
(Keswick)
Precinct 4
Commercial
Arterial Roads
Policy Area 1
South Road (Mile
End) Precinct 5
Commercial
Arterial Roads
Policy Area 1
South Road (Mile
End South)
Precinct 6
Community
Recreation
Open Space

Suburban
Employment

✓

Include maximum building height and
storeys: Maximum Storeys: 2
Maximum building height: 8.5 metres

Suburban
Employment

✓

Include maximum building height and
storeys: Maximum Storeys: 2
Maximum building height: 8.5 metres

Suburban
Employment

✓

Include maximum building height and
storeys: Maximum Storeys: 2
Maximum building height: 8.5 metres

Suburban
Employment

✓

Include maximum building height and
storeys: Maximum Storeys: 3
Maximum building height: 12.5 metres

Open Space

✓

The Community Zone, Recreation Policy
Area 5, Precinct 8 Open Space has been
proposed to transition to the Open Space
Zone. However, given the existing land
uses and envisaged land uses in the
current policy, it is proposed that the
Recreation Zone would be more suitable.

vii

Industry
Infrastructure
Policy Area 8

Infrastructure

✓

Include maximum building height:
Maximum Height: 12.0 metres

Industry
Infrastructure
Policy Area 8

Employment

✓

Include maximum building height:
Maximum Height: 12.0 metres

Industry
Infrastructure
Policy Area 8

Employment

✓

Include maximum building height:
Maximum Height: 10.0 metres

Local Centre

Suburban
Activity Centre

✓

The Local, Neighbourhood and District
Centre Zone hierarchy has been collapsed
into a single zone. The draft Code
anticipates an active retail precinct that
includes neighbourhood scale shopping,
business, entertainment and recreation
facilities. It is a focus for business and
community life and provides for most daily
and weekly shopping needs of the
community.
While, by contrast, the Local Centre Zone
is a centre characterised by corner stores
and small groups of shops located within
walking distance of the population they
serve and are generally of a low scale and
complementary to the existing residential
areas in close proximity.

✓

Recommend a subzone be drafted
identifving land use and scale that is more
reflective of current hierarchy.
Introduce building height and storey limits
Include maximum building height and
storeys:
Maximum Storeys: 2
Maximum building height: 8.5 metres
Neighbourhood
Centre
Hilton Policy
Area 11

Suburban
Activity Centre

✓

Include maximum building height and
storeys:
Maximum Storeys: 3
Maximum building height: 12.5 metres
!Split to reflect reduced height when not
facing Sir Donald Bradman Drive:
Maximum Storeys: 2
Maximum building height: 8.5 metres
~

viii

Neighbourhood
Centre
Marleston

✓

Suburban
Activity Centre

Include maximum building height and
storeys:
Maximum Storeys: 3
Maximum building height: 12.5 metres
!Split to reflect height on residential
(neighbourhood) zone boundary:
Maximum Storeys: 2
Maximum building height: 8.5 metres

Neighbourhood
Centre
Navar Gardens

Suburban
Activity Centre

✓

Include maximum building height and
storeys: Maximum Storeys: 2
Maximum building height: 8.5 metres

Neighbourhood
Centre
Richmond

Suburban
Activity Centre

✓

Include maximum building height and
storeys: Maximum Storeys: 2
Maximum building height: 8.5 metres

Neighbourhood
Centre
Tennyson Street

Suburban
Activity Centre

✓

Include maximum building height and
I storeys: Maximum Storeys: 2
Maximum building height: 8.5 metres

Neighbourhood
Centre
Thebarton

Suburban
Activity Centre

✓

Include maximum building height and
storeys: Maximum Storeys: 2
Maximum building height: 8.5 metres

Residential
Ashford
Character

Suburban
Neighbourhood

✓

Include maximum building height and
storeys: Maximum Storeys: 2
Maximum building height: 9.0 metres

Residential
Cow and i Ila/Mile
End West
Character

Housing
Diversity

✓

It is unclear why Residential Zone, Policy
Area 23 (PA 23) has been proposed to
change to the Housing Diversity
Neighbourhood Zone when all other
Character Policy Areas are proposed to
transition to the Suburban Neighbourhood
Zone. The density proposed in the Housing
Diversity Zone is at odds with that
currently contained within the
Development Plan for PA 23.

✓

The Suburban Neighbourhood Zone with
additional support of a Character Area
Statement is considered more appropriate
and enables relevant TNV parameters to
be applied.
Include TNV providing:
Maximum storeys: 2
Maximum Height: 9.0 metres

ix

!Split reflecting 340m 2 site minimum
except for east of Bagot Ave which can be
a minimum of 270m 2 •
Residential
Elston Street
Conservation

Suburban
Neighbourhood

✓

Include maximum building height and
storeys: Maximum Storeys: 2
Maximum building height: 9.0 metres

Residential
Glandore
Character

Suburban
Neighbourhood

✓

Include maximum building height and
storeys: Maximum Storeys: 2
Maximum building height: 9.0 metres

Residential
Lockleys
Character

Suburban
Neighbourhood

✓

Include maximum building height and
storeys: Maximum Storeys: 2
Maximum building height: 9.0 metres

Residential
Low Density
Policy Area 20

General
Neighbourhood

✓

No change to proposed zoning as
identified by SPC/DPTI.
Recommend further response to DPTI/SPC
will include request for improvement to
policv relating to battleaxe/hammerhead
allotments.

Residential
Low Density 21

General
Neighbourhood

✓

✓

The introduction of the General
Neighbourhood Zone will create
unprecedented opportunity for infill within
this policy area.
It is suggested that current policy is more
consistent with that of the Suburban
Neighbourhood Zone (Attachment 2}.
A change of the scale proposed by DPTI
may be appropriate pending sufficient
justification through a process of
background research and focussed
consultation with affected stakeholders.
Noting, the current policy proposed loses
the infill density bonus currently provided
in the Development Plan within 400m of
Centre Zones. Although this could be
remedied with a zone split reflecting
current mapping on WestMaps if DPTI able
to replicate.
Include TNV:
Minimum site frontage: 12 metres
Minimum site area: 420m 2
Maximum Storeys: 2
Maximum height (metres): 9.0 metres

X

Residential
Medium Density
18

Housing
Diversity
Neighbourhood

I ✓

✓

The Housing Diversity Zone as proposed in
the draft Code allows for a density of 70
dwellings per hectare which equates to
allotments of 142m 2 .
Current Development Plan policy is more
consistent with General Neighbourhood
Zone with the addition ofTNV's to reflect
building heights in certain areas.
This will also be more consistent with the
outcomes achieved by Campbelltown
Council who have experienced the same
infill concerns as West Torrens.
!Split to reflect building heights:
Allotments bounded by Holbrooks Rd,
Garden Tee and River Torrens in
Underdale:
Maximum storeys: 4
Maximum Building Height: 16.Sm
Allotments bounded by Anzac Hwy,
Morphett Rd and Cromer St in Camden
Park:
Maximum storeys: 4
Maximum Building Height: 16.Sm
Allotments in Ashford (other than those
adjacent to Ashford Character Area):
Maximum storeys: 4
Maximum Building Height: 16.Sm

Residential
Medium Density
19

Housing
Diversity
Neighbourhood

✓

✓

The Housing Diversity Zone as proposed in
the draft Code allows for allotments of
142m 2 , this does not align with existing
Development Plan policy.
Current policy is more consistent with
General Neighbourhood Zone with the
addition of TNV's to reflect building
heights in certain areas.
!Split to reflect building heights,
allotments front Brooker Tee, Marion Rd
and Henley Beach Rd:
Maximum storeys: 3

Residential
Mile End
Conservation

Suburban
Neighbourhood

✓

Include maximum building height and
storeys: Maximum Storeys: 2
Maximum building height: 9.0 metres

xi

Residential
Navar Gardens
Character

Suburban
Neighbourhood

✓

Include maximum building height and
storeys: Maximum Storeys: 2
Maximum building height: 9.0 metres

Residential
Richmond
Conservation

Suburban
Neighbourhood

✓

Include maximum building height and
storeys: Maximum Storeys: 2
Maximum building height: 9.0 metres

Residential
Rose Street
Conservation

Suburban
Neighbourhood

✓

Include maximum building height and
storeys: Maximum Storeys: 2
Maximum building height: 9.0 metres

Residential
Thebarton
Character

Suburban
Neighbourhood

✓

Include maximum building height, storeys
and site area:
Maximum Storeys: 2
Maximum building height: 9.0 metres
Minimum site area: 270m 2 .

Residential
Torrensville
Character

Suburban
Neighbourhood

✓

Include maximum building height, storeys
and site area:
Maximum Storeys: 2
Maximum building height: 9.0 metres
Minimum site area: 340m 2 .

Residential
Torrensville East
Conservation

Suburban
Neighbourhood

✓

Include maximum building height and
storeys: Maximum Storeys: 2
Maximum building height: 9.0 metres

Urban Corridor
Boulevard

Urban Corridor
(Boulevard)

✓

Include minimum and maximum building
height and storeys:
Minimum Storeys: 3
Maximum storeys: 8
Building Height: 32.5
!Split zone to reduce building height on
land adjacent Residential Character
Glandore Policy Area (between Anzac
Hwy, South Rd and Beckman St) and
allotments between Syme St and South
Rd:
Maximum storeys: 3
Maximum building height: 12.5 metres
Principle of Development Control 15
relating to interface height provisions
(within the Urban Corridor Zone) applies
to all development adjacent land in the
Neighbourhood Zone, regardless of
building orientation. This may be applied
through a TNV or PO and subsequent
DTS/DPF in the Zone.
xii

Urban Corridor

Urban Corridor
(Business)

Business

Urban Corridor

Urban Corridor

High Street

(Main Street)

✓

✓

Include maximum building height and
storeys:
Minimum storeys: 3
Maximum storeys: 6
Maximum building height: 24.Sm
Principle of Development Control 15
relating top interface height provisions
(within the Urban Corridor Zone) applies
to all development adjacent land in the
Neighbourhood Zone, regardless of
building orientation. This may be applied
through a TNV or PO and subsequent
DTS/DPF in the Zone.
Include maximum building height and
storeys- with zone splits:
!Split west of Marion Rd:
Maximum storeys: 3
Maximum building height: 12.Sm
Between South Rd and Marion Rd:
Maximum storeys: 4
Maximum building height: 16.Sm

All allotments east of South Rd:
Maximum storeys: 6
Maximum building height: 24.Sm

Urban Corridor

Urban Corridor
(Living)

Transit Living

✓

Principle of Development Control 15
relating to interface height provisions
(within the Urban Corridor Zone) applies
to all development adjacent land in the
Neighbourhood Zone, regardless of
building orientation. This may be applied
through a TNV or PO and subsequent
DTS/DPF in the Zone.
Include maximum building height and
storeys- with zone splits:
Maximum storeys: 6
Maximum building height: 24.Sm
Adjoining Henley Beach Rd- west of
Marion Rd:
Maximum storeys: 3
Maximum building height: 12.Sm
Adjoining Henley Beach Rd east of Marion
Rd:
Maximum storeys: 4
Maximum building height: 16.Sm

I
xiii

Urban Renewal
Mixed Use
Transition

Urban Renewal
Neighbourhood

✓

Principle of Development Control 15
relating to interface height provisions
(within the Urban Corridor Zone) applies
to all development adjacent land in the
Neighbourhood Zone, regardless of
building orientation. This may be applied
through a TNV or PO and subsequent
DTS/DPF in the Zone.
Include maximum building height and
storeys- with zone splits:
Maximum storeys: 6
Maximum building height: 24.Sm
Reflect building height near the centre of
the zone between Sheriff St and Hardys Rd
north of Wilford Ave.

2.0 Concept Plan Review

It is pleasing to note that DPTI has recently changed its position and announced that
Concept Plans can now be included in the Planning and Design Code. Council's
Administration has conducted a review of the Concept Plans contained with the
Development Plan and have placed them into three categories.
•
•
•

Retain - These concepts plans are still relevant and include detail that cannot be
effectively demonstrated in any other way within the Code.
Use TNV - Details from the Concept Plan (e.g. building height) can be captured by
way of TNV instead.
Remove - These are no longer needed as development has already taken place, is to
be considered as part of another assessment mechanism, or the concept cannot be
achieved.
Retain

Weto/1
Weto/24
Weto/25

Use TNV
Weto/3a
Weto/3b
Weto/3c
Weto/4a
Weto/4b
Weto/4c
Weto/5
Weto/6
Weto/7
Weto/8

Remove
Weto/2
Weto/9
Weto/10
Weto/11
Weto/12
Weto/13
Weto/14
Weto/15
Weto/16
Weto/17
Weto/18
Weto/19
Weto/20
Weto/21
Weto/22
Weto/23

Where the Concept Plan is to be included in the Code, it will need to be supported by a
Planning Outcome (PO) and Design Performance Feature (DPF) such as (currently seen in
the draft Code):
xiv

PO 9.1
Development is compatible with the outcomes sought by any relevant Concept Plan
contained within the Concept Plans Technical and Numeric Variation Overlay.
OTS/OPF 9.1
None are applicable.
While a large portion were deemed suitable for removal , the Concept Plans earmarked for
inclusion are as follows :
•
•
•

WeTo/1 Mile End South Bulky Goods.
WeTo 24/ Residenial Promenade
WeTo/25 Underdale Urban Renewal.

There are ten Concept Plans that include policy content that may be reflected in the Code
via TNV or other policy mechanisms.
For a more detailed examination of each concept plan, please see Attachment 1- Concept
Plans.
3.0 Historic Area Statements and Character Area Statements
On the 24 December 2019, DPTI released the Historic Area Statements and Character
Areas Statements for Phase 3 Councils. These have been based on the Historic Area and
Character Area Statements endorsed by Council on 19 November 2019.
It does not appear that any information has been added compared to content in the
Statements approved by Council on 19 November 2019 (and subsequently submitted to
DPTI for inclusion). However, some content has been removed.
A comparison between the Council-endorsed Historic Area Statements and Character Area
Statements and the DPTI proposed statements can be seen in Attachment 2. The
information missing from the DPTI proposed statements has been highlighted in yellow.
There are a number of issues that are common across many of the statements, such as:
•
•
•
•
•
•
•

numerical details for site area, frontages and setbacks have been removed ;
an inconsistency of terminology;
removal of "no carports or garages forward of the main face of the dwelling"
removal of "driveways designed to preserve existing street trees" ;
removal of "no shared driveways";
removal of "not zincalume";
removal of "additions located to the rear of the main dwelling"

The removal of the numerical figures from Historic and Character Area Statements appears
to have occurred across all council areas. While this may be consistent, it doesn't recognise
the role that site areas and frontages play in preserving the character of an area.
The site areas and frontage widths will be described in ways such as 'low density' or 'wide
frontages'. As density is defined in the Code, this implies that allotments as small as 285m 2
will be appropriate without considering the surrounding context. Statements such as 'wide' or
'substantial' are ambiguous and will be interpreted differently by different developers,

xv

property owners and assessing officers. This will not create consistency, despite being one
of the driving reasons for the planning reform.
The Heritage and Character Area Statements have been drafted by a variety of planning and
heritage professionals including councils, DPTI and heritage consultants. This has resulted
in an inconsistency in terminology and the way matters are expressed, as highlighted and
demonstrated in the table below:

Second storey development located
within the roof space or to rear of
dwellings
Low to very low density site
areas. Wide frontages.
Detached dwellings on
substantial allotments

Traditional rectangular grid pattern.
Generally large site areas. Generally
large street frontage widths large.
Large front of dwelling setback.
Vehicular access from rear lanes of
many dwellings

Any upper storey elements
integrated sympathetically into the
dwelling design and generally not
visible from street
Substantial rectangular blocks

Recommendation

It is recommended that numerical figures be reinstated, with it noted that if these figures
cannot be reinstated to the Heritage and Character Area Statements then additional content
should be added to consider the character of the immediate locality of each development.
For example, allotment size and frontages should be consistent with adjoining allotments.

NOTE:

Subsequent to the approval of this position, at a meeting to be held 18 February 2020,
Council is due to consider additional detail regarding Historic and Character Statements.
In the event of any variation between the two recommendations- the latter decision should
be taken to supersede the content herein. Such is the nature of the iterative consultation
process that has been undertaken.
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City of
West Torrens
Between the City and the Sea

Attachment One: Concept Plans

Concept Plans
Overview
Retain
Weto/1
Weto/24
Weto/25

Use TNV instead
Weto/3a
Weto/3b
Weto/3c
Weto/4a
Weto/4b
Weto/4c
Weto/5
Weto/6
Weto/7
Weto/8

Remove
Weto/2
Weto/9
Weto/10
Weto/11
Weto/12
Weto/13
Weto/14
Weto/15
Weto/16
Weto/17
Weto/18
Weto/19
Weto/20
Weto/21
Weto/22
Weto/23

Detailed comments
Ma Reference
Weto/1

Location
Mile End South
Bulky Goods

Still relevant?
Yes

Comments
This concept plan seeks to:
• create connections, both pedestrian and vehicular;
• establish vegetated buffers; and
• control traffic movements.
The Mile End homemaker centre has achieved the connections in the northern part of this
concept plan, but the remainder of the subject area has not been redeveloped and contains
its original industrial buildings

Weto/2

Prominent
Development
Sites

No

This concept plan highlights prominent development sites, however given the removal of a lot
of local context in the P+D Code, this concept plan will not serve much purpose as it will not
link to any provisions.
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Weto/3a

~--

Sir Donald
Bradman Drive &
Marion Road
Intersection
Commercial

Partially

This concept plan seeks to :
• limit the height of development to 2-3 storeys;
• indicate setbacks from street frontages and adjacent residential land uses; and
• establish some vegetated buffer areas between residential and non-residential
development.
This concept plan will not be necessary if a TNV is introduced to control building heights.
Landscaping and setbacks are more suitable to be addressed in the zone policy.

Weto/3b

--- ---

Marion Road &
Richmond Road
Intersection
Commercial

Partially

This concept plan seeks to:
• limit the height of development to 2-3 storeys;
• indicate setbacks from street frontages and adjacent residential land uses; and
• establish some vegetated buffer areas between residential and non-residential
development.
This concept plan will not be necessary if a TNV is introduced to control building heights.
Landscaping and setbacks are more suitable to be addressed in the zone policy.
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Weto/3c

Richmond Road &
South Road
Intersection
Commercial

Partially

This concept plan seeks to:
• limit the height of development to 2-3 storeys;
• indicate setbacks from street frontages and adjacent residential land uses; and
• establish some vegetated buffer areas between residential and non-residential
development.
This concept plan will not be necessary if a TNV is introduced to control building heights.
Landscaping and setbacks are more suitable to be addressed in the zone policy.

Weto/4a

Richmond Road
(Marleston)
Commercial

Partially

This concept plan seeks to:
• limit the height of development to 2-3 storeys depending on the location;
• indicate setbacks from street fronta es; and

•

establish some vegetated buffer areas between residential and non-residential
development.

This concept plan will not be necessary if a TNV is introduced to control building heights.
Landscaping and setbacks are more suitable to be addressed in the zone policy.

Weto/4b

Richmond Road
(Richmond)
Commercial

Partially

This concept plan seeks to:
• limit the height of development to 2-3 storeys depending on the location;
• indicate setbacks from street frontages; and
• establish some vegetated buffer areas between residential and non-residential
development.
This concept plan will not be necessary if a TNV is introduced to control building heights.
Landscaping and setbacks are more suitable to be addressed in the zone policy.

Weto/4c

Richmond Road
(Keswick/Mile End
South)
Commercial

Partially

This concept plan seeks to:
• limit the height of development to 2-3 storeys depending on the location;
• indicate setbacks from street frontages ; and
• establish some vegetated buffer areas between residential and non-residential
development.
This concept plan will not be necessary if a TNV is introduced to control building heights .
Landscaping and setbacks are more suitable to be addressed in the zone policy.

Weto/5

Sir Donald
Bradman Drive
(Mile End)
Commercial

Partially

This concept plan seeks to:
• limit the height of development to 2-3 storeys depending on the location;
• indicate setbacks from street frontages ; and
• establish some vegetated buffer areas between residential and non-residential
development.
This concept plan will not be necessary if a TNV is introduced to control building heights.
Landscaping and setbacks are more suitable to be addressed in the zone policy.

Weto/6

South Road
(Keswick)
Commercial

Partially

This concept plan seeks to:
• limit the height of development to 2-3 storeys depending on the location
• indicate setbacks from street frontages ; and
• establish some vegetated buffer areas between residential and non-residential
development.

This concept plan will not be necessary if a TNV is introduced to control building heights.
Landscaping and setbacks suitable to be addressed in the zone policy.

South Road (Mile
End) Commercial

Weto/7

Partially

This concept plan seeks to:
• limit the height of development to 2 storeys depending on the location; and
• indicate setbacks from street frontages .
This concept plan will not be necessary if a TNV is introduced to control building heights.
Setbacks are more suitable to be addressed in the zone policy.

South Road (Mile
End South)
Commercial

Weto/8

Partially

This concept plan will not be necessary if a TNV is introduced to control building heights .
Landscaping and setbacks are more suitable to be addressed in the zone policy.

--:::::--=-==~
Weto/9

~

Office Park
Commercial

-

c--: ......,...

This concept plan seeks to:
• limit the height of development to 2-3 storeys depending on the location
• indicate setbacks from street frontages ; and
• establish some vegetated buffer areas between residential and non-residential
development.

No

This concept plan seeks to establish:
• access points to public roads;
• pedestrian and cycle movements;
• built form to address the public street;
• landscaping areas; and
• land use.
This is very prescriptive and cannot be achieved with the existing entrenched land uses such
as the Railway buildings, carpark and RAA facility.
Access points, pedestrian and cycle movement's will all need to be considered when
development is proposed . Richmond Road is a DPTI controlled road and they will have
direction when it comes to a referral. Landscaping and built form addressing the public realm
are generic techniques that should apply to most development and could be included in the
zoning policy.

Weto/10

Mile End
Recreation

No

This concept plan seeks to establish:
• pedestrian / cycle routes.
• open space; and
• landscape buffers.
These connections already exist as part of the public road network, any public infrastructure
needed will need to be considered by Council and DPTI rather than though a development
application.

Weto/11

Mile End South
Recreation

No

This concept plan has been fulfilled as aspects such as parking, stormwater basin, landscape
buffer and access exist now.

Weto/12

Adelaide Shores

No

This concept plan seeks to establish:
• future cycling routes; and
• to link infrastructure in with City of Charles Sturt and City of Holdfast.
This concept plan is not necessary as this infrastructure will unlikely require a development
application, therefore having this concept plan in a document used for development
assessment is not particularly useful.

Weto/13

Brickworks District
Centre

No

This concept plan is no longer necessary as the Brickworks market development has already
been completed.

Weto/14

Kurralta Park
District Centre

No

This concept plan seeks to establish:
• landscape buffers;
• setbacks; and
• vehicular access.

These are not necessary as part of a concept plan and could be achieved via other
mechanisms such as DPTI referrals and interface provisions in the P+D Code.

Weto/15

Former Apollo
Stadium Industry

No

This concept plan seeks to establish:
• landscape buffers;
• setbacks; and
• vehicular access.
These are not necessary as part of a concept plan and could be achieved via other
mechanisms such as DPTI referrals and interface provisions in the P+D Code.

Weto/16

North Plympton /
Camden Park
Industry

No

This concept plan seeks to establish:
• landscape buffers; and
• front setbacks.
These are not necessary as part of a concept plan and could be achieved via other
mechanisms such as DPTI referrals and interface provisions in the P+D Code .

We:to/17

Navar Gardens
Industry

No

~
Weto/18

This concept plan seeks to establish:
• landscape buffers;
• setbacks; and
• vehicular access .
These are not necessary as part of a concept plan and could be achieved via other
mechanisms such as DPTI referrals and interface provisions in the P+D Code.

Netley Industry

No

This concept plan seeks to establish:
• landscape buffers;
• setbacks; and
• vehicular access .
These are not necessary as part of a concept plan and could be achieved via other
mechanisms such as DPTI referrals and interface revisions in the P+D Code.

Weto/19

Weto/20

Hilton
Neighbourhood
Centre

Marleston
Neighbourhood
Centre

No

No

This concept plan seeks to establish:
• landscape buffers;
• land use in certain areas;
• setbacks; and
• vehicular access.
These are not necessary as part of a concept plan and could be achieved via other
mechanisms such as DPTI referrals and interface provisions in the P+D Code. It in not
feasible to attempt to control specific types of land uses over and above envisaged land uses.
If an application for a different type of land use comes in, council would not be able to refuse it
based on the concept plan.
This concept plan seeks to establish:
• landscape buffers;
• car parking areas; and
• setbacks.
These are not necessary as part of a concept plan and could be achieved via other
mechanisms such as DPTI referrals and interface provisions in the P+D Code.

Weto/21

Navar Gardens
Neighbourhood
Centre

No

This concept plan seeks to establish:
• landscape buffers;
• setbacks; and
• vehicular access.
These are not necessary as part of a concept plan and could be achieved via other
mechanisms such as DPTI referrals and interface provisions in the P+D Code.

Weto/22

Richmond
Neighbourhood
Centre

No

This concept plan seeks to establish:
• landscape buffers;
• vehicular access;
• car parking areas; and
• setbacks.

These are not necessary as part of a concept plan and could be achieved via other
mechanisms such as DPTI referrals and interface provisions in the P+D Code.

Weto/23

Tennyson Street
Neighbourhood
Centre

No

==--=- -~
.-

._;;..:--@

Weto/24

Residential
Promenade

Yes

-____,.,..
Weto/25

Underdale Urban
Renewal

Yes

This concept plan seeks to establish:
• landscape buffers;
• land use in certain areas;
• setbacks; and
• vehicular access.
These are not necessary as part of a concept plan and could be achieved via other
mechanisms such as DPTI referrals and interface provisions in the P+D Code. It is not
feasible to attempt to control specific types of land uses over and above envisaged land uses.
If an application for a different type of land use comes in, council would not be able to refuse it
based on the conce t Ian.
This concept plans seeks to establish:
• areas of higher density residential development;
• green connections;
• pedestrian linkages; and
• acoustic vegetative buffers .
This is a relevant concept plan and should be integrated into the P+D Code and supported by
a PO and DTS/DPF
This concept plans seeks to establish:
• areas of higher density residential development;
• green connections;
• indicative east / west road connections ;
• pedestrian linkages; and
• setbacks from Hardys Road and an associated landscape buffer.
This is a relevant concept plan and should be integrated into the P+D Code and supported by
a PO and DTS/DPF

City of
West Torrens
Between t he City and the Sea

Attachment Two:
Historic Area Statements and Character Area
Statements

Historic Area Statements and Character Area
Statements
On the 24 December 2019, DPTI released the Historic Area Statements and Character
Areas Statements for Phase 3 Councils. These have been based on the Historic Area and
Character Area Statements endorsed by Council on 19 November 2019. A comparison
between the Council-endorsed Historic Area and Character Area Statements and the DPTI
proposed statements can be seen following general commentary on the effectiveness of the
Statements provided by DPTI.. Information missing between the Council endorsed
statements and the DPTI proposed statements has been highlighted in yellow in the table.

General comments:
•

•

•

•

There seems to be an inconsistency with the terms used, for example:
WTCC
1 Second storey within
the roof space

Mitcham
Second storey
development located
within the roof space or to
rear of dwellings

2

Traditional rectangular
grid pattern. Generally
large site areas. Generally
large street frontage
widths large. Large front of
dwelling setback.
Vehicular access from
rear lanes of many
dwellings

Low to verv low density
site areas. Wide
frontages. Detached
dwellings on
substantial allotments

Burnside
Any upper storey
elements integrated
sympathetically into the
dwelling design and
generally not visible from
street
Substantial rectangular
blocks

The numerical site areas and frontage widths have been removed, it is noted that this
has been removed from all councils Historic Area and Character Area Statements.
The loss of these numerical figures means that proposed allotments must only
achieve the density that has been set i.e. low density means <35 dwellings per
hectare (sites areas >285m 2 ) this is a significant difference to the prevailing character
of these areas. The term 'wide frontages' does not provide any guidance as to its
actual size. This term can and does mean different things to different practitioners,
developers and property owners.
The general feeling is that detail has been lost in the statements proposed by DPTI.
This has the implication of reducing consistency as an assessment will be subjective
based on the authorised officers assessment of the area, adjoining development and
proposed development.
The DPTI proposed statements are considered to have detrimentally impacted upon
the readability of the statements. In their proposed form, details could be lost due to
the single or double word sentences one after the other. The Council endorsed
version of the statements, were easier to read due to its dot point nature.

•

•

•

•

•

The removal of the 'no carports/ garages forward of the main fa9ade' is concerning as
there do not appear to be sufficient controls in the Planning and Design Code to
prevent this from occurring.
The removal of 'Driveways being designed to retain existing street trees' is concerning
as there doesn't appear to be any other controls within the Planning and Design code
that would prevent this.
The 'additions located to the rear of the main dwelling' has also been removed which
is curious as other Council statements have included similar wording such as 'Any
upper storey elements integrated sympathetically into the dwelling design and
generally not visible from streef.
The removal of "(not Zincalume)" is likely to encourage the use of Zincalume in
roofing and outbuilding applications. Galvanised iron is coated in almost pure zinc
while Zincalume is coated in an alloy of approximately 55% aluminium, 43.5% zinc
and 1.5% silicon. Although the building industry encourages the use of Zincalume as
a replacement to galvanised iron, the reflectivity and appearance is quite different.
It is noted that the headings for some of the features has changed since the DPT!
examples were provided to councils.

Elston Street Historic Area Statement (WeTo1)
DPTI Proposed

Council Endorsed
Era of
Development
Subdivision
Pattern
Architectural
Buildings

Materials

Setting and
Public Realm

Fencing

Height

• 1890's - 1920's
• Low to very low density site areas (>500m 2 )
• Wide frontages (>12m)
• Detached dwellings on substantial allotments
• Predominantly Federation villa style homes with examples
of:
o Bungalows; and
o Art Deco dwellings
• Bay windows
• Hip, gable and Dutch gable roofs
• Integrated and complementary verandahs/ porticos
• Simple fac;;ade detailina
• Stone
• Brick
• Limited rendered masonry
• Corrugated pre-coloured or galvanised iron sheeting (not
zincalume)
• Timber windows
• Brick chimneys
• Strong uniformity of layout and buildings
• Side and rear setbacks consistent with existing dwellings to
maintain large private yards
• Traditional well-maintained gardens
• Regularly spaced trees
• No carports or garages forward of the main face of the
dwelling
• Driveways designed to preserve existing street trees
• No shared driveways
• Additions located to rear of main dwelling
• Low to facilitate views of the dwelling
• Post and rail with woven wire
• Low level stone or masonry
• Timber picket
• Generally single storey
• Second storey within the roof space

Eras and
themes
Allotments and
subdivision
patterns
Architectural
features

Building height
Materials

Fencing
Setting and
public realm
features

1890's - 1920's
Low to very low density site areas. Wide frontages.
Detached dwellings on substantial allotments
Predominantly Federation villa style homes with examples of
Bungalows and Art Deco dwellings Bay windows. Hip, gable
and Dutch gable roofs. Integrated and complementary
verandahs/ porticos. Simple facade detailina.
Generally sinale storey. Second storey within the roof space
Stone. Brick. Limited rendered masonry. Corrugated precoloured or galvanised iron sheeting. Timber windows. Brick
chimneys
Low fencing facilitating views of the dwelling. Post and rail
with woven wire. Low level stone or masonry. Timber picket.
Strong uniformity of layout and buildings. Consistent side
and rear setbacks, large private yards. Traditional wellmaintained gardens. Regularly spaced trees.

Comments in addition the aeneral comments:
1.

The removal of 'No shared driveways' reduces Council's ability to prevent this
from occurring. Shared driveways are often a minimum of 6m wide and have a
significant impact on the streetscape. The removal of this statement also will
allow group dwellings and hammerhead development where it has previously
been discouraged.

Mile End Historic Area Statement (WeTo2)
DPTI Prooosed

Council Endorsed
Era of
Development
Subdivision
Pattern

Architectural
Buildings

Materials

Setting and Public
Realm

Fencing

Height

• 1860's - 1920's
• Strong uniformity of allotment pattern
• Low to very low density site areas (>500m 2 )
• Wide frontages {>12m)
• Subdivision to reinforce the existing allotment pattern
• Detached and semi-detached to allotments
• Predominantly detached Victorian villas with examples of:
o Victorian semi detached row dwellings;
o Victorian single fronted cottages
o Bungalows;
o Inter-war Art Deco dwellings; and
o Parapeted shopfronts
• Bay windows
• Gable and Dutch gable roofs
•Steeply pitched hip roofs
• lnteQrated and comolementarv verandah's/ porticos
• Stone
• Brick
• Limited rendered masonry
• Corrugated pre-coloured or galvanised iron sheeting (not
zincalume)
• Timber windows
• Leadlight windows
• Iron and timber filigree
• Red brick chimneys
• Strong uniformity of layout and buildings
• Generous side and rear setbacks consistent with existing
dwellings to maintain large private
yards
• Rear lane vehicular access where available
• Traditional well-maintained gardens
• Driveways designed to preserve existing street trees
• Tree lined streets
• No carports or garages forward of the dwelling
• Additions located to rear of main dwellinQ
• Low to facilitate views of the dwelling
• Post and rail with woven wire
• Low level stone or masonry
• Timber picket
• Generally single storey
• Second storey within the roof space

Eras and
themes
Allotments and
subdivision
patterns
Architectural
features

Building height
Materials

Fencing
Setting and
public realm
features

1860's - 1920's
Strong uniformity of allotment pattern. Low to very low
density site areas. Wide frontages. Detached and semidetached to allotments
Predominantly detached Victorian villas with examples of
Victorian semidetached row dwellings; Victorian single
fronted cottages Bungalows; Inter-war Art Deco dwellings;
and Parapeted shopfronts. Bay windows. Gable and Dutch
gable roofs. Steeply pitched hip roofs. Integrated and
comolementarv verandahs/ porticos
Generallv sinale storey. Second storey within the roof space
Stone. Brick. Limited rendered masonry. Corrugated precoloured or galvanised iron sheeting. Timber windows.
Leadlight windows. Iron and timber filigree. Red brick
chimneys.
Low fencing facilitating views of the dwelling. Post and rail
with woven wire. Low level stone or masonry. Timber picket.
Strong uniformity of layout and buildings. Generous side and
rear setbacks, maintain large private yards. Traditional wellmaintained aardens. Tree lined streets.

Comments in addition the aeneral comments:
1.

2.

In addition to the removal of numerical site area and frontage widths, the DPTI
statement have also removed "Subdivision to reinforce the existing allotment
pattern". This has greatly reduced the control over this area and will support
allotments of 285m 2 or greater regardless of what is around them.
The 'additions located to the rear of the main dwelling' has also been removed
which is curious as other Council statements have included similar wording such
as 'Any upper storey elements integrated sympathetically into the dwelling
design and generally not visible from streef.

Richmond Historic Area Statement (WeTo3)
DPTI Proposed

Council Endorsed
Era of
Development
Subdivision
Pattern

Architectural
Buildings

Materials

Setting and
Public Realm

Fencing
Height

• 1900's - 1920's
• Strong uniformity of allotment pattern
• Medium to low density (>230m 2 )
• Rectangular shaped allotments with direct street frontage
• Predominantly Row and semi-detached dwellings
•Predominantly Inter-war dwellings with examples of:
o State Bank Bungalows;
o Art Deco dwellings
• Half-hipped (hipped gable roofs)
• Hip roofs
• Integrated and complementary verandahs/porticos
• Verandahs / porticos
• Consistent material palette
• Brick
• Limited rendered masonry
• Corrugated pre-coloured or galvanised iron sheeting (not
zincalume)
• Timber windows
• Brick chimneys
• Strong uniformity of layout and buildings
• Side and rear setbacks consistent with existing dwellings
• Driveways designed to preserve existing street trees
• No carports or garages forward of the main face of the
dwelling
• Additions located to rear of main dwelling
• No fencing or low fencing to facilitate views of the dwelling
• Up to 2 storeys

Eras and
themes
Allotments and
subdivision
patterns
Arch itectu ra I
features

Building height
Materials

Fencing
Setting and
public realm
features

1900's - 1920's
Strong uniformity of allotment pattern. Medium to low
density. Rectangular shaped allotments with direct street
frontage_ Predominantly Row and semi-detached dwellings_
Predominantly Inter-war dwellings with examples of State
Bank Bungalows and Art Deco dwellings Half-hipped (hipped
gable roofs). Hip roofs. Integrated and complementary
verandahs/porticos
Up to 2 storeys
Consistent material palette. Brick. Limited rendered
masonry. Corrugated pre-coloured or galvanised iron
sheeting. Timber windows. Brick chimneys
No fencing or low fencinq facilitatina views of the dwellinq
Strong uniformity of layout and buildings. Consistent side
and rear setbacks. Street trees

Comments in addition the oeneral comments:
1.

Nil

Rose Street Historic Area Statement (WeTo4)
DPTI Prooosed

Council Endorsed
Era of
Development
Subdivision
Pattern

Architectural
Buildings

Materials

Setting and
Public Realm

Fencing
Height

• 1900's - 1920's
• Strong uniformity of allotment pattern
• Low to very low density site areas (>500m 2 )
• Rectangular shaped allotments with direct street frontage
• Narrow and deep allotments
• Predominantly semi-detached dwellings to allotments
• Strong uniformity in architectural style
• Predominantly semi-detached Gothic workers cottages
• Pitched roofs
• Verandahs / porticos
• Parapeted gable
• Complementary to historic buildinQs
• Strong uniformity in material palette
• Stone
• Brick
• Corrugated pre-coloured or galvanised iron sheeting (not
zincalume)
• Timber windows
• Leadlight windows
• Red brick chimneys
• Consistent front setbacks
• Side and rear setbacks consistent with existing dwellings
• Traditional well-maintained gardens
• Driveways designed to preserve existing street trees
• No carports or garages forward of the main face of the
dwelling
• Vehicle access from laneways
• No crossovers to Rose Street frontages
• Additions located to rear of main dwellinQ
• No fencing or low fencing to facilitate views of the dwelling
• Timber picket to boundary
• Generally single storey
• Second storey is to be within the roof space

Eras and
themes
Allotments and
subdivision
patterns
Architectural
features

Materials

Setting and
public realm
features
Fencing
Building height

1900's - 1920's
Strong uniformity of allotment pattern. Low to very low
density site areas. Rectangular shaped allotments with direct
street frontage. Narrow and deep allotments. Predominantly
semi-detached dwellinQs to allotments
Strong uniformity in architectural style. Predominantly semidetached Gothic workers cottages. Pitched roofs. Verandahs
/ porticos. Parapeted gable. Features associated with
traditional era and style of buildinQs.
Strong uniformity in material palette. Stone. Brick.
Corrugated precoloured or galvanised iron sheeting. Timber
windows. Leadlioht windows. Red brick chimneys
Consistent front setbacks. Consistent side and rear
setbacks. Traditional well-maintained gardens. Street trees.
Vehicle access from laneways, particularly Rose Street.
No fencing or low fencing facilitating views of the dwelling.
Timber picket to boundary
Generally single storey. Second storey within the roof space

*DPTI table above has a different order and layout out to other tables
Comments in addition the general comments:
1.

Nil

Torrensville East Historic Area Statement (WeTo5)
Council Endorsed
Era of
Development
Subdivision
Pattern

Architectural
Buildings

Materials

Setting and
Public Realm

Fencing

Height

• 1890's - 1930's
• Low to very low density site areas (>500m 2 )
• Wide frontages (> 12m)
• Narrow and deep allotments
• Consistent and uniform allotment pattern
• Predominantly Victorian and Federation style villa and cottage
dwellings with examples of:
o Californian and State Bank Bungalows;
o Single fronted cottages; and
o Parapeted shopfronts
• Hip, gable and Dutch gable roofs
• Bay windows
• Verandahs / porticos
• Simple detailing
• Window awnings
• Stone
• Brick
• Limited rendered masonry
• Corrugated pre-coloured or galvanised iron sheeting (not
zincalume)
• Tiled roofs
• Timber windows
• Iron and timber filigree
• Red brick chimneys
• Strong uniformity of layout and buildings
• Side and rear setbacks consistent with existing dwellings to
maintain large private yards
• Traditional well-maintained gardens
• Tree lined streets
• No carports or garages forward of the dwelling
• Driveways designed to preserve existing street trees
• Additions located to rear of main dwelling
• Wide streets
• Low to facilitate views of the dwelling
• Post and rail with woven wire
• Low level stone or masonry
• Timber picket
• Generally single storey
• Second storey is to be within the roof space

DPTI Proposed
Eras and themes
Allotments and
subdivision
patterns
Architectural
features

Building height
Materials

Fencing
Setting and
public realm
features

1890's - 1930's
Low to very low density site areas. Wide frontages. Narrow and
deep allotments. Consistent and uniform allotment pattern
Predominantly Victorian and Federation style villa and cottage
dwellings with examples of Californian and State Bank
Bungalows; Single fronted cottages; and Parapeted shopfronts.
Hip, gable and Dutch gable roofs. Bay windows. Verandahs/
porticos. Simple detailing. Window awnings
Generally single storey. Second storey within the roof space
Stone. Brick. Limited rendered masonry. Corrugated precoloured or galvanised iron sheeting. Tiled roofs. Timber
windows. Iron and timber filigree. Red brick chimneys
Low fencing to facilitate views of the dwelling. Post and rail with
woven wire. Low level stone or masonry. Timber picket.
Strong uniformity of layout and buildings. Consistent side and
rear setbacks, large private yards. Traditional well-maintained
gardens. Tree lined streets. Wide streets.

Comments in addition the oeneral comments:

1. Nil

Urban Corridor (Hiah Street) Historic Area Statement (WeTo6)
DPTI Proposed

Council Endorsed
Era of
Development
Subdivision
Pattern

Architectural
Buildings

Materials

Setting and
Public Realm

Height

• 1890's - 1920's
• Linear pattern of development along Henley Beach Road
• Medium density site areas
• Narrow/deep tenancies
• Continuous shopfronts
• Fine grained
• Predominantly ornate parapeted, glazed shopfronts
• Pedimented parapets
• Hidden roof forms
• Elaborate parapet treatments
• Traditional verandahs
• Ornamental timber verandah posts
• Rendered masonry
• Stone
• Masonry
• Brick
• Timber shopfronts
• Corrugated pre-coloured or galvanised iron sheeting (not
zincalume)
• Pressed Metal
• Timber verandahs
• Materials, finishes and colours representative of
existina/original
• Commercial Strip
• Continuous shopfronts
• No setback to front boundary
• Verandahs over footpath
• Tree lined streets
• Mixed use ground floor
• Intimate and engaging public interface
• Additions located to rear of main bulildings
• Predominantly single storey
• Limited two storey to corner allotments

Eras and
themes
Allotments and
subdivision
patterns
Architectural
features

Building height
Materials

Fencing
Setting and
public realm
features

1890's - 1920's
Linear pattern of development along Henley Beach Road.
Medium density site areas. Narrow/deep tenancies.
Continuous shopfronts. Fine Qrained
Predominantly ornate parapeted, glazed shopfronts.
Pedimented parapets. Hidden roof forms. Elaborate parapet
treatments. Traditional verandahs. Ornamental timber
verandah posts
Predominantly single storey. Two storey on corner
allotments
Rendered masonry. Stone. Masonry. Brick. Timber
shopfronts. Corrugated pre-coloured or galvanised iron
sheeting. Pressed Metal. Timber verandahs. Materials,
finishes and colours associated with of original eras and
stvles.
fNot stated]
Commercial Strip. Continuous shopfronts. No setback to
front boundary. Verandahs over footpath. Tree lined streets.
Intimate and engaginQ public interface

Comments in addition the aeneral comments:
1.

DPTl's removal of 'Mixed use ground floor' is not considered to have too much
of an impact as these statements relate more to the built form rather than land
use. There should be other provisions within the Planning and Design Code
which relate to land use.

Ashford Character Area Statement (WeTo-C1)
DPT! Proposed

Council Endorsed
Era of
Development
Subdivision
Pattern

Architectural
Buildings

Materials

Setting and
Public Realm

Fencing

Height

• 1920's - 1940's
• Strong uniformity of allotment pattern
• Low to very low density site areas (> 600m 2 )
• Wide street frontages (> 14m)
• Medium sized detached dwellings on substantial allotments
• Predominantly Tudor and Bungalow dwellings
• Articulated hip and gable roofs
• Verandahs / porticos
• Verandahs as continuation of main roof structure
• Brick
• Painted brick
• Stone
• Rendered masonry
• Corrugated pre-coloured or galvanised iron sheeting (not
zincalume)
• Tiled roofs
• Timber windows
• Strong uniformity of layout and buildings
• Side and rear setbacks consistent with existing dwellings to
maintain large private yards
• Generous traditional well-maintained gardens
• Tree lined streets
• No carports or garages forward of the dwelling
• Additions located to rear of main dwellino
• Low to facilitate views of the dwelling
• Post and rail with woven wire
• Low level stone or masonry
• Timber picket
• Generally single storey
• Second storey within the roof space

Eras and
themes
Allotments and
subdivision
patterns
Architectural
features
Building height
Materials

Fencing
Setting and
public realm
features

1920's - 1940's
Strong uniformity of allotment pattern. Low to very low
density site areas. Wide street frontages. Medium sized
detached dwellings on substantial allotments
Predominantly Tudor and Bungalow dwellings. Articulated
hip and gable roofs. Verandahs / porticos. Verandahs as
continuation of main roof structure
Generally single storey. Second storey within the roof space
Brick. Painted brick. Stone. Rendered masonry. Corrugated
precoloured or galvanised iron sheeting. Tiled roofs. Timber
windows
Low fencing facilitating views of the dwelling. Post and rail
with woven wire. Low level stone or masonry. Timber picket
Strong uniformity of layout and buildings. Consistent side
and rear setbacks, large private yards. Generous traditional
well-maintained gardens. Tree lined streets

Comments in addition the oeneral comments:

1. none

Cowandilla / Mile End West Character Area Statement (WeTo-C2)
DPTI Proposed

Council Endorsed
Era of
Development
Subdivision
Pattern

Architectural
Buildings

Materials

Setting and
Public Realm

Fencing

Height

• 1920's - 1940's
• Strong uniformity of allotment pattern
• Low to very low density site areas (500m 2 - 850m 2 )
• Narrow and deep allotments
• Detached and semi-detached dwellings on substantial
allotments
• Predominantly Californian and State Bank Bungalows with
some examples of:
Spanish Mission;
0
Dutch Colonial dwellings;
0
Detached and semi-detached federation
0
cottages/villas;
0
Victorian era cottages/villas; and
Early inter-war dwellings
0
• Gable and Dutch gable roofs with hips
•Verandahs/ porticos
• Brick
• Painted brick
• Stone
• Rendered masonry
• Corrugated pre-coloured or galvanised iron sheeting (not
zincalume)
• Timber windows
• Brick/red brick chimneys
• Strong uniformity of layout and buildings
• Side and rear setbacks consistent with existing dwellings to
maintain large private yards
• Additions located to the rear
• Generous traditional well-maintained gardens
• Tree lined streets.
• No carports or qaraqes forward of the dwelling
• Low to facilitate views of the dwelling
• Post and rail with woven wire
• Low level stone or masonry
• Timber picket
• Generally single storey
• Second storey within the roof space or complementary to
sinqle storey character

Eras and
themes
Allotments and
subdivision
patterns
Architectural
features

Building height
Materials

Fencing
Setting and
public realm
features

1920's - 1940's
Strong uniformity of allotment pattern. Low to very low
density site areas. Narrow and deep allotments. Detached
and semi-detached dwellinqs on substantial allotments
Predominantly Californian and State Bank Bungalows with
some examples of Spanish Mission; Dutch Colonial
dwellings; Detached and semi-detached federation
cottages/villas; Victorian era cottages/villas; and Early interwar dwellings. Gable and Dutch gable roofs with hips.
Verandahs/ porticos
Generally sinqle storey_ Second storey within the roof space
Brick. Painted brick. Stone. Rendered masonry. Corrugated
precoloured or galvanised iron sheeting. Timber windows.
Brick/red brick chimneys
Low fencing facilitating views of the dwelling. Post and rail
with woven wire. Low level stone or masonry_ Timber picket
Strong uniformity of layout and buildings. Consistent side
and rear setbacks, large private yards. Generous traditional
well-maintained qardens. Tree lined streets.

Comments in addition the qeneral comments:

1. The DPTI proposed statement will be more restrictive to development as
it doesn't include 'or complementary to single storey character'.

Glandore Character Area Statement (WeTo-C3)
DPTI Proposed

Council Endorsed
Era of
Development
Subdivision
Pattern

Architectural
Buildings

Materials

Setting and
Public Realm

Fencing

Height

• 1920's - 1940's
• Strong uniformity of allotment pattern
• Low to very low density site areas (>600m 2 )
• Wide street frontages(> 14m)
• Detached on substantial allotments
• Predominantly Bungalows with some examples of:
Spanish Mission;
0
Dutch Colonial;
0
0
Tudor;
Inter-war old English; and
0
Inter-war Art Deco dwellings
0
• Hip, gable and dutch gable roofs
• Verandahs / porticos
• Verandahs as continuation of main roof structure
• Brick
• Painted brick
• Stone
• Rendered masonry
• Corrugated pre-coloured or galvanised iron sheeting (not
zincalume)
• Timber windows
• Brick/red brick chimneys
• Painted masonry decorative columns
• Strong uniformity of layout and buildings
• Side and rear setbacks consistent with existing dwellings to
maintain large private yards
• Generous traditional well-maintained gardens
• Tree lined streets.
• No carports or qaraqes forward of the dwellinq
• Low to facilitate views of the dwelling
• Post and rail with woven wire
• Low level stone or masonry
• Timber picket
• Generally single storey
• Second storey within the roof space

Eras and
themes
Allotments and
subdivision
patterns
Architectural
features

Buildinq heiQht
Materials

Fencing
Setting and
public realm
features

1920's - 1940's
Strong uniformity of allotment pattern. Low to very low
density site areas. Wide street frontages. Detached on
substantial allotments
Predominantly Bungalows with some examples of Spanish
Mission; Dutch Colonial; Tudor; Inter-war old English; and
Inter-war Art Deco dwellings. Hip, gable and Dutch gable
roofs. Verandahs/ porticos. Verandahs as continuation of
main roof structure
Generally sinQle storey. Second storey within the roof space
Brick. Painted brick. Stone. Rendered masonry. Corrugated
precoloured or galvanised iron sheeting. Timber windows.
Brick/red brick chimneys. Painted masonry decorative
columns
Low fencing facilitating views of the dwelling. Post and rail
with woven wire. Low level stone or masonry. Timber picket
Strong uniformity of layout and buildings. Consistent side
and rear setbacks, large private yards. Generous traditional
well-maintained Qardens. Tree lined streets.

Comments in addition the qeneral comments:

1. none

Locklevs Character Area Statement (WeTo-C4)
DPTI Prooosed

Council Endorsed
Era of
Development
Subdivision
Pattern

Architectural
Buildings

Materials

Setting and
Public Realm

Fencing

Height

• 1920's - 1950's
• Strong uniformity of allotment pattern
• Low to very low density site areas (500m 2 - 850m 2 )
• Wide street frontages (> 14m)
• Detached and semi-detached dwellings on substantial
allotments
• Mixture of Bungalows, Tudor, Dutch Colonial and Art deco
style dwellings with examples of:
o Spanish Mission
o Arts and Crafts
• Pitched roofs
• Verandahs / porticos
• Brick
• Painted brick
• Stone
• Rendered masonry
• Tiled roofs
• Corrugated pre-coloured or galvanised iron sheeting (not
zincalume)
• Strong uniformity of layout and buildings
• Side and rear setbacks consistent with existing dwellings
to maintain large private yards
• Wide side boundaries
• Generous traditional well-maintained gardens
• Tree lined streets
• No carports or garages forward of the dwelling
• Low site coverage
• No fencing or low to facilitate views of the dwelling
• Post and rail with woven wire
• Low level stone or masonry
• Timber picket
• Single and double storey

Eras and
themes
Allotments and
subdivision
patterns
Architectural
features
Building height
Materials
Fencing

Setting and
public realm
features

1920's - 1950's
Strong uniformity of allotment pattern. Low to very low
density site areas. Wide street frontages. Detached and
semi-detached dwellings on substantial allotments
Mixture of Bungalows, Tudor, Dutch Colonial and Art deco
style dwellings with examples of Spanish Mission and Arts
and Crafts. Pitched roofs. Verandahs / porticos
Single and double storev
Brick. Painted brick. Stone. Rendered masonry. Tiled roofs.
Corrugated pre-coloured or galvanised iron sheeting
No or low fencing facilitating views of the dwelling. Post and
rail with woven wire. Low level stone or masonry. Timber
picket
Strong uniformity of layout and buildings. Consistent side
and rear setbacks, large private yards. Wide side
boundaries. Generous traditional well-maintained gardens.
Tree lined streets. Low site coverage

Comments in addition the oeneral comments:
1.

Upon reflection the wording 'wide side boundaries' does not make much sense
and should be reworded to 'wide side setbacks' 'consistent side setbacks' or
'generous side setbacks'.

Novar Gardens Character Area Statement (WeTo-C5)
DPTI Prooosed

Council Endorsed
Era of
Development
Subdivision
Pattern

Architectural
Buildings
Materials

Setting and
Public Realm
Fencing
Height

• 1950's - 1970's
• Low density site areas (>500m 2 )
• Wide street frontages (>20m)
• Strong uniformity of allotment pattern
• Detached dwellings on relatively square allotments
• Predominantly Art deco dwellings
• Pitched roofs with eaves
• Verandahs/ porticos
• Brick
• Face stone
• Corrugated pre-coloured or galvanised iron sheeting (not
zincalume)
• Tiled roofs
• Timber windows
• Feature stone chimneys
• Consistent front setbacks
• Generous well-maintained gardens
• No carports or aaraaes forward of the dwellina
• No front fences
• Side fences no further forward than the building line
• Single storey
• Discreetly integrated two storey elements within roof space

Eras and
themes
Allotments and
subdivision
patterns
Architectural
features
Building height
Materials

Fencing
Setting and
public realm
features

1950's - 1970's
Low density site areas. Wide street frontages. Strong
uniformity of allotment patters. Detached dwellings on
relatively square allotments
Predominantly Art deco dwellings. Pitched roofs with eaves.
Verandahs/ porticos
Single storey. Discreetly integrated two storey elements
within roof space
Brick. Face stone. Corrugated pre-coloured or galvanised
iron sheeting. Tiled roofs. Timber windows. Feature stone
chimneys
No front fences. Side fences no further forward than the
building line
Consistent front setbacks. Generous well-maintained
gardens

Comments in addition the aeneral comments:
1.

Spelling mistake in DPTI version "Strong uniformity of allotment patters."

Thebarton Character Area Statement (WeTo-CG)
Council Endorsed
Era of
Development
Subdivision
Pattern

Architectural
Buildings

Materials

Setting and Public
Realm

Fencing

Height

• 1890's - 1940's
• Medium to very low density site areas (270m 2 - 850m 2 )
• Subdivision consistent with allotment pattern in the immediate
locality
• Detached, semi-detached and row dwellings on substantial
allotments
• Predominantly detached and semi-detached Victorian and
Federation villas/cottages and
•Bungalow style dwellings with examples of:
Single fronted cottages;
0
Row dwellings; and
0
Tudor style dwellings
0
• Hip, gable and Dutch gable roofs
• Verandahs / porticos
• Brick
• Painted brick
• Stone
• Corrugated pre-coloured or galvanised iron sheeting (not
zincalume)
• Timber windows
• Timber verandah posts
• Timber filigree
• Red brick chimnevs
• Front setbacks (Sm- 9m)
• Side setbacks (>2m west of South Road)
• Large rear setbacks to provide sense of space
• Low site coverage
• Well established tree lined streets
• No carports or garages forward of the dwelling
• Vehicle access from laneways where possible
• Narrow frontages (east of South Road)
• Additions located to rear of main dwellinq
• Low to facilitate views of the dwelling
• Post and rail with woven wire
• Low level stone or masonry
• Timber oicket
• Generally single storey
• Second storev within the roof soace

DPTI Prooosed
Eras and themes
Allotments and
subdivision
oatterns
Architectural
features

Building height
Materials

Fencing
Setting and
public realm
features

1890's - 1940's
Medium to very low density site areas. Subdivision consistent
with allotment pattern in the immediate locality. Detached, semidetached and row dwellinas on substantial allotments
Predominantly detached and semi-detached Victorian and
Federation villas/cottages and Bungalow style dwellings with
examples of Single fronted cottages; Row dwellings; and Tudor
style dwellings. Hip, gable and Dutch gable roofs. Verandahs /
porticos
Generally sinale storey. Second storey within the roof space
Brick. Painted brick. Stone. Corrugated pre-coloured or
galvanised iron sheeting. Timber windows. Timber verandah
posts. Timber filigree . Red brick ch imneys
Low fencing facilitating views of the dwelling . Post and rail with
woven wire. Low level stone or masonrv. Timber picket
Front setbacks small to medium front and side setbacks. Large
rear setbacks provide sense of space. Low site coverage. Well
established tree lined streets. Narrow frontages (east of South
Road)

Comments in addition the general comments:
1.

The DPTI proposed statements have removed the numerical figures for front
and side setbacks. DPTl 's term 'Small to medium front setbacks' is subjective
and will not create consistency amongst assessments/ built form.

Torrensville Character Area Statement (WeTo-C7)
Council Endorsed
Era of
Development
Subdivision
Pattern

Architectural
Buildings

Materials

Setting and
Public Realm

Fencing

Height

• 1890's - 1940's
• Low to very low density site areas (340m 2 - 850m 2 )
• Wide frontages (> 16m)
• Commercial development along Henley Beach Road on
smaller/ narrower allotments
• Detached and semi-detached dwellings on substantial
allotments
• Predominantly Victorian and Federation Villas, Tudor and
Bungalow style dwellings with examples of:
o Row cottages;
o Single fronted cottages;
o Spanish Mission dwellings; and
o Parapeted shopfronts
• Strong uniformity of layout and buildings
• Hip, gable and Dutch gable roofs
• Integrated and complementary verandahs/ porticos
• Brick
• Painted brick
• Stone
• Rendered masonry
• Corrugated pre-coloured or galvanised iron sheeting (not
zincalume)
• Timber windows
• Brick chimneys
• Front setbacks (> 7m)
• Side setbacks (>1.5m)
• Rear setbacks consistent with existing dwellings to maintain
large private yards
• Traditional well-maintained gardens
• Driveways designed to preserve existing street trees
• Tree lined streets
• No carports or garages forward of the dwelling
• Additions located to rear of main dwelling
• Low to facilitate views of the dwelling
• Post and rail with woven wire
• Low level stone or masonry
• Timber picket
• Generally single storey
• Second storey within the roof space

DPTI Proposed
Eras and
themes
Allotments and
subdivision
patterns
Architectural
features

Building height
Materials

Fencing
Setting and
public realm
features

1890's - 1940's
Low to very low density site areas. Wide frontages.
Commercial development along Henley Beach Road on
smaller/ narrower allotments. Detached and semi-detached
dwellings on substantial allotments
Predominantly Victorian and Federation Villas, Tudor and
Bungalow style dwellings with examples of Row cottages;
Single fronted cottages; Spanish Mission dwellings; and
Parapeted shopfronts. Strong uniformity of layout and
buildings. Hip, gable and Dutch gable roofs. Integrated and
complementary verandahs / porticos
Generallv sinole storev. Second storev within the roof space
Brick. Painted brick. Stone. Rendered masonry. Corrugated
precoloured or galvanised iron sheeting. Timber windows.
Brick chimneys
Low fencing facilitating views of the dwelling. Post and rail
with woven wire. Low level stone or masonry. Timber picket
Large front and side setbacks. Consistent rear setbacks,
large private yards. Traditional well-maintained gardens.
Tree lined streets

Comments in addition the oeneral comments:
1.

The numerical front and side setbacks have been removed by DPTI. They have
replaced it with 'large' front setbacks, again this is a subjective term. It should
be noted that no reference to side setbacks has been included in the DPTI
version.

Recommendations:

1. To reinstate the information removed from the Council endorsed Historic and Character
Area Statements;
2. To alter the wording of the Lockleys Character Area statement WeTo-C4 from wide side
boundaries to wide side setbacks.

