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To whom it may concern,

RE: Draft Planning and Design Code Consultation- Response Three

Following the release of the draft Planning and Design Code in October 2019, Council has
been reviewing the document with a particular focus on what it means to the City of West
Torrens. To date, Council has submitted two of three submissions which sought:
•
•
•
•
•

to identify appropriate zoning and implementation of TNVs,
review concept plans and highlight which concept plans remain relevant,
provide historic and character statements and relevant TNVs,
code content as it relates to the Neighbourhood Zones, and
assessment procedures including public notification triggers and restricted
development within Neighbourhood Zones.

Further to responses dated 4 February 2020 and 21 February 2020 provided to DPTI and
SPC via email, the third response (attached) provides recommendations and highlights
areas for further discussion and clarity with SPC and DPTI regarding Council's position on
matters as they relate to the draft Code.
The response attached analyses aspects of the Code, highlighting gaps and potential
resolutions. Like the previous reports, a considerable focus has been placed on residential
issues, although it also seeks to identify general policy that overlaps the non-residential
areas of development such as stormwater, parking and lack of policy. There is also
consideration of the potential consequences of collapsing the Centre Zones hierarchy and
eliminating the Bulky Goods Zone.
Staging Council's responses over the past two months was intended to identify core issues
for West Torrens that would benefit from earlier Council responses and subsequent actions
from both SPC and DPTI.
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In addition to the attached response, Council provides the following recommendations:
•

•

•

•

•
•

•

•

The draft Planning and Design Code not be formalised until:
o The State Planning Commission has engaged and formally responded to
councils, addressing errors, omissions and inconsistencies identified during
the current consultation process
o The State Planning Commission has undertaken a second round of public
consultation on the draft Planning and Design Code, which has been
incorporated within the ePlanning system
o A comprehensive learning and development program has been developed in
consultation with local government and implemented with all councils and
relevant authorities (including accredited professionals).
The draft Planning and Design Code be amended to respect the characteristics and
identities of different neighbourhoods, suburbs and precincts by ensuring that
development policy considers existing and desired future context of place.
Where identified by Council, local variations (sub zones), Technical and Numerical
Variations, and concept plans be established or re-instated within the Planning and
Design Code.
The Minister of Planning, in conjunction with local government undertakes a
comprehensive review of the cumulative impacts of infill development in South
Australia to inform evidence-based decision making about the capacity of
identified infill areas to sustain further growth and development;
A new State Planning Policy for Infill Development under the Planning, Development
and Infrastructure Act 2016 be prepared;
The State Planning Commission works with local government to ensure that South
Australia's planning system reflects leading practice and that the Planning and
Design Code and associated instruments deliver quality planning and design
outcomes that improve the amenity, liveability and sustainability of communities,
The State Planning Commission in consultation with local government develop
design standards for the public realm and infrastructure design to be available for use
at the commencement of phase 3 of the Planning and Design Code, and
That all existing Historic Conservation Zones and Contributory Items should be
transitioned into the first generation of the Planning and Design Code.

Lastly, Administration advise that the responses provided reflect the People and
Neighbourhoods Discussion Paper which is on consultation concurrently with the draft Code.
It is highlighted that the People and Neighbourhoods discussion paper was intended to
provide the background information that informed the proposed policy changes contained
within the Neighbourhood Zones and other Zones evident within the draft Code. The People
and Neighbourhoods discussion paper did not deliver the in-depth analysis and research
anticipated nor demonstrated rationale and sound investigations to warrant or support such
drastic policy change.
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Should you require further information or would like to discuss this submission, please
contact Sue Curran, Manager Strategy and Business on 8416 6333.

Yours sincerely,

Terry Buss PSM
Chief Executive Officer
City of West Torrens

Enclosed:
West Torrens Planning and Design Code Response Three
•
•
•
•
•
•

Attachment 1- West Torrens response to the Australian Government Department of
Infrastructure, Transport, Cities and Regional Development
Attachment 2- West Torrens Historic and Character Area Statements
Attachment 3- West Torrens Historic and Character Site Area and Frontage (TNV)
Recommendations
Attachment 4- West Torrens Draft Planning + Design Code Consultation ResponsePart One
Attachment 5- West Torrens Draft Planning + Design Code Consultation ResponsePart Two
Attachment 6- Zero Waste SA: South Australian Better Practice Guide- Waste
Management in Residential or Mixed Use Developments (Table C.2: Waste
Resource Generation Rates by Land Use Type)
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Overlays:
Advertising near Signalised Intersections Overlay
Administration flag more time is required to review this overlay.

Affordable Housing Overlay
The Affordable Housing Overlay introduces policy mechanisms that reduce car parking
requirements and site area provisions whilst providing a height bonus of an additional
storey. It is suggested that this overlay needs to be further considered and adequate
consultation be undertaken on the expectations of community in relation to affordable
housing.
West Torrens Development Plan currently anticipates density bonuses in locations that have
been specifically identified due to proximity to activity centres and public transport systems
and located typically in medium density policy areas. The Development Plan seeks 1
undercover car park per dwelling. The table below highlights differences between the
Development Plan and draft Code as it relates to affordable housing assessment criteria and
bonus:
Development Plan

Draft Code

Additional height allowed?

No

Yes - 1 storey

Site area discount

Only in the above zones where

20% everywhere

- Medium Density Policy Area 18
- Medium Density Policy Area 19
- Low Density Policy Area 21
And located within 400m of a Centre
Zone

Car parking

Min = 1 (undercover)

Min = 0 for
apartment
1 = per dwelling for
any other dwelling

For the City of West Torrens, the Affordable Housing Overlay is located within the Housing
Diversity Neighbourhood Zone (anticipated site areas of 142m²) and also adjacent Historic
and Character areas.
Administration support mechanisms to allow for housing affordability, but under the draft
Code holds concerns of the cumulative impacts of Affordable Housing in this format
(reduced to no car parking, increased building height and reduced site minimums in some
areas with already small site areas proposed) within the locations identified.
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The draft Code policy is unlikely to meet the needs and expectations of the local community
and occupants who could reasonably expect that height limits identified by either the
relevant zone provisions or TNV would be built as described.
Council does not support the following attributes of the Affordable Housing overlay:
•
•
•

20% reduction to the minimum site area when located within or adjacent Historic and
Character Areas;
Support of an additional storey
Reduced minimum car parking provision

Affordable housing should seek different mechanisms to attain meaningful affordability
(State Government taxes etc.) without undermining the functionality and character of an
area.
SPC is requested to explore other mechanisms to provide affordable housing which are not
at the detriment of functionality and heritage and character unless sound urban planning
(generally site specific e.g. transport and connectivity, well serviced by open space and soft
and hard infrastructure) support the reduction to minimums and additional height currently
proposed.

Aircraft Noise Exposure Overlay
Policy and mapping contained within the draft Code is at odds with current practice, which
has direct reference to AS 2021- Acoustics- Aircraft Noise Intrusion- Building Siting and
Construction. The use of the Australian Standards is consistent with the National Airports
Safeguarding Framework and seeks to ensure community health and wellbeing as well as a
consistent approach in developing for both developers and assessment authorities.
As raised in previous reports, DPTI have acknowledged that the Aircraft Noise Exposure
plans currently adopted by the Code are out of date and are working with relevant
stakeholders to update this detail accordingly.
It is important that SPC are also implementing this policy consistently irrespective of the
assessment pathway. In the revised iteration of the development assessment tables,
reference to the Building near Airfields Overlay has been removed. If this continues to be the
case then Deemed to Satisfy development (which may include new dwellings or substantial
dwelling extensions) can occur without any noise attenuation. It will only be Performance
Assessed Development that will need to undertake noise attenuation. This is a loophole in
the current system which should be rectified in the new Planning and Design Code to ensure
equity in the planning system irrespective of assessment pathway.

Recent Council resolutions are as follow:
•

6 November 2018 Council meeting as a result of West Torrens Aircraft Noise Survey
Outcomes as follows:
1. Its policy position, to be used to influence the Department for Planning,
Transport and Infrastructure's (DPTI) development of the new Planning and
Design Code, with respect to aircraft noise be the ANEF contour map
recognising >25 ANEF as the threshold for managing aircraft noise for new
development and excluding land divisions in >30 ANEF with the following
additional measures be approved by Council as its position with regard to
Aircraft Noise:
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a. Development should be designed and located having regard to the flight
paths, height restrictions and noise exposure forecasts issued by Adelaide
Airport Limited.
b. Residential development on land within the area defined by Fig R1/1 is
affected by aircraft noise from Adelaide Airport and should be designed,
constructed and insulated to minimise the effects of noise.
c. Dwellings (and dwelling additions with habitable rooms) are constructed in
accordance with Australian Standard 2021-2015: Acoustics - Aircraft noise
intrusion - Building siting and construction; or
d. Dwellings (and dwelling additions with habitable rooms) and other buildings
include construction techniques such as insulation, double glazing, window
and door shielding and other design and construction techniques available.
•

19 November 2019 at the City Finance and Governance Standing Committee
meeting (noting, early into the Code review) the following recommendation was
adopted:
Council approves and submits the proposed response to the National Airports
Safeguarding Framework Implementation Review (Attachment One) to the
Australian Government Department of Infrastructure, Transport, Cities and Regional
Development with the exception of the feedback relating to Guideline I - Managing
the Risk in Public Safety Areas at the Ends of Runways, on the basis that Council
considers this is State Government responsibility.

In addition to the Council meetings, has been a stakeholder meeting with DPTI staff (held on
the 28 January 2020) at which the following outcomes were reached;
•
•
•
•
•
•
•
•
•
•
•

DPTI/SPC intended for Most recent entire ANEF to be included in the Code
DPTI/SPC confirmed NASF's Guideline I Public Safety Areas are not going to be
addressed in version 1 of the Code
AAL noted that if you protect under ANEF for noise, NASF's Guideline I Public
Safety Areas could be mostly protected as well
DPTI/SPC intended to amend Ministerial Building Standard 10 to deal with
ANEF25 as part of Building Rules Consent
All noted that ANEF20 does not need to be specifically addressed in planning or
building assessment as most moderns construction complies anyway
All noted that ANEF30+ can be addressed through performance assessment with
the ANEF Overlay
CWT & AAL advised DPTI that AS2021 is the widely-accepted current practice
for the management of aircraft noise, it must be referenced to provide guidance
for the AM/CAP
DPTI/SPC suggested AS2021 could be put into a Practice Direction rather than
the Code so that it can be referenced by the Assessment Manager or CAP
SPC needs to consider how to manage Land division in ANEF30+ or ANEF35+ further consideration required as to which ANEF level restrictions apply &
important for policy to provide clarity. No in principle agreement on this matter.
DPTI/SPC intended to amend the Airport Building Heights Overlay, to replace
Development Plan references with OLS data
DPTI/SPC intended to amend the Building near Airfields Overlay, so this policy
only applies to the types of development that actually cause impacts airport
operations (i.e. bird strike, outdoor lighting) such as sports field lighting, keeping
pigeons etc.
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Council are requesting and continue to advocate to SPC that the following occur prior to
commencement of the Code:
•
•
•
•
•

Include the current approved ANEF in the Code;
Include and make reference to AS2021 within the Code.
Ensure that sensitive development within this area that is classified as Deemed to
Satisfy (DTS) development, be required to achieve noise attenuation requirements of
the AS2021.
Support on-going discussions between stakeholders (i.e. DPTI, Council, Adelaide
Airport and community) on how best to ensure community wellbeing.
Continue working with the stakeholder groups that met recently to discuss
approaches to ANEF and aircraft noise including Federal Government Departments,
AAL, Council etc.), to ensure the Code takes into account and addresses all relevant
necessary safety, health, wellbeing and economic factors as they relate to
development in proximity to the Adelaide Airport and associated flight paths.

Airport Building Heights (Regulated) Overlay
There are a multitude of overlays that relate to development near airfields, airports and
aircrafts, with many containing limited policy content.
The Airport Building Heights (Regulated) overlay as written in the draft Code should only
apply to the types of development that the policy refers to (i.e. developments with significant
lights such as sports fields) or may increase risks of bird strike (i.e. pigeon keeping).
However, it is suggested that there may be scope to amalgamate/consolidate similar
overlays to create a cohesive and comprehensive suite of policy e.g. Building near Airfields
with overlay mapping highlighting ANEF, regulated airport building heights and where
special consideration is given to:
•
•
•
•
•
•
•

Lighting glare;
Smoke, dust and exhaust omissions;
Air turbulence;
Reflective surfaces (including large windows, roofs);
Inclusion of policy that relates to safeguarding navigational aids
Materials that affect aircraft navigational aids; and
ANEF.

The benefit of having a major capital city airport so convenient to the city, as is the case in
Adelaide, requires potential impacts to be carefully balanced in order to 'future proof' the
airport's location.
Council is committed to being the best place to live, work and enjoy life. Recognising the
important role that the Adelaide Airport has to play as premium tourism and emergency
services infrastructure, as a key precinct for employment, also requires a balanced approach
to accommodating the community expectations of liveability in residential areas affected by
the airport's air transport movements.
It is recommended that:
•
•

The South Australian Planning Policy Library (SAPPL) be reviewed to capture
existing informative and beneficial policies.
The consolidation of airfield and airport related overlays be considered to improve
readability and functionality.
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Building Near Airfields Overlay
Comments as above in Airport Building Heights (Regulated) Overlay

Character Area Overlay
The policy relating to the Historic and Character Areas and Local and State Heritage Places
is considered to be well developed and reflective of many of the provisions currently found
with the City of West Torrens Development Plan. That being said there are areas for
improvement; such as:
•
•
•

eliminate conflict with other overlays such as Affordable housing;
provide guidance with the assistance of Design Performance features (DPFs); and
recognition that it is not just the streetscape that impacts the character of an area.

Conflict with other overlays
Council has previously highlighted that due to the spatial nature of overlays that there needs
to be a hierarchy which determines which overlay takes precedence. There are currently
several locations where a Historic or Character Area Overlay overlaps the Affordable
Housing Overlay. These overlays have conflicting intentions and provisions which is likely to
cause conflict when an application is made. It is noted that the Code currently permits
affordable housing to exceed heights limits and reduced site areas and parking. These
features will directly conflict with the policy and character of a Historic and Character Area.
There are other conflicts such as Advertising Near Signalised intersections and Traffic
Generating Development etc. that also overlap other overlays, however their impact has not
been explored.
If a hierarchy is not produced, then significant effort needs to be placed in ensuring that
overlays do not conflict with one another.
Additional guidance
The provisions in these overlays are quite generic and as such it would be useful to add
clarity by way of providing additional details in the DPFs. In the current version of the Code
many POs only have a corresponding DTS, yet many of them state 'None are applicable'.
It would be beneficial to have more guidance through DPF's rather than having to seek a
professional heritage consultant's consideration on many types of applications in these
areas. Most Councils do not have internal heritage professionals and rely on external
consultants. This adds additional cost and time to the assessment process.

Character Area Statements
The statements were not prepared in time for release of the draft Code for consultation (1
October 2019) and on 14 October 2019, DPTI provided templates for what form the Historic
and Character Area Statements were to take.
Council was not formally informed until 25 October 2019 by DPTI that if it wished to draft its
own versions of the template, they would need to be provided to DPTI by 28 November 2019
in order for them to be included in the Code consultation. This four week timeframe was very
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tight, especially given that the statements needed to be considered by a Heritage Architect
and endorsed by Council before being provided to DPTI.
When the Historic and Character Area Statements were released in November 2019, DPTI
had removed some content initially approved by Council. DPTI's reasoning was that
numerical figures in relation to site areas and setbacks should be Technical and Numeric
Variations (TNVs) and the statements are a reflection of the current character attributes
rather than controlling future development. The latter should be easily rectified by changing
some of the statements from future to past tense, such as carports and garages are located
behind the main face of the dwelling.
The numerical figures were initially proposed in the Historic and Character Area Statements
submitted by Council to capture a lack of qualitative provisions in the DPTI format of the
statements/overlays and as such, were considered to be insufficient to protect local
interests. Like all assessment provisions within the Code, TNVs are not a mandatory
requirement but rather a guide. There is likely to be scenarios or situations that will not meet
the TNV but are still suitable.
The inclusion of TNVs will provide a clear and consistent benchmark that is immediately
identifiable to the community, developers and assessment authorities alike particularly
around the expectation of subdivision in each Historic and Character Area. These TNVs are
seen as front loading the process rather than necessitating a critique of these areas once a
land division application has been lodged.
As the current Development Plan does not contain many minimum site areas or frontages for
the Historic and Character Policy Areas, DPTI administration requested justification to
include TNVs in these areas. This has involved an analysis of the site area and frontages of
all 4557 allotments found in the Historic and Character Areas of West Torrens as well as the
following documents:
•
•
•
•
•

City of West Torrens Development Plan;
Thebarton Heritage Review April 1996;
City of West Torrens Heritage Survey, 1998;
City of West Torrens Review of Local Heritage for Heritage PAR, 2003; and
City of West Torrens, Local Character Study, June 2010.

The additional research undertaken has also been beneficial in garnering a better
understanding of the rhythm of the streetscape. Frontage widths often set the basis for
streetscape character as it determines frequency of crossovers, dwelling to garage ratio,
spacing between dwellings etc. Where there is a strong character demonstrating a
consistent frontage width, it should be protected to avoid the potential for conflict arising
from built form on narrower allotments.
Council provides the following recommendations:
•

•

The way in which the Character Statements were created and subsequently
consulted on, is not considered to be in keeping with the Community Engagement
Charter which emphasises genuine, inclusive and transparent engagement with the
communities early when the rules, such as the Code, are being developed rather
than later, when it may be too late to influence the outcome; and
Inclusion of updated Historic and Character Area Statements (Attachment Two) and
site area and frontage TNVs (Attachment Three).
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Coastal Areas Overlay
Beneficial policy contained within the current SAPPL appears to be missing, including
erosion buffers, protection of economic resources, and development in appropriate locations
and maintaining of public access.
Council recommends that SPC review South Australian Planning Policy Library (SAPPL) and
implement more policy that is relevant and that seeks to protect and enhance coastal areas.

Design Overlay
The Design Overlay appears to carry over existing referrals to Government Architect for
buildings over 4 storeys, where the overlay exists (Urban Corridor Zones). This maintains
status quo and typically for West Torrens relates to applications assessed by SCAP.

Future Road Widening Overlay
Council engineers have identified that there are a number of intersections within West
Torrens that will require upgrade and road widening.
The following roads are flagged and query raised whether these should be included in the
overlay (although not currently contained within MARWP):
•

Airport Road/Sir Donald Bradman Drive,

•

Rowells Road/Sir Donald Bradman Drive,

•

Anzac Highway/Cross Road,

•

Marion Road/Mooringe Avenue

Review of MARWP appears that the following road widening at Tapleys Hill Road and Sir
Donald Bradman/Burbridge Road has not been captured on the online mapping tool (see
below):

Map 1: Extract from MARWP 6628-41 RW

Map 2: Screen shot of DPTI mapping- with Road Widening Overlay
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Hazards (Flooding) Overlay
Council wishes to identify that in the next few years, new flood maps associated with the
Sturt River Stormwater Management Plan (SMP) and the West Torrens SMP are likely to be
formalised and will need to be brought across to the Hazards (Flooding) Overlay.
Other recommendations following a review of this overlay include the following suggested
amendments to the Desired Outcome (DO) Performance Outcomes (PO) and to
Satisfy/Designated Performance Outcome (DTS/DPF) criteria shown in red text and queries
also below the relevant provision:
DO 1
Minimise impacts on people, property, infrastructure and the environment from
exposure to flood hazard risk through limitation of development intensification and
through responsiveness of design.

PO 1.1
Land division limited to areas where the consequences to buildings and safety are low
and can be readily managed or overcome.
How is 'the consequences to buildings and safety are low' measured? It is not defined:

DTS/DPF 1.1
Land division resulting in the creation of new allotments occurs outside of areas where
flood depth would exceed 0.3m above natural ground level and flood velocity would
exceed 0.3m per second during a 1% AEP flood event.
In an urban context, this does not align with the presentation of industry standard floor
mapping e.g. information on velocity is not common, and use of industry standard depths.
Juxtaposition between infill in an urban context and greenfield sites, may require this being
teased out further with policies that relate to these two different scenarios.

PO 1.2
Land is not divided unless allotments can be connected to a public stormwater system
capable of catering for a 1% AEP flood event.
Clarity is sought for what is considered a public stormwater system? And what is meant by
connected?
PO 1.3
Land is not divided unless a layout is achieved whereby roads, parking areas and
development sites for each allotment are at least 0.3m (freeboard) above the 1% AEP
flood event level, unless the land is, or can be provided with flood protection measures
that are appropriate and acceptable for the intended future land use.
In addition to proposed change above the following comments are made:
•

Land division and levels should not displace flood waters; and
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•

Roads and parking areas are not generally flood protected- flood management
utilises roads to move flood waters

Below is suggested DTS/DPF in lieu of nothing being applicable:
DTS/DPF 1.3
0.3m above the 1% AEP flood event level
Land Use
PO 2.1
Buildings housing vulnerable people, community services facilities and emergency
services are sited away from areas of unacceptable flood risk.
DTS/DPF 2.1
Pre-schools, educational establishments, retirement and supported accommodation,
emergency services facilities, hospitals and prisons located outside of the 1% AEP
flood area.
Please note, common engineering practice is that these facilities (pre-schools, educational
establishments, retirement and supported accommodation, emergency services facilities,
hospitals and prisons) would be established at 0.5% AEP flood area except for hospital and
emergency services facilities located outside of 1% AEP flood area.
Flood Resilience
PO 3.1
Development avoids necessitating flood protection works through measures such as
setbacks to protect development from the impacts of flooding.
DTS/DPF 3.1
None are applicable
On review of PO 3.1 and related DTS/DPF 3.1, we are uncertain what this means and the
background context.
PO 3.2
Development does not cause unacceptable impacts on any adjoining property by
diversion of flood waters, increase in flood velocity or flood level, or cause an
unacceptable loss of flood storage.
DTS/DPF 3.2
Development is limited to:
(a)
buildings, structures or earthworks required as part of flood protection
works associated with a regional flood mitigation scheme; or
(b)

recreation area.

Is this the most appropriate DTS/DPF? What if someone wants to build a dwelling?
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Urban development should include flood flow corridors to facilitate the movement of flood
flows
PO 3.3
Buildings sited, designed and constructed to prevent the entry of floodwaters in a 1%
AEP flood event where the entry of flood waters is likely to result in undue damage to
or compromise ongoing activities within buildings.
This should reflect PO 1.3 with 0.3m above the 1% AEP
DTS/DPF 3.3
None are applicable
Suggested DTS/DPF: Provide 0.3m (freeboard) above the 1% AEP flood event level
PO 3.4
Development, including outbuildings and fences, does not impede floodwaters.
DTS/DPF 3.4
None are applicable
On review of the draft Code, it is considered that reference to flood flow corridors is required
and the following design requirements for flood flow corridors are considered necessary,
based on the anticipated physical flood depth.
•

Up to 100mm - Anticipated flood depth zone
In this zone, the provision of a flood flow corridor is typically not requested.

•

100mm to 250mm - Anticipated flood depth zone
In this zone, it is typically requested for a single flood flow corridor to be provided
connecting the front and rear of the site. A flood flow corridor is also to be provided
across the rear of the site.
(These being considered in relation to the original development site where a
subdivision has or has the potential to occur in the future)
Each flood flow corridor should be at least 900mm in width.
Civil Plans for the development need to clearly show the design finished surface level
of the corridors being retained within 200mm of the existing natural site levels.

•

250mm to 500mm - Anticipated flood depth zone
In this zone, it is typically requested for two flood flow corridors to be provided
connecting the front and rear of the site. A flood flow corridor is also to be provided
across the rear of the site.
(These being considered in relation to the original development site where a
subdivision has or has the potential to occur in the future)
Each flood flow corridor should be at least 900mm in width.
Civil Plans for the development need to clearly show the design finished surface level
of the corridors being retained within 200mm of the existing natural site levels.

•

In excess of 500mm - Anticipated flood depth zone
In this zone, it is typically requested for two flood flow corridors to be provided
connecting the front and rear of the site. A flood flow corridor is also to be provided
across the rear of the site.
(These being considered in relation to the original development site where a
subdivision has or has the potential to occur in the future)
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One of the flood flow corridors connecting the front and the rear should be at least
2000mm in width, with the remaining flood flow corridors being at least 900mm in
width.
Civil Plans for the development need to clearly show the design finished surface level
of the corridors being retained within 200mm of the existing natural site levels.
The above is extracted from West Torrens fact sheets for SPC's consideration.
Environmental Protection
PO 4.1
Buildings used either partly or wholly to contain or store hazardous materials designed
to prevent spills or leaks leaving the confines of the building during a 1% AEP flood
event to avoid potential environmental harm.
Guidance around hazardous materials e.g. a definition
DTS/DPF 4.1
Development involving storage or disposal of hazardous materials is wholly located
outside of the 1% AEP flood level.

Is this meant to mean above the 1% AEP? Whenever a reference to elevation of 1% AEP is
made, it is requested that reference to 0.3m (freeboard) be included.

Site Earthworks
PO 5.1
The depth and extent of filling required to raise the finished floor level of a building
does not cause unacceptable impact on any adjoining property by diversion of flood
waters, an increase in flood velocity or flood level, or cause an unacceptable loss of
flood storage.

What is meant by unacceptable loss? It is requested that this term be defined in the
administrative definitions.

PO 5.2
Driveways, access tracks and parking areas are designed and constructed to
minimise excavation and filling.
It appears that PO 5.2 conflicts with PO 1.3. However, PO 5.2 is preferred and supported

DTS/DPF 5.2
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Filling for ancillary purposes:
(a)

does not exceed 100mm 200mm above existing ground level; and

(b)

is no more than 5m wide.

Council engineers query where the 5.0m width has come from? It is considered that the
height is more critical and reference to the width could be removed.

Access
PO 6.1
Development does not occur on land:
(a)

from which evacuation to areas not vulnerable to flood risk is not possible
during a 1% AEP flood event; or

(b)

which cannot be accessed by emergency services vehicles or essential utility
service vehicles during a 1% AEP flood event.

DTS/DPF 6.1
None are applicable
PO 6.2
Access driveways and tracks to significant development (i.e. dwellings, places of work,
etc.) consist of a safe, all-weather trafficable surface that is accessible during a 1%
AEP flood event.
DTS/DPF 6.2
None are applicable
More background to these provisions regarding access is requested to understand what is to
be achieved.

Historic Area Overlay
Comments as per Character Area Overlay

Historic Area Statements
Comments and attachments as per Character Area Overlay

Key Railway Crossings Overlay
It is questioned whether this Overlay should include a trigger for a referral when the
proposed development is contrary to DTS/DPF 1.1?

16

Local Heritage Place Overlay
Comments as per Character Area Overlay

Major Transport Routes Overlay
Following a review of the provisions contained within the draft Code module Major Transport
Routes Overlay, the following recommendations are made following the provision they relate
to.
Access – Safe Entry and Exit (Traffic Flow)
DTS/DPF 1.1
An access point is designed to ensure:
a. the following for the largest vehicle expected to access the site:
(i) entry and exit movements are left turn only;
(ii) access to and from the site is in a forward direction, with on-site manoeuvring
available through circulation around the site of no more than a 3-point turn;
(iii) vehicles cross the property boundary at an angle between 70 degrees and 90
degrees; and
b. access to and from the site fully within the kerbside lane of the road; and where the
access point services, or is intended to service:
(i) a single dwelling, the access point has a width of between 3m and 4m
(measured at the site boundary); or
(ii) between 2 and 6 dwellings, the access point has a width of between 6m and
7m (measured at the site boundary); or
(iii) over 6 dwellings or any other non-residential land uses, then:
A. where vehicles 6.4m or less are expected to access the site, the
access point has a width of between 7m and 10m (measured at the
site boundary);or
B.where vehicles up to 8.8m in length are expected to access the site,
the access point has a width of between 12m and 16m (measured at
the site boundary); and
c. the access point is located 1m or more from any roadside infrastructure or trees.
It has commonly been accepted that the infrequent large vehicle leaving a site next to a
major transport route should be able to turn further into the other lanes so that the crossover
need not be excessively wide. The requirement specified to turn fully within the kerbside lane
would in many circumstances result in an excessively wide splay and could adversely impact
on pedestrians with a wider crossover requirement and impact on on-street parking as well.
For general car traffic, it is commonly accepted that access for cars would be fully within the
kerbside lane.
It is recommended that an additional provision being drafted for 1.1(a) that provides
‘flexibility’ for infrequent large vehicles that may access a development site.
The following response is provided in relation to DTS/DPF 1.1 (b) (iii):
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The requirement specified would result in excessively wide crossovers. This is not supported
due to the impact on pedestrians and on-street parking. There should be flexibility to reduce
the crossover width if the service vehicles are of an infrequent nature for the development
site.
Access – On-Site Queuing
PO 2.1
Sufficient accessible on-site queuing adjacent to access points is provided to meet the
needs of development so that all vehicle queues are contained fully within the
boundaries of the development site, to minimise interruption on the functional
performance of the road and safe vehicle movement.
DTS/DPF 2.1
An access point:
(a) will not service, or is not intended to service, more than 6 dwellings and there
are no internal driveways, intersections, car parking spaces or gates within
6.0m of the access point; or
(b) will service development that will generate less than 60 vehicle movements
per day; and
i. where vehicles no greater than 6.4m in length are expected to
access the site, there are no internal driveways, intersections,
car parking spaces, car park isles or any other internal
obstructions within 10.5m of the access point; or
ii. where vehicles no greater than 8.8m in length are expected to
access the site, there are no internal driveways, intersections,
car parking spaces, car park isles or any other internal
obstructions within 14.5m of the access point; or
iii. where vehicles over 8.8m in length are expected to access the
site, no Deemed-to-Satisfy Criteria applies.
With regard to DTS/DPF 2.1(b) the following comments are made:
The queuing length specified to be free of internal driveways, car parking spaces, car park
aisles etc. is excessive and impractical for many development sites. There are many
developments that have these features and still operate satisfactorily.
It is recommended that a general description of the queuing be described rather than the
specific lengths.
Access – Existing Access Points
PO 4.1
New access points are widely spaced apart from any existing access point or public
road junction to not impede traffic flow and ensure safe and efficient operating
conditions are maintained on the road.
DTS/DPF 4.1
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Where access from an alternative local road at least 25m from the Major Urban Route
is not available, and the access is not located on a Controlled Access Road, a new
access point is:
(a) not located on a section affected by double barrier lines between either edge of
the access point; and
(b) at least the following distance from a public road junction, or terminating / merging
lane on a public road:
A. 110 km/h road – 325m
B. 100 km/h road – 280m
C. 90 km/h road – 240m
D. 80 km/h road – 200m
E. 70 km/h road – 165m
F. 60 km/h road – 135m
G. 50km/h or less road – 105m; and
(c) at least the following distance from another private (non-public road) access point:
A. 110 km/h road – 190m
B. 100 km/h road – 165m
C. 90 km/h road – 140m
D. 80 km/h road – 110m
E. 70 km/h road – 90m
F. 60 km/h road – 70m
With regard to DTS/DPF 4.1(b)C the following comments are made:
The separation distances specified are too excessive. For (c), the minimum separation
distances from another private access point of 30m to 40m on a typical arterial road of
50km/hr to 60km/hr speed limit would be impractical.
Access – Location (Sight Lines)
PO 5.1
Access points located and designed to ensure appropriate sight distances are
provided so that drivers:
(a) on the road approaching the access point are able to recognise the presence of
the access point and/or see a vehicle turning into or out of the access point in time to
slow down or stop in a safe and controlled manner; and
(b) exiting the access point onto the road can see approaching vehicles to avoid
potential conflict.
DTS/DPF 5.1
Drivers approaching or exiting a new access point have an unobstructed line of sight
to or from the new access point in accordance with the following distances:
(a) 110 km/h road – 325m
(b) 100 km/h road – 280m
(c) 90 km/h road – 240m
(d) 80 km/h road – 200m
(e) 70 km/h road – 165m
(f) 60 km/h road – 135m; and
(g) 50km/h or less road – 105m.
With regard to PO 5.1(b) the following comment is made:
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The sight line requirements are based on road design situations. For urban areas, there may
be difficulty in achieving these requirements. It is noted the parking standard AS/NZS
2890.1-2004 has a lower sight line requirement, corresponding more to stopping sight
distance requirements and the following is recommended to replace that within the Code (as
seen above):
(a)
(b)
(c)
(d)
(e)
(f)
(g)

110 km/h road – 285m
100 km/h road – 248m
90 km/h road – 214m
80 km/h road – 181m
70 km/h road – 151m
60 km/h road – 123m; and
50km/h or less road – 97m.

Noise and Air Emissions Overlay
Administration flag more time is required to review this overlay.

Non-stop Corridor Overlay
Administration flag more time is required to review this overlay.

Prescribed Watercourses
Mapping irregularity is noted. Portion of the overlay captures whole land parcels e.g. through
break out creek, whilst the balance from the parklands to breakout creek is the centreline of
the river.

Prescribed Wells Area
Does PO 1.1 relate to development where water is coming from a well only? The overlay
applies extensively and the entirety of West Torrens council area and the PO states that it
applies to all development. More clarity is required for to ensure correct application of this
overlay.

Regulated Trees
The draft version of the Code released for comment does not differentiate between the
protection and assessment of Regulated and Significant trees, as is currently the case within
the Development Plan. Although references to a Significant Tree Overlay can be found in
the Draft Code, one does not actually exist. DPTI confirmed that only a Regulated Tree
Overlay has been drafted.

Tree damaging activity for both Regulated and Significant Trees is to be considered against
the policy provisions of the Regulated Tree Overlay. Some reassurance is that greater
protections will be in place for Regulated Trees, however the same cannot be said for
Significant Trees. For example, the following policy provisions currently found in the
Development Plan to trigger retention of a significant tree are not found in the Code:
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a)
b)
c)
d)

represents an important habitat for native fauna
is part of a wildlife corridor or a remnant area of native vegetation
is important to the maintenance of biodiversity in the local environment
forms a notable visual element to the landscape of the local area.

If there is no discernible difference in the protection and assessment between Regulated and
Significant Trees, then it begs the question of why they have been differentiated in the first
place. Without being able to review SPC's justification as to why they have elected to reduce
protections for Significant Trees, Administration's advice is that the current stronger
provisions be retained.

Of significant concern is that in the current version of the Code no reference to Regulated or
Significant Trees is referred to for Accepted and Deemed to Satisfy Development. There is
argument that to say that a development cannot be an Accepted Development or Deemed to
Satisfy Development if tree damaging activity will occur. However the following are not
considered tree damaging activity:
•
•
•

Removal of up to 30% of the crown of the tree;
Construction within the critical root zone; and
Root damage.

Therefore this type of development can reduce the life span of the tree or increase its risk of
causing damage to people and property. Both of these situations are likely to result in the
removal of the tree.
Council recommends:
•
•
•

Retention of the hierarchy between Regulated and Significant Trees with the latter
having greater protection.
Including additional policy in line with Council's current Development Plan policy.
Stipulating that development cannot be Deemed to Satisfy (DTS) or Accepted when it
is located within the Critical Root Zone of a Regulated or Significant tree.

Sloping Land
Administration flag more time is required to review this overlay.

State Heritage Place
Comments as per Character Area Overlay

Traffic Generating Development
PO 1.1
Development designed to minimise its potential impact on the safety, efficiency and
functional performance of the state road network.
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With regard to PO 1.1, this should apply to all development and should be replicated in the
general policy section Transport, Access and Parking General Policy.

DTS/DPF 1.1
None are applicable.
PO 1.2
Access points sited and designed to accommodate the type and volume of traffic likely
to be generated by development.
DTS/DPF 1.2
Development only has access directly from a Key Outback and Rural Route or Urban
Traffic Route.
Regarding DTS/DPF 1.2 confirmation is sought to confirm whether Urban Traffic Route
referred to is the same as a Major Urban Transport Route as shown on the overlay of the
same name. This should apply to all development and be replicated in the general policy
section Transport, Access and Parking General Policy. It is also noted that Major Traffic
Routes Overlay does not include Richmond Road, Railway Terrace, Airport Road or James
Congdon Drive and therefore do not match up with Traffic Generating Development Overlay
in relation to access restrictions.
There appears to be discord between the spatial applications of some of the transport
overlays with relevant policy contained within the overlays not necessarily being applicable
to locations where it should be.

PO 1.3
Sufficient accessible on-site queuing provided to meet the needs of the development
so that queues do not impact on the state road network.
DTS/DPF 1.3
Development only has access directly from a Key Outback and Rural Route, Major
Urban Traffic Route or Urban Traffic Route.
Regarding DTS/DPF 1.3, it is queried how does this DTS/DPF satisfy the above PO 1.3?
They use both major Urban and Urban Traffic Route, where is Urban Traffic route defined or
shown on an overlay? Again querying should this be Urban Transport Routes Overlay?

Procedural Matters (PM)

Referrals
Class of Development / Activity

Referral
Body

Purpose of
Referral
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Other than where all deemed-to-satisfy criteria for all
policies relevant to this referral are met, development
involving:
(a)
(b)
(c)
(d)
(e)
(f)

Commissioner
of Highways

land division creating 50 or more additional
allotments; or
commercial development with a gross floor area
of 10,000m2 or more; or
retail development with a gross floor area of
2,000m2 or more; or
a warehouse or transport depot with a gross
floor area of 8,000m2 or more; or
industry with a gross floor area of 20,000m2 or
more; or
educational facilities with a capacity of 250
students or more; that is on, or is to be located
within 250m of an Urban Traffic Route or a
Major Urban Traffic Route.

To provide expert
technical
assessment and
direction to the
Relevant Authority
on the safe and
efficient operation
and management of
all roads relevant to
the Commissioner
of Highways as
described in the
Planning and
Design Code.

Query if points (b) and (c) above should be gross leasable floor area, gross floor area does
not seem to be consistent language with terminology set in the Administrative Definitions.

Urban Transport Routes
Performance Outcomes and Deemed to Satisfy / Designated Performance Outcome
Criteria
Seek consistency in use of terms e.g. Designated Performance Feature?
Access – Safe Entry and Exit (Traffic Flow)
PO 1.1
Access points designed to allow safe entry and exit to and from a site to meet the needs
of development, to ensure traffic flow interference associated with access movements is
minimised.
DTS/DPF
1.1
An access point is designed to ensure:
a. the following for the largest vehicle expected to access the site:
(i) entry and exit movements are left turn only;
(ii) access to and from the site is in a forward direction, with on-site manoeuvring
available through circulation around the site of no more than a 3-point turn;
(iii) vehicles cross the property boundary at an angle between 70 and 90
degrees; and
(iv) access to and from the site fully within the kerbside lane of the road; and
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b. where the access point services, or is intended to service:
(i) a single dwelling, the access point has a width of between 3m and 4m
(measured at the site boundary); or
(ii) between 2 and 6 dwellings, the access point has a width of between 6m and
7m (measured at the site boundary); or
(iii) over 6 dwellings or any other non-residential land use, then:
A. where vehicles 6.4m or less are expected to access the site, the access
point has a width of between 7m and 10m (measured at the site
boundary); or
B. where vehicles between 6.4m and 8.8m in length are expected to access
the site, the access point has a width of between 12m and 16m
(measured at the site boundary); or
C. where vehicles up to 12.5m in length are expected to access the site, the
access point has a width of between 16m and 22m (measured at the site
boundary); and
c. the access point is located 1m or more from any roadside infrastructure or trees.

The following responses are provided to DTS/DPF 1.1:
•

1.1 a. (i)-(iv)- should this include the use of ands between criteria

•

1.1 a.(iv) Exiting vehicles have traditionally been permitted to use multiple lanes to
exit, restricting to kerbside lane likely to be prohibitive

•

1.1 b. (iii) These all seem excessive and the urban design outcome of such wide
accesses is against good practice. Pedestrian safety will also be an issue

•

1.1 b. (iii) A. This is considered excessive for the types of vehicles its servicing

•

1.1 b. (iii) C. Anything more than 12m in width we would like to see split driveways
allowing pedestrian refuges

•

1.1 c. 1m insufficient for trees and more items need to be listed with more offsets,
e.g. bus stop

Access – On-Site Queuing
PO 2.1
Sufficient accessible on-site queuing adjacent to access points is provided to meet the
needs of development so that all vehicle queues are contained fully within the
boundaries of the development site, to minimise interruption on the functional
performance of the road and safe vehicle movement.
DTS/DPF 2.1
An access point:
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(a) will not service, or is not intended to service, more than 6 dwellings and there
are no internal driveways, intersections, car parking spaces or gates within 6.0m
of the access point; or
(b) will service development that will generate less than 60 vehicle movements per
day; and
(i) where vehicles no greater than 6.4m in length are expected to access the
site, there are no internal driveways, intersections, car parking spaces, car
park isles or any other internal obstructions within 10.5m of the access
point;
(ii) where vehicles between 6.4m and 8.8m in length are expected to access
the site, there are no internal driveways, intersections, car parking spaces,
car park isles or any other internal obstructions within 14.5m of the access
point;
(iii) where vehicles no greater than 12.5m in length are expected to access the
site, there are no internal driveways, intersections, car parking spaces, car
park isles or any internal obstructions within 20m of the access point; or
(iv) where vehicles over 12.5m in length are expected to access the site, no
Deemed-to-Satisfy Criteria applies.

Definition for access point DTS/DPF 2.1, confirm difference between driveway/ access
points, crossover and request consistency of language throughout the Code.
Inclusion of diagrams may be beneficial to illustrate the difference and intent.
DTS/DPF 2.1 b. it is queried whether this only represents non-residential and identify that
this conflicts with 2.1 (a).
DTS/DPF 2.1 b. it is queried if this should read more than 60 vehicles movements per day

Access - Existing Access Point
PO 3.1
Existing access points designed to accommodate the type and volume of traffic likely to
be generated by the development.
DTS/DPF 3.1
An existing access point:
(a) will not service and is not intended to service more than 6
dwellings; or
(b) will service development that will not result in:
(i) an increase in traffic using an existing access point that is
10% greater than the traffic volumes using the existing
access prior to the development or 60 vehicles per day
(whichever is the lesser); or
(ii) a larger class of vehicle expected to access the site using
the existing access.
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With regard to DTS/DPF 3.1, DTS condition relating to maximum size of vehicle allowed on
site is sought.

Access – Location (Spacing)
PO 4.1
New access points are widely spaced apart from any existing access point or
public road junction to not impede traffic flow and ensure safe and efficient
road operating conditions.
DTS/DPF 4.1
Where access from an alternative local road at least 25m from the Urban
Route is not available, and the access is not located on a Controlled Access
Road, a new access point is:
a. not located on a section affected by double barrier lines between either
edge of the access point; and
b. at least the following distance from a public road junction, or terminating /
merging lane on a public road:
(a) 110 km/h road – 190m
(b) 100 km/h road – 165m
(c) 90 km/h road – 140m
(d) 80 km/h road – 110m
(e) 70 km/h road – 90m
(f) 60 km/h road – 70m
(g) 50km/h or less road – 50m; and
c. at least the following distance from another private (non-public road)
access point:
(a) 110 km/h road – 130m
(b)
(c)
(d)
(e)
(f)
(g)

100 km/h road – 105m
90 km/h road – 85m
80 km/h road – 70m
70 km/h road – 55m
60 km/h road – 40m
50km/h or less road – 30m

Comments regarding DTS/DPF 4.1 are as follows:
•
•
•

•

Where is the definition for controlled access roads?
What does the following mean? As per DTS/DPF 4.1 a. a section affected by
double barrier lines between either edge of the access
DTS/DPF 4.1 b. (e)-(g) seem excessive and won't allow much in the way of new
access points. There would need to be local roads separate by in excess of
140m before a new access point is DTS
DTS/DPF c. (e) and (f) are considered excessive
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Access – Location (Sight Lines)
PO 5.1
Access points located and designed to ensure appropriate sight distances are provided
so that drivers:
(a) on the road approaching the access point are able to recognise the presence
of the access point and/or see a vehicle turning into or out of the access point
in time to slow down or stop in a safe and controlled manner; and
(b) exiting the access point onto the road can see approaching vehicles to avoid
potential conflict.
DTS/DPF 5.1
Drivers approaching or exiting a new access point have an unobstructed line of sight to
or from the new access point in accordance with the following distances:
(a) 110 km/h road – 325m
(b) 100 km/h road – 280m
(c) 90 km/h road – 240m
(d) 80 km/h road – 200m
(e) 70 km/h road – 165m
(f) 60 km/h road –
135m; and
(g) 50km/h or less
road – 105m.

General comments relating to DTS/DPF 5.1 include:
• Unobstructed seems harsh and may see the unnecessary removal of street trees
• Definition of obstruction is sought, as some engineers may not recognise street trees
as an obstruction
• Suggest inclusion of a diagram to measure sightline
Procedural Matters (PM)
Referrals
Class of Development / Activity

Referral Body

Commissioner of
Except where all of the relevant deemed toHighways
satisfy criteria are met, development
(including the division of land) that:

Purpose of Referral

To
provide
expert
technical assessment and
direction to the Relevant
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(a)
(b)

creates a new access or junction; or
proposes either of the following
(except where deemed to be minor
in the opinion of the relevant
authority):
(i) alters an existing access or
public road junction; or
(ii) may change the nature of

Authority on the safe and
efficient operation and
management of all roads
relevant to the
Commissioner of
Highways as described in
the Planning and Design
Code.

vehicular movements or
increase the number or
frequency of movements
through an existing access; on
an Urban Traffic Route road or
within 25m of an intersection
with such a road.

With regard to the PM the following comments are provided:
•
•

(b): the use of 'minor in the opinion of the relevant authority' seems dangerous and
open to inconsistency in application. There needs to be guidance around this and it is
suggested a practice direction may be necessary
(b) (ii) use of may change is very subjective and is the Urban Traffic Route an Urban
Transport Route?

Water Resources
What has informed the map related to this overlay? Needs review as it includes random
Council drainage and sections of waterways are missing. Overall, this overlay appears to be
written in a rural context- suggest including urban area POs and DTS/DPF

PO 1.5
Development that increases surface water run-off includes a suitably sized
strip of vegetated land on each side of a watercourse to filter runoff so as
to:
(a) reduce the impacts on native aquatic ecosystems; and
(b) minimise soil loss eroding into the watercourse.
DTS/DPF 1.5
A strip of land 20m or more wide measured from the top of existing banks on
each side of the watercourse is free from development, livestock use and
revegetated with locally indigenous vegetation.
How does DTS/DPF 1.5 apply in an urban context? Something more appropriate in an urban
context for both PO and DTS/DPF is required to preserve offset of development from
watercourses e.g. 10m from top of bank
PO 1.6
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Development resulting in the depositing or placing of an object or solid
material in a watercourse or lake only occurs where it involves:
(a)
the construction of an erosion control structure;
(b)
devices or structures used to extract or regulate water flowing in a
watercourse;
(c)
devices used for scientific purposes; or
(d)
the rehabilitation of watercourses.
DTS/DPF 1.6
None are applicable.
Recommend an urban version of PO 1.6 reflecting a minimum 10m from top of bank
Procedural Matters (PM)

Referrals
Class of Development / Activity Referral Body
None

None

Purpose of
Referral
None

Suggest reinstatement of referral to DEW for consideration of watercourse and banks as
would otherwise be considered under "water affecting activities permits" (permit is currently
not required when watercourse impact is included in a DA - this loophole should be
captured.

Subzones:
It is considered that there has been a missed opportunity to utilise subzones to enhance and
customise specific spatial locations in need of a more tailored set of policy. Additional
subzones are required to capture important local content within the framework of more
generic zones. Some suggested examples include Bulky Goods and Local Centre Zones
being captured as a subzone.
Recommend further review of the implementation of subzones in locations requiring tailored
policy to achieve the outcomes envisaged.

Hard Edged Built Form
Hard Edged Built Form and Soft Edged Built Form serve as an example of two of the
subzones proposed for West Torrens. The aim of these subzones provide for setbacks or no
setbacks within the Urban Corridor Zone rather than identify unique and additional land uses
envisaged and built form and character.
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Mixed Use Transition
Administration flag more time is required to review this subzone.

Soft Edged Landscaped
As per comments provided for Hard Edged Built Form Subzone.

Zone:
Commonwealth Facilities
Support the inclusion of the note highlighting that this Zone is subject to Commonwealth
laws and where development may occur without the need for an approval under the
Planning, Development and Infrastructure Act 2013. However, for persons referring to the
Code, there is no information available to highlight:
•
•
•

what land uses may be envisaged,
the form and character and
nothing to provide support or reinforcement of the Adelaide Airport as the
international, national and regional gateway of South Australia.

The following are recommended:
• Provide adequate information about envisaged land uses, form and character.
• Reinforce and strengthen the importance of Adelaide Airport.
As a key neighbour, local government service provider, customer, stakeholder (and now
lessee) of the Adelaide Airport, Council has long maintained an interest in the future plans
for development of the airport site. In particular, Council seeks better integration between the
Commonwealth legislation under which airport development is assessed and the state
planning laws which determine land uses in surrounding areas.
The prominence of the Airport Precinct as a major economic and employment generator in
the State continues to grow, and as such the flow on impacts to the surrounding road
network and land uses become an increasing issue to manage. It currently employs more
than 7,100 people on the airport and indirectly employs an additional 15,600, which is a total
of more than 22,800 people. The benefits of having a major capital city airport so convenient
to the city require potential impacts to be carefully balanced in order to 'future proof' the
airport's location.

Recognising the important role that the Adelaide Airport has to play as a key employment
precinct and premium piece of tourism and emergency services infrastructure also requires
a balanced approach to accommodating the community expectations of liveability in
residential areas affected by the airport's air and ground transport.

Community Facilities
This zone provides for a range of public and private community, educational, recreational
and health care facilities. However, it has been chosen for a piece of land on Tapleys Hill
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Road adjacent the Adelaide Airport (shown below). This land currently accommodates a
swamp and land subject to flooding.

The infrastructure Zone is described in the SPC "Guide to the Draft Planning and Design
Code" as:
The Infrastructure Zone provides for the protection, provision, maintenance and
expansion of infrastructure services and facilities and supports ensuring that
development, vehicular movements and infrastructure services and facilities manage
environmental impacts.
Council suggests that Infrastructure Zone may be more appropriate.

Employment
Council questions the collapsing of industry hierarchy, which to an extent has provided a
buffer between sensitive land uses and heavy industries. Policy contained within the draft
Code attempts to rectify interface issues through the implementation of PO 1.2:
Development adjacent land in another zone used for or primarily accommodating
residential development incorporates a range of low impact non-residential uses to
mitigate adverse amenity and safety impacts on the adjoining zone.
This is coupled with a DTS/DPF which highlights more appropriate uses when adjacent a
zone primarily accommodating residential development, although could be seen to conflict
with the overall intent of the Zone.
A review of the desired outcomes appear to be shipbuilding centric at the detriment of the
rest of State and it is queried how the proposed Employment Zone supports efficient
movement of goods and materials on land in the vicinity of major transport infrastructure
including airports and rail.
There does not appear to be a preferred location for Special Industry as it isn't envisaged in
any zone, but is listed as restricted in others. The Code should provide more guidance
around where and how this type of land use should be implemented.
On review of the Employment Zone, the following are recommended:
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•
•
•
•
•
•

Appropriate investigations and recommendations either be undertaken or be made
available for review.
A new zone which provides appropriate interface between sensitive land uses and
heavy industry be implemented
Review of restricted development is sought
Implementation of adequate policy for special industry is sought
Review of Desired Outcomes (DOs) be undertaken with adequate policy in place to
strengthen and achieve DOs.
Consider shipbuilding subzone to ensure that policy is adequate for this industry and
that the focus of the zone is watered down for one very specific industry at the
detriment of other wealth and employment generating business activities.

Australian Bureau of Statistics data indicates that small businesses continue to account for
nearly 98% of all Australian businesses (based on the ABS definition of a small business:
less than 20 FTE employees) and this high percentage also holds true in South Australia.
The proposed changes to Centre and Employment Zone policy could add pressure on small
businesses (particularly independent retail operators) that currently service the day to day
needs of residents, employees and visitors in the surrounding residential areas. Further
research to justify any change is required to find an approach which balances the desires of
larger corporations without unfairly disadvantaging small local businesses (particularly retail
operators) by ignoring the level of investment small businesses have already committed.
Retaining the Bulky Goods Zone (or an equivalent sub-zone) and the Centre Zones
hierarchy would send a clear message to the market that small business will be encouraged
and protected in South Australia. This has the effect of encouraging innovation that might
not otherwise be possible.
Without any justification or researched evidence to the contrary, the alternative proposed will
lead to a market-led approach whereby big businesses and small businesses compete for
land in the generic Employment Zone, which is likely to be to the detriment of small
business. This may mean that the South Australian economy becomes more exposed to
external economic factors- with jobs jeopardised at the whim of corporate entity decisionmaking processes.

General Neighbourhood
See Zone Corrections and Technical + Numeric Variations (TNVs) response as previously
submitted Draft Planning + Design Code Consultation Response One (Attachment Four).
See Neighbourhood Zone response as previously submitted Draft Planning + Design Code
Consultation Response Two (Attachment Five).
Further to the above, it is sought that DTS/DPF 2.1 include more clarity around handle width
and inclusion of landscaping strip e.g. a driveway width of 3-3.5m and landscaping
established either side
Battle-axe subdivision
The Code opens up the potential of battle-axe subdivision more than is currently available in
the City of West Torrens Development Plan. This is of concern, particularly for the Low
Density Policy Area 20 and 21 where the Desired Character specifically states that battleaxe subdivision would not occur. This was primarily to retain allotment pattern, ensure
privacy, maintain the streetscape and minimise bulk and scale impacts.
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Whilst the minimum driveway width being proposed in the Code is supported due to its
widening area and ability to accommodate landscaping, this does not go far enough to
resolve the many other issues that arise from battle-axe development.
The draft Code has defined battle-axe as follows:
Means an allotment or site that comprises—
(a) a driveway or ‘handle’ (and any related open space) that leads back from a road
to the balance of the allotment or site; and
(b) a balance of the allotment or site that is the principal part of the allotment or site
and that does not have a boundary with a road.

Note: Battle-axe allotments are often referred to as ‘hammerhead’ or ‘flagpole’ allotments.
Battle-axe site areas
The code states that battle-axe allotments should have an area (not including the 'handle')
the same as that as the relevant minimum for the zone it is located in. Council
administration consider this to be insufficient as it fails to recognise the additional demands
placed upon a battle-axe allotment.
The most space consuming element is the vehicle manoeuvring area and visitor carpark. By
their very nature, battle-axe allotments have a long driveway which leads to the remainder or
'bulb' of the allotment. These driveways are often in the realm of 25-40m in length. Without a
manoeuvring area, vehicles will have to reverse all this way and then exit out onto a public
road often with reduced visibility because there is a fence on either side of the driveway.
Vehicles should and currently are made to enter and exit the site in a forward direction. This
requires a manoeuvring area at the end of the driveway normally in the form 'y' or 't' shape.
A visitor carpark can make up part of this area, but only if it too can exit the site in a forward
direction.
A carpark uses 13.5m² and a typical 't' manoeuvring area uses approximately 70m²
When considering the minimum site area (300m²) for a battle-axe allotment in The Code, a
number of other undevelopable areas need to be considered:
POS = 60m²
Landscaping = 21m²
Bin storage area = 3m²
Area between dwelling and side boundary = 0.9 x 10m = 9m²
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Total of undevelopable area = 163m²
This mean that there is only approximately 137m² left to build a house. This restricted area
will push developers to build up in order to achieve a suitable floor area. An argument could
be posed that developers will not subdivide unless they have enough room, but in response
to this we note that many home owners see a battle-axe subdivision as a method of making
money and have little to no intention of developing it themselves. This creates vacant
allotments which entry home buyers can afford and then choose to develop.
A minimum site area of 450m² not including the handle should be applied to all battle-axe
allotments.
Vehicle manoeuvring for battle-axe allotments
As described above, vehicles accessing the site should be able to enter and exit in a forward
direction. Apart from the obvious safety issues, there also a convenience concern. If it is not
convenient for someone to reverse out of a 20m+ driveway, then they are unlikely to use it.
As a result, this puts additional pressure on on-street parking.
The vehicle manoeuvring area itself should be conveniently accessible and support a
maximum three point turn. Any more and it will begin to create noise issues for adjoining
residents as well as being less likely to be used.
Two storey dwellings on battle-axe allotments
Currently The Code does not seek to limit the highest of dwellings on battle-axe allotments
any further than a regular allotment. This is not currently the case with the Development
Plan calling for only single storey development to occur on battle-axe allotments. Like all
provisions of the Development plan, it is not a hard and fast rule and there may be examples
of where it has occurred. These should not set the standard but rather guide as to when it
may be appropriate.
Overlooking on battle-axe allotments
An important consideration for two storey dwellings on battle-axe allotments is overlooking
potential. Currently the Development Plan calls for windows to be obscured to a minimum
height of 1.7m. The Code seeks to reduce this to 1.5m, which will bring it in line with current
complying development.
According to firstinarchtecture.co.uk, the average female eye heights is 1.5m and the
average male eye height is 1.6m. This means that the average person will be able to stand
at their window and look into a neighbouring property if it is obscured to a height of 1.5.
If two storey dwellings are allowed to be built on battle-axe allotments, then obscured glazing
to be retained to a height of 1.7m above the floor level.
Overshadowing from battle-axe allotments
Overshadowing can occur on any allotment, however it is more likely to impact POS and
living areas of adjacent dwellings if it is built on a battle-axe allotment. The proposed
setbacks of The Code will add further potential for overshadowing to occur.
Currently in the Residential Policy areas 20 & 21, there is a minimum upper level rear
setback of 8m. These policy areas are shown to transition to the General Neighbourhood
zone that will be deemed to satisfy if the upper level has a rear setbacks of 5m.
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Depending on the size of the adjoining allotments, the shadow from a two storey dwelling on
battle-axe allotment could completely overshadow a neighbouring yard.
Bulk and scale of development on battle-axe allotments
A common complaint from residents adjoining a two storey dwelling on a battle-axe allotment
is the visual bulk and scale of the building compared to is surroundings. In areas with an
established and traditional allotment pattern, POS is usually found at the rear of the dwelling.
With rear yards grouped together, there is considerable separation between the rear façades
of dwellings that provides a sense of space and openness. A two storey dwelling located in
what used to be a backyard, will cause a significant change to this view and a create sense
of enclosure.
A single storey dwelling will still have an impact, but it will not be to the same extent. It is
also more possible to screen the dwelling with vegetation.
Density and battle-axe allotments
It is generally accepted that as a metropolitan area we need to consolidate rather than
continue to spread out. However, increased density can be achieved in a variety of other
ways that do not involve battle-axe subdivision.
Streetscape and battle-axe development
An argument for battle-axe subdivision is that it allows the existing dwelling to be retained
and therefore the streetscape as a whole. However, this fails to recognise the additional
crossovers and driveways and loss of vegetation from both large private yards and street
trees.
Most dwellings have one driveway each which takes up a small proportion of the frontage
width. By doubling the amount of driveways it has a corresponding effect on the ratio
between frontage and driveway. As reasonably expected, the driveways leading to the
battle-axe allotment are fenced on each side and where vegetated are done with minimal
landscaping. This creates a hard surface corridor visible from the public realm and adjoining
dwellings. Whilst The Code is seeking to create additional space for landscaping (1m either
side of driveway) there is limited species that can flourish in such an environment and still
provide a positive amenity.
Additional crossovers also create potential for conflict between them and existing street
trees. Council's arborist usually require a two metre setback between crossovers and street
trees, stormwater disposal points etc. They also call for crossovers to be setback from street
signs, intersections, stobie poles etc. This starts to limit where a crossover can be located.
More often than not it is the street tree which succumbs and needs to be removed.
When a large rear yard is divided off, this is also often the location of the larger mature trees
which have been given the opportunity to grow. These trees are then removed in order to
make way for the dwelling or are considered too dangerous to be located in close proximity
to a dwelling. This loss of tree canopy is not as likely in regular side by side division as many
of these rear yards can still accommodate the existing trees.
Although one or two on a street may not be too concerning, numerous examples of this type
of development will completely alter the streetscape and character of the area.
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Housing Diversity Neighbourhood
As per the previously submitted response to the Draft Code Consultation (Attachment Four,
and further to general comments regarding the suite of Neighbourhood Zones (Attachment
Four and Five), the following comments are reiterated:
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.

Infrastructure
It is requested for the inclusion of TNV regarding building height, e.g. maximum of 12.0
metres.

Infrastructure (Ferry and Marina Facilities)
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) does not appear to support these types of land uses.

Recommend the implementation of a sub zone supporting recreation and tourist land uses
be drafted and implemented.

Open Space
Further to Consultation Response One already provided (Attachment Four), the following
comments are made:
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•
•

Query DTS/DPF 2.2 and the need for parameters to be placed on playgrounds, not
previously provided for in the Development Plan
Land uses sought (office, shop etc) that have previously been non-complying within
the Development Plan with some exceptions.

Recreation
Previously discussed in Council's response one (Attachment Four).

Suburban Activity Centre
Collapsing of Centre Zones
In the current system and within West Torrens, there are three different centre zones. The
table below identifies the centres relevant to West Torrens and provides a brief description
of how they fit in the hierarchy
Local Centre

This is the smallest scale centre zone, generally envisaged to
accommodate land uses like the local deli, hairdressers and fish
and chip shop at a primarily pedestrian scale.
(Example: group of shops located on the corner of Henley Beach
Road and Huntington Ave, Fulham)

Neighbourhood
Centre

This is a larger scale version of the Local Centre Zone and will
accommodate more of the same but at a greater intensity,
sometimes incorporating a larger supermarket chain. This is
often also where civic buildings such as a library will be located.
(Example: Council's Civic Centre collocated with Hilton Plaza)

District Centre

A District Centre Zone draws patronage from a lager catchment.
(Example: Brickworks Market)

All of the above centre zones have now been converted to the Suburban Activity Centre
Zone within the Code. DPTI have not provided any justification or research to support this
approach.
This is concerning as the provisions in relation to land use, building height and scale will be
the same whether you are considering the Brickworks Market or the local corner shops. This
seems unreasonable and will likely encourage inappropriate development, especially in the
current Local Centre Zones where built form and land uses are of a lower intensity. Local
Centre Zones are most commonly found in residential areas and as such reflect the
residential character of their locality in terms of bulk, scale and character.
Some critical points forming policy of the Suburban Activity Centre Zone are as follows:
•
•
•

Residential development is encouraged as long as it is part of a mixed use
development and has a density greater than 35 dwellings per hectare;
Bulky goods outlets are encouraged;
Buildings can be up to 6 storeys in height (except where a TNV specifies otherwise
and TNV is captured by reference within policy);
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•

Advertisements are encouraged up to 8m height, and each sign face does not
exceed 6m²
All of the above points are likely to be unsuitable in areas currently zoned Local Centre
Zone. This type of development would be more suited to a Neighbourhood or District Centre,
but the draft Code provides no differentiation.
Council recommends DPTI drafts a subzone identifying appropriate envisaged land uses
and scale for existing Local Centre Zone.

Suburban Employment
Loss of Bulky Goods Zone
The City of West Torrens Development Plan identifies a large portion of land, currently
known as the Mile End Home Maker Centre, as the Bulky Goods Zone. This zone supports
activities which require large buildings and convenient loading areas to accommodate their
products. These activities often struggle to find suitable locations to operate because of their
unique attributes. This explains why bulky goods activities are often found in or on the
periphery of industrial areas.
There is no evidence to suggest that the current Bulky Goods Zone requires changes and
therefore should be protected until adequate research identifying data to the contrary. The
Code seeks to change this area to the Employment Zone. While bulky goods can occur in
the proposed Employment Zone, other land uses such as shops up to 500m² and industry
are also encouraged. By allowing the 500m² shops to infiltrate this area, it is likely to
encourage the division of current large floor areas utilised by bulky goods tenancies into
multiple tenancies as the return will likely be greater. Shops are likely to also be wanting to
leverage the existing customer base created by this specialised location.
Bulky goods retailers will then be looking for alternative locations, which may or may not be
located within West Torrens and may be in an area less suitable due to their specialised
requirements.
General comments include:
•
•

ensuring that images are of a size that is legible (see DTS/DPF 3.5 and 3.6),
what is meant by -1m as seen in landscaping DTS/DPF 5.1 a.?

Council recommends that SPC be requested to create a subzone within the Employment
Zone which specifically envisages and protects the Bulky goods land uses.

Suburban Neighbourhood
Please see earlier responses which discuss proposed Suburban Neighbourhood Zone
(Attachment Four and Five).

Urban Corridor (Boulevard), Urban Corridor (Business), Urban Corridor (Living), Urban
Corridor (Main Street)
A comprehensive review of the Urban Corridor Zones is yet to be fully completed, however
some initial comments are below.
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Policy from Prospect
It is noted that there is a variance in policy from the current Urban Corridor provisions to that
of the Code. It appears that the more lenient policy has been adopted from the recent
Prospect DPA. It should be recognised that this DPA was contextual in nature derived from
development, sites and expectation from the Prospect area. The building envelope
provisions are the most evident change and it is argued that what is suitable in Prospect
(smaller and east/west oriented allotments) will not be as suitable along the arterials roads in
West Torrens.
Deemed to Satisfy
It has been observed that dwellings constructed by Housing SA or in conjunction with
another party, will be DTS within the Urban Corridor Zones. This is concerning as it does not
seek to restrict the types of dwellings in line with the Desired Objective of the Zone.
DO 1
Buildings that achieve a consistent, tall, uniform facade to frame the primary road
corridor generally
well set back with areas of significant open space. Buildings accommodate a mix of
compatible
residential and non-residential uses including contain small scale shops and mixed
business
development at ground and lower floor levels with residential land uses above.
It is noted that none of the zone provisions are to be considered when assessing a DTS
Housing SA application. This seems like it could be a mistake but if it is not, Council strongly
recommends that relevant policy relating to the Urban Corridor Zone be considered. It would
undermine the intent of the zone to allow a detached or group dwellings in an area intended
to accommodate up to 8 storey development. Council Administration believe that leaving it
up to market demand is unsatisfactory and creates a tiered and inconsistent planning
system.
Whilst it might not be the case across South Australia, within the West Torren LGA an
advertisement will never be able to be a DTS development. This is because one of the
requirements of Advertising to be DTS, is that it is not located in an area covered by the
Affordable Housing Overlay. The Affordable Housing Overlay covers all of the Urban
Corridor Zone within West Torrens LGA.
Development types
An apartment is listed in the assessment tables as well as being an envisaged development
type. As briefly mentioned in the definitions section of the report, this is not a defined term
and the ordinary meaning would be considered a Residential Flat building. However in this
context it has been mentioned in the singular suggesting that an apartment can be built by
itself. If this is the case then clarification as to how this is different to a detached or group
dwelling should be made. If an apartment is part of a residential flat building it is questioned
why these types of development have been identified separately within the assessment
tables and envisaged development list.
A child care centre has been specifically listed in the assessment tables as a type of
development, however a child care centre is a derivative of a pre-school which has been
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defined in the Land use definition section of the Code. This may be a mistake and preschool should be listed instead of child care centre, but in case it is not, the Code should
provide reasoning or a definition explaining how they are different.
There are developments listed as envisaged within the zone but are not given their own
section within the development assessment table, for example a retail fuel outlet. It is
considered that all development listed as envisaged should be listed in the assessment
tables as they are considered to be both expected and frequently occurring. It would make
sense that development neither envisaged nor restricted are those which are assessed
against any relevant provision.
Also mentioned in the Definitions section of this report, there are two similar terms listed as
envisaged development (licensed premises and licensed entertainment premises) but
neither of them are defined or have an ordinary meaning. As they have been listed
separately it is assumed that they are separate and distinct from one another. Unfortunately
there is no further guidance provided by PO, DTS or DPF provisions. If these terms are not
defined by the Definitions, then additional guidance in necessary in the zones of which they
are envisaged.
The Urban Corridor Zones also refer to a restaurant separately to a shop. It is noted that a
restaurant is a derivative of a shop as defined in the Code. There seems to be an
inconsistent approach to how a restaurant is referred to which creates confusion around
which provisions are relevant. For example PO 1.5 of the Urban Corridor (Business) Zone
both shop and restaurant are mentioned, however in PO1.4 only shop is. Does this mean
that PO 1.4 doesn't apply to a restaurant or it still does because of the definition of
shop? Council administration believe that shop and restaurant should be defined
separately as they have different impacts which is reflected by the way that the Code refers
to them (i.e. restricted development table).
Built form
This zone, like several others, has established a variety of floor caps which are used to
determine whether they are envisaged, restricted or require public notification. These
numbers seem generalised and appear not to reflect local context. It is requested that some
evidence based research be provided to justify these floor areas caps as would be
necessary if Council undertook a Development Plan Amendment (DPA). The provisions
around floor area caps are also considered to be inadequate to consider a development
such as a restaurant. Further to the previous issue raised around inconsistency of using
terms shop and restaurant, it is unclear whether a restaurant should apply with the floor area
cap described by a provision that only refers to a shop (e.g. PO1.2 Urban Corridor
(Boulevard) Zone). Also restaurant is not specifically described in the Procedural Matters
table, only shop. Will a restaurant with a floor area exceeding PO1.2 need notification?
The current City of West Torrens Development Plan calls for a minimum floor to ceiling
height of the ground floor to be 4.5m. This was to allow for land use adaptability when
reusing the site. The Code appears to have reduced this ground to floor ceiling height by 1
metre, however no justification for this change has been provided. It is requested that SPC
provide justification via evidence based research for this change before local government is
able to make further comment.
Building interface
The Building interface height provisions within the Urban Corridor Zones appear to continue
to allow for drastic differences in height, bulk and scale in a way that is detrimental to the
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adjoining low scale residential areas. This is especially prevalent adjacent Character Policy
Areas where the difference in height can be up to 7 storeys. The current provisions seek to
reduce building height where it adjoins a rear or side boundary and is directly adjacent a
residential zone. The issue is that in several situations this provision is not relevant, such as:
a) where a building's primary frontage addresses a road adjacent a residential area
(image a); or
b) where there is an allotment between the building and a neighbouring residential
zone (image b).
The intention behind the building height policy is sound as it seeks to reduce the bulk and
scale and subsequent effects from detrimentally impacting on a neighbouring residential
zone. However, its scope needs to be broadened in order to capture any development likely
to be impacted in this way.

Image A

Image B

41

Council's preference would be to add TNV's to limit the building heights of buildings within
the URC zone within 60m (in line with the adjacent land definition) or a residential zone to 3
storeys. In the event that this is not possible then the building height interface provisions
should apply from the zone boundary irrespective of the buildings orientation of whether it
immediately adjoins a residential zone.
Council recognises that the proposed range of Urban Corridor Zones are essentially the
same as the existing Development Plan. This includes their liberal scope for expansive nonresidential and retail land uses.
However there are aspects of concern and matters that can be rectified as part of this
planning reform, such as:
•
•
•
•

public notification of multistorey dwelling adjacent/ close proximity to neighbourhood
zones
the building height interface provisions
clarification of car parking requirements
less emphasis on non-residential ground floor development where the site does not
address an arterial or collector road.

Car parking in Designated Areas
Please see Transport Access and Parking General Policy for discussion around car parking.
Public notification
Currently an 8 storey building can be built adjacent a residential zone without the need for
public notification. This is only triggered if the development is proposed to exceed the
maximum height (e.g. 8 storeys). This has caused much angst in the community and is of
particular interest to Elected Members.
Upon release of the P&D Code it appeared that where adjacent land (land within 60m of the
subject site) is in a different zone that it would trigger notification. This is supported by
Council, However the Code update Report has indicated a significant change to Public
notification, and no detail has been provided. Council strongly supports that the initial
approach is retained and any land in a different zone, which is within 60m of the subject site,
triggers the public notification process.

Urban Renewal Neighbourhood
See Neighbourhood Zone response as previously submitted in Response Two (Attachment
Five).

General Policy:
Advertisements General Policy
New provisions appear to disregard trees. Suggest reintroducing the following PDC from
Council's Development Plan as a PO:
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Advertisements and/or advertising hoarding should be sited to avoid damage to, or
pruning or lopping of, on-site landscaping or street trees
There appears to be a shift from advertisements being limited to information relating to the
legitimate use of the associated land (West Torrens Development Plan) to advertisements
primarily limited to information relating to the lawful use of the land they are located on (Draft
Planning and Design Code). More policy on how to deal with third party advertising is
sought.
Policy for advertising within the Neighbourhood Zones is sought. Currently advertising within
a residential zone is often non-complying, however falling back onto the general provisions
within the Code as they relate to the Zones and general policy appears to be open to an
increase in signage. Likewise, there is no maximum advertisement area for neighbourhood
zones, and not enough policy in the neighbourhood zones to control it.
Policy for flags, bunting and streamers currently found in City of West Torrens Development
Plan is not found within the Draft Planning and Design Code. It is suggested this policy be
included.

Animal Keeping and Horse Keeping General Policy
DTS/DPF 2.2 states none are applicable and then provides conflicting/additional information
(see below):
DTS/DPF 2.2
None are applicable
Stables, horse shelters and/or associated yards sited in accordance with the
following:
a) 30m or more from any sensitive receivers or approved sensitive receivers on land
in other ownership;
b) where an adjacent allotment is vacant and in other ownership, 30m or more from
the boundary of that allotment.
The following points are also identified:
•
•

•
•

PO 2.3 is under Horse Keeping heading, however also references kennelling. It is
suggested that this brought to the general section of animal keeping.
Doggy day cares are becoming more prevalent, it is requested that there be some
specific policy to help guide assessment. It is noted that doggy day care is not a
kennel (see definition of intensive animal keeping and case law), although it has
similar impacts.
PO 3.3 and associated DTS/DPF change nature of previous PDC, kennels should
only occur where there is a permanently occupied dwelling on the land. Would like
more information supporting change proposed by Code.
It is becoming popular to keep non-traditional domestic pets such as pigs, goats,
llamas. Suggest additional policy to provide for assessment of these animals in
domestic setting. Applications to keep these animals often come after they have
been living on site. These are generally retrospective applications, resulting from a
complaint and can be difficult to deal with under the Local Nuisance and Litter
Control Act 2016.
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Aquaculture General Policy
Administration flag more time is required to review this general policy.

Beverage Production in Rural Areas General Policy
Not applicable

Bulk Handling and Storage Facilities General Policy
Administration flag more time is required to review this general policy. Noting, the policy has
not been reviewed in great detail, but interim comments include:
•

PO 2.2 suggest amending to: Bulk handling and storage facilities incorporate
landscaping to assist with screening and dust filtration and to contribute to tree
canopy cover throughout metro Adelaide.

Clearance from Overhead Powerlines General Policy
Suggest that the appropriate documents from Office of Technical Regulator is referred to
here. Building Safely near Powerlines:
https://www.sa.gov.au/__data/assets/pdf_file/0003/18606/150513-Building-safely-nearpowerlines-web.pdf

Design in Rural Areas General Policy
Not applicable

Design in Urban Areas General Policy
The following comments are made following the related provisions of the draft Code:
All Development
PO 1.1
Buildings that reinforce corners through changes in setback, articulation, materials,
colour and massing (including height, width, bulk, roof form and slope).
DTS 1.1
None are applicable.
It is not understood what the intention behind this provision is. If it is to seek that a building
address both street frontages then it should be written as such. The provision is even more
difficult to interpret because there has been no DTS way suggested for satisfying it.

PO 1.2
Where zero or minor setbacks are desirable, development provides shelter over
footpaths to positively contribute to the walkability and comfort of the public realm.
DTS 1.2
None are applicable.
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This should be made clearer in that it relates to zero or minor setbacks from the front
boundary. It is difficult to see how this would apply to development such as dwellings,
garages, verandahs etc. It is expected that it only applies to commercial or mixed use
development.

PO 1.3
Buildings (other than ancillary buildings, group dwellings or buildings on a battle-axe
allotment) designed so the main façade faces the primary street frontage of the land
on which they are situated.
DTS 1.3
None are applicable.
This is a design technique that is supported and is found in the current Development Plan
provisions. A DTS should be provided along the lines of "The front door and at least one
habitable room window address the primary street"

PO 1.4
Plant, exhaust and intake vents and other technical equipment integrated into the
building design to minimise visibility from the public realm and negative impacts on
residential amenity by:
(a) positioning plant and equipment discretely, in unobtrusive locations as viewed
from public roads and spaces;
(b) screening rooftop plant and equipment from view; and
(c) when located on the roof of non-residential development, locating the plant and
equipment as far as practicable from adjacent sensitive land uses.
DTS / DPF 1.4
Development does not incorporate any structures that protrude beyond the roofline.
This is a common sense provision and is supported. The DTS is concerning though as it is
arguable that plant, exhaust and intake vents are not structures. If this is clearly accepted,
then the DTS does not apply to the provision.
PO 1.5
The negative visual impact of outdoor storage, waste management, loading and
service areas is minimised by integrating them into the building design and screening
them from public view (such as fencing, landscaping and built form) taking into
account the form of development contemplated in the relevant zone.
DTS 1.5
None are applicable.
This is supported.

PO 2.1
Development maximises opportunities for passive surveillance of the public realm by
providing clear lines of sight, appropriate lighting and the use of visually permeable
screening wherever practicable.
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DTS 2.1
None are applicable.
This is a Crime Prevention Through Environmental Design principle and is supported.

PO 2.2
Development designed to differentiate public, communal and private areas.
DTS 2.2
None are applicable.
In some instances this might be a good idea, however it is going away from current design
practises which try and integrate and blur the lines between private and public space. In a
residential context, this may been seen as supporting front fences, which is not always
something that should be encouraged (i.e. Novar Gardens)

PO 2.3
Buildings designed with safe, perceptible and direct access from public street
frontages and vehicle parking areas.
DTS 2.3
None are applicable.
This is a Crime Prevention Through Environmental Design principle and is supported.

PO 2.4
Development at street level designed to maximise opportunities for passive
surveillance of adjacent public realm.
DTS 2.4
None are applicable.
This is a Crime Prevention Through Environmental Design principle and is supported.
PO 2.5
Common areas and entry points of buildings (such as the foyer areas of residential
buildings), and non-residential land uses at street level, maximise passive
surveillance from the public realm to the inside of the building at night.
DTS 2.5
None are applicable.
This is a Crime Prevention Through Environmental Design principle and is supported.

PO 3.1
Landscaped (including trees), permeable open spaces incorporated to:
(a) minimise heat absorption and reflection;
(b) maximise shade and shelter;
(c) maximise stormwater infiltration; and
(d) enhance the appearance of land and streetscapes.
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DTS 3.1
None are applicable.
It is disappointing that this is the only landscaping provision in the Design in Urban area
section which applies to all development. There are no benchmarks or standards which
should be met and therefore difficult to request an applicant to deal with, it is strongly
recommended that the considerations in PO 3.1 (a)-(d) be strengthened with DTS/DPF.

PO 4.1
Buildings sited, oriented and designed to maximise natural sunlight access and
ventilation to main activity areas, habitable rooms, common areas and open spaces.
DTS 4.1
None are applicable.
This is a good provision and will help stop issues such as western facing windows and
overshadowing of POS.

PO 4.2
Buildings sited and designed to maximise passive environmental performance and
minimise energy consumption and reliance on mechanical systems, such as heating
and cooling.
DTS 4.2
None are applicable.
This provision could be combined with the one above as they basically call for the same
thing.

PO 4.3
Buildings incorporate climate responsive techniques and features such as building
and window orientation, use of eaves, verandahs and shading structures, water
harvesting, at ground landscaping, green walls, green roofs and photovoltaic cells.
DTS 4.3
None are applicable.
The first part of this provision repeats the two above it, but the rest is new and highly
relevant. As much sense as this provision makes, it is hard to enforce these types of design
features if the applicant does not want to do them, or wants to do them at a later point.

PO 5.1
Development sited and designed to maintain natural hydrological systems without
negatively impacting:
(a) the quantity and quality of surface and groundwater;
(b) the depth and directional flow of surface and groundwater; or
(c) the quality and function of natural springs.
DTS 5.1
47

None are applicable.
This is the only provision that applies to all development in the Design in Urban Areas
Overlay in relation to water sensitive design. This is considered insufficient and could easily
be bolstered with provisions that talk to the following POs:
•

Development should be designed to maximise conservation, minimise consumption
and encourage re-use of water resources.

•

Development should include stormwater management systems to mitigate peak flows
and manage the rate and duration of stormwater discharges from the site to ensure
the carrying capacities of downstream systems are not overloaded.

•

Stormwater management systems should preserve natural drainage systems,
including the associated environmental flows.

•

On site detention and retention of stormwater should be sited away from areas where
site contamination has occurred.

On further consideration, there are number or POs placed under specific development types
that should apply to all development and be captured within this section.
This provision should be made more specific, the PO reads like a Desired Outcome.
Furthermore, in a City of West Torrens context, there are many dwellings being built in a
flood plain and as a result need to have the site level raised. This in turn has an impact on
flood water and where it travels. Whilst it is assumed that this provision speaks more to
creeks etc., it is not clear. Suggestions to enhance PO 5.1 include:
•
•
•

5.1(a) inclusion of volume
5.1(b) removal of or
Inclusion of the following as dot points
o (d) Seek opportunities to make beneficial use of stormwater, generated by or
passing through a site.
o (e) Protect and enhance natural water flows.
o (f) Prevent soil erosion.
PO 6.1
Development facing the street designed to minimise the negative impacts of any
semi-basement and under-croft car parking on streetscapes.
DTS/DPF 6.1
The protrusion of semi-basement and undercroft car parking structures does not
exceed 1.2m above finished ground level and is screened through appropriate
plantings, except in a location or zone where a continuous ground floor façade
aligned with the front property boundary is desired.

This provision could not be used if the site is located in a flood prone area, although it does
not recognise this.

PO 6.2
Vehicle parking areas appropriately located, designed and constructed to minimise
impacts on adjacent sensitive receivers through measures such as ensuring they are
attractively developed and landscaped, screen fenced, and the like.
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DTS 6.2
None are applicable.
It would be nice to see vegetation also considered when design vehicle manoeuvring areas.

PO 6.3
Pedestrian connections that are safe, legible, direct and accessible are provided
between parking areas and the development.
DTS 6.3
None are applicable.
No concerns, only likely to apply to commercial development

Street level vehicle parking areas that are open to the sky are landscaped to provide
shade and reduce solar heat absorption and reflection.
DTS / DPF 6.4
Vehicle parking areas that are open to the sky and comprise 10 or more car parking
spaces include a shade tree with a mature canopy of 4m diameter spaced for each
10 car parking spaces provided and a landscaped strip on any road frontage of a
minimum dimension of 1m.
One per 10 carparks is not considered sufficient, this should be altered to 1 per 4 spaces or
more information around how this new reduced parking requirement was derived. One tree
with a 4m spread will only cover about 12.5m², whereas a carpark accommodating 10 car
parks and manoeuvring area is at least 233m² in area.

PO 6.5
Vehicle parking areas are landscaped along public frontages, allotment boundaries
and between double rows of parking spaces.
DTS / DPF 6.5
Vehicle parking areas comprising 10 or more car parking spaces contain a vegetated
landscaped strip of a minimum dimension of:
(a) 1m along all public road frontages and allotment boundaries; and
(b) 0.6m between double rows of car parking spaces.
This should apply to all carparks, not just those that accommodate more than 10 carparks.
Where have the figures contained within DTS/DPF 6.5 (a) and (b) come from?
PO 6.6
Vehicle parking areas and associated driveways are landscaped to shade and
positively contribute to amenity.
DTS 6.6
None are applicable.
This is a good provision but there should be more detail about how this can be achieved. It is
difficult to provide sufficient space to allow vegetation of a size and size that would provide
shade, especially along driveways.
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PO 6.7
Vehicle parking areas and accessways incorporate integrated stormwater
management techniques such as permeable or porous surfaces, infiltration systems,
drainage swales or rain gardens that integrate with landscaping requirements.
DTS 6.7
None are applicable.
This is supported

PO 7.1
Development, including any associated driveways and access tracks, minimises the
need for earthworks to limit disturbance to natural topography.
DTS / DPF 7.1
Development does not involve either:
(a) excavation exceeding a vertical height of 1m;
(b) filling exceeding a vertical height of 1m; or
(c) a total combined excavation and filling vertical height of 2m or more.
This does not work with flood prone areas as our engineers are not inclined to support
alternatives such as sump and pump due to the possibility of failure and potential damage.

PO 8.1
Fences, walls and retaining walls of sufficient height to maintain privacy and security
without unreasonably impacting visual amenity and adjoining land’s access to
sunlight.
DTS 8.1
None are applicable.
This is a reasonable provision however some more guidance around what would be DTS
would be nice. It is noted that up to 2.1m fences and retaining wall are not development. For
consistency sake a figure say, 2.4m could be considered DTS.

PO 8.2
Landscaping incorporated on the low side of retaining walls that are visible from
public roads and public open space to minimise visual impacts.
DTS / DPF 8.2
A vegetated landscaped strip 500mm deep or more is provided against the low side
of a retaining wall.
This is supported, although would like to know reasoning for this measurement.
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PO 10.1
Development facing a street provides a well landscaped area that contains a deep soil
space to accommodate a tree of a species and size adequate to provide shade,
contribute to tree canopy targets and soften the appearance of buildings.
DTS / DPF 10.1
Buildings provide a 4m by 4m deep soil space in front of the building to accommodate
a medium to large tree, except where no building setback from front property
boundaries is desired and then this soil space is to be provided to the side or rear of
the building.
Inclusion of additional wording as highlighted ion red above (see DTS/DPF 10.1)

PO 10.2
Deep soil zones provided to retain existing vegetation or provide areas that can
accommodate new deep root vegetation, including tall trees with large canopies to
provide shade and soften the appearance of multi storey buildings.
DTS / DPF 10.2
Multi-storey development provides deep soil zones and incorporate trees at not less
than the following rates, except in a location or zone where full site coverage is
desired:

Supportive of new provisions that promote and support establishment of new trees to meet
canopy cover targets, however how will these new trees be protected from future
development. What conditions will be in place to ensure these trees are retained and
contained in the ground on the site?
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PO 11.1
Development minimises detrimental micro-climatic impacts on adjacent land and
buildings.
DTS 11.1
None are applicable.
Query how 'minimises detrimental micro-climatic impacts' will be assessed?

PO 22.1
Residential development designed to capture and re-use stormwater to:
maximise conservation of water resources;
manage peak stormwater runoff flows and volume to ensure the carrying capacities of
downstream systems are not overloaded; and
manage stormwater runoff quality.
DTS / DPF 22.1
Residential development in the form of:
(a) detached, semi-detached or row dwellings include a retention rainwater tank
storage:
connected to at least 80% of the roof area of the dwelling (row dwelling), or at least
60%of the roof area of the dwelling (detached and semi-detached dwellings);
connected to all toilets and either the laundry cold water outlets or hot water service;
iii. that has a minimum total capacity in accordance with Table 1, and iv. the roof is at
least 80% of the impervious area; or
Table 1: Retention Rainwater Tank

(a) hammerhead dwellings have driveways and pathways constructed of a minimum
of 50% permeable or porous material and include a retention rainwater tank storage:
connected to at least 60% of the roof area of the dwelling;
connected to all toilets and either the laundry cold water outlets or hot water service;
and
that has a minimum total capacity in accordance with Table 2.
Table 2: Retention Rainwater Tank Option
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The following comments are made in relation to PO 22.1:
•

Remove residential reference - making this provisions relevant to all development
and move to 'all development' 5.1

•

22.1 achieves 22.2 by virtue of following tables

The following comments are made in relation to DTS/DPF 22.1:
• Expand to how this would relate to commercial, industrial etc. e.g. Development
Stormwater Plan
• Table 1 and 2: what happens for 500m² allotments?
• Table 1 and 2: enlarge for readability
• Table 1: Reference to sites instead of allotments- following reference convention as
seen in landscaping DTS/DPF 12.1
PO 22.2
Development creating 5-19 dwellings includes stormwater management systems that
minimise the discharge of sediment, suspended solids, organic matter, nutrients,
bacteria, litter and other contaminants to the stormwater system, watercourses or
other water bodies.
DTS 22.2
Development creating 5-19 dwellings is accompanied by an approved Stormwater
Management Plan that achieves the following stormwater runoff outcomes:
(a) 80 per cent reduction in average annual total suspended solids;
(b) 60 per cent reduction in average annual total phosphorus; and
(c) 45 per cent reduction in average annual total nitrogen.
The following comments are made in relation to PO 22.2
•

Tweak and move to all development e.g. replace creating 5-19 dwellings to
'development'. Alternatively 41.1 could supersede this in all development and is seen
to capture all relevant parts.

•

Stormwater Management plan also refers to for a township, a whole Council and
these involve a greater process involving State Government, NRM and need to meet
particular criteria- confusing.

•

Suggest replacing this term with Development Stormwater Plan (DSP)

The following comments are made in relation to DTS 22.2
• Tweak and move to all development e.g. replace creating 5-19 dwellings to
'development'.
• Who is the stormwater management plan approved by? Council or via insite tool?
• Addition of (d) the reduction of gross pollutants
PO 22.3
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Development creating 5-19 dwellings includes a stormwater management system
designed to mitigate peak flows and manage the rate and duration of stormwater
discharges from the site to ensure the carrying capacities of downstream systems are
not overloaded.
DTS 22.3
Manage site generated stormwater runoff up to and including the 100 –year ARI flood
event (1% AEP) to avoid flooding of buildings, and
Either:
maintains a pre-development peak flow rate from the site based upon a 0.35 runoff
coefficient for the 5year ARI (18.1% AEP) 30 minute storm; and the stormwater runoff
time to peak to match that of the pre-development condition; or
capture and retain the difference in pre-development runoff volume (based upon a
0.35 runoff coefficient) vs post development runoff volume from the site for a 5-year
ARI (18.1% AEP) 30 minute storm.
The following comments are made in relation to PO 22.3
•

Tweak and move to all development e.g. replace creating 5-19 dwellings to
'development'.

•

Include volumes.

The following comments are made in relation to DTS 22.3
• Update to reflect all development -move to 'all development' 5.1
PO 41.3
Development includes stormwater management systems to mitigate peak flows and
manage the rate and duration of stormwater discharges from the site to ensure the
carrying capacities of downstream systems are not overloaded.
DTS / DPF 41.3
Development includes stormwater management systems that:
(a) maintain a pre-development peak flow rate from the site, based upon a 0.35
runoff coefficient for the 20-year ARI (5% AEP) 30 minute storm, unless a
lower performance measure is specified in an approved catchment based
Stormwater Management Plan;
(b) maintains the stormwater runoff time to peak to match that of the predevelopment; and
(c) manages up to and including the 100-year ARI flood event (1% AEP) to avoid
flooding of buildings.
Include volumes within PO 41.3.DTS/DPF 41.3

More general comments made in relation to the draft Code and in particular the Design in
Urban Areas General Policy follow as it relates to waste, stormwater and flooding and
bedrooms or rooms that could be used as a bedroom.
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Bedrooms and rooms that can be used as a bedroom
The Code uses the number of bedrooms to determine car parking, domestic storage and
Private Open Space (POS) for dwellings above ground level. However there is no definition
as to what may constitute a bedroom and in most cases no recognition that rooms such as
a study, home theatre etc. could reasonably be used as a bedroom.
In the current version of the Code, Applicants could exploit this gap in policy to reduce the
number of bedrooms (on paper) and provide the minimum parking required e.g.1 space per
dwelling. The Administration's concern is that under provisions proposed in the Code, a
developer may designate two bedrooms, one study and a home theatre, with the need to
provide for one car park where a four bedroom dwelling would require two. In reality, this is
a dwelling with four rooms that could reasonably be used as bedrooms.
The Code includes sensible provisions which seek to set noise or odour generating
activities away from bedrooms. Conversely, this may be manipulated by an applicant
struggling to locate air-conditioners or bin storage areas away from a bedroom, with the
room instead being labelled a study.
It is recommended that the policy identifies that a room reasonably able to be used as a
bedroom also act as trigger for car parking, and that this room reasonably able to be used
as a bedroom is afforded the same amenity provisions that a bedroom would receive.
Furthermore, it is recommended that the term 'bedroom' be defined in the Code definitions,
with a possible definition being:
Bedroom means a room used by people for sleeping purposes, whether it be on a
frequent or infrequent basis and includes any other room or area reasonably capable
of being used in this way.
If this definition is adopted then clarification would not need to be provided each time a
bedroom is referred to in the Code.
In the alternative, if a definition is not implemented, then a clarification statement such as
that provided in the definition of ancillary accommodation should be inserted each time
bedroom is referred to.
Ancillary Accommodation is defined by the Code as being:
Means accommodation that:
(a) is located on the same allotment as an existing dwelling;
(b) contains no more than one bedroom or room or area capable as being used as a
bedroom;
(c) subordinate to and shares the same utilities as the existing dwelling.
It should be noted that in the draft Code only ancillary accommodation captures the capacity
of a room nominated as something other than a bedroom to be used as a bedroom for the
purposes of assessment. This is beneficial and reflects the most intensive way it can be
used.

Waste
The Code provides performance outcomes (PO) and Deemed-to-Satisfy (DTS) and
Designated Performance Feature (DPF), and waste features in the general module "Design
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in Urban Areas" as it relates to all development, residential development, group dwellings,
residential flat buildings and battle-axe development, supported accommodation, housing for
aged persons, and people with disabilities and within general module "Housing Renewal".
Key issues highlighted are as follows:
•

•

•

•
•
•
•
•
•

The designated provisions referred to in DTS and Performance assessed are
insufficient and the scope should be widened to take in all relevant considerations.
i.e. dwellings and commercial buildings on a corner allotment addressing both
streets,
for both modules, applying across all forms of development include consideration of
gradient for path of travel between waste bin storage and the street, where the
gradient should have a slope of no more than 1:10. Where this is unachievable,
vertical lifting equipment or other mechanical assistance may be required.
in relation to residential development with particular emphasis on group dwellings,
residential flat buildings and battle-axe development, supported accommodation,
housing for aged persons and people with disabilities, that dedicated waste and
recyclable material storage areas are located at least 3m from any habitable room
window and/or opening including doors, balcony or private open space
50m maximum distance between bin storage area and bin collection point
Bin storage areas not to impede fire egress (concern that bins are located outside of
back doors limiting opportunities to escape fire)
lack of metrics required for bin presentation to street e.g. typically 0.5m between bins
and a clearance of 0.5m from fixed infrastructure
Onsite internal bin collection lacks detail particularly around height clearance for
collection vehicles. Where internal bin collection is required, allow 4.1m of clearance
from overhead obstructions.
odour control for internal waste storage inside buildings
Bins should be restricted to the road verge in front of the subject site, rather than
being placed outside neighbouring properties - For a Council Service, where
possible, design should allow for bins to be presented on the road verge in front of
the subject site, rather than being placed outside neighbouring properties.

There is capacity for further exploration of waste management plans for developments
unable to support the required number of bins to the street, and inclusion of shared bins,
particularly group dwellings, residential flat buildings and battle-axe development, supported
accommodation, housing for aged persons and people with disabilities based on bin litres
per bedroom, please refer to Zero Waste SA: South Australian Better Practice Guide Waste Management in Residential or Mixed Use Developments - Table C.2: Waste
Resource Generation Rates by land use type (Attachment Six).
Hard waste is not considered, and it is identified that food organics and recycling inside the
house should be considered during the internal design of dwellings to promote uptake. For
residential dwellings, the system should make adequate provision in the kitchen space that
provides capacity to store the following waste volumes:
• General waste - 20L
• Comingled recycling - 30L
• Food organics - 10L
Consideration to be given for storage of 0.77m³ of bulk and electronic waste per, year per
household.
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Stormwater and Flooding
The draft Code includes stormwater provisions in the general policy for all development,
and in some circumstances, for specific development types. For example, there are
provisions relating to stormwater and flooding to residential properties, which provide for
increased stormwater retention and reuse. There is a significant gap in the policy, and it is
recommended that more of these measures be applied to all development types, with any
specific policy related to particular development being captured as additional standalone
policy.

Administration recommends that Stormwater, Water Sensitive Urban Design (WSUD) and
flood protection provisions apply to all development types in all zones, with any specific
policy being captured outside of the generic development provisions. Consideration be
given to the presentation of provisions within the Code to ensure relevant provisions for all
development are not captured only for specific development to avoid duplication or
exclusion of relevant policy, examples in addition to PO 5.1 Water Sensitive Design
contained in the Urban Design (All Development) module:

Inclusion of the following as POs:
•
•
•
•

Development should be designed to maximise conservation, minimise consumption
and encourage re-use of water resources.
Development should include stormwater management systems to mitigate peak flows
and manage the rate and duration of stormwater discharges from the site to ensure
the carrying capacities of downstream systems are not overloaded.
Stormwater management systems should preserve natural drainage systems,
including the associated environmental flows.
On site detention and retention of stormwater should be sited away from areas where
site contamination has occurred.

The flood mapping being brought across to the Code is consistent with mapping currently
found in the Development Plan and is up to date. There is capacity for improvement to
flood mapping by way of implementing colour coding that identifies flood level in line with
industry standards. West Torrens is currently undertaking a local stormwater management
plan, which will need to be incorporated into the Code following its completion and
endorsement.
Council recommends and advises as follows:
•
•

SPC be requested to develop additional policy around Water Sensitive Urban Design
(WSUD) principles and ensure that it is applicable to all relevant development types.
Council confirms its support for the flooding overlay as it relates to West Torrens
transition to the Code, but advises of future improvements e.g. colour coding to
indicate flood level in line with industry standards.

Forestry General Policy
Not applicable
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Housing Renewal General Policy
Council has previously highlighted that it's Concept Plan WeTo/25 - Underdale Urban
Renewal should be brought into the Code also supported by TNV's that relate to building
height. This will allow greater development potential in line with the recent DPA undertaken
by Council. The following PDCs are found within the WTCC Development Plan
PDC 15 Development should be up to 2 storeys, except near the centre of the zone in
between Sherriff Street and Hardys Road and north of Wilford Avenue, where
development may be up to 3 storeys.
PDC 16 To minimise building mass at the interface of residential development, buildings
over 2 storeys should seek to minimise interface impacts by scaling down buildings and
articulating building facades to complement adjoining developments.
PDC 16 should be incorporated in to the Code to manage interface issues with low density
and scale residential areas.
It is noted that PO3.1 of this section calls for setbacks to be compatible with the desired
outcomes of the area, however the Desired outcome for the zone does not speak to
setbacks. It appears that maybe there is some missing information here.

Infrastructure and Renewable Energy Facilities General Policy
Administration flag more time is required to review this general policy.

Intensive Animal Husbandry and Dairies General Policy
Administration flag more time is required to review this general policy.

Interface between Land Uses General Policy
Administration flag more time is required to review this general policy. Initial comments
include:
•
•
•

This section is formatted differently to that of other sections of the Code.
It is considered that there should be more guidance to the minimum amount of
sunlight solar panels on an adjoining site should receive (like habitable room
windows and POS)
It is concerning to see that not many of these provisions are referred to in the DTS
and performance assessed development assessment tables.

Land Division in Urban Areas General Policy
PO 3.1
Land division provides allotments with access to a public road.
DTS 3.1
None are applicable.
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It is requested that a DTS/DPF is provided here. As land division can be DTS, this is an
important aspect to be taken into consideration

PO 3.4
Road reserves provide for safe and convenient movement and parking of projected
volumes of vehicles, and allow for the efficient movement of service and emergency
vehicles.
DTS 3.4
None are applicable.
Definition of road reserve is sought as the above PO does not seem to consider the road
verge.

PO 3.7
Road reserves provide unobstructed vehicular access and egress to and from
individual allotments and sites.
DTS 3.7
None are applicable.
Without the term road reserve being defined, Applicants may try and use this provision to get
a new crossover when a parcel of land is divided even if the crossover would conflict with on
street parking etc.

PO 3.9
Roads, open space and thoroughfares provided establish safe and convenient
linkages to the surrounding open space and transport network.
DTS 3.9
None are applicable.
Suggest amending PO 3.9 to Roads, open space and thoroughfares provided establish safe
and convenient linkages to the surrounding open space, points of interest and transport
network.

PO 3.10
Public streets include tree planting to provide shade and enhance the amenity of
streetscapes.
DTS 3.10
None are applicable.
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PO 3.10 Tree planting on public streets do more than provide shade and enhance the
amenity of streetscapes. This should also capture urban heat load. How is this provision
different to PO 3.5, could they be combined?.

PO 3.11
Local streets designed to create low-speed environments that are safe for cyclists and
pedestrians.
DTS 3.11
None are applicable.
How is the PO different to PO 3.8?

PO 4.2
Waste water, sewage and other effluent is capable of being disposed of from each
allotment without unreasonable risk to public health or the environment.
DTS/DPF 4.2
Each allotment can be connected to any of the following:
(a) a waste water treatment plant that has the hydraulic volume and pollutant load
treatment and disposal capacity for the maximum predicted wastewater
volume generated by subsequent development of the proposed allotments; or
(b) a form of on-site waste water treatment and disposal that meets relevant public
health and environmental standards.
It is questioned how an authorised officer will be able to assess against DTS/DPF 4.2 (a).

PO 4.5
Constructed wetland systems, including associated detention and retention basins,
sited and designed to allow sediments to settle prior to discharge into watercourses or
the marine environment.
DTS 4.5
None are applicable.
Should this provision relate to a standalone detention retention basin?

PO 5.1
Land division proposing an additional allotment under 1 hectare in area provides or
supports the provision of open space.
DTS 5.1
None are applicable.
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How will this provisions work for a division with more than one new allotment?

PO 5.2
Land division creating 5-19 non-residential allotments includes a stormwater
management system designed to mitigate peak flows and manage the rate and
duration of stormwater discharges from the site to ensure the carrying capacities of
downstream systems are not overloaded.
DTS 5.2
Land division creating 5-19 non-residential allotments is accompanied by an approved
Stormwater Management Plan and manages up to and including the 100 –year ARI
flood event (1% AEP) to avoid flooding of buildings and:
(a) maintain
i. a pre-development peak flow rate from the site based upon a
0.35 runoff coefficient for the 5year ARI (18.1% AEP) 30 minute
storm; and
ii. the stormwater runoff time to peak to match that of the predevelopment; or
(b) capture and retain the difference in pre-development runoff volume (based
upon a 0.35 runoff coefficient) vs post development runoff volume from the site
for a 5-year ARI (18.1% AEP) 30 minute storm; and
(c) manage site generated stormwater runoff up to and including the 100 –year
ARI flood event (1% AEP) to avoid flooding of buildings.
The following comments are made in relation to 5.2, as follows:
•
•
•

This is considered relevant to all types of division, not just those between 5-19
allotments;
The term 'Stormwater management plan' is seen to be confusing as this term has a
definition outside of development application process. The type of plan being
requested here should be called a 'development stormwater plan';
DTS 5.2 (a)(i): 5year ARI (18.1% AEP), uses both terms, however this is not
consistent with other provisions within the Code.
Water Sensitive Design PO 7.1
Land division creating 5-19 allotments includes stormwater management systems that
minimise the discharge of sediment, suspended solids, organic matter, nutrients,
bacteria, litter and other contaminants to the stormwater system, watercourses or
other water bodies.
DTS 7.1
Land division creating 5-19 allotments is accompanied by an approved Stormwater
Management Plan and achieves the following stormwater runoff outcomes:
(a) 80 per cent reduction in average annual total suspended solids;
(b) 60 per cent reduction in average annual total phosphorus;
(c) 45 per cent reduction in average annual total nitrogen.
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Queries regarding DTS 7.1:
•

There only seems to be a DTS, DPF has not been mentioned.

•
•

How will a private accredited professional assess this outside of Council?
This should also include a (d) which refers to gross pollutants.
PO 7.2
Land division creating 5-19 non-residential allotments includes a stormwater
management system designed to mitigate peak flows and manage the rate and
duration of stormwater discharges from the site to ensure the carrying capacities of
downstream systems are not overloaded.
DTS / DPF 7.2
Land division creating 5-19 non-residential allotments includes a storm water
management system designed to:
(a) maintain a pre-development peak flow rate from the site based upon a 0.35
runoff coefficient for the 20-year ARI (5% AEP) 30 minute storm, unless a
lower performance measure is specified in an approved catchment based
Stormwater Management Plan;
(b) maintain the stormwater runoff time to peak to match that of the predevelopment; and
(c) manage site generated stormwater runoff up to and including the 100 –year
ARI flood event (1% AEP).

PO 7.2 appears to be the same as PO 5.2, however DTS is different?

PO 8.2
Land allocated for open space is suitable for intended active and passive recreational
use considering gradient and potential for inundation.
DTS / DPF 8.2
Where provided, no more than 20% of open space:
(a) has a slope in excess of 1 in 4; and
(b) is comprised of watercourses, wetlands or detention basins.
Query if 'and' should be or between DTS/DPF 8.2 (a) and (b)

PO 9.2
Land division creating 20 or more non- residential allotments includes a stormwater
management system designed to mitigate peak flows and manage the rate and
duration of stormwater discharges from the site to ensure the carrying capacities of
downstream systems are not overloaded.
DTS/DPF 9.2
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Land division creating 20 or more non- residential allotments is accompanied by an
approved Stormwater Management Plan and manages up to and including the 100 –
year ARI flood event (1% AEP) to avoid flooding of buildings and:
(a) maintains pre-development peak 20-year ARI (5% AEP) flow rate from the site
and, maintains the time to peak to match that of the pre-development; or
(b) captures and retains the difference in pre-development volume vs post
development volume from the site for a 20-year ARI (5% AEP) 30 minute
storm; where there is no adequate local drainage scheme to connect to,
captures and retains post development volume from the site for a 20 year ARI
(5% AEP) 30 minute storm.
DTS/DPF 9.2 has a different structure to previous similar DTS. It is requested that there is
consistency in the Code format.

PO 9.3
Land division creating 20 or more allotments includes stormwater management
systems that minimise the discharge of sediment, suspended solids, organic matter,
nutrients, bacteria, litter and other contaminants to the stormwater system,
watercourses or other water bodies
DTS 9.3
Land division creating 20 or more allotments is accompanied by an approved
Stormwater Management Plan and achieves the following stormwater runoff
outcomes:
(a) 80 per cent reduction in average annual total suspended solids;
(b) 60 per cent reduction in average annual total phosphorus;
(c) 45 per cent reduction in average annual total nitrogen.
Recommend including additional dot point to DTS 9.3, (d) for gross pollutants

Land Division in Rural Areas General Policy
Not applicable

Marinas and On Water Structures General Policy
Administration flag more time is required to review this general policy.

Open Space and Recreation General Policy
Administration flag more time is required to review this general policy.

Resource Extraction General Policy
Administration flag more time is required to review this general policy.
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Site Contamination General Policy
Administration flag more time is required to review this general policy.

Tourism Development General Policy
Administration flag more time is required to review this general policy.

Transport Access and Parking General Policy
Transport Access and Parking General Policy misses an opportunity to standardise and
strengthen existing meanings through the use of Australia Standards, which have been
established to provide consistency across disciplines. For example words such as 'access',
'access point', 'access driveway', 'driveway' appear in the Code (almost interchangeably).
These need to be defined to avoid ambiguity and inappropriate and dangerous application. It
is strongly requested that definitions not be created but rather sourced from reputable and
recognised sources.

PO 1.1
Development integrated with the existing transport system and designed to minimise
its potential impact on the functional performance of the transport system.
DTS/DPF 1.1
None are applicable.
Please define transport system. Generally PO 1.1 reads like a desired outcome.

PO 1.2
Development is designed to discourage commercial and industrial vehicle movements
through residential streets and adjacent other sensitive receivers.
DTS/DPF 1.2
None are applicable.
Please clarify commercial and industrial movements include passenger/consumer vehicles
as per PO 1.2.
Supportive of no DTS/DPF for DTS/DPF 1.2, as it requires a site based assessment to
ascertain the relevant site conditions.

PO 1.4
Development sited and designed so that loading, unloading and turning of all traffic
likely to be generated avoids interrupting the operation of and queuing on public roads
and pedestrian paths.
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DTS/DPF 1.4
All vehicle manoeuvring occurs onsite.
On review of this PO and related DTS.DPF, it is considered that DTS/DPF 1.4 is only a small
component of achieving the PO and this should be further investigated.

PO 2.1
Maintenance or enhancement of sightlines at intersections, pedestrian and cycle
crossings, and crossovers to allotments for motorists, cyclists and pedestrians to
ensure safety for all road users and pedestrians.
DTS/DPF 2.1
None are applicable.
Suggest inclusion of corner cut off in DTS/DPF 2.1 and the relevant Australian Standard.

PO 2.2
Walls, fencing and landscaping adjacent to driveways and corner sites are designed to
provide adequate sightlines between vehicles and pedestrians.
DTS/DPF 2.2
None are applicable.
Is PO 2.2 a duplication of 2.1? Perhaps these could be combined

PO 3.1
Safe and convenient access that minimises impact or interruption on the operation of
public roads.
DTS/DPF 3.1
The access is:
(a) provided via a lawfully existing or authorised driveway or access point or an access
point for which consent has been granted as part of an application for the division of
land; and
(b) not located within 6m of an intersection of 2 or more roads or a pedestrian actuated
crossing.

DTS/DPF 3.1(b) should reference the tangent point as defined - rather than the intersection.
The design standards, Road Traffic Act or Australian Road Rules do not provide a clear
definition of where an ‘intersection’ starts and ends, hence it is unclear where the 6m should
be measured from: is it from the prolongation of the kerb line of the intersecting road or from
the tangent point or from another alignment specifically sought by the Code. Note that this
requirement is different to the Clause in AS/NZS 2890.1-2004 which requires access points
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to be located 6m from the tangent point. If the intent is to be consistent with the parking
standard, then DTS/DPF 3.1(b) should be reworded accordingly to include the tangent point
description.

PO 3.2
Development incorporating vehicular access ramps ensures vehicles can enter and
exit a site safely and without creating a hazard to pedestrians and other vehicular
traffic.
DTS/DPF 3.2
None are applicable.
There are multiple considerations to PO 3.2, again AS address this currently. Also suggest
inclusion of ramps: maximum grades and transition zones to accommodate from going too
steep to flat.

PO 3.4
Access points sited and designed to minimise any adverse impacts on neighbouring
properties.
DTS/DPF 3.4
None are applicable.
The intention of this PO is not known. Is this about noise and light intrusion on adjacent
land?
It may be beneficial to define what neighbouring properties are in the context of this PO.

PO 3.5
Access points located so as not to interfere with mature street trees, existing street
furniture (including directional signs, lighting, seating and weather shelters) or
infrastructure services to maintain the appearance of the streetscape, preserve local
amenity and minimise disruption to utility infrastructure assets.
DTS/DPF 3.5
The access point does not involve the removal or relocation of mature street trees,
street furniture or utility infrastructure services.
Please define 'interfere with' as referenced in PO 3.5. Suggest inclusion of standard
distances from some items e.g. 1.0m from stobie pole. Bus stops should also be picked up
here, it is noted that they require a larger area of space than that of other infrastructure.
Comments in regard to DTS/DPF 3.5, street trees, street furniture are typically Council
assets, this should be at Council's discretion whether they can be removed. Some
developers are prepared to relocate services or street furniture (such as bus stops or
shelters) at their expense to facilitate the design of new access points. DTS/DPF 3.5 should
be reworded to include, ‘unless approved by the relevant authorities’.e.g. the authority who
is in ownership of the infrastructure
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PO 3.6
Driveways and access points are separated and minimised in number to optimise the
provision of on-street visitor parking (where on-street parking is appropriate).
DTS/DPF 3.6
Driveways and access points:
(a) for sites with a frontage to a public road of 20m or less, one access point no greater
than 3.5m in width is provided.
(b) for sites with a frontage to a public road greater than 20m:
i. a single access point no greater than 6m in width is provided; or
ii. not more than two access points with a width of 3.5m each are provided.
Comments regarding PO 3.6:
•

Not just about on-street parking but also accommodates other functions expected of
the street e.g. bin collection, stormwater, tree/canopy cover

Comments regarding DTS/DPF 3.6:
•
•
•

Driveway width can vary dependant on the width of road
3.6(a): There are many developments, for example dwellings, where double garages
are provided and the 3.5m width would become a constraint; and
3.6(b)ii: There are many group dwelling developments and residential flat building
developments that commonly have two dwellings with frontage to the public road and
a common driveway in between the dwellings servicing other dwellings at the rear.
(b) (ii) would become a significant constraint for these developments.
PO 3.8
Driveways, access points, access tracks and parking areas are designed and
constructed to allow adequate movement and manoeuvrability having regard to the
types of vehicles that are reasonably anticipated.
DTS/DPF 3.8
None are applicable.

DTS/DPF 3.8 should be in accord with the relevant AS.

PO 3.9
Development designed to ensure vehicle circulation between activity areas occurs
within the site without the need to use public roads.
DTS/DPF 3.9
None are applicable.
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Seeking confirmation of intent of PO 3.9 and what is meant by Activity Areas in the context
of this PO?

PO 4.1
Development sited and designed to provide safe, dignified and convenient access for
people with a disability.
DTS/DPF 4.1
None are applicable.
This PO and related DTS//DPF should speak to ramp grades and pavement. Reference to
the AS to achieve this PO should be included.

PO 5.1
The provision of sufficient on-site vehicle parking and specifically marked accessible
car parking places to meet the needs of the development or land use having regard to
factors that may support a reduced on-site rate such as:
(a) availability of on-street car parking
(b) shared usage of other parking areas
(c) in relation to a mixed-use development, where the hours of operation of commercial
activities complement the residential use of the site the provision of vehicle parking
may be shared.
DTS/DPF 5.1
Development provides a number of car parking spaces on-site at a rate no less than
the amount calculated using Transport, Access and Parking Table 1 – General OffStreet Car Parking Requirements or Transport, Access and Parking Table 2 – OffStreet Vehicle Parking Requirements in Designated Areas, whichever is relevant.
Clarify what is meant by marked accessible in PO 5.1 and PO 5.1(c) only refers to shared
parking between commercial activities and residential uses. There are significant
opportunities for shared parking between commercial land uses, for example between cafes
and offices, between gymnasiums and shops etc which is not mentioned in POS 5.1, to help
reduce over-parking provision. This aspect should be given further consideration.

PO 6.2
Vehicle parking areas appropriately located, designed and constructed to minimise
impacts on adjacent sensitive receivers through measures such as ensuring they are
attractively developed and landscaped, screen fenced, and the like.
DTS/DPF 6.2
None are applicable.
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DTS/DPF 6.2: Opportunity here to strengthen noise attenuation and implementation of
landscaping

PO 6.3
Vehicle parking areas designed to provide opportunity for integration and shared-use
of adjacent car parking areas to reduce the total extent of vehicle parking areas and
access points.
DTS/DPF 6.3
None are applicable.
There appears to be an overlap with of PO 6.1. It is also noted that it has historically been
difficult to enforcing/arranging shared use between multiple owners.

PO 6.4
Pedestrian linkages between parking areas and the development are provided and are
safe and convenient.
DTS/DPF 6.4
None are applicable.
Suggest inclusion of a pedestrian movement plan during assessment to satisfy PO 6.4.
PO 6.4 should also acknowledge and include 'orderly'.

PO 6.5
Vehicle parking areas that are likely to be used during non-daylight hours are provided
with floodlit entry and exit points to ensure clear visibility to users.
DTS/DPF 6.5
None are applicable.
Recommend the following inclusions to PO 6.5:
•

Inclusion of no light spill onto adjacent land or roadways

•
•

Car park lighting for CPTED
There are AS that speak to this PO and could be used to inform DTS/DPF
PO 6.6
Loading areas and designated parking spaces for service vehicles provided within the
boundary of the site.
DTS/DPF 6.6
Loading areas and designated parking spaces are wholly located within the site.

69

PO 6.6, also include vehicle movements and within DTS/DPF 6.6. Please identify how the
vehicle movements are determined.

PO 6.7
On-site visitor parking spaces are sited and designed to be accessible to all visitors at
all times.
DTS/DPF 6.7
None are applicable.
Comments regarding 6.7:
•
•
•

Not all land uses in the parking tables identify visitor parking rates, for those land
uses without parking rates, how are these determined?
Can this DTS/DPF reflect the PO in a similar way 6.6 PO and DTS/DPF interact?
Suggest: Minimum of 80% of parking spaces provided within a development are to
remain free, unrestricted and unallocated for use by any motor vehicle visiting the
site. Currently some carparks are designated for certain dwellings or land uses but
remain unoccupied. This does not facilitate the optimum shared parking
arrangement.
PO 7.1
Undercroft and below ground garaging of vehicles designed to enable safe entry and
exit from the site without compromising pedestrian or cyclist safety or causing conflict
with other vehicles.
DTS/DPF 7.1
None are applicable.

Suggest Reference to AS for sightlines, ramp grade, transition lengths, and speed for
DTS/DPF 7.1

PO 8.1
Internal road and vehicle parking areas surfaced to prevent dust becoming a nuisance
to park residents and occupants.
DTS/DPF 8.1
None are applicable.
PO 8.1 should apply across the board on all development. Roads and parking areas should
be sealed, to prevent dust, mud and drag out

PO 8.2
Traffic circulation and movement within the car park that is pedestrian friendly and
promotes low speed vehicle movement
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DTS/DPF 8.2
None are applicable.
PO 8.2 is relevant in many development scenarios, pedestrian safety should be paramount

Bicycle Parking in Designated Areas
Bicycle parking should be a consideration in all areas, not only designated areas
Notwithstanding the first comment, this is a welcome addition with inclusion of end of journey
facilities.

PO 9.3
Non-residential development incorporates end-of-journey facilities for employees such
as showers, changing facilities and secure lockers, and signage indicating the location
of the facilities to encourage cycling as a mode of journey-to-work transport.
DTS/DPF 9.3
None are applicable.
The number of employees
What is the inclusion of the number of employees a reference to?

General Off-Street Car Parking Requirements
The following recommendations are suggested to update Table 1 – General Off-Street Car
Parking Requirements. For addition discussion around car parking please see (Attachment
five)
Detached dwelling:
1 bedroom = 1 park
2-3 bedroom (or room reasonably used as a bedroom) = 2 parks (including 1 undercover)
4+ bedroom (or room reasonably used as a bedroom) = 3 parks (including 1 undercover)
Also flag define bedroom or inclusion of room reasonably used as a bedroom (see response
regarding bedrooms or rooms as bedrooms in Design in Urban Areas General Policy).
Include provision for a minimum of 1 park to be undercover
Row dwelling:
1 bedroom = 1 park
2-3 bedroom (or room reasonably used as a bedroom) = 2 parks (including 1 undercover)
4+ bedroom (or room reasonably used as a bedroom) = 3 parks (including 1 undercover)
Semi-detached dwelling:
1 bedroom = 1 park
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2-3 bedroom (or room reasonably used as a bedroom) = 2 parks (including 1 undercover)
4+ bedroom (or room reasonably used as a bedroom) = 3 parks (including 1 undercover)
Aged person's accommodation:
The parking rate of 0.3 spaces per bed seem excessively high compared to the current
commonly adopted rate of 0.25 spaces per bed referred to in a number of Development
Plans and other parking standards. It is questioned why the parking rate adopted has gone
higher.
Ancillary accommodation:
If other residential car parking is being reduced, it makes sense to retain an additional car
park for this type of development.
Residential park:
Should be consistent with standard residential provisions. Does SPC have rationale for
reduction?
Caravan park / tourist park:
Does this assume vehicle towing caravan is parked on the site with the caravan? If not
where are all the towing vehicles going to go?

Automotive collision repair
This appears to be a new type one of commercial land use. However, the description of its
parking rate is exactly the same as for a Motor repair station. It is unclear why such a new
land use is adopted when there is already a land use that describes such an activity and the
same parking rate is used for both.

Bulky goods outlet
A fixed rate of 3 spaces per 100m2 is specified. Previous studies (for example the Mile End
centre) have found parking rates significantly less than 3 spaces per 100m2. Is there scope
for larger centres to have a lower parking rate?
Given the reduction of bulky goods site areas, parking rate should be the same or closer to
shop.
Motor repair station
The parking rate based on a combination of floor area and vehicles being serviced or waiting
to be serviced is too vague and open to interpretation. As a consequence, it would give rise
to disagreement or various planning authorities adopting inconsistent opinions of the
wording. A better and clearer outcome would be to specify the rate based on the number of
work bays, as has been the approach for many years.

Retail fuel outlet
6 spaces per service bay, plus 50% of the spaces calculated to be provided for ancillary
uses.
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It is unclear what the words ‘ancillary uses’ mean.
Service stations nowadays typically include retail areas, food outlets, storage etc. If these
are considered as ancillary uses to the main purpose of fuel sales, does it mean that the
50% discount to the parking rate applies to all of these areas? If so, it would seem to be an
overly generous discount to the parking requirement. One way of checking the impact of the
discount would be to carry out a theoretical analysis based on the typical service station
development. Such an exercise should be carried out to test the reasonableness of the
discount before adopting the parking rate.
Should the term pumps be used? Service bay sounds like a motor repairs

Service trade premises
The addition of a parking rate for outdoor display areas is supported and removes the
current uncertainty of how these outdoor areas should be dealt with.
Good to see outdoor display counted as a parking demand.
Place of worship
The word ‘visitor’ has been added to the description, which would unnecessarily introduce
some uncertainty to the interpretation. It should be reworded to 1 space for every 3 seats,
as has been the case before. Remove visitor, as it adds confusion.
Educational establishment
Most schools have 3 categories defined: Junior, Middle and Senior Schools. The description
adopted in this Code of Primary school and Secondary school does not reflect the changing
nature of schools. The way a school is categorised should be reviewed to reflect current
thinking with appropriate parking rates then applied to each category.
The employee parking rate of 1.1 per FTE seems overly high, compared to the current
commonly adopted rate of 0.9 per FTE.
The primary school parent parking rate of 0.25 spaces per student (or 1 space per 4
students) seems excessively high, compared to the current commonly adopted parking rate
of 1 space per 6 students.
Similarly, the Secondary school parent parking rate of 0.16 spaces per student seems
excessively high, compared to the current commonly adopted parking rate of 1 space per 20
students (or 0.05 spaces per student).
The above parking rates should be reviewed as they appear to be excessively high and not
reflect the typical parking survey results found over a long period of time.
The Government’s Education Department typically have their own policies for parking
provision that excludes the need to provide for parent parking, in stark contrast to private
school developments. It is unclear how the Code proposes to deal with public school
developments.
Also, suggest schools are referred to in the same way as the education department ie.
junior, middle and senior
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Hospital
It is unclear why the parking rate for this land use has increased significantly from the
previous 4 spaces per bed adopted in other parking standards. The rate in the Code should
be reviewed.
Parking should be free, not paid for which displaces traffic to the local street network.
What is the justification for the increase?
Cinema complex
There have been previous ERD Court decisions which accepted applying the 85th
percentile attendances to the calculation, given the wide fluctuations in cinema attendances
by time of day, day of the week and month of the year. The rate in the Code would result in
an excessive over-provision of parking and should include adopting the 85th percentile
levels into the rate for discounting.
ERD decisions reflect smaller allocation
Hotel
Hotel used differently to motel, perhaps should be separated.
Indoor recreation facility
There are many small gymnasium developments which do not provide group classes and in
which a parking rate of 4.5 spaces per 100m² total floor area has been adopted for the
assessment and found to be reasonable.
The parking rate in the Code does not provide the flexibility needed to assess this type of
land use, which tend to include a wide range of gymnasiums nowadays.
Restaurant
Does the note mean waiting bays for fast food?
Industry/Employment Uses
There are 5 categories of land uses listed: Fuel depot, Industry, Store, Timber yard and
Warehouse, which share the same parking rate of 1.85 spaces per 100m² total building floor
area or total floor area. This rate is excessively high based on experience with developments
in the past, notwithstanding that the previous higher rate of an associated office (3.3 spaces
per 100m²) has been removed. Many warehouse developments have only a small
percentage of office area which would not be significantly affected.
The rate in the Code is also excessively high when compared to the currently adopted range
of parking rates whereby as the size of the development increases, the applicable parking
rate reduces considerably to 0.67 spaces per 100m² when the floor area exceeds 2,000m².
The blanket rate adopted in the Code of 1.85 spaces per 100m² could result in an
unintended excessive over-provision of parking, particularly where the development is not
labour intensive but relies on mechanisation and automation. The parking rate in the Code
should be reconsidered to provide rates for a range of floor areas, which is more practical as
has been the case for many years.
Stores are low parking generators, compared to the other 4 land uses listed. It is unclear
why ‘store’ has been included with these land uses. Typically a parking rate of 1 space per
100m² is adopted for a store land use.

74

Other Uses to Provide Parking Rates
Further land uses that should be included in Table 1
Restaurant or food outlet drive through facility: Minimum queue lengths should be
specified for the drive through to remove uncertainty in the design of such facilities otherwise
there would be uncertainty arising from interpretation of what constitutes acceptable queues.
Hotel (not pub): A hotel is different to a ‘motel’ in terms of parking characteristics. The Code
groups both uses under ‘Tourist accommodation’. A significant percentage of hotel patrons
would arrive by public transport such as bus and tram, or use taxis and other ride share
services. A different parking rate should be considered in the Code for hotels.
Function centre: This land use should be added to Table 1 of the Code. If added in, the
parking requirement should specifically include outdoor areas (used by patrons) in the
parking calculation.
Off-Street Vehicle Parking Requirements in Designated Areas
Urban Activity Centre Zone’ appears in both rows of Non-residential development: 3 to 5
spaces per 100m2 and 3 to 6 spaces per 100m2, which is an error.
Clarification should be provided on what the minimum and maximum parking range mean
and how it should be applied to remove uncertainty about the interpretation. Council has
recently been provided with informal legal advice that implies that the planning authority has
discretion to apply any rate within that range if the development was considered to be of a
higher parking generator. Currently, some developers assume that only the minimum
parking rate of 3 spaces per 100m2 GLFA needs to be satisfied.
The Table 2 - Criteria has removed proximity to high frequency bus services from
consideration. The reason for doing so is unclear. Some lower order centres that may be
located adjacent to major bus corridors would no longer fall within the definition as a
Designated Area and therefore not enjoy the discounted parking rate when high bus usage
may be anticipated for these lower order centres.
Regarding minimum and maximum, the following is raised on how to consider this:
1. Only have to provide minimum but if they provide more then they should not do
more than the maximum; or
2. Depending on the land use we can pick where in the range between minimum
and maximum i.e. office has different demand than function centre.
The Urban Activity Centre Zone is shown in two designated activity cells, where does it
belong?
With regard to non-residential land use outside of Urban Corridor Zones, consider difference
between mixed use development "shared parking" and single use developments. For land
uses operating outside of business hours there is likely a crossover in demand that will
create a lack of available parking spaces and therefore should have the higher rate applied
to them.
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Off-Street Bicycle Parking Requirements
The bicycle parking rates apply within designated areas located within parts of the State
identified in the Schedule to Table 3.
The following queries are raised in relation to this table:
•
•
•
•

Why is there is limited list of land uses? Could bicycle parking not be applicable for a
greater scope i.e library, child care, call centre etc.?
Some guidance around rounding car parks/bicycle parks up is sought
Why is the bike designated area different to car designated areas?
Why can't this apply to the whole State?

Car parking
Car parking in respect to the neighbourhood (residential) zones has been described in
detail in the previous report presented to the 4 February 2020 meeting. However, car
parking rates have also changed for non-residential development and clarification is
needed as to how parking rates within the Urban Corridor Zones are to be interpreted.

Unlike in the neighbourhood zones, there are several examples of where car-parking rates
in the draft Code have been increased for non-residential development such as:
Development Plan

Planning and Design Code

Cinema complex

1 per 4 seats

1 per 3 seats

Concert hall/theatre

1 per 4 seats

1 per 3 seats

Hospital

2.5 per bed

5 spaces per bed.

Motor repair station

Greater of 2 per 100 square
metres of total floor area or
4 per service bay

3 spaces per 100m2 of gross
leasable floor area plus 1 space for
each vehicle being serviced,
repaired or fitted with accessories,
including vehicles waiting to be
repaired, fitted with accessories or
collected by owners.

The Code also proposes a number of changes that reduce the amount of parking needed
such as:
Development Plan

Planning and Design Code

Consulting room

10 per 100m² of total floor
area

4 spaces per 100m² of gross
leasable floor area.

Bulky goods outlet

4 per 100m² of gross
leasable area

3 spaces per 100m² of gross
leasable floor area
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Hardware and other
bulky goods outlet

4 per 100m² of gross
leasable area

3 spaces per 100m² of gross
leasable floor area

Funeral parlour

4 per 100m² of total floor
area plus 1 per 4 seats
(chapel)

1 space per 5 seats in the chapel
plus 1 space for each vehicle
operated by the parlour.

In consultation with Council's engineers, it is conceded that reduced parking provisions
listed above are considered to be more reflective of current practice and industry
standards.
Car parking rates in the Urban Corridor Zones are considered differently to that of other
zones as they provide a minimum and maximum range. This method is currently in the
Development Plan but there has been some confusion in how it is to be applied with
feedback from DPTI adding to the confusion. There are two schools of thought:
1. Developments only need to provide the minimum amount of parking, but if the
application choses to provide more, then they cannot provide more than the
maximum, or
2. Depending on the land use, car-parking rates between the minimum and maximum
can be applied. For example, a restaurant will have a higher parking demand than
an office development with the same floor area.
During the assessment of a recent application, a staff member of DPTI indicated that they
believe that the latter method was more appropriate but acknowledged that either
interpretation could be adopted.
Given this parking generation method has been carried over into the Code and was initially
introduced by DPTI, SPC should provide clear direction about how this is to be used. There
is concern that insufficient parking will be provided if the lower car parking rate is adopted.

Workers Accommodation and Settlements General Policy
Administration flag more time is required to review this general policy.

Technical + Numeric Variations (TNVs)
See Zone Corrections and Technical + Numeric Variations (TNVs) response as previously
submitted Draft Planning + Design Code Consultation Response One (Attachment Four).

Land Use & Administration Definitions
The draft Code has seen the removal of definitions (multiple dwelling) and inclusion of new
definitions (ancillary dwellings, student accommodation) and some refinement of existing
definitions.
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Removed Definitions from Land Use
Multiple Dwelling: currently defined within the Development Regulations 2008 as:
means 1 dwelling occupied by more than 5 persons who live independently of one
another and share common facilities within that dwelling
Query its removal and highlight that it provides for a form of accommodation that is not
picked up or anticipated under any other definitions.
Dependant Accommodation: captured through Development Plans, and suggest a more
effective mechanism for additional accommodation than the proposed ancillary
accommodation.
Service Industry: as defined in the Development Regulations 2008 (below) has not been
captured within light industry but does appear within industry definition and applicable to
general industry, special industry and light industry:
service industry means a light industry in which—
(a) goods manufactured on the site (but not any other goods) are sold or offered for
sale to the public from the site; or
(b) goods (other than vehicles or vehicle parts) are serviced, repaired or restored,
and the site occupied for such sale, service, repair or restoration (but not
manufacture) does not exceed 200 square metres
Nursing Home: Does a retirement facility replace a nursing home or is a nursing home now
to be included within supported accommodation.
Amusement Machine: If this definition were to be replicated it would need updating to
reflect how these machines are used e.g. pokie machines
Amusement Machine Centre: Can this be included in indoor recreation, noting, it is
captured as a land use within the parking table, yet the definition within the Code and
relevant legislation has been removed.
Retail Showroom: shop previously identified retail showroom within the Development
Regulations 2008. Query why it has been removed.

No Definition
A term not defined in the table contained within the Code (or within the Planning,
Development and Infrastructure Act 2016 or its Regulations or any relevant practice direction
or guideline) will have its ordinary meaning applied. This is the same as the current system,
terms are currently included within the draft Code which have ambiguous ordinary
meanings. For example, the term 'interfere with an item of street furniture', how this is
addressed on the ground varies between assessing authorities. Some apply a risk adverse
approach requiring driveways to be setback a minimum of 2m from a street tree, whereas
other accredited professionals (private certifiers) may not be aware of best practice when
dealing with Council infrastructure. It is not unusual for approved applications to be received
with a driveway located immediately adjacent a street tree which ignores unseen damage to
the root system.
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Some land uses have been defined down to the minutiae e.g. Personal or domestic services
establishment which lists examples such as cutting, trimming and styling hair instead of
hairdresser or manicures and pedicures instead of personal care, whilst other have not e.g.
financial institute has not been defined. From this one example alone, it is clear that
additional review and consultation on definitions alone is still required.

Additional Definitions
Definitions are sought for the following terms, as there is no ordinary meaning or their
reference within the draft Code creates confusion to the ordinary meaning:
Crown for tree pruning in line with recent
case law (the Corporation of the City of
Unley & ors (No 2) [2019] SAERDC 43 (13
December 2019)).

Outdoor open space

Home activity

Driveway

Self-contained

Access points

Interfere with

Crossover

Apartment

Road reserve

Licensed premises

Neighbouring properties

Licensed entertainment premises

Function Centre

Junkyard

Unacceptable loss

Research facility

Bedroom or room reasonably able to
be used as a bedroom

Very low density
Top of footings
Primary living room

Hazardous materials
Controlled access road

Transport system
Activity areas

Refinement to Definitions (including new definitions)
Agricultural building: No comment
Ancillary accommodation: Definition is restrictive and does not adequately reflect the
flexibility currently afforded to this form of development. Further consideration should be
given to:
•
•
•
•
•

Maximum floor area cap instead of bedroom cap
Shared POS
Limit on how many you can have onsite
Minimum site area before you can have one
Consider retaining existing land use term dependant accommodation and
implementing similar definitions/PDCs seen in Development Plans e.g.
Dependent accommodation (ie accommodation where the living unit is located on the
same allotment as the main dwelling and connected to the same services of the main
dwelling) should be developed on the same allotment as the existing dwelling only
where:
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a) the site is of adequate size and configuration and the minimum total site is
greater than 500 square metres
b) the accommodation has a small floor area relative to the associated main
dwelling with a floor area not exceeding 60 square metres
c) adequate outdoor private open space of a minimum of 100 square metres is
provided for the use of all occupants
d) adequate on-site car parking is provided by one additional car parking space
being provided on the site
e) the building is designed to, and comprises colours and materials that will,
complement the original dwelling.
Animal keeping: Greater consideration to the following scenarios and how they interact with
the definition provided:
•
•
•

Doggy day care
Animals not normally resident of that property
More than 2 dogs, cats etc.

Aquaculture: No comment
Automotive collision repair: Is land use term most appropriate? Suggest 'Crash repair'
Does this include car modifications? Does this exclude mechanical repairs?
Bulky goods outlet: Will retail showroom have its own definition? Or is it the same and no
longer required?
Consider refining definition to extract the following and place in excludes column:
•

foodstuffs, clothing, footwear or personal effects goods

Caravan and Tourist Park: Query long term tenancies within caravan parks? Definition
does not reflect actualities of day to day running of caravan parks.
Commercial forestry: No comment
Consulting room: Place the following within the exclusions (column D):
•

Does not involve any overnight accommodation other than for animals that are
recovering from treatment or in for observation as part of a veterinary practice.

Cropping: No comment
Dairy: No comment
Detached dwelling: No comment
Dwelling: Provide definition of self-contained
Educational establishment: Suggest childcare as an exclusion or seek how childcare fits
within this definition.
Electricity substation: No comment
Farming: No comment
Fuel depot: No comment
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General industry: No comment
Group dwelling: No comment
Horse keeping: No comment
Horticulture: No comment
Hotel: Suggest carrying definition over rather than referencing other legislation
Indoor recreation facility: Include ice skating rink and amusement machine centre
Industry: What are the implications of amalgamating Service Industry into the parent
Industry definition?
Query if points (d) and (e) should be carried across to General Industry, Light Industry and
Special Industry to remedy loss of service industry.
Query whether size limit referenced in (e) is appropriate. What if the size is exceeded
(250m2)? Perhaps capture the sale of retail goods manufactured on site as ancillary to the
manufacture.
Intensive animal husbandry: No comment
Landfill: Is this definition taken from other legislation? If so reference it and hyperlink. This
definition appears to reference a landfill site, which has definition as per Environment
Protection Regulations 2009 (below):
Operation of sites for disposal of waste onto or into land
Light industry: Query for example, how a small scale bakery with a retail component fit?
Are they light industry with ancillary retail?
Service industry is no longer defined, query whether light industry definition should be
expanded to capture what made service industry unique.
Low intensity animal husbandry: No comment
Motor repair station: No comment
Mushroom production: What is the difference between mushroom production and
mushroom farming? Environment Protection Regulations 2009 (below) defines mushroom
farming: Farming of mushrooms
Office: Does this capture banks, real estate agents? Why has definition removed not being
where materials or goods are stored for sale or manufacture, suggest retaining these words.
Organic waste processing facility: Is this definition taken from other legislation? If so
reference it and hyperlink
Outbuilding: Not an outbuilding if not ancillary to residential. Definition implies outbuilding
could relate to any land use should reflect residential/domestic nature.
Personal or domestic services establishment: Examples separate services e.g.
manicures and pedicures are captured within personal care (or beautician if necessary),
cutting, trimming and styling hair e.g. hairdresser and self-service clothes laundering e.g.
laundromat.
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Query: personal or domestic services establishment is still expressed within the shop
definition, so why is it also a standalone definition?
Place of worship: Inclusion of café' and op shop/thrift stores within column C. otherwise,
definition considered to be an improvement on existing.
Pre-school: No comment
Protective tree netting structure: No comment
Public service depot: Definition should be updated as follows (change shown in red):
Means land or buildings used for storage and operations connected with the provision of
public services (including gas, electricity, water supply, sewerage, drainage, roadworks or
telecommunication services) by a body responsible for the provision of those services
Recreation area: Suggest stadium added to Column D (exclusions).
Renewable energy facility: No comment
Residential flat building: How does apartment fit in here? Should it be in column C or is
different to a residential flat building?
Residential park: Can this definition be provided from the Residential Parks Act?
Hyperlinked?
Are there blurred lines between residential park and caravan and tourist park?
Restaurant: Should make reference to building as well as land.
Define what a meal is
What about seating?
Definition needs to be more robust with more clarity about when a shop becomes a
restaurant, café, dine in deli.
Restaurant should be a standalone land use and not a shop, due to the different impacts it
creates
Retail fuel outlet: Following uses excised from definition and placed in column C
(inclusions):
•
•
•
•
•
•

the washing and cleaning of motor vehicles;
the washing of other equipment or things including dogs and other pets;
the provision (on a paid or free basis) of facilities for charging electric vehicles;
the hiring of trailers;
selling of motor vehicle accessories and/or parts; and
the installation of motor vehicle accessories and/or parts.

Retirement facility: Can this definition be provided from the Retirement Villages Act 2016?
Hyperlinked?
Does this replace retirement village? In addition to? Is it supported accommodation?
Row dwelling: No comment
Semi-detached dwelling: No comment
Service trade premises: Suggested rewording shown in red to:
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Means premises used primarily for the sale, rental or display of:
(a) basic plant, equipment or machinery used in agriculture or industry; or
(b) boats; or
(c) caravans and recreational vehicles (RVs); or
(d) domestic garages; or
(e) sheds; or
(f) outbuildings; or
(g) motor vehicles; or
(h) marquees; or
(i) trailers; or
(j) swimming pools, equipment and accessories; or
(k) building materials in bulk supply; or
(l) landscaping materials; or
(m) garden plants (primarily in an outdoor setting), or
(n) agricultural supplies such as agricultural chemicals, fertilisers, seed and animal feed; or
(o) rainwater tanks and irrigation supplies; or similar articles or merchandise.
The use may also include ancillary servicing and repair of any of the listed items (but not
vehicle panel beating or spray painting).
Query what is meant by (k) building materials in bulk supply. Quantity is not raised for any
other product types.
Greater understanding in definitions to differentiate between bulky goods, service trade
premises and retail showroom (now removed from definitions)
Shop: Query inclusion of dot point (b) a personal or domestic services establishment. This is
captured in column C (inclusions) and has a standalone definition elsewhere within the
Code.
What happened to retail showroom as per definition in Development Regulations 2008? Is it
no longer required?
Also see comments re: restaurant
Special industry: No comment
Stock slaughter works: No comment
Stock sales yard: No comment
Store: Junk yard has not been defined elsewhere
Student accommodation: Columns D (exclusions), suggest dwelling(s)
Supported accommodation: Expand column C (inclusions) nursing homes, SRF as
defined under separate legislation (hyperlink)
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Telecommunications facility: Can this definition be provided from the Telecommunications
Act 1997? Hyperlinked?
Tourist accommodation: No comment
Warehouse: No comment
Wind farm: No comment
Workers’ accommodation: No comment

Admin Definitions
AEP (Annual Exceedance Probability): means annual exceedance probability as per draft
Code. Suggest this reference the probability of a flood event occurring in any year, currently
definition expands acronym.
AHD (Australian Height Datum): No change from existing, although less of a definition and
more of an acronym listing
Asset protection zone: No comment
Battle-axe allotment: clarity around battle-axe allotments and frontage minimums along a
road boundary, there is difference of professional opinion in how these are assessed.
PO 2.1 for General Neighbourhood Zone states a minimum of 5m for detached dwellings on
a battle-axe site/allotment (this is not replicated elsewhere within the Code), giving capacity
for the site minimum being the default applicable to the Zone.
Building height: Support this, diagrams would be beneficial.
Building level: How do roof top gardens fit within this definition? Often roof top gardens
have screening and structures that add to the bulk of the building and may impact on
notification triggers if not accurately captured in building level definition.
Diagrams would be beneficial.
If using building levels, make sure mapping reflects this e.g. not storeys
Building line: No comment
Bushfire buffer zone: No comment
Defence aviation area: Hyperlink to definition within other legislation.
Density: what about gross density and net density? This definition differs from that seen in
other documents e.g. The 30 Year Plan for Greater Adelaide- 2017 Update provides as
follows:
Density is a measure of the population (persons) or the number of dwelling units in a
given area
The above definition does not speak to excluding other land uses, roads, public open space
and services identified in the draft Code definition.
FFL (Finished floor Level): Not a definition, either define or put in the acronym list.
Suggest:
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Refers to the uppermost surface of a floor once construction has been completed but
before any finishes have been applied.
Recommend inclusion of diagram.
Gross leasable floor area: No comment
Groundwater: No comment
Habitable room: No comment
Heritage agreement: No comment
High-density: Is this in relation to net density?
High-rise: No comment
Hours of operation: No comment
Low-density: Is this in relation to net density? Low density defined as a net density of 17-35
dw/ha. Very low density less than a net density of 17dw/ha- this needs to be defined
because it is referred to within the historic and character area statements, Suburban
Neighbourhood Zone and Residential Neighbourhood Zone.
Low rise: No comment
Medium-density: Is this in relation to net density?
Medium-rise: No comment
Mezzanine: No comment
Native vegetation: Can this definition be hyperlinked to?
Non-sensitive use: No comments
Power system: Can this definition be hyperlinked to?
Primary street: No comment
Private open space: not supportive of the reduced minimum dimension to 1.8m and 'is not
fully enclosed' needs to be further explained e.g. roofed? Fenced?
Is private open space different to outdoor open space? Outdoor open space is not defined.
This definition is misleading and does not identify that POS can be located forward of the
primary building as per POS provisions PO 20.3 (Residential Development- 3 Building
Levels or Less within the Urban Design Module).
Proclaimed shipwreck: Can this definition be hyperlinked to?
Secondary street: No comment, diagrams would be beneficial.
Sensitive receiver: Does this align with EPA documents? Supported accommodation and
tourist accommodation not captured in sensitive use.
Sensitive use: How does this align with sensitive receivers? Appears there are some uses
not included here that are contained within sensitive receiver definition.
Site: No comment
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Soft-landscaping: Support inclusion of defining that it is to be pervious and for supporting
plant growth.
South: No comment
South facing: No comment
Standard sea flood risk level: No comment
Tangent point: More clarity on how to determine the tangent point e.g. more detail on the
diagram (label road surface, footpaths)
Terrace arrangement: No comment
Total floor area: Inclusion of mezzanine in total floor area
Wall height: Identify that this proposed definition would not capture certain architectural
styles (see image below where under proposed definition would have approx. 600mm wall
height and a primarily be roof), this definition should be used in conjunction with an overall
height cap.

Image: Marcia Ave, Gilles Plains

Suggest: deleting but excluding any part of the wall that is concealed behind an eave or
similar roof structure and not visible external to the land.
Wall height appears to have a separate meaning throughout the Code when used for an
outbuilding e.g. Wall height - does not exceed 3m measured from natural ground level (and
not including a gable end) no reference to footings.
Please provide a diagrams to provide clarity to definition.
Define top of footings.
Waste: Provide hyperlink to relevant definition in other legislation.

86

Definitions contained within the Planning, Development & Infrastructure Act 2016
Accredited professional: Under section 88 of what (Act or Regulations?) should be explicit
in what it is referring to.
Adjacent land: no reference to "other land" in the new legislation. This could be made so
much clearer. Suggest replacement:
Adjacent land means land that is no more than 60m from the subject site (land /
boundaries of the allotment)
Adjoining owner: Should capture diagonally too
Advertisement: The definition for advertisement is contained in the PDI Act and the
following comments are made:
•
•

•
•
•
•

The definition uses the word it is trying to define and therefore not adequately
defining it.
More clarity around what else may constitute a sign and/or advertisement as seen in
the Development Regulations for the City of Adelaide:
sign means every painted sign, mural or other sign, signboard, visual display screen,
visual display image, visual display or projection device, other advertising device,
lamp, globe, floodlight, banner, bunting and streamer, including any background as
well as any lettering and any advertising structure, but not including
Clarity around how to calculate signage area
Suggest defining mural, be clear that it does not have a commercial flavour/content
Discussion around third party advertising
Portable signs

Building Certifier: Under section 92 of what (Act or Regulations?) should be explicit in what
it is referring to.
Building consent: Under section 102(1)(b) of what (Act or Regulations?) should be explicit
in what it is referring to.
Tree damaging activity: Earlier definition was sought for crown of tree. Also suggest
updating tree damaging activity in line with recent case law the Corporation of the City of
Unley & ors (No 2) [2019] SAERDC 43 (13 December 2019)

General Feedback
Public Notification
Public notification triggers have not yet been consulted on, to date Council has suggested a
draft version (which Administration will require further review), in an attempt to identify that
public notification should retain many of the triggers currently contained within the
Development Plan. It is highlighted, that an existing shortcoming in the Development Plan
relates to building heights contained within the Urban Corridor Zone e.g. an 8 storey building
may be built adjacent a single or two storey dwelling in the Neighbourhood Zone. This
creates poor interface and transition between the built forms and often causes community
angst, it is flagged that further work needs to be undertaken to capture notification triggers
which are at odds with interface.
Concern is raised over the adequacy of the engagement process and it is flagged that the
triggers should be consulted on prior to the implementation of the Code.
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In the lead up to the release of the draft Code it was stated that more notification would
occur. This has been misleading in that less development types will be notified, although
more people may be notified through the change in definition to adjacent land and the
method in which notification is to occur (including a sign), the types of development that
trigger notification appears to have been reduced. There has generally been feedback to
Council that the notification would encompass more of the development types that people
want to be notified on, this does not appear to be the case, although no certainty can be
given due to the notification triggers not being released or consulted on. This is concerning
and needs to be consulted on prior to the Code being implemented.

Potential Conflict of Interest Issues (delegations)
Capacity for an Assessment Manager to delegate decision making to the CAP in certain
scenarios such as contentious development applications or Council development
applications to provide more open and transparent decision making, ultimately reducing
perceived conflict of interest and promote transparency.
Currently, where Council undertakes assessment of its own performance assessed
development, there is capacity to delegate this to its CAP. It would be beneficial to see this
continue under the new system. Flagging here, the implications of the new timeframes
under the PDI Regulations and what this means should delegation be deferred to CAP,
consider amending to ensure that an additional 20 business days be added as per section
53 (1)(f) (PDI Regs) and that this extra allowance of time should be captured in such
situation outlined above.
Council would like to support the retention of legislation that exempts certain types of
development from needing an approval, such as playgrounds and certain types of
infrastructure. This is considered to be a common sense approach.

Accepted Development Tables (ADT)
•

General Comment: use of the term 'class of development', which has other
connotations other than a development type or form e.g. notification, path of
assessment. Ultimately, what is meant by class of development?

•

General Comment: capturing all easements to ensure that applicant/owner is aware
of site limitations. Could be remedied with prior written consent from whomever the
easement is in favour of. An example, see Carport, point 1- relates not only to
sewerage or waste control systems but areas on site that are required for essential
services and easements. This is repeated throughout the Code and applies in all
instances.

•

General comment regarding carport as replicated throughout the Zones:
o

ADT states Inclusion of minimum door/opening to be usable for purpose of
vehicle access. AS reference could be included here too. These are repeated
throughout the Tables

o

ADT points 11 and 12 conflict with each other. Both set parameters that
should not be exceeded. This is replicated throughout all tables.

o

13 (a) ii. A. Should reflect the tangent point as defined in the definitions
contained within the Code. This is replicated throughout all tables.
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•

o

13 (a) ii. B. What does interfere mean? Will have different minimums based
on type of street furniture. Solution would be preapproval on new or modified
to existing or intensification of use to an existing access points. How does this
pick up everything else including bus stops and traffic control devices. This is
replicated throughout all tables.

o

13 (b) The AS has well defined and clear information of driveway/ramp grade
and necessity for transitions in grade. The use of a 1:4 average does not
comply with AS. Suggest duplication of the AS or reference to the relevant
AS. This is replicated throughout all tables.

General Neighbourhood Zone:

o

Carport does not provide maximum/minimum internal dimensions (width and
length) as have been included for similar structures in other zones.
Should capture forward in and out off of a major arterial roads

o

Carport dot point 11: minimum width to be provided

o

Conflict between Overlays
Administration had previously raised the potential conflict between overlays and as a result
requested clarification about how they are to be applied and which overlay/s take
precedence. Recent correspondence from DPTI suggested that there are not any conflicts
and as such, a hierarchy is not necessary. Administration undertook some investigations
and can confirm that there are numerous situations where overlays conflict with one another,
such as:
•

Corner of (Henley Beach Road / Clifford Street) (South Road / Henley Beach Road)
o Affordable Housing Overlay; and
o Local Heritage Overlay; and
o State Heritage Place Overlay.

The Affordable Housing Overlay allows smaller site areas and higher buildings which is
highly likely to have a detrimental impact on the Local and State Heritage listed items
located there.
•

Corner of South Road / Henley Beach Road
o State Heritage Place Overlay; and
o Future Road Widening Overlay.

In a similar fashion, the Future Road Widening Overlay speaks to preventing development
where it will conflict with future possible road widening. This will impede how Local and State
Heritage Listed items can be maintained. It is important to note that even painting a State
Heritage listed item is development.
Council:
•
•
•

requests guidance as to how to deal with conflicting overlays.
recommends to SPC that the Affordable Housing Overlay should not apply in
Heritage/ Character Overlay areas
requests that SPC excludes State Heritage properties from triggering the Road
Widening Overlay.
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Procedural Matters
At the release of the draft Planning and Design Code the table relating to public notification
of performance assessed development was incomplete and therefore not able to be
adequately consulted on. During the consultation process advice from SPC and DPTI was
received via the Planning and Design Code Phase Three (Urban Areas) Code Amendment Update Report identified a proposal as follows:
•

It is proposed to review notification tables, and

•

List specific classes of development that are excluded from notification, instead of
excluding all development and listing the exceptions.

•

Specify development which falls within the ambit of Clause 5(2) of State Planning
Commission Practice Direction 3 – Notification of Performance Assessed
Development does not require notification.

•

Exclude minor/low impact land uses envisaged in the zone (including classes of
development specified in accepted and deemed-to-satisfy tables), provided they do
not exceed building height/interface criteria.

•

Exclude uses that are envisaged in the zone (e.g. shop in a centre zone) from
notification, where the site of the development is not located adjacent to a dwelling in
a neighbourhood zone.

These have ultimately turned the way public notification is triggered around. Fundamentally,
this seems like a good outcome, however incomplete tables means that stakeholders are illinformed and unable to provide adequate commentary as to whether proposed public
notification trigger is adequate and in line with community expectation.

Assignment of Development Types to Assessment Process
Incomplete document, lack of formatting and limited timeframe has not enabled Council
Administration adequate time to undertake an appropriate review of development types
listed within the assessment tables to determine whether the developments specified are
appropriate for that type of assessment. This also means there may be other forms of
development that could be identified for a more streamlined assessment.

Code Policy for Assessment
The changes to the planning system have included designation of development to different
streams of assessment. In response, the Code has been written to produce the relevant
assessment provisions to be used when assessing development applications. These
provisions that are called up are the only provisions relevant, meaning that other policy
contained within the Code is not able to be considered. The consequences of this is that an
assessing officer must only use these specific provisions when assessing the development.
The draft Code includes a multitude of gaps where usual considerations have been omitted
(whether in error or intentionally is unknown). Currently an assessing officer has the ability to
consider any part of the Development Plan that they deem relevant as part of their
professional judgement when undertaking a planning assessment.
An example of where this new approach to assessment fails is a retirement facility in
Suburban Neighbourhood Zone. The process proposed means the retirement facility will not
be assessed against provisions such as:
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Interface between Land Uses:
PO 1.2
Development adjacent to a site containing an existing sensitive receiver or zone primarily
intended to accommodate sensitive receivers designed to minimise adverse impacts.
DTS/DPF 1.2
None are applicable.
PO 7.1
Development designed and comprised of materials and finishes that do not unreasonably
cause a distraction to adjacent road users and pedestrian areas or unreasonably cause
heat loading and micro-climatic impacts on adjacent buildings and land uses as a result of
reflective solar glare
DTS/DPF 7.1
None are applicable.

Transport, Access and Parking (Movement Systems)
PO 1.4
Development sited and designed so that loading, unloading and turning of all traffic likely
to be generated avoids interrupting the operation of and queuing on public roads and
pedestrian paths.
DTS/DPF 1.4
All vehicle manoeuvring occurs onsite.

This is a precursory look and there is almost certainly more provisions that should be
considered for this form of development and all others. There is an inherent difficulty in
interrogating this type of development (or many forms of development that rely on tables
identifying relevant provisions) as the Code is incomplete, incorrect and the ePlanning
system is not yet operational.
It is apparent that there is insufficient policy within each zone to discourage inappropriate
development, e.g. a petrol filling station within any of the Neighbourhood Zones. As the
Neighbourhood Zones are silent on such a development, it will be necessary to consider the
general provisions. These general provisions are far less specific as they apply to all
development across the entire state.
Further to the above, conflict remains between Council, Accredited Professionals and the
issuing of development approval. Advice from DPTI/SPC is that development approval by
Council cannot be withheld, which is contrary to Council's legal advice. As such, Council
seeks further clarity on the process of Council issuing a development approval which may
appear contrary to the Code and as an authority has not been party to the assessment.
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Council provides the following response:
•
•
•

SPC be advised that the current Deemed to Satisfy (DTS) assessment criteria are
incomplete in the Assessment tables and that other provisions should be available to
be called on as necessary.
SPC be requested to ensure that all performance assessed development be
assessed against any relevant provision in the Code.
SPC be requested to develop a practice direction identifying what a minor variation is
and recourse for withholding development approval until DTS can be satisfied (+/minor variation).

Restricted Development
It was noted that there was limited restricted development listed within the draft Code.
However, what does exist particularly around floor area (numerical figures) are questioned
based on how these were arrived at e.g. 1000m² for a shop in a Neighbourhood Zone and
whether there will be more thought given to other forms of development that may be
restricted.

Assessment Tables
Not all required policies contained within the Code have been identified within the
assessment tables to facilitate an appropriate assessment to be undertaken when the
reformed planning system goes live.
This has been a shortcoming of planning reform process and will result in development that
does not meet the expectations of the broader public once constructed. An appropriate
testing phase of policies against a sample of current development applications held within
Councils would help identify gaps and a well-considered understanding of the assessment
process would have ameliorated this outcome ensuring that all the necessary assessment
criteria is captured in the assessment tables.

Assessment Manager Deeming Development Minor
DPTI advised that an Assessment Manager will make the determination as to whether a
development is minor, for the purposes of public notification, when the CAP is the relevant
authority. Whilst this makes procedural sense, it has potential to cause significant conflict
between an Assessment Manager and the CAP. A CAP may not agree with an Assessment
Manager's determination as to what is minor, but by the time the CAP sees the application, it
would have progressed to its final stage in the assessment process.
In correspondence from DPTI dated 23 January, it was indicated that they hope to provide a
practice direction in the next month or so with changes to the Regulations finalised by
March. This is disappointing as public consultation on the Code finishes 28 February 2020.
This effectively means that like other unfinished parts of the planning reform, there will be no
opportunity to provide meaningful feedback in relation to it, nor fully understand the
implications.
Council requests that SPC releases and undertakes public consultation on a complete
version of the Draft Code (including all relevant information) prior to the finalisation and
implementation of the Code.
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Existing Case Law
It is highlighted that the Code does not appear to have resolved or remedied questions and
concerns that have arisen from Development Act 1993 and Regulations 2008 case law. One
such matter is the Paior decision that states that a division must be considered before the
built form in order to determine the type of dwelling. Legal advice suggests that the Code
attempts to resolve this issue by allowing consents in any order has failed to resolve this
issue

Business Readiness
The Administration has not been provided with all relevant information to enable the
organisation to be adequately prepared for the implementation of the Planning Reform due
to the incomplete, inaccurate and confusing state it is currently in. The following highlights
concerns that directly impact how ready Council is for the proposed 1 July 2020 (or
subsequently extended) go live date:
•

Fees - The Development Application fee framework and associated Regulations
have not yet been published. This prevents Council from being able to reasonably
plan its income for next financial year and properly consider costs of delivering the
Planning Reform. Furthermore, as the fee regulations are currently drafted, all fees
for CAP assessed applications will go to the CAP not Council which is problematic as
the CAP is not an entity with an ABN.

•

ePlanning Portal - The introduction of the Portal will require changes to council IT
systems to better integrate with internal systems to provide a high level of customer
service, efficiencies, accurate system reporting and integration with other services.
DPTI will not provide Councils any access to see the portal in order to prepare for
internal projects and alter systems. It is common in IT projects of this size that there
would be a test environment at least six months out from the 'go live' date. Also,
there has not been any training program details provided except that there will not be
any face to face training, it will all be delivered online. It should be noted that Council
is contributing to the cost of developing the ePlanning Portal.

•

ePlanning Portal - Seek service standards and commitments by SPC on the
ePlanning Portal. If the Portal goes out for 3 days there is no mechanism to 'stop the
clock' and Council may not be able to meet its statutory obligations. Seek
commitment from SPC on Portal service standards.

•

Code consultation - it is suggested that the Community Engagement Charter has not
been adequately met, particularly in light of the incomplete draft documentation
provided, with additional information being drip fed, misinformation and often
conflicting information being given at different forums including at practitioner and
community events.

•

Community education - seek SPC to provide more information and resources on
planning policy for the community (i.e. factsheets on new zones) in time for a second
round of consultation.

•

Training - DPTI will not be providing any training or education materials to Council
staff on how to undertake assessments in the new system. Instead all councils will
have to develop their own training programs at their own cost.
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•

Code road testing - concern regarding the limited amount of Code scenario testing
undertaken by SPC and DPTI to date to ensure the Code works as intended.
Development assessment scenarios to date provide a list of the relevant policy,
however do not delve into an assessment against those provisions.

Overall, as a result of the cumulative impact of the above issues, there is a significant risk
that there will be a momentous and irreparable loss of trust in the South Australian land use
planning system. This will have effects beyond not delivering the promised positive planning
outcomes (managing infill development, creating vibrant spaces, mitigating climate change,
etc.) that will instead include a loss of economic productivity in the construction industry,
stalling of state wide economic development and instability in residential and commercial
land values.

Code Consultation, Education and Testing
The following highlights concern with the consultation process and education with
community as below:
•

Code consultation - there is a growing school of thought that SPC 's Community
Engagement Charter has not been adequately met, particularly in light of the
incomplete draft documents provided, with additional information being drip fed,
misinformation and often conflicting information being given at different forums
including at practitioner and community events.

•

Community education - it is important that SPC provides more information and
resources on planning policy for of community e.g. fact sheets on new zones in time
for a second round of consultation.

•

Code testing - appears to be limited. Development assessment scenarios to date
provide a list of the relevant policy, however do not delve in to an assessment of
those provisions. Administration is concerned that there will be many unintended
consequences when the Code goes live if adequate testing is not undertaken.
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Attachment One:
West Torrens response to the Australian Government Department
of Infrastructure, Transport, Cities and Regional Development
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Civic Centre
I 6~ Str OoMld 8rddmc.m Or,ve
H1llon, SA S033
Tai 08 8416 6333

fax 08 8443 S709
Email: c~uOwllc.sa gov.au

City of West Torrens
l"twttn lhao City •nd th• S,11

Wob; we~ttorreno; o;t1 gov .JU

6 December 2019
General Manager
Aviation Environment
Department of Infrastructure, Transport, Cities and Regional Development
Via email: safeguarding@infrastructure.gov.au

Dear General Manager,
Re: NASF Implementation Review

Thank you for the opportunity to contribute to the National Airports Safeguarding Framework
Implementation Review.
As a key neighbour, local government service provider, customer, stakeholder (and now
lessee) of the Adelaide Airport, West Torrens Council (Council) has long maintained an
interest in the future plans for development of Adelaide Airport.
To this end, Council has a keen interest in better integration between the Commonwealth
frameworks and legislation under which airport development Is assessed and the state
planning laws which determine land uses In the surrounding areas.
At Its meeting held 19 November 2019 Council approved a response to the NASF
implementation review, subject to subsequent amendments which have been reflected in the
attached submission.
Should you have any queries regarding the submission, please contact Sue Curran,
Manager Strategy and Business on 8416 6333.
Yours sincerely,

~if;34

Terry Bus PSM
Chief Ex cutive Officer
City of West Torrens

Prmred on Envt Recycled, 50/50 wh/Ch IS ceni/,ed Carbon Neutral and Ausrral1an Made
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NASF Implementation Review Response from West Torrens Council
Introduction:

Thank you for the opportunity to contribute to the National Airports Safeguarding Framework
Implementation Review.
As a key neighbour, local government service provider, customer, stakeholder (and now lessee) of
the Adelaide Airport, West Torrens Council (Council) has long maintained an interest In the future
plans for development of Adelaide Airport. To this end, Council has a keen interest in better
integration between the Commonwealth legislation under which airport development is assessed
and the state planning laws which determine land uses In the surrounding areas.
Council Context:
The prominence of the Adelaide Airport Precinct as a major economic and employment generator
in the State continues to grow, and as such, the flow on impacts to the surrounding land uses
become increasingly complex to manage. The benefit of having a major capital city airport so
convenient to the city, as is the case in Adelaide, requires potential impacts to be carefully
balanced in order to 'future proof the airport's location.
Council is committed to being the best place to live, work and enjoy life. Recognising the Important
role that the Adelaide Airport has to play as premium tourism and emergency services
Infrastructure and as a key precinct for employment, also requires a balanced approach to
accommodating the community expectations of liveability in residential areas affected by the
airport's air transport movements.
As a key voice for the community In City of West Torrens, Council has a role to play In advocating
to the Adelaide Airport to consider minimising and/or ameliorating the Impact of airport operations
and aircraft movements on nearby sensitive land uses. Council sees its position Is to leverage this
role as a partner working in cooperation with Adelaide Airport, State Government and the
Commonwealth Government to consider, and reduce, the impact Airport operations on surrounding
residents and non-Airport land uses, and where possible reducing the opportunity for incompatible
development In surrounding areas.
The NASF Guidelines, If properly implemented, would be particularly effective in future-proofing the
location of the airport by promoting awareness and ensuring incompatible development Is not
encouraged or intensified In proximity to Adelaide Airport. Council's role in addressing the NASF
guidelines Is currently somewhat hampered by the South Australian Government's lack of uptake
of the NASF Guidelines and Implementation into the current and future Planning system.
South Australian State Context: South Australia's Planning and Design Code
The (SA) State Planning Commission and DPTI are currently undertaking the most significant
Planning Reform in a generation, with a general goal of increasing residential densities. Additional
residential development In close proximity to the Adelaide Airport (as with any airport) could end up
stifling the growth capacity of the Airport, and Increase noise complaints from residents.
A key opportunity has been missed to future proof the airport's location by planning for intended
land uses around the airport that reduce the opportunity for additional dwellings and other sensitive
development in Public Safety Areas and areas affected by the ANEF noise contours.
There are nine Guidelines in total, however, of the nine Guidelines, Council's comments focus on
Guidelines, A, C, E, F and I.
Guideline A : Measures for Managing Impacts of Aircraft Noise

Aircraft noise can detract from a visitor's perception of a location, and be the source of daily
disruption for local residents and employees. Council conducted an Experiences of Aircraft Noise
Survey- while not a statistical sample size, it does provide insight Into the specific concerns raised
by residents in areas close to the airport. A report on the survey results will be enclosed with this
response.
1
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Although Council's Development Plan does not include the current ANEF mapping, it does include
a policy reference to the Australian Standard AS2021, which enables the ANEF to be considered In
planning assessments. Council has consistently lobbied the Minister for Planning and State
Planning Commission to remedy this through the inclusion of the ANEF in statutory planning
Instruments.
Furthermore, a previous version of Council's Development Plan also included clear design
techniques to provide guidance on ways in which to design dwellings to reduce the intrusion of
aircraft noise into a dwelling or dwelling extension.
The SA State Planning Commissions' draft Planning and Design Code is due to supersede the
Development Plan in July 2020. The draft Planning and Design Code currently on consultation
shows an outdated 'area affected by noise' which is based on an outdated ANEF 30+ contour, and
no Indication of any of the updated ANEF contours. While it includes a stated performance
outcome that," .. . buildings or structures that are sensitive to aircraft noise (be) designed to
minimise aircraft noise intrusion and provide appropriate interior amenity," it is void of policy that
provides guidance on ways In which to design dwellings or other sensitive land uses to reduce the
intrusion of aircraft noise.
Council's website has a page that provides advice on "Aircraft noise considerations for building or
developing" and; an Aircraft Noise - building and renovating fact sheet
https://www,westtorrens,sa,gov,autCWTtcontenVBuilding and planning/Buying a property/Aircraf
t noise considerations for building or developing
Furthermore, property searches (section 7 searches) provided to property purchasers during the
process of buying a property include generalised information for potential purchasers to consider
the impacts of the airport's location on the property.
Council publishes the ANEF on its external facing geographic information system mapping tool on
its website.
Guideline C: Managing the Risk of Wildlife Strikes In the Vicinity of Airports
Risk of wildlife strike is one of only three factors considered in the 'Building Near Airfields' Overlay
policy In the draft version of the Planning and Design Code released for public consultation. The
Planning and Design Code does not specify development types that may be affected. Minimising
the risk of bird strike by requiring an assessment of the keeping of pigeons and the like Is currently
considered in the Development Regulations 2008 (in areas of Airport Building Height mapping).
T here are opportunities for improvement to the draft Planning and Design Code Overlay and policy
triggers to be improved so that the new Planning, Development and Infrastructure Regulations ca n
be more effectively applied and when considering this type of activity in proximity to airports.
Guideline E: Managing the Risk of Distractions to PIiots from Lighting In the Vicinity of
Airports
Managing the risk of distractions to pilots from lighting in the vicinity of airports is one of only three
factors considered in the 'Building Near Airfields' overlay policy in the draft version of the Planning
and Design Code released for public consultation. Once again, the Planning and Design Code
does not specify development types that may be affected. The relevant policy refers only to
outdoor lighting, and omits the potential hazard of glare from unpainted reflective iron,

Guideline F: Managing the Risk of Intrusions into the Protected Airspace of Airports
It is unclear whether the Airport Building Height (Regulated) Overlay proposed In the pending draft
Planning and Design Code will be adequate to ensure assessments by relevant assessment
authorities consider appropriate building heights- this layer triggers a statutory referral to DIRDC,
however this does not address the statutory referral issues wl1ich were resolved by the Federal
Government several years ago,
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Guideline I: Managing the Risk In Public Safety Areas at the Ends of Airport Runways
Council's current position, with regard to Public Safety Areas (PSA) at the ends of the airport
runways, is that it is the responslblllty of the State Government to determine and implement a
suitable response to Public Safety Areas on relevant land external to the Airport boundary, thus
preventing increased development of additional residential or sensitive land uses that might
otherwise further impinge future growth and operations of the Airport.
Council's City Prosperity aspiration in the Community Plan for accessible and reliable transport
options Includes a long term strategy to facilitate the healthy, safe and effective movement of
people through the city. The City of West Torrens Community Plan highlights the community
ambition to foster well-being and safety within the built form and maintain health and safety
standards. NASAG Guideline I - Managing the Risk at Public Safety Areas at the Ends of Airport
Runways, recommends recognising Public Safety Areas on Commonwealth land through the
Airport Master Plan process, meanwhile external to the Airport boundary this risk Is State
Government's responslblllty.
The South Australian State Government has not yet determined which model will be used to
calculate Public Safety Areas and, therefore, Public Safety Areas were not mapped In the draft
Planning and Design Code released for comment. As such, a position on public safety areas
could not be decided in time for inclusion in AAL's preliminary draft Adelaide Airport Master Plan,
which recently completed Its public consultation phase.
Once the State Government has reached a decision on the appropriate model to be applied to
calculate the Public Safety Areas, Council seeks a coordinated approach to identifying the
affected areas both within, and outside of the Airport boundary.

I Terms of Reference Question Responses;
Is the NASF reflected In policy, guidance and any other planning advice?

The draft Planning and Design Code includes the following policy or relevance to Implementing the
NASF Guidelines:
• Aircraft Noise Exposure Overlay
• Airport Building Heights (Regulated) Overlay
• Building Near Airfields Overlay
The Aircraft Noise exposure Overley is inadequately mapped within the West Torrens section of
the draft Planning and Design Coda, as it fails to implement the updated ANEF, instead
referencing severely outdated mapping of ANEF 30+ contour.
The Airport Building Heights (Regulated) Overlay provides for referrals to the Department of
Infrastructure, Regional Development and Cities In relation to buildings heights and with
consideration to building generated turbulence and windshear which are not specific to the issues.
The Building Near Airfields Overlay, applies across the West Torrens Council area and has the
effect of eliminating access to "Deemed to Satisfy" processing pathway, thereby requiring all
applications undergo performance assessment. It provides limited additional policy against which
to assess such development; notably missing the opportunity to identify public safety areas and
ANEF contours.
Within the Council area the Overlay applies to development In all residential zones and some nonresidential zones (a full assessment of Implications external to the Council area has not been
undertaken). All residential development In residential and non-residential zones triggers this
overlay policy to be considered. However, non-residential development outside of residential
areas may not trigger the overlay provisions, which is problematic given that the types of
development listed In the policy, such as: food packing and processing plant, horticulture, waste
transfer station etc. are non-residential uses that are more likely to be established outside the
residential area, and therefore not trigger the policy.
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As mentioned above, some elements of Guidelines A, C, and E (Aircraft Noise, Wildlife Strikes and
Distraction from Lighting Glare) have been somewhat reflected in the new draft Planning and
Design Code for South Australia In a new "Building Near Airfields" Overlay. The limited extent of
the policy in this overlay Is as follows:
D01 • Management of lighting and bird attraction impacts on the operational and safety
requirements of certified commercial and military airfields, airports, airstrips and helicopter landing
sites.
Performance Outcomos and Deemed to Satisfy/ Designated Performance Outcome Criteria
PO 1.1 Outdoor lighting does not pose a hazard to com mercial or military aircraft operations.
DTS/DPF 1.1 Development does not Include floodlighting.
PO 1.2 Development likely to attract birds adequately separated from airfields to minimise the
potential for aircraft bird strike.
DTS/DPF 1.2 Development incorporating one or more of the following land uses is located not less
than 3km from the boundaries of the airport used for commercial or military aircraft:
a. food packing/processing plant
b. horticulture
c. intensive animal husbandry
d. showground
e. waste management facility
f. waste transfer station
g. wetland; or
h. wildlife sanctuary
PO 1.3 Buildings or structure that are sensitive to aircraft noise designed to minimise aircraft noise
intrusion and provide appropriate interior amenity.
DTS/DPF 1.3 None are applicable
Procedural Matters- no referrals triggered by this Overlay.
Indications from Development Assessment staff who have road-tested the new draft policy confirm
that additional information is required to guide the assessment process to ensure relevant aspects
of the NASF are considered In the assessment process. While Council's Development Plan policy
currently refers to AS2021 Austral/a Standard - Acoustics-Aircraft noise Intrusion- Bui/ding siting
and construction, the impending policy provides no such guidance. There is no guidance as to
what development modifications may be deemed appropriate to address this overlay policy.
As the draft version of the Planning and Design Code is subject to change, it is also unclear if the
scope of this overlay may be changed. The Impact of this overlay and where It sits in a hierarchy of
multiple overlays is not known at this early stage of the consultation on the Planning and Design
Code- as the South Australian Department of Planning Transport and Infrastructure has yet to
provide detailed advice to Council and/or Community Stakeholders, on the document which is
already on consultation.
What Impediments (If any) have there been to full Implementation?
Policy needs to be evidence-based and navigate political and technical considerations to facilitate
adoption. The evidence on which policy is based must be clearly articulated in 'lay-person'
language so that It can be understood at all levels.
It is considered that the National Airport Safeguarding Framework's current status as merely a
guideline which jurisdictions choose to follow voluntarily, contributes to a lack of adherence. If there
was a way to provide incentives to abide by the guidelines, or disincentives to ignore them,
adherence may be improved. If there was a way to provide incentives to abide by the guidelines, or
disincentives to ignore them, adherence may be Improved.
As an example of an Incentive: a previous Federal Government scheme which provided funding for
additional noise insulation to mitigate the impacts of aircraft noise to existing dwellings (In an area
4
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roughly aligned to the 30+ ANEF current at the time) was popular and demonstrated
at the Federal level to address concerns associated with aircraft noise.

a commitment

Any specific case study to illustrate the impact of NASF on land use planning decii;;ioni;;.
The State Planning Commission and DPTI are currently undertaking the most significant Planning
Reform in a generation , with a general goal of increasing residential densities. In South Australia
where the capital city airport has grown up alongside residential development, the conflict between
existing residential development and the growing airport is increasing. Council's survey suggests
that since the larger International Jumbo Jets have been arriving at Adelaide Airport noise and
vibration caused by aircraft traffic has become an increasing concern for residents.
A key opportunity has been missed to future proof the airport's location by planning for intended
land uses around the airport that reduce the opportunity for additional dwellings and other sensitive
development in Public Safety Areas and areas affected by the ANEF noise contours. It Is also
somewhat disappointing that a position on public safety areas could not be decided in time for
inclusion in AAL's preliminary draft Master Plan 2019, which recently completed its consultation
phase.
A previous version of Council's Development Plan included clear design techniques to provide
guidance on ways in which to design dwellings to reduce the intrusion of aircraft noise into a
dwelling or dwelling extension.
Enclx2
• Experiences of Aircraft Noise Survey Report
• Relevant policy In draft Planning and Design Code

s

101

City of West Torrens Response to NASF Implementation Review
Aircraft Noise Survoy Outcomes Roport- Prosontod to Council 6 Novombor 201 8
Introduction
A report on Aircraft Noise was presented to the 12 December 2017 meeting of Council (Attachment
1), This report recommended

'1,

Option 3 (use tile ANF:F contour map, recognise >25 ANEF as the threshold for managing
aircraft noiso and exclude land divisions in >30 ANEF) with additional prescriptive
measures cletolled In this repor1 be adopted as Council's position on tho monagomont of
aircraft noise which the Administration will use to influence the Department for Pfenning,
Transpott and Infrastructure's (DPT/) dovelopmont of the new Planning and Dosign Code. '

Option 3, as detailed in Attachment 1 is as follows:
'Option 3 (Preferred Option)

Use the ANEF contour map, recognise >25 ANcF es the threshold for managing aircraft
noiso and oxcludo land divisions in >30 ANEF.
This option results in no change to the treatment of those properties between 25 and 30
ANEF detailed in option 2 but does vary the requirements for properties within > 30 ANEF in
that It prevents any subdivision of land in these areas. This would not apply to the
replacement of existing dwellings or additions to existing dwellings.
This option more closely aligns with AS 2021:2015 and provides a greater belance between
development potential and amenity (noise impacts). However, it will have the effect of limiting
the subdivision potential of approximately 800 sites and would potentially be more llmltlng
than the current system which is assessed on merit.'
Option 3 also proposed the following additional measures to give more certainty to applicants In
terms of the acoustic levels that are likely to be achievable within a dwelling at a particular site:
•
•

•

•

Development should be designed and located having regard to the flight paths, height
restrictions and noise exposure forecasts issued by Adelaide Airport Limited.
Residential development on land within the area defined by Fig R1/1 is affected by aircraft
noise from Adelaide Airport and should be designed, constructed and Insulated to minimise
the effects of noise.
Dwellings (and dwelling additions - where such additions have a floor area equal to or
greater than 50 percent of the existing dwelling) are constructed In accordance with
Australian Standard 2021 -2000: Acoustics • Aircraft noise intrusion - Building siting and
construction; or
Dwellings (and dwelling additions - where such additions have a floor area equal to or
greater than 50 percent of the existing dwelling) include the following construction
techniques:

a. shleldlng windows and doors with external blinds or verandahs;
b. using masonry walls for external walls and if brick veneer construction is used fully, by
insulating the cavity wall with 75 millimetres to 100 millimetres insulation (rockwool or
fibreglass)
c. keeping window size to a minimum and using at least 6 millimetres single glazing or
double glazed windows; where possible, windows of sensitive rooms should be oriented
away from the direction of view to the flight path;
d. air-conditioning sensitive rooms using a split or ducted system. Wall mounted airconditioning units sho1.1ld not be used as they provide a weak path for sound
transmission;
e. shielding doors with an entrance verandah and using a solid core construction;
f. sealing airtight all cracks in the housing constr1.1ction. Cracks between doors, windows
and the house construction should also be weather sealed;
6
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g. positioning air exhausts In non-sensitive rooms, e.g. wall vents should not be placed in
bedrooms or living rooms; and
h. insulating the celling space with 75 millimetres to 100 millimetres ceiling Insulation
(rockwool or fibreglass)
Council deferred that report (Attachment 1) and resolved:
'jl\s City of West Torrens residents are particularly affected by this aircraft noise policy
position, Council writos to the Minlstor to advise that Council Intends to undertake ossonliel
consultation with effected residents and request that 110 decisions be made with regard to the
Aircraft Noise land use planning policy until such time es Council has completed that
consultation end determined Its position with regard to tho management of aircraft noise."
This report presents the findings of the consultation undertaken and was presented to the 16
October meeting of the Strategy and Community Committee meeting where It was deferred for
consideration at the next meeting of Council on 6 November 2018.
Given the advancement to building techniques over time, the recommendation has been amended
to be less prescriptive in terms of building techniques for noise attenuation to allow for those
advances.
Discussion

The 'Experiences of Aircraft Noise' consultation was developed as an online survey with the ability
for residents to request a hard copy if required. More than 12,000 letters were sent to residents and
property owners living within ANEF contours advising of the opportunity to participate and directing
them to the onllne survey,
The survey was designed to canvass the range of experiences of aircraft noise felt by residents and
property owners in West Torrens. The majority of responses were received from property owners
with properties within the ANEF contour areas. Fewer responses were received from non-ratepaying
residents some of whom lived outside of the ANEF contour areas. In total:
•
•

618 responses were received online
36 respondents provided input to the survey by phone or hard copy

The majority of responses were received in relation to the experience of aircraft noise In Brooklyn
Park and Mile End (more than 100 responses for each suburb), This is roughly consistent with the
fact that these suburbs are overrepresented In the ANEF contour areas. However, the survey
provides valuable information of trends in responses and the wide range of experiences of those
people living in the ANEF areas.
A breakdown of the survey response suburbs Is shown in the chart below:

7
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Brooklyn Park

Cowandilla
Thebarton

Glenelg North

l

Mile End

The questions canvassed decisions about moving in and buying in the area; with more than 50% of
property owners in ANEF areas indicating that they would not buy in the area or might reconsider
their purchase, based on current levels of aircraft noise.
Extent of Aircraft Noise Impacts
The majority of property owners in ANEF contours indicating they were "somewhat" affected, or
greater, by aircraft noise as shown in the graphs below:
Property Owners

-

5.19%

-

13.27%

Responses

30.96%

~
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■ Not at all

20%

22.50%

30%

■ Not much

40%

50%

Somewhat

60%

70%

■ A fair bit

80%

90% 100%

■ Very much
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Non-Owners
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The effects did not vary considerably between owners and non-owners which would be expected.
The common effects stated In the comments section of the survey included:
•
•
•

Noise
Sleep
Curfew

Some also stated health impacts but many stated no Impact with comments that "you get used to it"
or similar.
For those who did feel Impacting by air craft noise, 'impact on sleep' was the highest sing le concern
Identified. The current curfew was indicated as a strong protective factor with some respondents
specifically identifying that breaches of the curfew created problems for sleep.
Health concerns and impacts on quality of life (Including the ability to focus on tertiary studies) were
common experiences, with one extreme case indicating their child had to move out of the area to be
able to concentrate on university studies, and another example at the other end of the spectrum
suggesting a move would be required for comfortable retirement. Parents also cited aircraft noise as
an Issue for baby sleep routines.
Furthermore multiple responses indicated that health impacts were not only tied to aircraft noise, but
also the smell of aviation fuel vapours and perceived environmental contamination, such as sooty air
and potential contamination of rainwater collected in tanks under the flight path. Multiple responses
suggested additional trees in the area may assist to dissipate aircraft noise, and/or help purify and
filter the air.
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Vibrations, rattles and/or shakes felt in the household as aircraft fly overhead were experienced by a
number of respondent property owners in the A NEF contour areas, and In some extreme cases
cracks, window shattering and breakages were attributed to aircraft flying overhead.
Respondents also commonly experienced annoyance at Interrupted television and radio listening as
well as halted conversations and phone calls when flights passed overhead. Outdoor amenity and
the ability to entertain outdoors in comfort was also compromised by the noise of flights.
A few responses also identified limitations of noise attenuation as the sole solution to aircraft noise.
Consideration of Aircraft Noise In Purchasing Property or Moving Into Areas Affected by
Aircraft Noise
Property owners were asked to what extent they considered proximity to the airport and the potential
effects of aircraft noise when considering purchasing their property. The majority gave it at least
some consideration (68%) with half of those giving It considerable weight.

18.27%
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10%

■ N ot at all

20%

30¾

■ Not much

40%

50%
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60%

70%

■ A fnlr bit

80%

90% 100%

■ A lot

A follow up question asked if the owner could go back in time, would they have purchased the
property given what they experience now in terms of aircraft noise. Over 50% of the respondents
said they may or would have reconsidered.
For non-owners, the consideration was considerably less with 53% not considering proximity or
effects much at all.
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However, 48% of non-owner respondents may or would have reconsidered their decision to move
into an area affected by aircraft noise.
Causes of Aircraft Noise Impacts

Respondents had the ability to make any comments regarding aircraft noise and its impacts on their
household. Many chose to comment on the causes of aircraft noise Impacts which provided useful
information when considering possible options for dealing with the effects.
Respondents in the ANEF contour submitted various experiences as to the key causes of the noise.
Experiences indicated that the flight path had altered in recent times, with many responses
suggesting flights that take off over the city, or land from over the city created the most noise while
others found noise on the ground to be more of a disturbance.
Several long term residents that have lived In the area for ten or more years noted a considerable
increase in noise In recent times. While several responses indicated that 'you get used to the noise
after a while', some respondents Indicated that it had reached a tipping point, where they were now
no longer able to tolerate the level of noise.
Many responses indicated that larger aircraft tended to be more problematic with Emirates, Qatar,
Cathay Pacific and Singapore Airlines all identified in multiple responses. A few responses made the
observation that some larger aircraft actually have a quieter engine than other aircraft. While another
response suggested that any new aircraft should not exceed the noise levels of existing aircraft that
access the Airport. The increasing frequency of flights along with flights that fly low overhead were
also cited as contributing factors in a number of responses.
Long term residents indicated differing experiences with aircraft noise and provided interesting
perspective, many having lived in the area for more than 30 years, with at least one responder
stating they had lived in the area for 56 years. Some long term residenUowners felt the situation was
bearable as long as the curfew remained in place. However, many long term residenVowners
Indicated that noise and/or frequency of flights Is Increasing unreasonable and/or while it once didn't
bother them, It is now becoming an Issue.
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Some long term resident/owners of land in the ANEF contours even expressed or indicated regret at
having purchased in the area:
Meanwhile, respondents who identified themselves as long term residents/property owners were
most likely of any responders to share the view that 'you get used to the noise',
Potential Treatments and Solutions

Respondents made a number of comments which can be used to Inform potential treatments or
solutions, Most of these are outside of the control of Council but Council may have a role in
influencing third parties such as the airport and State Government through the planning reform
process to provide better outcomes for the community,
1. Communication
Several responses praised and thanked Council's efforts to provide a voice to the residents, with
some expressing dissatisfaction at the level of Information available and level of service provided by
agencies tasked with addressing aircraft noise.
Furthermore, respondents Indicated a desire for more open and transparent communication about
Airport operations and aircraft movement, with a handful of respondents taking the initiative to
indicate their interest in taking part on any future strategy development and/or consultation In regard
to aircraft noise.
Council can continue to liaise with the Adelaide Airport through a number of existing channels and
advocate on behalf of the community,
2. Airport Operations
The maintenance of the curfew was the single most mentioned concern. While the curfew was not
mentioned In materials supporting the survey it seemed some residents saw this survey as an
unofficial vote on the issue of retaining the curfew (or not). Interestingly, despite extensive media
coverage of the Federal Government's proposed Public Safety Zones during the course of the
survey feedback period, only 5 responses made reference to Issues of safety in relation to proximity
of runways proposed to be addressed through the NASF Guidelines on Public Safety Zones at the
Ends of Airport Runways.
A large number of responses Indicated that aircraft noise was tolerable, provided that the reprieve
offered by the curfew Is maintained. Some responses indicated additional hours of 'no flights' would
be preferred, while others indicated without the curfew, they would move out of the area:
Some respondents even suggested how residents could be Informed and how breaches of curfew
and or changes to the curfew should be addressed to benefit the residents.
Suggested changes to operations included greater penalties for breaching curfew and encouraging
aircraft modification to reduce noise.
A small number of responses suggested additional works that the Airport could undertake at their
boundary to contain the impact of aircraft noise (particularly relating to landing, take off and engine
testing on the ground) and also that Adelaide Airport needed to take greater responsibility for
minimising aircraft noise.
Responses were divided over whether batching of flights had a negative or positive impact.
Alternate views that saw economic benefit in 24/7 airport operation were presented In fewer
responses.
Council can continue to liaise with the Adelaide Airport through a number of existing channels and
advocate on behalf of the community,
3. Relocate the Airport
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Other responses suggested moving the airport altogether. Land to the north of the Adelaide
metropolitan area was the favoured location for a relocated airport (a variety of locations were
suggested Including Parafleld, Edinburgh, north of Two Wells, near Gawler and generally 'North',
with one suggestion for Normanville in the south.
Some responses indicated an acceptance that the airport In this location was here to stay,
meanwhile, significantly fewer responses suggested a buyer beware approach.
As Council has no influence on the location of the airport, no action is recommended.

4 . Policy Positions
4 .1 Land Uses in ANEF Areas
A free text response was available for survey respondents to make suggestions as to what type of
development/properties/land uses may be suitable in areas affected by aircraft noise.
Responses provided several suggestions as to alternate uses in and around the current airport land.
Justification for the status quo and pro-development sentiment featured in some responses.
Alternate views submitted Included some responses that acknowledged the economic benefit of
having the airport located so close to the city and responses that presented an optimistic outlook on
the ability for residential to happily co-exist with the airport.
Responses from property owners varied considerably, with some popular responses including
Industry/warehousing, commercial and shopping centres/retail. However, the opposite view was also
expressed with concern regarding encroachment from non-residential uses, as expressed in this
response received:
"I would be totally opposed to increasing commercial use in these areas. My observation of the
commercial property development has been that it detracts from the amenity of nearby residential
areas."
Several responses indicated that residential was fine, or just keep things the same. Equally popular
were mentions of residential land uses that included noise attenuation.
Other common responses included:
•

Gardens and parks (including some suggestions for carbon offsetting), sporting, recreational
and golf course.

There were also several mentions of the potential benefits of street trees and greening to reduce the
impacts of, not only aircraft noise, but also potential odour and pollution from aviation fuel drop.
Progressive suggestions that build on the economic development and tourism benefits of the airport
included:
R146: "More facilities after hours locally for airport workers e.g. gyms, eateries. close to the airport
(noisiest area} rather than residences."
R117: "... some sort of park for "plane spotting" ... (including) ... "fixed features of binoculars and
information about planes ... a nice positive highlight about our proximity to the airport and this good
asset we have In ou r area."
4.2 Development in Areas Affected by Aircraft Noise
T he survey included a question on whether people agreed that the planning system should be
encouraging more people to live In areas where aircraft noise may be experienced by allowing more
houses to be built in these areas. Approximately 50% of property owners disagreed or strongly
disagreed with the statement and only 20% agreeing that it is a good idea as shown In the graph
below:
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This was coupled by 72% of property owners stating they were unlikely to or definitely not going to
subdivide in the next 10 to 20 years.
A large proportion of non-owners (42%) also disagreed that the planning system should encourage
more people to live in areas affected by aircraft noise.
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4.3 Noise Attenuation and Grants
Less than 25% of responses indicated their property had noise attenuation. In a subsequent
question, the majority (81 %) of property owner responses in the ANEF contours agreed or strongly
agreed that new homes under the flight path should be required to be built in a way that prevents or
minimises the occupants' experiences of aircraft noise.
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Around 10% of property owners in the AN EF contours (53 responses) disagreed or strongly
disagreed.
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However, the cost of noise attenuation measures would discourage a significant proportion (57%)
from renovating or building a new dwelling on their property. Responses presented differi ng views
on the tension between noise attenuation as a solution, and building costs In the area.
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Many responses Indicated support for the concept of additional building insulation, double glazing
and use of construction materials that ameliorate aircraft noise. The majority of such responses also
indicated a preference that the subsidy be reinstated.
Several responses suggested mechanisms by which noise attenuation could be funded, Including
fines for breaches of curfew to fund grants.
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Fewer responses included consideration of elements In the public realm which may assist with noise
reduction. Such suggestions include increased tree canopy to filter air and assist dissipation of
aircraft noise.
4.4 Current Planning Considerations of Aircraft Noise
The current process for planning applications Is that for applications in the ANEF ?,25, an acoustic
report is requested which details recommendations for measures for the building work to meet
AS2021 and these recommendations shall be included In the design of the building. While the
process for .:'.25, .:'.30 and .:'.35 vary somewhat, the basic premise is that there must be demonstration
that the development can achieve compliance with AS2021 .
Decisions of the ERO Court identified that the current Development Plan does not contain sufficient
rigour to refuse land divisions in ANEF ?,30, however, meeting AS2021 is a requirement.
Consequently, the current planning approach is that land division in the >30 ANEF area have been
approved with consideration of noise attenuation being left until the assessment of the built form
(dwelling) application.
This approach is different to the proposed policy position and interpretation of the Australian
Standard that is now recommended in this report to most effectively balance the outcomes of the
survey, community aspirations and the Australian Standard.
4.5 Future Directions
It ls likely that the Issue of development within ANEF contours and around the airport in general will
be considered In the Planning and Design Code. The Aircraft Noise Survey was designed to inform
Council's policy position in relation to development in areas affected by aircraft noise. The survey
results showed a majority support for:
•
•
•

Not encouraging more building and residents within the areas affected by aircraft noise
Ensuring noise attenuation measures are a requirement of new homes built In the areas
affected by aircraft noise
Consider alternative land uses in areas affected by aircraft noise

This position is supported by the NASF Guideline - Managing the Risk In Public Safety Zones at the
end of Runways which actively discourages having people located In areas 1km from the end of
airport runways,
The position is more restrictive than the under the current Development Plan and It is likely to be at
odds with the State Government's infill targets. Balancing these competing priorities Is challenging
but Council has an opportunity to influence the outcomes through the Planning and Design Code. It
is proposed that the position contained in recommendation 1 of Attachment 1 be used to influence
the Planning and Design Code as it supports the findings of the survey and Is still consistent with
Table 2.1 of AS2021-2015 (table included in Attachment 2). However, it should be recognised that
while this may be the position advocated by Council, there Is no guarantee this will be Incorporated
into the Code.

Additional Considerations
The ANEF contours above ANEF 25 need to be spatially recognised in a layer in the Planning and
Design Code so that potential purchasers and developers can be aware of the potential for aircraft
noise and make informed decisions and consider appropriate acoustic measures when developing,
redeveloping or renovating property in areas likely to be affected by aircraft noise.
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All homes in areas most affected by aircraft noise (new residential development in contours greater
than ANEF 25) are required to meet AS2021 to ensure liveability and appropriate acoustic treatment
for internal comfort.
Currently, there is no trigger In the assessment system to pick up the issue of potential aircraft noise
issues for any development progressed under the ROSAS scheme (State Government's Renewing
our Streets and Suburbs program) and Residential Code Development. It Is considered that this is
not only an unfair loophole but that it is a reasonable expectation that all development meet the
AS2021 requirements. This Is to ensure that amenity and public health of new and existing residents
are not unreasonably Impacted upon by the Adelaide Airport but to enable compatibility as best as
possible between the two land uses.
Alternatively, the current Minister's Residential Development Code layer should be updated to
ensure properties in ANEF 25+ are not included eligible for Minister's Residential Code
Development, and therefore not encouraged for development and further sub-division.)
Design Techniques which are known to assist in reducing Internal acoustic noise be included in the
Residential Development Code as a guide for those designing new development In areas most
affected by aircraft noise. Again, with reference to ANEF contours rather than Overlay Map depicting
Areas affected by aircraft noise.
In addition, Council's strategic plans around open space and green cover as well as other public
realm design elements can assist to improve the quality of life for the community within areas
affected by aircraft noise.
The findings of the survey did not present any significant surprises, however the community
appreciated the opportunity to share their experiences.
Conclusion
This report presents the outcomes of the 'Experiences of Aircraft Noise' consultation and proposes a
policy position, with respect to aircraft noise, to be used to influence DPTl's proposed Planning and
Design Code.
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SA Planning and Design Code Aircraft Noise Overlay Map for inner metropolitan Adelaide area
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Attachment Two:
West Torrens Historic and Character Area Statements
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Elston Street Historic Area Statement (WeTo1)
Eras and
themes

1890’s - 1920's

Allotments and
subdivision
patterns

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

Architectural
features

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
façade detailing.

Building height

Generally single storey. Second storey within the roof
space

Materials

Stone. Brick. Limited rendered masonry. Corrugated
pre-coloured or galvanised iron sheeting. Timber
windows. Brick chimneys

Fencing

Low fencing facilitating views of the dwelling. Post and
rail with woven wire. Low level stone or masonry.
Timber picket.

Setting and
public realm
features

Strong uniformity of layout and buildings. Consistent
side and rear setbacks, large private yards. Traditional
well-maintained gardens. Regularly spaced trees.
Carports and garages are located behind the main face
of dwellings. Driveways have not interfered with street
trees. There are no shared driveways. Dwelling
additions are located at the rear of the main dwelling.

Mile End Historic Area Statement (WeTo2)
Eras and
themes

1860’s - 1920's

Allotments and
subdivision
patterns

Strong uniformity of allotment pattern. Low to very low
density site areas. Wide frontages. Subdivision has
reinforced the existing allotment pattern. Detached and
semi-detached dwellings are prevalent.

Architectural
features

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 complementary verandahs / porticos

Building height

Generally single storey. Second storey within the roof
space
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Materials

Stone. Brick. Limited rendered masonry. Corrugated
pre-coloured or galvanised iron sheeting. Timber
windows. Leadlight windows. Iron and timber filigree.
Red brick chimneys.

Fencing

Low fencing facilitating views of the dwelling. Post and
rail with woven wire. Low level stone or masonry.
Timber picket.

Setting and
public realm
features

Strong uniformity of layout and buildings. Generous
side and rear setbacks, maintain large private yards.
Traditional well-maintained gardens. Tree lined streets.
Vehicles access sites via the rear lane ways where
available. Driveways have not interfered with street
trees. Dwelling additions are located at the rear of the
main dwelling. Dwelling additions are located at the
rear of the main dwelling.

Richmond Historic Area Statement (WeTo3)
Eras and
themes

1900’s - 1920's

Allotments and
subdivision
patterns

Strong uniformity of allotment pattern. Medium to low
density. Rectangular shaped allotments with direct
street frontage. Predominantly Row and semi-detached
dwellings.

Architectural
features

Predominantly Inter-war dwellings with examples of
State Bank Bungalows and Art Deco dwellings Halfhipped (hipped gable roofs). Hip roofs. Integrated and
complementary verandahs/porticos

Building height

Up to 2 storeys

Materials

Consistent material palette. Brick. Limited rendered
masonry. Corrugated pre-coloured or galvanised iron
sheeting. Timber windows. Brick chimneys

Fencing

No fencing or low fencing facilitating views of the
dwelling

Setting and
public realm
features

Strong uniformity of layout and buildings. Consistent
side and rear setbacks. Street trees. Carports and
garages are located behind the main face of dwellings.
Driveways have not interfered with street trees. There
are no shared driveways. Dwelling additions are
located at the rear of the main dwelling.

Rose Street Historic Area Statement (WeTo4)
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Eras and
themes

1900’s - 1920's

Allotments and
subdivision
patterns

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 dwellings to allotments

Architectural
features

Strong uniformity in architectural style. Predominantly
semi-detached Gothic workers cottages. Pitched roofs.
Verandahs / porticos. Parapeted gable. Features
associated with traditional era and style of buildings.

Materials

Strong uniformity in material palette. Stone. Brick.
Corrugated precoloured or galvanised iron sheeting.
Timber windows. Leadlight windows. Red brick
chimneys

Setting and
public realm
features

Consistent front setbacks. Consistent side and rear
setbacks. Traditional well-maintained gardens. Street
trees. Vehicle access from laneways, particularly Rose
Street. Carports and garages are located behind the
main face of dwellings. Driveways have not interfered
with street trees. There are no shared driveways.
There are no crossovers to Rose Street. Dwelling
additions are located at the rear of the main dwelling.

Fencing

No fencing or low fencing facilitating views of the
dwelling. Timber picket to boundary

Building height

Generally single storey. Second storey within the roof
space

Torrensville East Historic Area Statement (WeTo5)
Eras and
themes

1890's - 1930's

Allotments and
subdivision
patterns

Low to very low density site areas. Wide frontages.
Narrow and deep allotments. Consistent and uniform
allotment pattern

Architectural
features

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

Building height

Generally single storey. Second storey within the roof
space
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Materials

Stone. Brick. Limited rendered masonry. Corrugated
pre-coloured or galvanised iron sheeting. Tiled roofs.
Timber windows. Iron and timber filigree. Red brick
chimneys

Fencing

Low fencing to facilitate views of the dwelling. Post and
rail with woven wire. Low level stone or masonry.
Timber picket.

Setting and
public realm
features

Strong uniformity of layout and buildings. Consistent
side and rear setbacks, large private yards. Traditional
well-maintained gardens. Tree lined streets. Wide
streets. Carports and garages are located behind the
main face of dwellings. Driveways have not interfered
with street trees. Dwelling additions are located at the
rear of the main dwelling.

Urban Corridor (High Street) Historic Area Statement (WeTo6)
Eras and
themes

1890's - 1920's

Allotments and
subdivision
patterns

Linear pattern of development along Henley Beach
Road. Medium density site areas. Narrow/deep
tenancies. Continuous shopfronts. Fine grained

Architectural
features

Predominantly ornate parapeted, glazed shopfronts.
Pedimented parapets. Hidden roof forms. Elaborate
parapet treatments. Traditional verandahs. Ornamental
timber verandah posts

Building height

Predominantly single storey. Two storey on corner
allotments

Materials

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 styles.

Fencing

[Not stated]

Setting and
public realm
features

Commercial Strip. Continuous shopfronts. No setback
to front boundary. Verandahs over footpath. Tree lined
streets. Intimate and engaging public interface. Ground
floors exhibit a mixture of land uses. Building additions
are located at the rear of the main building.

Ashford Character Area Statement (WeTo-C1)
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Eras and
themes

1920's - 1940's

Allotments and
subdivision
patterns

Strong uniformity of allotment pattern. Low to very low
density site areas. Wide street frontages. Medium
sized detached dwellings on substantial allotments

Architectural
features

Predominantly Tudor and Bungalow dwellings.
Articulated hip and gable roofs. Verandahs / porticos.
Verandahs as continuation of main roof structure

Building height

Generally single storey. Second storey within the roof
space

Materials

Brick. Painted brick. Stone. Rendered masonry.
Corrugated precoloured or galvanised iron sheeting.
Tiled roofs. Timber windows

Fencing

Low fencing facilitating views of the dwelling. Post and
rail with woven wire. Low level stone or masonry.
Timber picket

Setting and
public realm
features

Strong uniformity of layout and buildings. Consistent
side and rear setbacks, large private yards. Generous
traditional well-maintained gardens. Tree lined streets.
Carports and garages are located behind the main face
of dwellings. Dwelling additions are located at the rear
of the main dwelling.

Cowandilla / Mile End West Character Area Statement (WeTo-C2)
Eras and
themes

1920's - 1940's

Allotments and
subdivision
patterns

Strong uniformity of allotment pattern. Low to very low
density site areas. Narrow and deep allotments.
Detached and semi-detached dwellings on substantial
allotments

Architectural
features

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 inter-war dwellings. Gable and Dutch gable
roofs with hips. Verandahs / porticos

Building height

Generally single storey. Second storey within the roof
space or is complementary to adjoining buildings.

Materials

Brick. Painted brick. Stone. Rendered masonry.
Corrugated precoloured or galvanised iron sheeting.
Timber windows. Brick/red brick chimneys
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Fencing

Low fencing facilitating views of the dwelling. Post and
rail with woven wire. Low level stone or masonry.
Timber picket

Setting and
public realm
features

Strong uniformity of layout and buildings. Consistent
side and rear setbacks, large private yards. Generous
traditional well-maintained gardens. Tree lined streets.
Carports and garages are located behind the main face
of dwellings. Dwelling additions are located at the rear
of the main dwelling.

Glandore Character Area Statement (WeTo-C3)
Eras and
themes

1920's - 1940's

Allotments and
subdivision
patterns

Strong uniformity of allotment pattern. Low to very low
density site areas. Wide street frontages. Detached on
substantial allotments

Architectural
features

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

Building height

Generally single storey. Second storey within the roof
space

Materials

Brick. Painted brick. Stone. Rendered masonry.
Corrugated precoloured or galvanised iron sheeting.
Timber windows. Brick/red brick chimneys. Painted
masonry decorative columns

Fencing

Low fencing facilitating views of the dwelling. Post and
rail with woven wire. Low level stone or masonry.
Timber picket

Setting and
public realm
features

Strong uniformity of layout and buildings. Consistent
side and rear setbacks, large private yards. Generous
traditional well-maintained gardens. Tree lined streets.
Carports and garages are located behind the main face
of dwellings.

Lockleys Character Area Statement (WeTo-C4)
Eras and
themes

1920's - 1950's
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Allotments and
subdivision
patterns

Strong uniformity of allotment pattern. Low to very low
density site areas. Wide street frontages. Detached
and semi-detached dwellings on substantial allotments

Architectural
features

Mixture of Bungalows, Tudor, Dutch Colonial and Art
deco style dwellings with examples of Spanish Mission
and Arts and Crafts. Pitched roofs. Verandahs /
porticos

Building height

Single and double storey

Materials

Brick. Painted brick. Stone. Rendered masonry. Tiled
roofs. Corrugated pre-coloured or galvanised iron
sheeting

Fencing

No or low fencing facilitating views of the dwelling. Post
and rail with woven wire. Low level stone or masonry.
Timber picket

Setting and
public realm
features

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.
Carports and garages are located behind the main face
of dwellings.

Novar Gardens Character Area Statement (WeTo-C5)
Eras and
themes

1950's - 1970's

Allotments and
subdivision
patterns

Low density site areas. Wide street frontages. Strong
uniformity of allotment patters. Detached dwellings on
relatively square allotments

Architectural
features

Predominantly Art deco dwellings. Pitched roofs with
eaves. Verandahs / porticos

Building height

Single storey. Discreetly integrated two storey
elements within roof space

Materials

Brick. Face stone. Corrugated pre-coloured or
galvanised iron sheeting. Tiled roofs. Timber windows.
Feature stone chimneys

Fencing

No front fences. Side fences no further forward than
the building line

Setting and
public realm
features

Consistent front setbacks. Generous well-maintained
gardens. Carports and garages are located behind the
main face of dwellings.

Thebarton Character Area Statement (WeTo-C6)
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Eras and
themes

1890’s - 1940's

Allotments and
subdivision
patterns

Medium to very low density site areas. Subdivision
consistent with allotment pattern in the immediate
locality. Detached, semi-detached and row dwellings
on substantial allotments

Architectural
features

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

Building height

Generally single storey. Second storey within the roof
space

Materials

Brick. Painted brick. Stone. Corrugated pre-coloured or
galvanised iron sheeting. Timber windows. Timber
verandah posts. Timber filigree. Red brick chimneys

Fencing

Low fencing facilitating views of the dwelling. Post and
rail with woven wire. Low level stone or masonry.
Timber picket

Setting and
public realm
features

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). Carports and
garages are located behind the main face of dwellings.
Dwelling additions are located at the rear of the main
dwelling. Vehicles access site via the rear laneway
where they exist.

Torrensville Character Area Statement (WeTo-C7)
Eras and
themes

1890’s - 1940's

Allotments and
subdivision
patterns

Low to very low density site areas. Wide frontages.
Commercial development along Henley Beach Road
on smaller/ narrower allotments. Detached and semidetached dwellings on substantial allotments

Architectural
features

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
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Building height

Generally single storey. Second storey within the roof
space

Materials

Brick. Painted brick. Stone. Rendered masonry.
Corrugated precoloured or galvanised iron sheeting.
Timber windows. Brick chimneys

Fencing

Low fencing facilitating views of the dwelling. Post and
rail with woven wire. Low level stone or masonry.
Timber picket

Setting and
public realm
features

Large front and side setbacks. Consistent rear
setbacks, large private yards. Traditional wellmaintained gardens. Tree lined streets. Carports and
garages are located behind the main face of dwellings.
Dwelling additions are located at the rear of the main
dwelling. Driveways have not interfered with street
trees
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Attachment Three:
West Torrens Historic and Character Site Area and
Frontage (TNV) Recommendations
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Site Areas+ Frontage Justification :
Initially Council proposed an allotment size and frontage width range in the Historic and
Character Area statements provided to DPTI (currently on consultation until 28 February
2020), in order to:
•
•
•

Provide consistency across Councils (as statements \!Vere initially proposed);
Increase transparency and provide confidence in decision making ; and
Reinstate control over allotment pattern which was lost by the consolidation of the
Desired Character Statements.

Upon release of the Historic and Character Areas statements by DPTI it was evident that
some information including the numerical figures provided for site areas and frontages, had
been removed. DPTI administration indicated that these figures should be included in the
Code as TNV's and suggested that Council provide some justification for their creation.
Numerical figures are not listed in all current Conservation and Character Policy Areas
contained within Council's Development Plan, it must be acknovvledged that the additional
loss of current Desired Character Statements and unique Policy Area content (which
provides a significant mechanism for qualitative assessment) will reduce the effectiveness of
assessment certainty and expectation. Statement s such as "Subdivision will reinforce the
existing allotment pattern" are no longer included and are expected to significantly impact
the assessment of an application, through policy being too weak and to interpretation on
what the expectations of new divisions are.
In addition to this Council would like to highlight that some of the language used in the
proposed Historical and Character Area statements is seen as ambiguous and misleading.
For example ½hen referring to 'Low density', it needs to be considered in context of the
defined meaning ½hich is "less than 35 dwellings per hectare". This equates to allotments of
285m2 or greater and is not consistent with many of Historic and Character areas which have
a prevailing allotment size much greater than this _There are also other terms such as "large"
or "generous" ½hich aren't defined and have different meaning to different people.
The justification provided in this report to further support the inclusion of minimum site areas
and frontages has been collated from a series of documents, including:
•
•
•
•
•

City of West Torrens Development Plan;
Thebarton Heritage Review April 1996;
City of West Torrens Heritage Survey, 1998;
City of West Torrens Review of Local Heritage for Heritage PAR, 2003; and
City of West Torrens, Local Character Study, June 2010.

It is noted that Council under\1\/ent a Housing Diversity Development Plan Amendment (DPA)
in 2015 which rationalised its Heritage and Character areas. This recent policy change/
review undertaken through the Housing Diversity DPA provides additional \!\/eight to the
significance to our Heritage and Character areas and any further loss is not supported.
In the most recent report (City of West Torrens Local Character Study 2010), specific
reference is made to allotment size and being a critical factor contributing to the character of
an area:
Significant character is partly related to he·ritage, but also to other factors including
slope, front setbacks, street layout and widths, building era, building style and
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materials, vegetation, allotment size and setJ'Jacks I curtilage. Areas that have
significant character and are therefore valued by the community should be protected
from development that will significantly alter their character.
In accordance with the reasoning above, Administration recommend in order of preference
to have sufficient control of the allotment pattern in our Historical and Character Areas are as
follows:
1. Establish a TNV which is placed over relevant properties;
2. If for some reason the above cannot be impl,amented, then significantly stronger
wording relating to the allotment sizes and fr,ontages be included or retained (as per
Council's Development Plan) in the Historical and Character Area statements.
This report has been separated into each Historic or Character Area with excerpts from the
documents previously mentioned provided as justification. A median calculation for frontages
and site areas has also been provided lo demonstrate actual dimensions 'on the ground' and
how these related to the requested site area and frontage measurements. The use of
median was preferred as it excludes outliers which would alter an average calculation, but
minimum and maximums have been identified as wHII.
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Elston Street Historic Area Statement (WeTol)
The Elston St Historic Area Statement relates to the current Elston Street Conservation
Policy Area 29 0ocality shown in map below). Currently this Policy Area is siled within the
Residential Zone, ho'-Never is identified to transition to the Suburban Neighbourhood Zone,
with a Historic Area Overlay. As mentioned earlier, the Council endorsed historic area
statements (meeting 19 November 2019), '-Nere received by DPTI and amended prior to
being released for community consultation.
The Elston Street Historic Area encompasses 23 allotments, of these, only two '-Nere created
since the original land division (one in 1970 and the other in 2005). The remaining allotments
are consistent with the original land division undertaken by Henry James Cowell a local
farmer and architect. His original land division created 55 allotments measuring 60 feet (18.2
metres) by 162 feet (49.3 metres) creating allotments around 900m'.

Map 1: Elston Street Historic Area
The suggested TNV for site area varies from that initially submitted to DPTI and endorsed by
Council, with further review highlighting that 900m2 is more aligned with the existing
allotment pattern. The locality remains largely intact and is considered to be significant to the

development of West Torrens as it is representative of the expansion of the suburbs in the
first tw:i decades of the twentieth century in which experimentation with new materials and
styles occurred (Jensen Planning+ Design, 2010).
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The Development Plan identifies through the Desired Character Statement, as it relates to
allotment pattern, the following:
...Allotments are at low to very low density and are generally deep, with wide
frontages to main streets. Subdivision will reinforce the existing allotment pattern
which is a significant positive feature of the Policy Area and there will be no shared
driveways...
.. .Streetscape character elements including low front fencing, landscaping space in
front yards, regular street trees and on-street visitor car parking will be supported by
limiting vehicle cross-overs...
...Setbacks will be complementary to the boundary setbacks of existing buildings in
the policy area...
With the above character statement in mind, and understanding that the character statement
will no longer be retained, Administration are seeking the implementation of a TNV to apply
as it relates to the predominant site area and frontage width within this historic area. The
tables below identify the recommended TNV in light of previously suggested to DPTI,
previous studies and the actual median site area or frontage within the locality. As seen in
table 1 and table 2 below, it is clear that the historic area is of a small scale and remains
largely intact, on this basis the revised recommendation is that the TNV be instated at a
minimum site area of 900m2 and frontage of 18 metres to reinforce the existing and well
established subdivision pattern that is critical lo the historic character of Elston Street.
Table 3, highlights how consistently the pattern of division has been retained.
Site area m2

TNV suggested

900

Historic Area Statement suggestion
>500
CWT Review of Local heritage for Heritage 901 (60 X 162ft)
PAR 2003
Actual median site area
906.5
Table 1: Site Area review and recommendation

Frontage (m)
TNV suggested
18
Historic Area Statement suggestion
>12
18.3
CWT Review of Local heritage for Heritage
PAR 2003
Actual median frontage
18.1
Table 2: Frontage width review and recommendation

Frontage 'site area Policy Street address
m2
width m
Area
10.0
365.2
29 19A Elston Street
15.2' 749.8
29 4 Elston Street
15.5
767.1
29 17 Elston Street

-Suburb
BROOKLYN PARK SA 5032
BROOKLYN PARK SA 5032
BROOKLYN PARK SA 5032
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15.8
13.7

773.4
29
805.3
29
29
819.2
879.9
29
882.3
29
889.6
29
895.4
29
903.2
29
909.8
29
909.9
29
915.1
29
917.0
29
923.1
29
-929.6 - 29

2/15 Elston Street
19 Elston Street

j BROOKLYN PARK SA 5032
BROOKLYN PARK SA 5032

18 Elston Street
BROOKLYN PARK SA 5032
21 Elston Street
BROOKLYN PARK SA 5032
1/7 Elston Street
BROOKLYN PARK SA 5032
9 Elston Street
BROOKLYN PARK SA 5032
13 Elston Street
BROOKLYN PARK SA 5032
11 Elston Street
BROOKLYN PARK SA 5032
t-6 Elston Street
BROOKLYN PARK SA 5032
t-22 Elston Street
BROOKLYN PARK SA 5032
24 Elston Street
BROOKLYN PARK SA 5032
I10 Elston Street
BROOKLYN PARK SA 5032
I8 Elston Street
BROOKLYN PARK SA 5032
14 Elston Street
BROOKLYN PARK SA 5032
t-19.1
936.6
29 23 Elston Street
BROOKLYN PARK SA 5032
18.7
943.5
BROOKLYN PARK SA 5032
29 12 Elston Street
18.8
949.1 - -29 20 Elston Street
BROOKLYN PARK SA 5032
19.1
976.5
29 26 Elston Street
BROOKLYN PARK SA 5032
19.9
1090.8
29 16 Elston Street
BROOKLYN PARK SA 5032
Table 3: Existing frontage and site area of properties within the Elston Street Historic Area
16.2
17.7
17.8
18.2
18.1
18.4
18.0
18.0
18.2
18.2
18.4
18.1
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Mile End Historic Area St atement (WeTo2)
The Mile End Historic Area Statement relates to the Mile End Conservation Policy Area 30
(as seen in map below). This Historic Area is the largest of the historic areas contained
within West Torrens, with 475 allotments. Whilst there is a significant variation in allotment
sizes and frontage widths as seen in Table 6 (existing frontage and site area of properties
within the Mile End Historic Area), there is, nonetheless a strong character of dwellings with
direct frontage to a public street and vehicular access gained via a rear Janeway.

Map 2: Mile End Historic Area
The Development Plan provides the following Desired C haracter Statement (as it relates to
allotment pattern):
...Allotments are at low to very low density and are generally deep, with narrow
frontages to wide main streets. In many cases, there is also rear access to service
laneways. Subdivision will reinforce the existing allotment pattern which is a
significant positive feature of the policy area ...
...Streetscape character elements including continuous front fencing, landscaping
space in front yards, regular street trees and on-street visitor car parking will be
supported by having vehicle cross-overs in laneways ...
Jensen Planning+ Design (2010), succinctly highlight that houses in this policy area (as
exist currently) were constructed predominantly in the 1890s and 1900s. The key elements
contributing to the character of the area are the consistent scale, main street setback and
materials of houses. Notwithstanding curtilages are generous with consistent setbacks. The
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Jensen study highlights that back in 2010 there was no potential to accommodate increasing
densities with a focus on maintaining and enhancinEJ the existing character.
The tables below highlight that the recommended minimum be 500m2 and a minimum
frontage of 12.0 metres, this in accord with previous recommendations. The existing policy
area (soon to be Mile End Historic Area) can be seen to have a fair variance in allotment
size and frontage with the smallest 140m2 and the lmgest is 2150m2.The largest allotment in
currently contains 7 dwellings.

TNV suggested
Historic Area Statement suggestion

Thebarton Heritage Review - April 1996
City of West Torrens Local Character Study
2010 (Jensen Planning + Design)
Actual median site area
Table 4: Site Area review and recommendation

TNV suggested
Historic Area Statement suggestion
Thebarton Heritage Review - April 1996

Site area m2
Min 500
>500
The subdivision created a regular pattern
of broad streets and even sized allotments.
Identify that focus is on maintaining and
Enh,1ncing existing character. No potential
for subdivision.
654

Fronitage (m)
Min 12
>12
The subdivision created a regular pattern
of broad streets and even sized allotments.
15.1

Actual median frontage
Table 5: Frontage width review and recommendation
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Richmond Historic Area Statement (WeTo3)
The Richmond Historic Area Statement relates to Richmond Conservation Policy Area 31
(see map below). Allotments in this Historic Area front public and private roads Vvhich. The
latter vvere created during the original land division. The area comprises a homogenous
group of Workmen's Cottages constructed in stages on the Hilton Estate (former farming
land) by the Adelaide Workmen's Homes Incorporated from the 1920's to the1940's. these
houses represent the earliest group of worker's housing constructed using a bungalow or
arts and crafts derived design idiom together with face red brick walls and either Marseille
tiled or corrugated iron roofs.

Map 3: Richmond Historic Area
Council's Development Plan provides the following Desired Character Statement (as it
relates to allotment pattern) :
... The policy area will contain predominantly semi-detached and row dwellings, and
limited detached dwellings ...
.. .Allotments are at medium to low density with some rear public and private
laneways ...
...Streetscape character elements including continuous minimaV/ow front fencing and
a combination of garages/carports accessed from main street frontages and rear
laneways .. .
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The proposed TNV for site area accords with previoius recommendations and acknol/l/ledges
that there may be some capacity for sensitive infill. lrhe frontage has been derived from
reviewing the existing site frontages and arriving at the median, although the range of
frontages seen in this area range from Sm lo 34m.

TNV suggested
Historic Area Statement suaaestion
CWT Local Character Study 2010

Actua l median site area
Table 6: Site Area review and recommendation

Site area m2
Min 230
>230
Any intensification or redevelopment in
thes,e areas is not recommended.
Dev•~lopment in adjoining areas must be
carefully considered to reduce any potential
impacts on the historic significance.
Sensitively designed infill housing may be
appropriate where sites have sufficient
frontage and access from an existing public
road.
227

Fron,tacie (m)

TNV suaaested
Historic Area Statement suaaestion
CWT Local Character Study 2010

9
Nil
Any intensification or redevelopment in
thes,e areas is not recommended.
Dev,~lopment in adjoining areas must be
carefully considered to reduce any potential
impi;1cts on the historic significance.

9
Actua l median frontacie
Table 7: Frontage width review and recommendation
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Rose Street Historic Area Statement (WeTo4)
Rose Street Historic Area Statement relates to the Rose Street ConseNation Policy Area 32
(see map below). There are 44 properties located within this Historical Area with all
allotments being retained in their original dimensions. The original dwellings also remain,
albeit with sympathetic alterations and additions. Wrth the exception of the dwellings fronting
Parker Street, all dwellings have vehicular access from the rear of the property. These
factors establish a strong character with any further subdivision likely to detrimentally impact
this desirable character. Without a numerical figure, only the term low density remains to
control the allotment size. As previously mentioned this allows lots of 285m2 and is not
considered suitable and would erode the historic area.

Map 4: Rose Street Historic Area
The Development Plan's Desired Character Statement (as it relates to allotment pattern),
provides as follows:
... The policy area will contain detached and semi-detached dwellings.
Allotments are at low to very low density and are generally deep, with narrow
frontages to wide main streets. In many cases, there is a/so rear access to service
/aneways in both public and private ownership. Subdivision will reinforce the existing
allotment pattern which is a significant positive feature of the Policy Area.
Streetscape character elements including continuous minimaV/ow front fencing,
landscaping space in front yards and orrstreet visitor car parking will be supported by
having vehicle cross-overs in /aneways...
Whilst a number has been suggested as a minimum, ii really should acknowledged that
Rose St Historic Area is comprised of single storey housing with the major contributing
buildings being the State Heritage listed Rose Street Workmen's Cottages built in 1903. The
focus of the historic area is maintaining and enhancing existing character with an emphasis
being not increasing density.
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The suggested TNV is in accord 'v\lith previous recommendations and is supported by the
intent not to increase density as shown in the tables below.
TNV suggested
Historic Area Statement suaaestion
Theba rton Heritage Review - April 1996

City of West Torrens Local Character Study

2010

Site area m2
>500
>500
This streetscape had high significance,
repr,esenting a unique aspect of South
Aust'ralian suburban development in the
earlv 1900s.
Pote,ntial to accommodate Increasing
dem;ities?
No, focus is on maintaining and enhancing
existing character

Actual median site area
418
Table 8: Site Area review and recommendation

Fron,taqe (m)
11
Nil
This streetscape had high significance,
repr◄esenfing a unique aspect of South
Aust'ralian suburban development in the
earlv 1900s.
11.6
Actual median frontaqe
Table 9: Frontage width review and recommendatio11
TNV suaaested
Historic Area Statement suaaestion
Theba rton Heritage Review - April 1996
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Torrensville East Historic Area Statement (WeTo5)
Torrensville East Historic Area Statement relates to the existing Torrensville East
Conservation Policy Area 33 (see map below). This Historic Area accommodates 292
allotments. Although a number of allotments have been subdivided, there is still a strong
character of regular shaped allotments exceeding 600m' in site area and 15m frontages.

Map 5: Torrensville East Historic Area
The Development Plan's Desired Character Statement (as it relates to allotment pattern),
states as folio=:

... The policy area will contain predominantly detached dwellings and limited semidetached dwellings.
Allotments are at low to very low density and are generally deep, with wide frontages
to main streets. Subdivision will reinforce the existing allotment pattern which is a
significant positive feature of the policy area.
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Streetscape character elements including low front fencing, landscaping space in
front yards, regular street frees and on-street visitor car parking will be supported by
limiting vehicle cross-overs...
The tables below highlight that the change from previous recommendations include firming
up the site area and frontage respectively to 500m2 ;and 12 metres wide. Whilst earlier
studies indicate that regular subdivision pattern of th1e area be retained and that there is no
potential to accommodate increasing densities, the proposed 500m2 may create some
possible new allotments, there are only a handful of allotments (5 in total ranging from 10091806m') in excess of 1000m2.
Site area m2
Min 500
>500
It is ,recommended that the regular
subclivision pattern of the Torrensville
Historic (Conservation) Zone be retained
and the streetscape frontages of the
residences remain intact.
City of West Torrens Local Character Study Pote,ntial to accommodate Increasing
2010
dem;it ies?
No, focus is on maintaining and Enhancing
existing character in area
676.1
Actual median site area
Table 10: Site Area review and recommendation
TNV suggested
Historic Area Statement suaaestion
Theba rton Heritage Review - April 1996

Frontage (m)
Min 12
>12
It is ,recommended that the regular
subdivision pattern of the Torrensville
Historic (Conservation) Zone be retained
and the streetscape frontages of the
residences remain intact.
Actual median frontaae
15.2
Table 11: Frontage width review and recommendati,,n
TNV suaaested
Historic Area Statement suaaestion
Thebarton Heritage Review - April 1996
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Ashford Character Area Statement (WeTo-Cl)
Ashford Character Area Statement relates the current Ashford Character Policy Area 22 (see
map below). This a fairly small Character Area accommodating 54 allotments. The northern
portion of the area has suffered from land divisions which are not in keeping with the desired
character, however these all occurred prior to the Housing Diversity DPA undertaken in
2015.

Map 6: Ashford Character Area
The Development Plan's Desired Character Statement (as it relates to allotment pattern)
provides as follows:
The policy area will contain predominantly detached dwellings (or buildings that look
like detached dwellings).
Allotments will va,y in size from low density to ve,y low density, with wide frontages.
Subdivision will reinforce the existing allotment pattern of wide and deep allotments,
which is a significant positive feature of the policy area ...
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...Setbacks will be complementary to the boundary setbacks of inter-war bungalows
and tudor-style dwellings in the policy area, preserving considerable space in private
yards for landscaping...
.. .Any driveway crossovers will be carefully designed and located to ensure the
preservation of street trees which have an important positive impact on the
streetscape.
The tables below highlight that the change from previous recommendations which include
firming up the site area and frontage respectively to 600m2 and 14 metres wide. Whilst
earlier studies indicate that regular subdivision pattern of the area be retained and that there
is no potential to accommodate increasing densities, the proposed 600m2 may create some
possible new allotments, there are only a handful of allotments (3 in total ranging from 12152946m2) in excess of 1200m2.
Local Character Study undertaken by Jensen Planniing and Design (2010) identifies:
Predominant allotment frontages will generally be over 14 metres wide. The
allotments will have large front, side and reaI' setbacks and generally occupy a low
coverage of the site. The large allotment size provides opportunities for mature trees
to be located within rear and front yards. Mature trees and quality landscaping is a/so
located along Herbert Road and Tyson StreEit and the Brownhi/1 Creek Reserve
which traverses the area.
This remains relevant. With it noted that mature trees and quality landscaping add to the
character of this area, which necessitates the need for open spaces and allotments able to
accommodate and promote the existing character.
Site area m2
TNV suaaested
Min 600
Character Area Statement suaaestion
>600
City of West Torrens Local Character Study The large allotment size provides
2010
opportunities for mature trees to be located
within rear and front vards.
Actual median site area
742.9
Table 12: Site Area review and recommendation

Frontage (m)
TNV suggested
Min 14
Character Area Statement suaaestion
>14
City of West Torrens Local Character Study Predominant allotment frontages will
2010
aenmallv be over 14 metres wide.
Actual median frontaae
18.1
Table 13: Frontage width review and recommendation
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Cowandilla / Mile End West Character Area Statement (WeTo-C2)
Cowandilla / Mile End West Character Area Statement relates to Cowandilla / Mile End West
Character Policy Area 23 (see map below). This Character Area has been identified as
transitioning to the Housing Diversity Neighbourhood Zone in the current version of the Draft
Planning and Design Code. This is understood to be a mistake and it is suggested that this
will transition to the Suburban Neighbourhood Zone. The Suburban Neighbourhood Zone
does allows for TNV as it relates to site area and f rontage unlike the Housing Diversity
Neighbourhood Zone.

Map 7: Cowandilla I Mile End West Character Area
This Character Area is the largest within the City of West Torrens and accommodates 1423
allotments. Whilst there is some diversity in allotment size this does not equate to a
transition to the Housing Diversity Neighbourhood Zone, which anticipates 70 dwellings per
hectare or allotments 142m2.
The Development Plan's Desired Character Statement (as it relates to allotment pattern)
provides as follows:
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The policy area will contain predominantly detached dwellings and sem~detached
dwellings ...
.. . Allotments will vary in size from low density to very low density and are generally
deep, with na"ow frontages to main streets. Subdivision will reinforce the existing
allotment pattern which is a significant positiive feature of the policy area ....
... Any driveway crossovers will be carefully designed and located to ensure the
preservation of street trees which have an important positive impact on the
streetscape.
The tables below has been revised to reflect the exi:,ting Development Plan provisions which
provides as follows:
Land division should create allotments with an a~ea of greater than 270 square metres east of
Bagot Avenue and 340 square metres west of Bagot Avenue.

This above is contrary lo the recommendation provided to DPTI initially, acknowledging that
at this stage, Council are seeking to retain as much existing local policy as possible.
Likewise, contrary to previous advice to DPTI, 15m \frontages are sought in line with the
prevailing character in lieu of being silent on this matter as previously advised to DPTI.
Site area m2
TNV suggested

270 square metres east of Bagot Avenue; and
340 square metres west of Baqot Avenue.

Character Area Statement suaaestion
CWT Review of Local heritage for Heritage
PAR 2003
City of West Torrens Local Character Study
2010

500 - 850
500 - 850

Pote·ntial to accommodate Increasing
densit ies?
No, \focus is on maintaining and Enhancing
existing character in area between
Davimport Terrace and Darebin Street
Actual median site area
647.0
Table 14: Site Area review and recommendation

Frontacie (m)
TNV suaaested
15
Nil
Character Area Statement suaaestion
CWT Review of Local heritage for Heritage
10-16
PAR 2003
Actual median frontacie
15.8
Table 15: Frontage width review and recommendation
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Glandore Character Area Statement (WeTo-C3)
Glandore Character Area Statement relates to G landore Character Policy Area 24 (see map
below). This Character Area Statement encompasses 365 allotments. This area is
remarkably untouched and retains a strong character of large rectangular allotments with
direct street frontage. Whilst there are some examples of higher density development, they
aren't prevalent enough to have eroded to prevailing character of the area.

Map 7: Glandore Character Area
The Development Plan's Desired Character Statement (as it relates to allotment pattern),
provides as follows:
The policy area will contain predominantly detached dwellings (or buildings that look

like detached dwellings).
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Allotments will be very low density and are deep and wide. Subdivision will reinforce
the existing allotment pattern which is a sign,;ficant positive feature of the policy
area ...
.. .Any driveway crossovers will be carefully designed and located to ensure the
preservation of street trees which have an important positive impact on the
streetscape ...
The tables 16 and 17 below highlight no change from previous recommendations. This is in
reinforced by earlier studies which indicate that regular subdivision pattern of the area be
retained and that there is no potential to accommodate increasing densities. The proposed
600m2 may create some possible new allotments (although likely to be limited), there are
only a handful of allotments (6 in total ranging from ·1203-4161 m2) in excess of 1200m2.

Site area m2
TNV suggested
Character Area Statement suaaestion
City of West Torrens Local Character Study
2010

600

>600
Pote,ntial to accommodate Increasing
densities?
No, 1focus is on maintaining and Enhancing
existing character in area between Anzac
Hiahiwav and Glenavle Terrace
750.4
Actual median site area
Table 16: Site Area review and recommendation
Frontaae (m)
TNV su aaest ed
Min 14
Character Area Statement suooestion
>14
Actual median frontaae
18.0
Table 17: Frontage width review and recommendation
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Lockleys Character Area Statement (WeTo-C4)
Lockleys Character Area Statement relates to Lockleys Character Policy Area 25 (see map 8
and 9below). This policy area is split between two locations, although they exhibit similar
attributes. There are a total of 91 allotments in this Character Area. Some demolition and
redeve lopment of dwellings has occurred, but the allotment pattern and character has
remained intact.

Map 8: Lockleys Character Area

Map 9: Lockleys Character Area

The Development Plan's Desired Character Statement (as it relates to a llotment pattern),
provides as follows:

The policy area will contain detached dwellings (or buildings that look like detached
dwellings).
Allotments will be ve,y low density with wide street frontages and even deeper side
boundaries. Subdivision will reinforce the existing allotment pattern which is a
significant positive feature of the policy area ...
.. .Large front setbacks provide space for generous landscaping in front yards which,

in tum, have a positive impact on the streetscape given the low front bounda,y
fencing. Any driveway crossovers will be carefully designed and located to ensure
the preservation of street trees which have an important positive impact on the
streetscape.
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The tables 18 and 19 below highlight that the change from previous recommendations
include firming up the site area and frontage respecllively to 500m2 instead of a range
between 500-850m2 and 14 metres wide in lieu of less than 14m. Whilst earlier studies
indicate that regular subdivision pattern of the area be retained and that there is no potential
to accommodate increasing densities, the proposed 500m2 may create some possible new
allotments, there are only a handful of allotments (1 :3 in total ranging from 1204-3060m2) in
excess of 1000m2.
It is worth noting, that the proposed reduction in minimum site area from the range of that
proposed to Council earlier also reflects earlier studies that identified minor potential for
some increase in density (Jensen Planning+ Design 2010).
Site area m2
500
500 • 850
Pote•ntial to accommodate Increasing
densities?
Minor potential, ho.vever Malurus Avenue
area should maintain and enhance existing
character
Actual median site area
830.9
Table 18: Site Area review and recommendation
TNV suggested
Character Area Statement suaaestion
City of West Torrens Local Character Study
2010

Frontage (m)
14
>14
Allotments will be very low density with wide
street frontages and even deeper side
boundaries. Subdivision will reinforce the
existing allotment pattern which is a
sig niificant positive feature of the policy
area.
19.0
Actual median frontaae
Table 19: Frontage width review and recommendation
TNV suaaested
Character Area Statement suaaestion
City of West Torrens Development Plan Desired Character statement
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Novar Gardens Character Area Statement (WeTo-CS)
Novar Gardens Character Area Statement relates to Novar Gardens Character Policy Area
26 (see map below). This Character area has a unique allotment pattern derived from
relatively square allotments. This in addition to the strong front setback character has
necessitated dwelling designs which are wider than they are deep. Subdivision of these
allotments is likely to detrimentally alter this character. This Character Area accommodates
334 allotments.

Map 10: Novar Gardens Character Area
The current Development Plan's Desired Character Statement (as it relates to allotment
pattern), which provides as follows:

The policy area will contain detached dwellings (or buildings that looks like detached
dwellings).
Allotments will be very low density and will be relatively square, with comparatively
wide frontages. The consistency of this allotment pattern is a significant positive
feature of the policy area, which subdivision will reinforce ...
.. . This means that new development will preserve the consistency of front and side
boundary setbacks...
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The tables 20 and 21 below highlight that the change from previous recommendations
include firming up the site area and frontage respecllively to be a firm 500m2 and 20 metres.

Site area m2
TNV suggested
500
Character Area Statement suaaestion
>500
City of West Torrens Local Character Study The area exhibits consistent and strong
2010
character elements that give an open
spac:ious feel. The subdivision pattern
comprises a combination of distorted grid
and curvilinear pattern with cul-de-sac, and
differs from surrounding areas as the
allotments are wider in frontage and shorter
in depth than allotments typically seen in
other suburbs.
601.9
Actual median site area
Table 20: Site Area review and recommendation
Frontaae (m)
Min 20
>20
It is ,characterised by wide frontages (mostly
greater than 20 metres) .. .
__ .Similarly there is a dominance of wider
frontages in this area (20 metres plus),
which assists in generating a feeling of
spaciousness.
Actual median fronta~e
24.0
Table 21: Frontage width review and recommendation
TNV suggested
Character Area Statement suaaestion
City of West Torrens Local Character Study
2010
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Thebarton Character Area Statement (WeTo-C6)
Thebarton Character Area Statement relates to Thebarton Character Policy Area 27 (see
map below). This Character Area accommodates 703 allotments comprised of a mixture of
larger bungalow allotments as 'M:lll as worker homes allotments. They share attributes such
as rectangular in shape, public street frontage and vehicular access.

Map 11: Thebarton Character Area
West Torrens Development Plan's Desired Character Statement (as it relates to allotment
pattern), provides as follows:

The policy area will contain detached, semi-detached and row dwellings.
Allotments will vary in size considerably from medium to very low density. Some
allotments have rear access vehicle parking via service laneways, reducing the
number of garages and carports visible in the main streets. Due to the variance in
allotment sizes, subdivision will reinforce the existing allotment pattern in the
immediate locality...
...Setbacks will be complementary to the setbacks of adjacent properties...
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...Any driveway crossovers will be carefully designed and located to ensure the
preservation of street trees which have an important positive impact on the
streetscape.
The recommendation has been revised to match thEi Development Plan for both site area
and frontage, to promote consistency in policy as C<>uncil transitions from Development Plan
to Code.

TNV su ggested
Development Pan Minimum
Character Area Statement suaaeslion
CWT Review of Local heritage for Heritage
PAR 2003
City of West Torrens Local Character Study
2010

Site area m 2
270
270
270 - 850
800 - 850
The area is characterised by a largely intact
subdivision pattern.

Pote,ntial to accommodate Increasing
densities?
No, \focus is on maintaining and Enhancing
existing character in area between Kintore
Stre,et, South Road, Bennet Street and
Cawthorne Street
Actual median site area
560.5
Table 23: Site Area review and recommendation

Frontage (m)
TNV su aaested
Nil
Character Area Statement suaaeslion
Nil
CWT Review of Local heritage for Heritage
15-18
PAR 2003
15.2
Actual median frontage
Table 24: Frontage width review and recommendation
A 15m frontage on a 270m2 Vv'Ould make it 18m deep. This would not be conducive to the
character of the area. As DPTI 'lllill not entertain an increase in minimum site area at this
stage, it may require a Code amendment late if ther◄e is appetite by the Elected Members.
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Torrensville Character Area Statement (WeTo-C7)
Torrensville Character Area Statement relates to Torrensville Character Policy Area 28 (see
map below). This Character Area accommodates 642 allotments. There is a strong character
of rectangular shaped allotments which have direct frontage to a public road, are deeper
than they are wide and have frontages greater than 15m. Some of these allotment shave
been developed with new housing whilst retaining the allotment pattern and scale of
dwellings, open space and setbacks.

Map 12: Torrensville Character Area
The Development Plan's Desired Character Statem ent (as it relates to allotment pattern)
provides as follows:

The policy area will contain predominantly detached dwellings and some semidetached dwellings.
Allotments will vary in size from low to very low density with wide street frontages and
even deeper side boundaries. Subdivision will reinforce the existing allotment pattern
which is a significant positive feature of the policy area ....
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Civic Centre
165 Sir Donald Bradman Drive
Hilton. SA 5033

Tel 08 8416 6333
Fax 08 8443 5709

Email: csu@vvtcc. sa.gov.au

City of West Torrens
Between the City ,and the SH

Web: westtorrens.sa.gov.au

04 February 2020

State Planning Commission
PO Box 1815

ADELAIDE SA 5001

Via email: DPTI .PlanninoReform@sa.gov.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. Zonino 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 an d character area statements cu rrently on public
consultation.

Panted on Env, Recycled, 50/50 wbich is certified Carbon Neurrol and Australian Made.
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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 DPT I/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 8416 6333.
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
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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
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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 Genera/ 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
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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' unless located within 400m of a Centre Zone.
·-

Zone/Policy Area

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

Proposed Dwelling
Densit~
70 dwellings per ha
.

-

Minimum Allotment Size

~eauiv= 142m 2
150-250m2
(depends on dwellina type)
270m2

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.

The proposed change of the Adelaide
Shores Zone to the Recreation Zone
appears to create conflict wit h the
successful and long running Tourist Park
and facilit ies operating along t he coast.
The provisions of the Recreation Zone do
not appear to support or envisage this
type of land use. It is recommended t hat
there be a zone split to the t ourist park
(aerial below) wit h applica tion of the
1 Caravan and Tourist Park Zone west of
M ilita ry Rd .
j

V
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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.

Suburban

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 pa rce I sizes will be eroded with more
small scale retail type land uses to the
exclusion of larger format retail.

Employment

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

-The current policy for the Coastal Marina

✓

Infrastructure
(Ferry and
Marina Facilities)

Zone envisages and supports recreation
and t ourist land uses. The proposed
transition of this Zone to the Infrastructure
(Ferry and Marina Facilities) Zone does not
appear to suppo rt these types of land
uses.
It is recommended that a sub zone
supporting recreation and tourism land
uses is drafted and implemented

1

Commercial
Arterial Roads
Policy Area 1

Intersection
Precinct 1

Suburban

✓

Employment

I

Include maximum building height and
storeys:
Maximum Storeys: 2
Maxim um building height: 9.0 metres
!Split t o reflect increased height wh
~ n
primary frontage is an arterial road:

- ~I - - ~ - - ~M
_ axim um Storeys: 3

_

vi
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-- -

Commercia I

Arterial Roads
Policy Area 1
Richmond Road
Precinct 2

Maximum building height: 12.5 metres
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

ArteriaI Roads
Policy Area 1
Sir Donald
Bradman Dr ive
(Mile End)
Precinct 3
Commercial

Arterial Roads
Policy Area 1
South Road
(Keswick)
Precinct 4
Commercial

Art erial Roads
Policy Area 1
South Road (Mile
End) Precinct 5
Commercial

Arterial Roads
Policy Area 1
South Road (Mile
End South)
Precinct 6
Community

✓

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

~

I

-

-

Suburban
Employment

Suburban
Employment

Open Space

>-

✓

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

✓

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

-

-

The Community Zone, Recreation Policy
Area S, Precinct 8 Open Space has been
proposed to transition t o the Ope n Space
Zone. However, given the existing land
uses and envisaged land uses in t he
cu rrent policy, it is proposed t hat the
Recreation Zone would be more suit able.

✓

Recreatio n
Open Space

-

-

Suburban
Employment

-

-

-

vii
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~

Industry

'

Infrastructure
Policy Area 8

- Industry

Infrastructure

Employment

--

-

-

1 ✓

Incl ude maximum building height:
Maximum Height: 12.0 metres

✓

Incl ude maximum building height:
Maximum Height: 12.0 metres

✓

Include maximum building height:
Maximum Height: 10.0 metres

✓

The Loca l, Neighbourhood and District
Cen tre Zone hierarchy has been collapsed
into a single zone. The draft Code
anticipates an active retail precinct that
incl udes neighbourhood scale shopping,
business, entertainment and recreation
faci lities. It is a focus for business and
co mmunity life and provides for most daily
and weekly shopping needs of the
co mmunity.
Wh ile, by contrast, the Local Centre Zone
is a centre characterised by corner stores
and small groups of shops located within
wa lking distance of the population they
ser ve and are general Iv of a low scale and
co mplementary to the existing residential
areas in close proximity.

Infrastructure
Policy Area 8
-

-

Industry

~

Employment

-

Infrastructure
Po Iicy Area 8

'
Local Centre

Suburban
Activity Centre

✓

I

I
I

Rec om mend a subzone be drafted
ide ntifving land use and scale that is more
refl ective of current hierarchv.

I
Neighbourhood
Centre

Hilton Policy
Area 11

Suburban
Activity Centre

✓

lntroduce building height and storey limits
Incl ude maximum building height and
sto reys:
Ma ximum Storeys: 2
Maximum building height: 8.5 metres
Include maximum building height and
stor eys:
Maximum Storeys: 3
Maximum building height: 12.5 metres
!Split to reflect reduced height when not
faci ng Sir Donald Bradman Drive:
Ma ximum Storeys: 2
Ma ximum bui lding height: 8.5 metres
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Neighbourhood
Centre
Marlesto n

✓

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

Neighbourhood
Centre
Navar Gardens

Suburban
Activity Centre

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 buildi ng height and
storeys: Maximum Storeys: 2
Maximum building height: 8.5 metres

Neighbourhood

Suburban

✓

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

✓

Include maximum building height and
storeys: Maximum Sta reys: 2
Maximum building height: 9.0 metres

Centre
Thebarton

+;
ctivity Centre

Residential
Ashford
Character

Suburban
Neighbourhood

Residential
Cowandilla/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 Pol icy 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 conside red more aporooriate
and enables relevant TNV parameters to
be aoolied.
Include TNV providing:
Maximum storeys: 2
Maximum Height: 9.0 metres

ix
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!Split reflecting 340m 2 site minimum
except for east of Bagot Ave which can be
a minimum of270m 2.
Residential
Elston Street
Conservation

Suburban
Neighbourhood

✓

Include maximum building height and
st oreys: Maximum Storeys: 2
Maximum buildi ng height: 9.0 metres

Residential
Glandore
Character

Suburban
Neighbourhood

✓

Include maximum building height and
sto reys: Maximum Stor eys: 2
Maximum building height: 9.0 metres

Residential
Lockleys

Suburban
Neighbourhood

✓

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

General
Neighbourhood

✓

No change to pro posed zoning as
identified by SPC/DPTI.

Character
Residential
Low Density
Policy Area 20

Recommend further response to DPTI/SPC
will include request for improve ment to
policy relating to battleaxe/hammerhead
allotments.
Residential
Low Density 21

General
Neighbourhood

✓

✓

The introduction of the General
Neighbourhood Zone will create
unprecedented opportunity for infill wit hin
this policy area.
It is suggested t hat current policy is more
consistent with that of th e Suburban
Neighbourhood Zone (At tachment 2).
A change of the scale proposed by DPTI
m ay be appropriate pending sufficient
justification through a process of
background research and focussed
consultation with affected stakeholders.
Noting, the current policy proposed loses
the infil l density bonus currently provided
in the Development Plan within 400m of
Centre Zones. Alt hough this could be
remedied w ith a zone split reflecting
current mapping on WestMaps if DPTI able
to replicate.
Include TNV:
Minimum site fro ntage: 12 metres
Minimum site area: 420m2
Maximum Storeys: 2
M aximum height (metres): 9.0 metres

X
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-

Residential
Medium Density
18

--

✓

Housing
Diversity
Neighbourhood

✓

The Housing Diversity Zone as proposed in
the draft Code allows for a density of 70
dwel lings per hectare which equates to
allotments of 142m'.
Current Development Pla n policy is more
con sistent with General Neighbourhood
Zon e with the addition ofTNV's to reflect
building heights in certain areas.
Th is will also be more consistent with the
outcomes achieved by Campbelltown
Cou ncil who have experienced the same
infil I concerns as West Torrens.
!Spl it to reflect building heights:
Allo tments bounded by Holbrooks Rd,
Ga rden Tee and River Torrens in
Und erdale:
Maximum storeys: 4
Maximum Building Height: 16.Sm
Allo tment s bounded by Anzac Hwy,
Mo rphett Rd and Cromer St in Camden
Par k:
M aximum storeys: 4
Maximum Building Height: 16.Sm

I

Allo tments in Ashford (other than those
adjacent to Ashford Character Area):
M aximum 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
142m2, this does not align with existing
Development Plan policy.
Curre nt policy is more consistent with
General Neighbourhood Zone with t he
add ition of TNV's t o reflect building
heights in certain areas.
!Spl it to reflect building heights,
allotments front Brooker Tee, Marion Rd
and Henley Beach Rd:
ximum storeys: 3

Residential

Mile End
Conservation

-

Suburban
Neighbourhood

✓

r

Incl ude maximum building height and
stareys: Maximum Storeys: 2
M aximum building height: 9.0 metres

xi
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✓

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

✓

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

Suburban
Neighbourhood

✓

Include maximum building height and
st oreys: Maximum Storeys: 2
Maximum building height: 9.0 metres

Suburban
Neighbourhood

✓

Include maximum building height, storeys
and site area:
Maximum Storeys: 2
M aximum building height: 9.0 metres
. Minimum site area: 270m2 .

Suburban
Neighbourhood

✓

Include maximum building height, storeys
and site area:
Maximum Storeys: 2
Maximum building height: 9.0 metres
Minimum site area: 340m2 •

Suburban
Neighbourhood

✓

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

Residential
Novar Gardens
Character

Suburban
Neighbourhood

Residential
Richmond
Conservation

Suburban
Neighbourhood

-

-

-

-

-

Residential
Rose Street
Conservation

Residential
Thebarton
Character

I

Residential
T□ rrensville

Charact er

--

-

-

Residential
Torrensvil le East
Conservation
-

-

I

-

Urban Corridor
Boulevard

I ✓

Urban Corridor
(Boulevard)

!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

I

I

I

-

Include mi nimum and maximum building
height and storeys:
Minim um Storeys: 3
Maximum storeys: 8
Building Height: 32.S

i
i

I

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
OTS/ OPF in the Zone.
xii
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Urban Corridor
Business

Urban Corridor
High Street

Urban Corridor

✓

(Business)

✓

Urban Corridor
(Main Street)

In elude maximum building height and
storeys:
Minimum storeys: 3
Maximum storeys: 6
Maximum building height: 24.Sm

p rinciple of Development Co ntro 115
relating top interface height provisions
(within the Urban Corridor Zone) applies
t o all development adjacent land in the
Neighbourhood Zone, regardless of
b uilding orientat ion. This may be applied
t hrough a TNV or PO and subsequent
DTS/DPF in the Zone.
In elude maximum building heigh t and
st oreys- with zone splits:
!Split west of Ma rion Rd:
Maxim um storeys: 3
Maximum building height: 12.Sm
Betw een South Rd and Marion Rd:
Maxim um storeys: 4
Maximum building height: 16.Sm
AII allotments east of South Rd:
M aximum storeys: 5
Maxim um building height: 24.Sm

-

Urban Corridor

Transit Living

-

r ·

Urban Corridor
(Living)

p rinciple of Deve lopment Control 15
relating to int erface height provisions
(within the Ur ban Corrido r Zone) applies
t o all development adjacent land in the
Neighbourhood Zon e, regardless of
b uilding orientation. This may be applied
t hrough a TNVor PO and subsequent
DTS/DPF in the Zone. _ _
In elude maximum building height and
storeys- with zone splits:
Maximum storeys: 6
Maximum building height: 24.Sm

~

✓

A djoining Henley Beach Rd- west of
Marion Rd:
Maximum storeys: 3
Maximum building height: 12.Sm
A djoini ng Henley Beach Rd east of Marion
Rd :
Maximum storeys: 4
M aximum building height: 16.Sm
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I

Principle of Development Control 15
relating to interface height provisions
' (within the Urban Corrido r Zone) applies
to all development adjace nt land in the
Neighbourhood Zone, reg ardless of
buildi ng orientation . This may be applied
through a TNV or PO and subsequent
DTS/DPF in the Zone.

Urban Renewal
Mixed Use
Transition

Urban Renewal
Neighbourhood

✓

I
I

I
.___

-

-- -

Include maximum building height and
storeys- with zone splits:
, Maximum storeys: 6
Maximum building height: 24.Sm
Reflect building height nea r 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.

I

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

1

Remove
Weto/2
Weto/9
Weto/10
Weto/11
Weto/12
Weto/13
Wet o/14
Wet o/15

Weto/16
Wet o/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
Planni ng Outcome (PO) and Design Performance Feature (DPF) such as (currently seen in
the draft Code):
xiv
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P09. 1

Development is compatible with the outcomes sought by any relevant Concept Plan
contained within the Concept Plans Technical and Numeric Variation Overlay.
DTSJDPF 91
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 285m2
will be appropriate without considering the surrounding context. Statements such as 'wide' or
'substantial' are ambiguous and will be interpreted differently by different developers,
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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.
Generallv lar~e site areas. Generally
l ame 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 al lotments.

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 Stateme nts.
In the event of any variation between the two recommendations- the latter decision should
be taken to supersede t he content herein. Such is the nature of the iterative consultation
process that has been undertaken.
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City of ~
West Torrens - ~ • •
Between t he City and 1he Sea

7..._.,

Attachment One: Concept Plans

• • • •

I
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Concept Plans
Retain
Wcto/1
Weto/24
Weto/25

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

Remove
Weto/2
Weto/9
Weto/10
Weto/1 1
Weto/12
Weto/13
Welo/14
Weto/15
Weto/16
Weto/17
Weto/18
Weto/19
Weto/20
Weto/21
Wetof22
Weto/23

Detailed_comments
Ma Reference
Weto/1

Location
Mile End South
Bulky Goods

Still relevant?
Yes

Comments
Tnis concept plan seeks to:
• croatc connections, both pedestrian and vehicular;
• establish vegetated buffers; and
•

control traffic movements.

The Mile End homemaker centre has achieved the connections In the nor'..hern part of this
concept p'.an 1 but tho remainder of the subject afea has ncl been redeveloped and contains
its original industrial buildings

Wetof2

Wetol3a

Prominent
Development
S~es

Sir Donald

No

Partially

Bradman Drive &

'

I(.

~

Marlon Road
Intersection

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 wm not serve much purpose as it will not
link to an revisions.

This concept p!an seeks ·tc-:
limit the height of development to 2-3 storeys;

•

Commercial

indicate setbacks from skeet frontages and adjacent rcsidenUal land uses; and
establish some vegetated buffer areas between residential and non•resldential
development

This concept plan w,11 not be necessary ~ a TNV is intrOduced to control building he;ghts.
Landscaping and setbacl<s are more suitable to be addressed in the zone policy.

----

"':-'-"=

Welo/3b

Marion Road &
Richmond Road
Intersection
Commercial

Partially

This concept plan seeks to:
flm~ 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 cor.cept 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.

Richmond Road &
South Road

Partially

Intersection
Commercial

This concept plan seeks to:
limit l~e he'9ht of development to 2·3 storeys;
indicate setbacks from street frontages and ad;ace nt residential land uses; and
establish some vegetated buffe r areas between residential and non-residential
development.
Tnis concept plan v~II not be necessary ~ a TNV ,s introduced to control building he,ghts.
Landsc;.aping and setbacks are more suitable to be addressed in the zone policy.

Richmond Road
(Ma~eston)
Commercial

Partially

This ooncept plan seeks to:
llmi1 the height cf development to 2-3 storeys depending on the location;

•

indicate setbacks from street fronta es· and
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•

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

This concept plan will r.ot be necessary 1f a TNV ;s introduced to control building heights.
Landscaping and setbacks are m0<e suitable to be addressed in the zcnc policy.

Richmond Road
(Richmond)
Commercial

Partially

This concept plan seeks to:
lim~ 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 1s introduced to control building heights.
Landscaping and setbacks are more suitable lo be addressed in the zone policy.

Weto/4c

Partially
Richmond Road
(Kesvick/Mile End
South)
Commercial

This concept plan will not be necessary It a TNV Is lntrodueed to ecntrol building heights.
landscaping an.d setbacks are more suitable to be addressed in the zone policy

L_=-~~ie
Weto/5

ti
-

~

·~

Sir Donald
Bradman Dnve
(Mile End)
Commercial

Partially

This concept plan seeks to:
• limtt the height c,f development to 2-3 storeys depending on the location;
• indicate setback:s from street rronta.ges: and
• establish some vegetated buffer areas betw"een resk!entlal and non-residential
development.
This concept plan will not be necessary if a TNV is lntrcduced to control building heights.
Landscaping and setbacks are more suitable to be addressed in the zone policy.

-=:_:..;..

~~-~

Weto/6

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

South Road
(Keswick)
Commercial

Partially

This concept plan seeks to:
lim~ 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.

..
Weto/7

'"

South Road (Mile
End) Commercial

Partially

This concept plan seeks to:
• limit the height of deve!opmcnt to 2 storeys depending on the location; and
• indicate s=tbacks from street frontages.

This cone,apt plan will not be necessary ff a TNV is introduced to eontrol building heights.
Setbae!<s are more suitable to be addressed in the zone policy.

~

South Road (Mile

Part ia lly

ThiG concept plan acck5 to:

End South)
Commercial

limit ttte height of development to 2-3 storeys depending on the location
Indicate setbacks from street frontages: and
establish some vegetated buffer areas bet\1;1een ros[dcntial and non.reskiential
development.
This concept plan will not be necessary if a TNV Is lntrnduced to control building heights
Landscaping and setbacks arc more suitable to be addressed in the zone policy.

Offiee Part<
Commercial

No

This eonoept plah seeks to establish:
access points to public roads:
• pedestrian and cyde movements;
• bvift form to addtess the public street;
• landscaping areas; and
•

land use.

This is very preseriptive and cannot be ach[eved with lhe existing entrenched land \JSes 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 ;:reposed. Richmond Road is a DPTI controlled road and they will have
direction when it comes to a referral. Landscaping and buln form addressing the public realm
are generic tecllniques that should apply to most development and could be included in the
zoning policy.
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Mile End

No

Recreation

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

Weto/11

, Mile End South
1
Recreation

Adelaide Shores

No

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

No

This concept plan seeks to establish:
• future cycling routes; and
• to link infrastructure in with City of Charles Sturt and City of Hcldfast.
This concept plan 1s not necessary as this infrastructure will unlikely require a dovelopmcnt
application, therefore having this concept plan in a document used tor development
assessment is not particularly useful.

Weto/13

Brickworks District No
Centre

This concept plan is no lcnger necessary as the Brickworks market development has already
been cornp!eted

Kurralta Park
District Centre

This concept plan seeks to establish:
• landscape buffers:
setbacks: and
vehic1Jlar access.

; .,.,, ,
~~=
Welo/14

No

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

Former Apollo
Stadium Industry

No

These are not necessary as part of a concept plan and could be achieverl via other
mechanisms such as OPTI referrals and interface provisions In the P+O Code.

r ---::
Weto/16

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

North Plympton I

No

Camden Park

~

Industry

Welo/17

Novar Gardens
Industry

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 OPTI referrals and interface provisions in the P+O Code.

,,.,.
~.:.

-=-=--==

No

{?
e ..

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

·--·-~-::.:

Woto/18

This concept plan seeks 10 establish:
• landscape buffers;
• setbacks; and
• vehicular acce-ss.

Notley Industry

No

This concept plan seeks lo 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 DPT! referrals and interface revisions rn the P+D Codo.
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--:11.~
Weto/19

.....

Hilton
Neighbourhood

No

Centre

•

! --=-==+-

Weto/20

This concept plan seeks to establish:
• landscape bufleis;
• land use in certain areas;
• setbacks; and

Marfeston
Neighbourhood

No

Centre

vehicular access.

These are not necessary as part of a concept plan and could be achieved via olher
mechanisms such as DPTI referrals and interface provisions in the P+D Code. It In not
feasible to atlempt to control specific types of land uses over and above envisaged land uses.
If an appllcaticn for a different type of land use comes in. councii wouk!' not be able to refuse tt
based on the conce t Ian.
This concept plan seeks to establish:
landscape buffets;

•

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 interlace provisions in the P·+D Code.
Novar Gardens
Neighbourhood
Centre

No

This concept p!an seeks to establish:
landscape buffers;
• setbacks; and
• vehicular access.

These are not necessary as part of a concept plan and oould be achieved via other

__..~
Weto/22

mechanisms such as OPTI referrals and Interface provisions in the P•D Code.
Richmond
Neighbourhood

No

This conoepi plan seeks to estab, sh:
landscape buffers;

Centre

•
•

:',
-~

Wcto/23

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

Tennyson Street
Neighbourhood
Centre

No

Residential
Promenade

Yes

Underdale Urban
Renewal

Yes

IJ
'

-

[!J
_,

-r--:-~~~

landscape buffers;
land use In certain areas;
setbacks; and
vra,hiculaf access.

These are not oecessary as part of a concept plan and could be achieved via other
mechanisms such as DPTI referrals and Interface prov'.sions in th~ P+D Code. It is not
feasi~e 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 conceot clan.
This concept ~ans seeks to estabijsh:
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

--.;~

Weto/25

..
.

This concept plan seeks to establish:

.

' ·---::,;;,..,.;
Wcto/24

vehicular access:
car parking areas; and
setbacks.

...
.

This concept plans seeks to establish:
areas of higher density residential development;
green connecfcns:
tndicatlve east I wesl road connecUons:

.

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
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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
dwellinas

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.
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•

•

•

•

•

The removal of the 'no carports/ garages forward of the main fa,;;ade' 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 streer.
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 reflect ivity and appearance is quite different.
It is noted that the headings for some of the features has changed since the DPTI
examples were provided to councils.
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Elston Street H istoric Area Statement (WcTo1)
QPTI Prg?95f:d"

Counc:;il Endor~f!d

Ero of

• 1890's. 1920's

Eras and
themes

1890"s • 1920's

Subdi.v~1on
Pattern

• Low to very low density site amas ~Qm;)
• Wide frontages (>1~
• Detaehed dwell;nos on substantial allotments

Allotments and

Low ro very low densiry sile areas. Wide frontages.
Detached dwel in9s on substan1iat allotments

Architcctural

• Predominantly Federation villa style homes with examples
of:

Oevetonment

Buildings

! Materia!s

Setting .;ind
Public Realm

o B1..n,galows: and
o Art Deco dwellings
• Say windows
• Hip, gable and Out.oh gab:e roofs
• Integrated' and complementary verandahs/ porticos
• Slmcle ta~""" detai;ina
• Stone
• Brick
· • Limited ,elldered masonry
• Comigated pre-cok>ured or galvanfsad iro:, shcotin9 (-r- o~
zlr :aiu:i-~
· T imber windows
• Brick ctumnevs
• Strong uniformity of layout and bul:dlng-s
• Side and rear setbacks consistent with exrsttng c:twelltngs to

mainta'.n targe private yards
• T~il:onal well-maintained gardens

• Regulariy spaceq vee~
• No carports or _garages 'o!\~rcl of the rr~ n face of tr e
tlwellirtg
• Driveways designed to preserve existtnu street trees

Fencing

Height

subdivision
calterns
Architectural
features
Building he·ghl
Materia[s

Fcncln;

Setting and
public- realm
features

Predominantly F"ederation v~la styte hemes with examp!es of
Bungalows and Art Deco dwell ngs Boy wlndows. Hip, gable
and Outcil gab!e roofs Integrated and complementaf)'
verandahs / PCrtlcos, Simple facade dctaflinq.
Generally single sto re:y Second sro~ey withtn the roof soace
Stone Brick Limit.sd rendered masonry. Corrugated procokx.ued or gal~anised ircn sheeting. Tirn~r windov/S. Brick.

chimnevs
low fencing facilitating views of the dwelling. Pest and rai1
with woven 'Mre. Low level stone or masonrv. Timber t:•c'< el
Strong uniformity of layout and bui'dings. Consistent side
and rear .setbacks, large private yards. Traditional wellmaintained gardeJ1s. Regulartv spaced trees.

Comments In addition the aeoeral comments·
1.

The removal cf 'No shaf8d driv9ways' reduces Council's ability ~o prevenf this
from occurring. Shared driveway$ are often a m:nimum of 6m wide iind ha>Je a
significant impact on the streetseape. The removal of this s!a~ement also wl'I
a11-ow group dwemngs and hammerhead development where lt has prevlousfy
been d'scouraged.

• No s.hcrcd drN'eways
• Addrtio.is locatec' tc rear c~ main dwel inn
• LOW to facilitate views of the dwelling
• Posl. and rail with wovcri \vire
• Low ISVQI slone or masonry
• Timber oickct
• Generally single storey
• Sccood storev wrthin the roor space

Mile End Historic Area Statement ~W e To2)
Council Endorsed

PPTI Proposed

E"' ot

• 1860-s . 1920's

E,as and

Subdivis:on
Pattem

• Strong unif0<mrty of anotmem _pattern
• Low to very low i:Hn&ity oi~ll areas (> ~
• Wide froma-ges (;i. 12m}

Allotmenls and
subdivision

• Suod vis'on to ri;-info~e lhe exislir.9 allotment pattern
, Detacn&Ct and ~e~Ch&CI to a110tm&ms

oattems

detocl>ed to allotments

Architectural

Predomlnantly detached Victorian vi las with e:,mmples of
Victorian semidetached rCYiN ctv.iell[ngs: V!etorian single
fronted colta.ges Bungt1lows; lntar-war Art Deco dwellings:
and Parapeted shopfronts. Bay windows. Gable and Dutch
gabte roofs. Steeply pitched hip roofs. Integrated and
come lementarv verandahs/ oorticos

Oev~1-- -'"nt

Arehitectural
Buildings

• Pr&dom!nandy d~hed V=ct:)rian vi la& wrth example; cf:
o Vtctorian semi dc-tadwd row dwcti.igs:
o VK:tonan $i.ngle, fronted cottages
o Bungalows:
o loter-wair Art Deco dWeCings; and
o Parapeted shopfronrs

• Say Wcfldows

Malerial&

• Gable and Dulch gable roofs
·Steeply pitched nip roofs
• lntec:raicd a nd comolcmar;tarv \lerandah's / aortieos.
• Stone
· 8ri<:k
• limited rende,ed masonry
• Cornrgared p,e=coloured or ga,,tvanlsed iron $heeling ( ~

z1ne01ume)

Setting anc, Pubic
Re•Pm

• Timber windows
• Lcac"light wind~W$
• Iron ano t i ~• f!lig:ree
• Red brick chimnevs
• Slrong Lfli1'orm:ty of layoi..1 and bunctin9s
• Gen~roos $1c;fe :,nc rear $e'!OaekS consJMent w'lh &ldsting
d'w((lings !O mainiain large private
ya,a:s

• ~ear lane i.-e:'.,icular ec::es, wher~ Wble
• Trad11lonac Vt-ell.maintained gardens
• C1iveways de:s!9ned :o presel'Ve exist:hi, g st~ : rr~ ,
• T,ee lined streets

Fencing

Helglll

1&S0's. 1920's

themes

• N.o carpons or garages IOfWM(I of 1"e c,,...,acrir"lg
• '"'"'"'..,......,. 1,..,...,,,.,,t rn r~a1r:~ ma:n d.......n.......
• Low to fa:iitatc "1cws of ltlo dwell ng
• Post ar:IO rail with woven wire
• Low level r.onc o. ffiMOIY)'
• Timber D!cl.ct
• Generally single storey
• Seeond storev with~ 11\4!1 roof siu.ce

teatures

Bu'ldinc heioht
Materials

Fencing

Settlng and
publtcrea'm
feature-s

Strong uniformity of allotment pattern. Low to very low
density site a~eas. WH:Se f;omages. Detached ar.d semi-

Generaltv simile s:orev. Second storev wlUlln the roar soace
Steno. B,ick. Limrled rendered mesonry. Corrugated pre-co' ourcd or galvantsed iron sheeting, Timber windows.
Leadlight winOO'N'S. Iron and timber filig ree. Red brick.
chimneV$
Low fencing fadlr..ating vie~'/$ of the dwe1ling. Post and rail
with woven wire. Low level stone or masonrv. Timber 1ck.et.
St'ong uniformity of 1ayou1 and buifdhgs. Generous sitle and
rear setbacks, ma'.ntain ~rge private yards. Traditional well-

maintained aardens. Tree lined streets.

Comments: iO addition the oeneral oommcoW
1. In addition to the removal of numerical site area and frontage widths, th.e OPTI
statement nave also removed "SubdMsion to ccmrorce the exlstina ailotment
panem... Thfs has greatly reduced the ccntrol over th's area and ~ll support
a1Jolmen1s of 285m:i or greater regardless of what is around them.
2. The 'additions Joeatad to the rear of the main r:Jt1r9!;mg· has also been removed
which i&. e uricue 38 other Council ttatementc. h:)VO ,nc:ludcd c1mik1rwordin9 :;uoh
as 'Any upper storey elements integrated sympathetically Im o me dwelling
d&$ign atJd generally no! vlsibfe from

.streer.
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Richmond Historic Area Statement fWeTo3)

DPT! Pmooseri

council Endorsed
Era of
Devetooment
Subdivision
Pattern

Archttectural
Buildings

• 1900's - 1920's

Eras and

• Strong uniformity of aaotment pattem
• Medium to [0\\1 density (>23Cm1 )

Allotments and
subdivision

• Rectangular shaped allotments with direct s~cct frontage

themes.

I

Architectural

• Predominanffv Row and semi-detachod dwel'IMs
•Ptedomlnantfy lnter~wa.r dWemngs ·with exam~s of:
o Sta~e Bank. Bungalows:
o Art Deco dwellings

features
Bui:dinn he~nht
Materials

• Ha~-hipped (hipped gablo roofs)

Materials

• ~ip roots
• Integrated and complementary verandahs/porticos
• Verandahs I oorticos
• Ccr'!Sistent matol'ial palette
• Brick
• limited rendered masonry

Fencin"'
Setting and
public realm

Fencing
Heiaht

l

den:sify. Rectangurar shaped alk>tments with direct street
fron!aae Pcedom'nanUv Row and semi--detached dwellinns.
Predominantly lnter•\vat dwellings wlth examples of State
Bank eungalows 3nd M Deco dwel:ings Half..tllpped (hlp;;e.d
gable roofs). Hip roofs. lnteg.mted and complementary
verami3hS/norticos
Un lo 2 store'"-

Consistent material pa[ette. Brick. Limi~ed ,encered
masoruy. Corrugated pre-colotJred or galvanised iron
sheetinn. Timber ~ndows, Brick chimnevi:

No fencinn or icw fenci.n" facihtatin" views of lhe dwel!in,.,,
Stren g unifonnity of layout and buildings., Consistent s.de
anc' rear setbacks. Street trees

features

• ComJgated pre-<:oloured or galvanised Iron sheeting lnot
• zmcatume}
Setting and
Public Realm

oatterns

1900's - 1920's

I Strong uniformity of al olment pattern. Medium to loW

• Tim?>er W'indows
• Brick chimricvs
• Strong uniformity cf layout alld b1J11dmgs
• Si9e and rear setback$ consistent with oX'Lstlr.g dWel ings
• Cnveways des gned to ;lreserve existing SUt!et tree$
• No carports or garages 'c-wa·d of the ma·n f-c1ce of lhe
cweVing
• Additons locate<S to rea· of main dwelllno
• No fencing or low feocirta to facilitate views of ttle dwe'l:ng
• Uo to 2 storevs

Comments !n addQOn the general comments·
1. Nil

Rose Street Historic ArQa Statement {WcTo4)

OPTI Pr999z.ed

CoynciJ En.dorsed

Eras and
themes
AUotments and

Era of
Develocment
Subdivision

· 1900's - 1920's

Pattern

• Low to very low density site areas ,(>500m1:)
• Rectangular shaped al'.otments wil/1 direct street frontage
· Narrow and deep allotments
• Predominantlv semt•deiached dwetinns to allotments
• Strong uniformity fn architectural style
• Pr@dominantly semk1etach@d Go:h:c workef!; cottages
• Pitched roofs

subdivision
paltems

• Verandahs / pottleos
• Parapet9d gable
• COmolcmentarv to hiStOric buird,nos

Materials

Archite<:tural
Buildings

Materials

Setting and
Pu~ic Realm

• Strong untformlty of allotment pallem

• Strong uniform!ty in materi;1I palette
• Stone
• Brick
• Co~aled pre•co!oured or galvanised lrori sheeting { not
Zir\calu~
• Timber windows
• Leadlight windows
• Red brick chimnevs
• CoMlstont front setback$
• Sict'e and rear setbacks consistent with existing dwellings
• Tradltionat weu-ma:ntained gardens
• Dr1Veways designed to preserve ex:slmg street trees

• No carPQrt~ ~r gar;Jge~ forwarc ~f th~ main fpee of the

Architectural
features

Setting and
public realm
features

Fencing
I

Buildina heiaht

1900's - 1920's
Strong uniformity of a'lotment pattern. Low to very !ow

density slte areas Recia.n~utar shaped allotments with d·rect
street frontage. Narrow and deep a lotments. Predomtnantty
semi-detached dwellinos to al!otments
Streng uniformity in architectural style. Predominantly semidetached Gothte workers cottages. Pitched roofs. Verandahs
I pon.<cos. Parapeted gable. Features associated with
trad!tional ero and stvio of b'IJildinns.

Streng uniformity in material palette. Stene. Brick
Corrugated precoroured ot galvanised iron sheeting. Timber
windows. Leadlicht windows Red brick chimne~
Consistent front setbacks. Consisteni skle and rear
setbacks. Tradltion:al well•ma1nta1ned gardens. Street trees.
Vehi:::'8 access from lanew2ys, pa.Tticularty Rose Street
No fencing or low fencing fecilitallng vtews of the dwclllng
Timber Did<et to boundan.i
Generallv sinc:ile storey. Second storev within the roof snace

:
•oPTI tabla above has a different order and layout out to other tables

Comments in Mdi!ion the general e ~
1. Nil

Cwellir g

• Vehicle access from laoeways
• N"o crossovers to Rose Stfeet trcr.t3ges
• Addijons located lo rea, c f rnc1 !l dwe l:nr,

Fencin9
Height

• No feno:ng or low fencing lO facilitate views of the dWetllng
• Timber cicket to OOundarv
• Generatly single storey
• Second store>J 1s to be w"thin the roof sru.oe
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DPTI Propooe<l

Torrensville East Historic Area Statement (WeTo5)

Eras and themes

Council Endorsed
Era of
DevelonrnnM
SubdMsfon
Pattem

Al:otments and
sut>di\.1S!on

• 18BO's - 1B30's
1 · Low to very tow densitY site areas {>50Cm~
• Wide frontages (::> 12m)
• Narrow and deep allotments

I

Architectural

Predomlnaint1y vi~orien a.,d Federation styfe vi la and cor,.a,ge

fe3tures

d\ver.i11gs ....~~ examples of Cal'fcrnian and State Ban:<.
Bungalows: Single fronled collages; and Parapeted shopfront,_
Hip, ga.b!e and Dutch able roo',-. 8~y windows, Verandah,- f

• Consls.te.nt snd uniform allotment cettem

ArcMect\.nl
Su"ldings

• Pr&d'-omlnanlty Vietcrtan and Federation styfe villa and conage
dwel'.ings with examples of:
o Califomioo 3nd State 8$nl< Bungalows;
o Single fronted cottages.; .lnd

t:es;;Jui);)ld~in~:fihe~i;jfhiti:==~~~-;;•~
icos~o~r'
Maleriels

o Pt!rapcted shopfronts
• Hip, gable and W.ch gable roofs

Fenclng

• 8.ay windOW$
• Verandahs J portions
• Simple detailing
• Window awninas

Materials

Setting and
Public Realm

Fencing

Lew to very low ®nsily site areas. Wtdc ftonl&ge1;, Nar,ow arid
deep at otments. Consistent and uniform a lorment paitem

tterns

Setting and
public reatm
featuro.s

Stone, 8
ted pretolcu~e:f c: galvanised iron shee1ing, Tiled roofs Timber
wim!ows. Iron and ttmter flli ree. Red brick chimn s
Low fen<in.g to facilfta1e views c f the dwelling. Post and rall wilh
woven wi.re. Low level stone or mason _Timber 'eket.
Strong unifotn'Wfy of layout 3nr:S bUil4fng:s Ccnslstent srde and
rea, setbacks, large priv-ale yard's, Traditionel welt-maintained
ardcns.. Tree r r.GO streets. Wide streets.

· Stone

• Brick
• Unfted rendered masonry
• Corrugated pre-coloured or ga~ni&ed iron $heeling (001
zhea ume}
• • Ti'ed roofs
• Timber •N1ndows
• Iron ar.d l mhet filigree
• Red brick chimru-vs
• Strong ur,itormity of layout and tuildin;s
• Side and rear setbacks ccnsisten~ wlth existing d-Neffings to
maintain large private yards
• Traditional welt-malntained gardens
• Tree lined slJccts
• No carpol"'!s er garages torward of tne dwell r.;
• Oiveway$ de.sigl"',iro to p1cscrvc cxist'nQ street tre-es
• Adc'itions !oea~ed tQ re:.ir pl mn1n o·w~'I r_g
• Wide sireets
• Low 10 facilttate Vh!W$ of lhe dwelling
• Post and rail with woven Yliir e
• Low levei s.tcne or masonry

Comments in addition the 9e£1§@1comments·
1. Nil

• Tcrnber oicket
Height

• Generally single stOfOy
• Seeotld s.tor~ Is to be witt11n 1he roof soace

Urban Corridor (High Street} Historic Area Statement {WeTo6)

DPJI Pfooosed

Council EndoGed
Era of

• 1890's -1920's

Eras and

Develooment
Subdivision
Pattern

• Linear pattern of deveiopment along Henley Bead! Road
• Medium densily site aiea$

Allotments and

Architectural
Buildings

M aterial~

• Narrow/deep tenancies
• continuous shc,pfronts
• Fine ora.ined
• Predorninantiy ornate parapeted, glazed shopfronts
• Pedimented parapets
• Hidden roof forms
• Elaborate parapet treatments
• Trad1!JOnal verandahs
• Ornamental tJmber verar.dah costs
• Rendered masonry
• Stene
• Masonry

• Brick
• • Timber shopfroms
• Corrugated pre-co:oui ed or galvan:se-d Iron sheeting Irio(
1 ,m1calumeJ
1
• • P1essed Metal

• Timber verandahs
• Materials, f'intshes and colours representative of

Setting and
Public Realm

Height

1890's-1920's

themes

existtno/o,ioinal
• commercial Sbip
• Continuous shopfronts
• No setb-aick to front boundary
• Verandahs over footpath

subdiviston
aattems
Architectural
features

Building height
Materials

, Fencmn

Setting and
publicrecll!m
features

Une~r pattern or development atong Henley Beaeh Road.
Medium density site areas. Narrow/deep tenancies.
Continuous sJlonfronts. Fine nraincd
Prcdominaotly oma!e parapeted. glazed shopfronts.
Pedimented parapets. Hidden root fonns, Elaborate pa,apet
treatments. Traditional verandahs. Ornamental timber
verandah oosts
Predominantly $lng1e stoi ey. Tv;o storey on corner
aifo!ments
Rendered masonry. Stone. Masonry_Brick. Tfmber
shopfronts, Corrugated pre-coloured or gatvanised iron
sheeting. Pressed Metal. Limber ve;and:.hs Materials.
flniShes and colours associated with of c.rtginal eras and

~

Commercial Strip. Continuous sh.opfronts. No setback to
front boundary. Verandahs over footpath. Tree lined streets
Intimate and ~aging eublk: interlace

Comments in addftion the oenera1 comments'
1. DPTl's removal of 'Mixed use ground floor' is not considered to have too much
o1 an impact as these statements relate more to thi, built fo,m rather than land

use. There should be other provisions wi'"ihin the Planning and Design Code
which relate to land use.

• Tre@ tined sueets
• Mixed' use grounc flog
• Intimate and engaging pubrtc lntcrfaoo
• /\ddit1oris !xatoc· tc ·ea, of ma'n ~ 1lc1ngs
• Predoninantty single s1crey
• Umited hvo storcv to corner allotments
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Ashford Character Area Statement (WeTo•C1)

PPTI Prooosed

Counctt EMorsed
Era of

• 1920's-1940's

Develooment

Subdivision
Pattern

Architectural
B'Jildmgs

Materials

Setting ancl

Pubfic Realm

Fencing

• Strong unlformlty of a'lotment pattern
• Low fo very low densit,y site areas {> 60Crr, 2 )
• Wtde street frontages (> 1.(m
j
• Medn.im sized detac/-,ed dwellinas on substanu2t altotments
• Pre<Iominanliy Tudor and Bungalow dwellings
• Articulated hip and gable rcors
• Vorandahs I porticos
• Verandahs as cot1tinuation o1mal!'I roof structure
• Brick
• Panted brick
• Stone
• Rendered m3sonry
• Corrugaled pre-coloured or galvanised iron sheeting tn01
z'nca!i..,rne)
• T ilod roofs
• Timber windows
• Sttoflg un~ormwty of layout and bui!dings
• Side ar.d rear S-Otbacks consistent with existing dwelhngs to
ma 'ntain lar~ priva!e yards
• Generous traditionar wel.f..maintained gardens
• Tree lined streets
• No ~rports or garag~ forwa~d of 'the :!we'! n.g
• Additions .oeated ~c rear of ma1, dwsl;inn
• low to :aci:itate views of tt1e dwelling
• Post and ra1I with woven wire
• low level stone or masonry

Eras and
themes
Allotments and
su~ivision
oatterns

1920's - 1940's
Strong uniformity of allotment pattern. Law to very low
density site areas W"ide street frontage$, Medium $ized
detached dwel lnos on substantlal allotments
?redominantly T udor and Sunga•ow dwelings. Articulated
hip anO gable roots. Verandahs I porti"cos. Verandahs as
continuation of main roof struclure
Gtncraltv sinale storev. Second storev within the roof so.ace
Brick. Painted brick. Stone. Rendered masoory, Corrugated
preco!oured or gatvanised iron sheeting. Tiled roofs. Timber
windows

Architectural

features
Buildino hoiaht

Materials

Fencing

Low fencing fa-cmtating views cf the dwelling. Post and rail
w ith woven wfre. Low !eve! stone or masonrv. Timber oicket

Setting and

Strong unlformoy of layout and buildlngs. Cons;stent side
and rear setb:1cks, l::t.rge priv3te yards. Gertetous tradrtioo:11
welJ.mainta1ned c ardens. Tree iined streets

publfc ,oa'.m
features.

Cpmments rn add.tion the oeneral comments·
L none

• Ttmber cicket
Hc\ght

• Generally Slng!e storey
• Seco11d storev w 1Ulin ttie roof soace

Cowandilla / Mile End West Character Area Statement (W eTo-C2}

Council Endorsed
Era or
Oevelooment
Subdivision
Pattern

AtchitecturaJ
Bviding&

'

DPTl Proposed
• 1920'$ - 1940°S
• Strong uniformity of allotment pattern
• Low to very tow density site areas (500m' • 850~')
• Narrow and deep allotments
• Detached and seml--dEf.ached dwellings on substantial
allo-:ments
• Predom·nantly Californian and State Bank Bungalows with
sorne examples of:
0
Spanish Mission,
Dutch Colonial dwemngs;
0
0
Detached and seml.-detached federation
cottages/Villas;
Victorian era cctt.agesivillas: and
0
0
Early lnter-1var dwellings
• Gable and Dutch gable ,oo!s with n'ps

·Verandahs, oortlcos
Material$

• Stone
• Rendered masonry
• Cotrugated pre-OOlo-ured' or galvanised Cl"On sh~eting {rot
z1"loalLmel
I
I
Tlmbe, windows
I
; • Bricl<!red brick chlmne11>
• Sm:ng un;formoy of lay~ and buildings
• Side and rear setbacks eo.nslstent wl"'Jl existing <N. ellings to
maimaln la:-ge ~rtvate_yards
• Additioris :ocated 10 tre re.:iri
• Generous traditional wetl-majntained g3rdens
• Tree lined streets.
• No ;::awon:; uc aardaes ton-·,aro o• v,e dwellirm
• Low to facihtate views of the dwet:ing
• Post and re] viilh woven w1ce
• Low level stone c.r masonry
• Tmber oicket
• Generally single storey
• Seooncl storey within the roof space or comQlemenlary to
siN1le st0<ev chafacter

I•

Fen,r"ng

Height

reatures

1

1920's- 1940'S
Strong uniformity of allotment paftem. Low to very low
density sJte areas.. Nauow and deep allotments Detached
and sem'-detached dwerlinas on substantial a!IDtments
Predominantiy Califomlan and State Bank Bungalows w ith
some examplas of Spanish Mission; Dutch Co'oni.al
ctweUings: Detached and semi-d@tach@d federaCon
co~esNmas; Vtci.ofian era ccttag es/villas: and Earty iltcrwar dwelllflgs, Gable and Dutch gable roots with h'ps,
• Verandahs I cortices
Generallv sinole stcrev. Second stcrev wlthin th.e roof snace
Brlck. Painted hrtck Stone. Rendered masonry. Comrgatecl
pre-coloured or gatvanlsod lron sheeting. Timber wi ndows
I Brlck/rM Mck Cl1imneys

Buildina heioht
Materiafl3

I

Fencing

' Low fencing faci:11tating views of the dwel~ng Post ail<f rail
' with woven wire. Low level stone or masonrv. Timber oicket
Strong uniformity cf layout and buildings. CoMlstent side
and rear setbacks, large private yards. Generous traditional
wan-mainta'ned cardcns Tree lined streets.

• Brick
• Painted tlrick

Setting and
Publle Rea'.m

Eras and
thiemcs
Allotments and
subdiviston
oanems
Atcn;teciural

Setting and
public realm
features

Comments fn addition the oenera1 PPmments·
1. The DPT\ proposed statement will be more restrictive to development as
ft doesn't inci ude 'or complementary to single storey character'.
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Glandore Character Area Statement <WeTo-Cl)
DPTI Proposed

Cooocn Endmsed
Eraot
Oevelotv"f\Qnt
Subdivision

PaUern

• 1920's - 1940's

• Strong uniformity of allotment paneco....
• Low to very low density site areas (>GOCm'J
• W ide street frontages (> 14"!)
• Deiached on substantial allotments

Arenitectun.!I
Buildings

Span~ h Mission;
Dutch Colonial:

Tudor:
Inter-war old Engtish: and
Inter-war Art Deco dwelling$
- Hip1 gable and dutci'I gable roofs
• Verandahs , portlcos
• Verandahs es continuation of main roof structure
· 6ricl<
• Painted bri:ck
• Stone
• Rendered masonry
• Corrugated poo-oolou-red or ga)vanised iron sheeting {not
0
0

,

Materiats:

1920'S · 1940'S

ttiemes
Aliolments and

Strong uniformity of aDotment pattern. Low to very k1W

s ubdivisk:1,,

densrty site areas. Wide street fro11tages. Oetaehed on

nattems

substanhal alk:ltments
Predominantly Bungalows with some examples ot Spanish
Mis,lon, Dutch Colonial. Tudor, lnler-warold English: and
lnter~war Art Deco dwellings. Hip, gable and Ou!ch gable
roofs. Verandahs / port!cos. Verandahs as continuation of
main roof strucwre
Gene;aJlv slnc:::le st01ev. Second storev wi"J1!n the roof saace
Brick. Painted bock. Stone. Rendered masonry. Corrueated
p: ecoloured or galvanfsed ifon sheeting. Timber windows.
B(tci</red brick chimneys. Painted masonry deccrative
colU'mns
low fencing fuci itating view$ of the dwelling Post and rail
wtth woven wire. Low level stone or masonr\l. Timber "'i cl<et
Strong un itcrmity ot layout and buildings. Consistent side
and rear setback.S. large pttyate yards. Generous traditional
weU-maintained ,.,a.rdens. Tree lined streets.

Architectural
f-eatures

I • Predominantly Bur.golows with some examples of:
0
0

Eras and

:
Buildcno heioht
Matenals

Fencing
Setting and

pubHc realm
feature$

Zl'1CaluMe)

• Timber windows

• Brick/red brici< chimneys
• Painted masonrv decorative columns

Sening and
Publ:c Realm

• Strong uniformity of layout and buildings
, Side and rear setbacks consistent wfth existing dwel'ings to

Comments in addition thP- general comments:

1. none

m aintain large prtvate yards
• Generous trad1honal wetl-maintained gardens
• nee lined streets.
Fencmg

Height

• No ca, ·orts or naranes forward of the dwcmnn
• Low 10 facilitate vfews of the dwelling
• Post and rail v11lh woven wire
• Low level stone or masonry
, T arnber oickel
• Generally single stcrey
• Second storev within the roof =ce

Locklcys Character Area Statement IWeTo,C4l

DPTI Proooscd

Council Endorsed

Era of
Oevelocment

· 192C's • 1950's

Eras and

Subdivision

• Strong uniformity of alk>tment paHem
• Low to very low density site areas (500r,t - 85C:r/)
• Wide street frontages > l-''1'1)
• Detached and semi--de:ached dv.oel ings on substantial
allotments
• Mixture of Bunga!ows, Todor, Dulch Colonial and Art deco
style d~·.re~lings wi"Jl examples of.

AUotmenrs and
subdivision
oatterns

Buikfinn helnht

o Spanish Mission
o Arts and Crafts
• Pitctted roofs

Fencing

• Verandahs / oonicos
• Brick
• Painted brick
• Stone

P<Jbl c realm

Pattern

Architectural
Buildings

Materials

• Rendered masonry
- Ti'ed ,oofs
• Cou ugated pre-cotoured or galvanised iion sheeting loot

1920's • 1950's

themes

Architectural
f@atures
Materia's

:
I

Strong uni1ormlty o1allOtment pattern. Low to very low
density site areas. Wtde street frontages. Detached and
semi-detached dwellinns on substantial allotments
Mixture of Bungalows. TUCor, Dutch Colonial and Art deco
style ctwemngs wtth e.xamp:es of Spanish Miss!on and Arts
and Crafts. Pitched roofs. Verandahs / nr.rticos
Sinr.le and dout>le storev
Brick. Painted brick. Stone. Rendered mas0t1ry. Tl1ed roofs.
Corrugated pre-coloured or galvanised Iron sheeting
No or !ow fencingi facilit atlng views of the d'.'lellmg. Post and
rail with woven wire. Low level s!orie or masonry. Timber
"'icket

Setting and

features

Strong uniformity of layo\Jl a.l"\d buildings. Consjstent side
and rear sc1bac.'<s, largo prlVate yards. Wide sfde
boundaries. Generous traditional well-maintained gardens.
Tree lined -streets. Low site covera.ne

z1ncalur,e\

Setting and

Public Realm

• Strong un~o,mity of layout and buildings
• Stdo and ,oar setbacks eonsistont with oxis!ing dwoCings
to maintain large private yards
• Wide side boundaries
• Gene.-OU$ traditional well-m~1ntai.ned gardens
• Tree lined streets
1P. No ca~pcrts (')r g<uages torwa·d :,f the dwe:!,n_g

Comments inadd•Uoo the ceoerdl comment$:
1. Upon reflection the wording 'wide side bOundaries' does not make much sense
and should be ,ewcrdod to 'wide side setbacks' ·consistent side setbacks' or
'generous sk!e setbacks'.

• Low site covera!>f'.'!

Fencing

• No fencing or low to faci:itate views or the dwelling
• Post and rail with woven wire
• Low level stone or masonry

• 11mber 0icket
Hei~ht

• Single and do1.1ble storey
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Novar Gardens Character Ar ea Statement (WeTo•C5)

Counc11 Engor~d

QPTI Proposed

Era of

• 1950'• - 1970's

Oevelonment
Subdivision
Pattem

• l ow density site areas (>500rf}

Aflctment-s and

• Wide stree t frontages (;,2Qrr}
• Strong 'Jnlformity of a11otment panem
• Detached dwellings on relativelv sauare allotments
• Predominantly Art deco dwellings
• Pitched roofs with eaves
• Verandahs I portfcos

Architectural

Buildings
Materials

Eras and

Materia[s

Fencin.g

No front fences. Side fences no fun.her for..v:ud tian the

Settu,g and

Consistent front setbacks G8llerous w ol~malntained

public realm

gardens

features

Comment~ in addr.ipn \he general comments·
1. Spelling mistake in DPTI version ''Strong tmiformity of allolmen( patters.•

Thebarton Character Area Statement(WeTo-C6)

OPTI Proposed

Council Efldorsed

I Eras and lhcn,ca
I Allolments Md
: subd!Ylsion
\ oatterns

Deve.loom&.nt
Subdivision

Pattern

• 1690'$ · 1940'•
• Medfum to very low density site areas (?-70m, • 8501'\J
• SubciYi-sion consis!enl wlf.h allotme-nt patfem in the immediate
locality
• Detached. 3emkietact1ed and row dw~Jfn,g.s on .subStantia1

ArcNleci1,1T11I
: features
I

Arehhectural

al!otmenls
• Predominantly detached and semi-detached Victorian and

Build......,_ hci..,ht

Bufldlngs

Federation vnas/cottages and

Materials

•Bungalow styte dwellings with examp1e-!; of:
s·ngle frooted cottages:
0
0
Row O'welllngs., and
0

Mat9rials

Tudor sfyle dwellings

• Hip, gahle a.lld Dutch gable roofs
• Verandahs I oor"Jcos
• Br'.ck
• Painted brick.
• Stone

Single storey OiSC1ee!.ty integrated two storey elements
w ithin roof soace
Brick. Face stone. COIT\Jgated pre<0lcure<f or gaJvanised
iro~ sh...::_ting. Ti;ed roofs. Timberwtndows. Feature -stone

buildin fine

• T imber w indows
• Feature stone chimnevs
• Consistent front setbacks
• Generous well-maintained 9at dct1s
• No caroorts or aaraaes fcr.vafd ot tnc cwell1rc:i
• No front fences
• Side renc.cs no furtricr forward than the build'.fnn line
• Single storey
• orscreetlv inteQra~ed two s~o,ev e~ments with·n roof snaCQ

Height

Verandah• I oorticoo

ch1mne

· Tired roof's

Fencing

rela!ivelv sauare a [lotments
Predominantly Ast deco dwe!l.ngs Pitched roofs wtt:h C()Ves

reaw,es

• Face stone
• CoTTIJ9ated pre-coloured or galvanlsed Iron sheeting (sol

Selling a nd
Public Realm

ur,iformity of a lk>tment pa!ters. Oetachecl dweilings on

nanems
Building height

I • Brick

Low density site area•. Wide sl/eet frontages. Strong

subdivis!on
Architectural

Z1r-caluwe)

Era cf

195D's • 1970's

t hemes

189-0' s - 1 B40's
Mc-t!ium to very low dens'ty site arees. Subc!i~ion consistent
wm, altctmem pattern !n ttle lmmedlate k>ca'ity. Detached. semi.
detached and row dwel'.lnas on substantial af!otments

Pred0mfnan1ly ~et.ache<! and semi--oota.ched Vlc-::orian an.d
federatlon villas/cottages and Bungalow sry~ dwel'lngs "Mth
examples of Slngle fronted cottilges; Rowctweflmgs; and Tudor
&tyl@ dw@liings. Mip, gable and Dutch gabte roofs. Verandahs /

nr-,nfcos

Fencing

Setting and
pubiic realm
features:

Gcneta'l" s.innle sto,r~v. Second storev within tta roof sooce
Briek. Pamlcd br1ck. Stone. Corrugat~d pre-oo1ot.rred or
galvarised iron shoetlng, Timber windows. Timber verandah
posts Timber flltgree. Red 1:1~ chlmMys

low fencing faclltatlng views ot the dwelling. Post arid rail with
woven W.:re. Low level stcnc
tnas'"'.nt-v. Tlmbet picket
F,ont setbacks sm3ll to medium rror1t ancS stde satbacks. Large

°'

rear setbacks provide sense of space. Low si~c covccage. Wei
esta.t xished tree tined strce1s. Narrow frontas;e$ (easl or South
Ra-"

~

Corrugated pre-coloured or ~alV3nised iron sheetin_g (001
zinca1ume)
• Timber windows

:

• limbe! verandah posts

Setiog and Public
Realm

• Timber filigree
• Red btick chim~
• Front setbacks (5m 9m)
• S'.de setbacks {>2m west o' South Read}
• Large rc.ar setbacks to provfde sense of s.paca
• LOW Sile COVCfage

Ccmrneots in 3ddltroo ihe aenera1comments
1. The OPTJ proposed statements have removed the numerical figures fo r front
and side selbacks. DPTI's term 'Small ro medium front setbacks' is subjecbve
and will no, create consistency amongst assessments/ built

ronn.

• Well established tree lined isfreets

• No caroorts or garages forwaro of the dwell r.

fencing

Height

• Veh cte access from 1ar,eways wh-ere ~ .ss t:iae
• Na:tew f,onta.J;_CS {east o f South RoacD
• Add t ons l,;,,;.ated l o rear of ma,11"1 a,.,,etl.1'.'\l
· low to facilitate view.s of tne ~ting
• Post .a.nd rail with woven ,vije

• Low level stone or masoni}'
• Timbe, oic:kel
• Generally single stcrey
• Second stojev within the roof snace
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DPJt Prooom

Torrensvilic Character A rea Statement {WeTo-C7)

Coun...ti Enc!O!!U'!:d
Eloor

• 1890's - 1s,o·s

Oevet---ent

SubdMsion

Pattern

Arch;tcctural
Buitdings

Mateciafs

• Low to very low density site a1e;,.s ~

1

•

, Wida fromages (>16'1J)
• Commei ci.al development alon.g Hooley Beach Road on
smaUerJ m;mq,ver a'lolments
• Detached and semi-detached dwellings on substar,tlal
allo'.mer,ts
• P,edominainf.y V'C'toriat"I and F eder~tion Villas, Tod.or and
i Bunga1ow s tyle dwcll2ngs vt:'th examples of:
o Row cottages;
o Single fronted oottag~,

• Pamted birlck
• Stone
• Rendered masonry

• Com.igated pre.coloured or sali.ranised iron sheeting (r.c,

1890's -1940's

Lhemes
Allotments and

l ow to very low density site areas. Wide frontages.

subdivision
patterns

SSOm')

0 Spanish Mi$$!Cn dY,1@1l1ngs; and
o Parapeted shopfron~
• Strong uniformity of layout aind buildl.ngs
• Hip , gable and Dutch ga'!te roors
• lntearated c1nd comclementarv verandahs/ nnrtir.ns
· Btici<

Eras and

ArchltOOural
~ turcs

Commercial oovelcpment along H~nlcy Beach Road on
smaller/ narrower allotments Detached aoo semC<letached
dwe' lings on substantial allotments
Prcdcminanliy Victorian and Federation Villas, Tudor and

Bungatow style dwellings with examples of Row cottages,
Sing~ fronted cottages; Spanish M'.ssion dwellings; and
Parapeted shopfronts. Stron.g uniformity of layout and
oo·tdings. Hip, gable and Dutch gab'e roofs. Integrated and
comc•ementarv verandahs I corticos

Buildino h&1Qht

Gene,al!v sing'.e storey. Second storey within the roof space

Materials

Brick Painted brick. Stone. Rendered masonry. Com.i9ated
precotcured or gelvamsed iron sheethg, Timber windows.

6.rick chimneys

Fenc,.ng

I

Setting .and

pub!ic realm
fea!\Jres

l low fencing faci!itating v1ews of the dwe'l'ng. Post ar:d ra:t
with woven wire. l.ovJ level stor,e or masonry Timber nit-:ket

Ilarge

front and side sotbacks_Consistent rear setbacks,

large private yards Traditional \1..-elJ..mainta1ned gardens.
Tree iined streets

znea~
• Timber windows

Selling ano
Publ~Realm

Fencing

• Bnck ct-Jmnevg
• Front $etbacks {> 7m)
• Sfde setbacks {>1 5m)
• Rear !:elbacks consistem with existing crwentngs to malrri.a!n
large private yard$
• TraaitiO(laLwelb!nai"~ained gardens

Comments In addition the ceneral comments:
1. The numerical front and slde setbacks have been re moved by OPTI. They have
replaced lt with 'large' ffOTlt set'oacks, again this is a subjecti v
' e rerm. tt should
be noted thal no reference to side setbacks has been included i:i the OPTI
vers:on.

• Driveway!!. designed to preserve existing street trees
• Tf oe lined streets
• No ca1)ol"'..r. 0-r garages fon'lare ot the dwell"ng
• Adciacns !oca1ed to re21r 01 main C',';e •f' rn
• Low ;o facilitate VT&v/$ or the dwelling
• Post Md rail With woven 'Mt e
• Low level s.tcne or masonry

• r uni,,,, olcl<ot
H•;ghl

• Gcncratly slngte

s.tO<ey

• Second sicrev v..ithm the roof ~NM"•
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Civic Centre
165 Sir Donald Bradman Drive
Hilton, SA 5033
Tel 08 8416 6333
Fax DB 8443 5709

Email: csu@wtcc.s.a.gov.au
Web: westtorrens.sa gov.au

City of West Torrens
Between the City and the Sea

21 February 2020

State Planning Commission
PO Box 1815
ADELAIDE SA 5001
Via email: DPTI. PlannimiReform@sa.oov.au

To whom it may concern,
RE: Draft Planning and Design Code Consultation- Response Two
Following the release of the Draft Planning and Design Code in October 2019, this is the
second instalment of feedback presented by West Torrens Council in response to the draft
Planning and Design Code released for consultation in October 2019.
The intent of early and staged responses is to identify core issues for West Torrens that
would benefit from prompt attention and allow for actions from both SPC and DPTI prior to
the Code's 'go live' dale.
In order to meet the expectations of the community, the Administration has been working
with Council to understand the pertinent issues as they relate to the West Torrens
community and to date, the following issues have been identified:
•
•
•
•
•
•

The need to update and complete the Draft planning and Design Code in order for it
to be rereleased for consultation;
The need to provide greater public notification for a wider range of development
applications, especially when adjacent residential areas;
That existing local content from the Development Plan should be retained and
reflected in the Code;
Significant concerns with regard to the impact of infill, particularly around car parking,
urban heat, loss of tree canopy;
A need to ensure adequate policy is contained within the Code to enable appropriate
assessment of performance assessed development applications; and
A desire to strengthen provisions that guide the assessment of 'restricted
development' by improving the adequacy of policy captured in the Code.

However, stakeholders have only been provided the opportunity to influence:
Parts of the Code Framework: the number and type of zones, sub-zones, overlays
and general development policy modules.
• Code Content: the wording of policies within the Code (Desired Outcomes,
Performance Outcomes and Deemed to Satisfy requirements); the range of
definitions; and the way in which definitions are expressed.
• Code Spatial Application: the spatial application of Zones, Sub-zones and Overlays
to the various parts of the State;
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•

Assessment Procedures: assignment of development types to assessment pathways
and exemptions from public notification triggers for Performance Assessed
development types.

Aspects of the Code that cannot be influenced include:
Parts of the Code Framework: the fact that the Code will replace Development Plans
and the structure of the Code (Overlays, Zones and Sub-zones, General
Development Policies); principles of the Code (e.g. simplify); and criteria for Zones
and Sub-zones.
• Assessment: the procedures for assessment and public notification; and the
existence of definitions.
On this basis, and further to Councils first response which focussed on concept plans,
Historic and Character Area statements, Zones and TNVs, the enclosed response from
Council relates to code content (specifically to the 'Neighbourhood Zones') and the
assessment procedures including public notification and restricted development.
Should you require further information or would like to discuss the contents of this
submission, please contact Sue Curran, Manager Strategy and Business on 8416 6333.
Yours sincerely,

711>~

Terry ; zM
Chief Executive Officer
City of West Torrens
Enclosed:
City of West Torrens Response No. 2 to the draft Planning and Design Code
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Draft Planning and Design Code Consultation
Response Two
• Code Policy Content
• Assessment Procedures
• Heritage and Character Statements
• Matters Raised by Council

•
• • • •
City of West Torrens
February 2020
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1.0 Iterative Consultation Ti mel ine
Council also wishes to highlight concern regarding the process of engagement undertaken to
elicit feedback on the draft Planning and Design Code {the Code}. The Code was released
for consultation on 1 October 2019 with Phase 3 responses due by 28 February 2020.
However, as recognised by DPTI and the SPC , not all aspects of the Code have been
finalised and it has become quickly evident that the documents on consultation are highly
erroneous. As an example, an internal Administration review found over 100 issues in a
single zone.
1.1 Initia l Version
The initial version of the Code was provided without page numbers or bookmarks, making it
difficult to navigate and interpret, even for highly experienced planners DPTI advised that
the Code be used in conjunction with the ePlanning system and therefore the PDF version of
the Code was only temporary.
However, the ePlanning system is not, nor will it be, operational during the consultation
period and therefore is not a tool that can be used to assist in the review of the Code. This
has made it exceptionally challenging and time consuming for Council to review and then
translate for Council Members to facilitate any kind of meaningful feedback within the
required timeframes.
1.2 Council-specific vers ion
On 8 October 2019, DPTI released 'council specific' versions of the Code that were alleged
to contain only the sections of the Code that were relevant to each individual Local
Government Area. However, it was quickly ascertained that these too contained errors and
missed critical pieces of information such as sub-zones for the Urban Corridor Zone.
1.21 Another Counci l Specific Version
A further version of the council specific documents was provided at the end of November
2019. This version did contain all the r·elevant zones and subzones yet it retained errors in
relation to numbering; Technical, Numerical Variations {TNVs); and references to other
sections; and also did not include page numbers, among other issues.
1.3 Assessment Pathways Scenarios
The complexity of the new system has been felt by many practitioners and stakeholders
alike, with many not understanding how an application would be assessed. Subsequently,
DPTI released development assessment scenarios on 5 December 2019, however they fell
well short of stakeholders expectations, merely referencing which provisions needed to be
considered, rather than examples of workflow including detail of how an application would
actually be assessed to arrive at a consistent decision.
1.4 He ritage Detour
During consultation, DPTJ and SPC have recognised that more robust policy is necessary
when considering development in areas with important historic heritage and character
characteristics. In an effort to resolve this, DPTI invited councils to draft 'Historic Area
Statements and Character Area Statements'.
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While this was welcomed as a means of addressing the sentiment vocalised from active
community members, however the timing of this change of direction diveied attention and
resources away from considering the Code and analysing policy content more broadly.
Ideally, DPTI and SPC would have addressed community concern for the preservation of
heritage and character elements earlier on so that more detailed consideration of heritage
and character areas could have been included in the draft Code released for consultation.
1.5 Christmas Eve Edition
Under growing pressure from stakeholders, DPTI/ SPC acknowledged that an amendment to
the Code was necessary. This was released by DPTI at 6: 10pm on 23 December 2019,
coinciding with a time traditionally taken as leave and punctuated with public holidays.
The updated 'edit' included a 22 page overview of what had been heard 'so far' throughout
the consultation feedback process, and how changes were intended to be addressed, as
well as a revised 2,200 page assessment table. These were documents that had to be
considered in conjunction with the documents already on consultation.
This updated table did not provide any tracked changes or indications about what had
actually been altered. When a track changes document was requested from DPTI, it was
suggested to Council staff that they use two screens to compare the documents side by
side. This was not feasible when dealing with 2,200 pages, especially given at this point the
consultation period had reached the halfway point and the consultation closing date was not
far away.
This updated document served to resolve some of the basic numbering issues but also
introduced some major changes, such as the way public notification would occur and the
scope for assessors (other than Council) to approve land divisions. These changes were not
demonstrated in any detail and remain incomplete, which means there has been no
opportunity to test the impact on assessment pathways and provide meaningful feedback on
how it is intended to function.

1.6 Co nsu ltation Deadli ne Approaching
During a meeting with Council's Transition Manager the above matters were raised and
further detail was requested. DPTI did not provide any further detail and suggested that
Council note the absence of detail to comment on. It was indicated that where insufficient
information had been provided and identified as such in consultation responses then
Council's Administration could continue to work through such issues with their DPTI Code
Transition Manager following the close of feedback.
The combination these issues throughout the consultation phase serves to highlight that the
Code is severely lacking and not sufficiently advanced to have been released for
consultation. This, in combination with the lead times to seek Council approval, and the
Christmas/New Year break, has significantly impacted on the time in which Council has had
to consider the Code and its impacts on both Council and the communities it serves.
With the 28 February consultation closing date rapidly approaching, it is acknowledged t hat
there is insufficient time to thoroughly analyse and effectively test the entire system
proposed as part of the planning reform.
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1.7 Conc lusio n
In conclusion, Council is seeking to enable DPTI/SPC an early opportunity to understand
West Torrens position regarding Code content (specifically in relation to the neighbourhood
zones which impact much of West Torrens) and the assessment procedures including public
notification and restricted development; to ensure State Government has adequate time to
review and consider appropriate amendments with West Torrens prior to the Code going
live.

2.0 Code Content: Neighbourhood Zones
The proposed Neighbou rhood Zones will have a significant increase in the densities allowed in som e
areas, resulting in additional dwellings and a raft of associated issues including reduced private open
space, greening, and car parking, and, increased ur ban heat and traffic. The issue of zoning and
associated densities was addressed in Council's first response, (in a staged series of t hree) to be
provided to SPC and DPTI as feedback on the draft Planning and Design Code. Below is Council's
initial response to the Code content as it relates to the Neighbourhood Zones.

2.1 Env isaged

Development
The draft Planning and Design Code proposes four Neighbourhood Zones: the Housing Diversity,

Suburban, General and Urban Renewal Neighbourhood Zones. These are the zones intended to
replace Council's current suite of Residential Zones. The Neighbourhood Zones, as drafted have
increased the range of development types envisaged in these areas. Although still primarily
residential, envisaged land uses also include:
•
•
•
•

Community facility;
Consulting rooms;
Educational establishment;
Office;
Pre-school; and
• Shop (includes restaurant).
The current Residentia I Zone supports some of these non-residential land uses when they are of a
small scale and serve the local community. The pro posed Neighbourhood Zones do not limit the size
of these land uses but suggests that:
up to 200m2 they can occur anywhere,
• >200m2 should be located on an arterial or collector road and adjacent exist ing commercial
and retail precincts.
It is generally accepted that it is beneficial to locate certain types of non-residential land uses in a
residential area as they serve the local residents. However, the scale of such development needs to
be considered due to possible impacts on the amenity of a residential area . Issues including car
parking, waste collection, noise and on-street parking can become problematic.
As such, consideration needs to be afforded to the impact that opening up the residential areas to
these non-residential land uses will have on existing Local Centre and Neighbourhood Centre Zones,
which have traditionally accommodated them. There is also potential for 'la nd use creep' driven by
cheaper rents and property prices. DPTI advice indicates that to-date there has been no formal
research undertaken into the effect s of this policy change on residential areas and centres to
support the change.
More careful consideration needs to be given to the scale, location and types of development that
wil I be actively envisaged and supported by the policy.
5
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Council provides the following recommendations:
•
Floor area caps on non-residential land uses including retail and office;
•
Further consideration of additional policy content for non-residential land uses within
Neighbourhood Zones;
Request that research and investigations undertaken on the impacts of non-residential
land uses in the proposed Neighbourhood Zones including likely impact on existing retail,
office and business be undertaken and released;
Appropriate policy testing prior to the Planning and Design Code going live to ensure
unintended conse uences are identified and rectified during an appropriate testing phase.

2.2 Private Open Space (POS)
The Code proposes a number of changes to the provision of Private Open Space (POS) for dwellings,
which are generally seen to reduce amenity and usefulness of POS for both the occupant and the
environment. Although the overall amount of POS per dwel ling remains consistent with current
policy, major policy change includes the inclusion of the front yard being in the POS calculation and a
reduction in the minimum dimensions of POS to 1.8 metres in lieu of 3-4 metres currently sought by
the Development Pian.
While there has been advice to the contrary, the Code does support POS being located in the front
yard of dwellings when a 1.8m high fence surrounds it. This wil l have a considera ble impact to the
visual amenity of the streetscape, encouraging the erection of high fences, which will hide dwellings,
reduce casual surveillance of the street and create a hard face along street verges, as shown in the
example below.

Edward St, North Plympton (Source: Google Street view)

Developers are likely to take advantage of this policy shift as it opens up space previously seen as
underutilised. This will encourage larger dwellings that are built closer to the rear and side
boundaries than previously supported in Council's Development Plan and increase impervious
surface on site. There are minimum setbacks for dwellings from side and rear boundaries, these are
guidelines and lesser setbacks are often supported through an on-balance assessment.
The minimum 1.8 metres dimension being proposed for POS is considered insufficient to allow
meaningful use. Areas with this dimension would be better utilised for clotheslines and bin storage.
6
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A 1.8m dimension would significantly restrict, if not prevent, reasonably expected furniture such as a
table and chairs. To put this into perspective a standard size trestle table is 1.83m wide and 0.76m
deep, with a 0.7m width needed for chairs, this would require an area of 3.2m by 2.16m. A 1.8m
dimension would also significantly impact the abilit y to grow vegetation as the ground would not
receive much, if any, natural sunlight due to overshadowing effects of fencing/ dwelling for the
majority of the da•r
The Administration proposed that the response to DPTI seeks that POS be retained only at the side
and rear of dwellings and that the minimum dimension be increased to 3m.
Council provides the following recommendations:
•
POS does not include the open space forward of the dwelling, with POS only to be
included when located to the side and rear of the dwelling;
•
Policies seeking to support high fences to the front boundary of dwellings be removed,
these policies do not promote preferred Crime Prevention Through Environmental Design
(CPTED) practice;
Minimum dimensions for POS be increased to 3.0 metres;
•
•
POS sought be adequate to accommodate the likely needs of occupants.

2.3 Car Parking
Car parking i5 a cuntentiuu5 i~~ue williiri Wt::~l Turn,ns, wilh community concern swelling around the
introduction of the Housing Diversity DPA and the increased infill it supported.
Currently within the Residential Zones, each dwelling should have at least two off street car parks,
one of which is covered. In addition to this, group dwel lings and residential flat buildings should have
an additional 0.25 off street visitor car parks for every dwelling. There should also be at least one on
street car park for every two dwellings.
The Code has reduced these requirements and provides that dwellings with two or less bedrooms
need only one off-street car park with group dwellings and residential flat buildings needing an
additional 0.33 car parks per dwelling. On-street car parking has been reduced to one for every t hree
dwellings.
As shown in the comparison table below, for a residential flat building containing 4 x 2 bedroom
dwellings there will be 4 (four) less off-street and one (1) less on street car park made available.
On site car parks
per dwelling

Visitor car parks

Total on site (per
dwelling)

Total on site
(4 dwellings)

Council's
Development
Plan
~-

2

0.25

2.25

9

Planning and
Design Code

1

0.33

1.33

5.3

Given the concern within the community, about the availability of parking, a reduction of this
magnitude is not considered reasonable. Administration suggest that the current parking rates
contained within t he Development Plan be retained as a minimum.
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The Code does not stipulate that a ny car parks need to be covered. This suggests that develo pers will
likely designate t hei r car parking to be in front of the dwelling. This will allow them to build a larger
dwelling as they will not need to facilitate a garage/carport. Thus, potentially resulti ng in t he
eventual owner wa nting to build a carpo rt or garage at a later point and the only place left is at t he
front of the dwelling which is strongly discouraged in Council's Development Plan due to the impact
it has on the streetscape, particularly in terms of visual dominance as illustrated in the picture
following:

Birdwood Tee, North Plympton (Source: Google Street view)
CPTED principles seek casual surveillance over the publ ic realm to discourage crime and increase the
sense of safety in public spaces. The above design of the dwellings do not achieve t his.
Therefore, it is proposed that the feedback to DPTI/SPC states that at least one onsite car park is
covered for each dwelling and that it is located behind the main face of the dwelling.
Conversely, the Code has provided a positive outcome in that the minimum internal dimension of
carports and ga rages has been increased w hen compared to the dimensions currently used from the
Australian Standard.
Single Garage

..

. - .. -

Minimum width

Minimum length

Development Plan

2.4m

5.4m

P& D Code

3.2m

6m

Minimum width

Minimum length

-~

Double Garage

-

- ·

Dev elopme nt Plan
P& D Code

...

5.4m

5.4m

6m

6m

-

.

La rger cars are becoming increasingly popular with 46% of all new cars sold being SUVs.
(www.canstarblue.com .au). It is noted that t he top five sel ling cars of 2019 were:
1.

Toyota Hilux
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2. Ford Ranger
3. Toyota Corolla
4. Mitsubishi Triton
5. Toyota Rav 4
Having a garage large enough to accommodate a vehicle and storage is imperative especially if the
reduced number of car parks is reflected in the final Code. A Toyota Hilux is 5.33m long, which
technically means it could physically fit, however, in reality it would not allow enough room to walk
around it or close the roller door. This would mean that it wou ld need to be parked in the driveway
or in the street. The Code minimum dimensions are larger and more likely to accommodate such a
vehicle.
As there is no need to have a covered car park and the fact carports and garages are required to be
bigger and reduce the amount of dwelling, it is feared that undercover, or under main roof garages
and carports, are less likely to be included in future developments.
It is proposed that DPTI/SPC be advised that Council 's position is t hat it supports the larger minimum
internal dimensions but the need for at least one covered carpark be mandatory with adequate
policy to minimise visual dominance.
Council provides the following recommendations:
Car parking numbers not be reduced on site and parking rates to be in line with current
•
provisions contained in the West Torrens Development Plan;
•
Support the increased parking rate for visitor parks to group dwellings and residential flat
buildings;
•
On-street parking be retained at 1 space per 2 dwellings;
•
Undercover parking be provided for new residential developments (in line with current
practice);
•
Provisions be included in the Code to promote undercover parking to be located behind
the main face of the dwelling;
•
Support the introduction of increased minimum internal dimensions of carport and
garages to promote additional storage space for new_dwe!lin~~s_.- - - - - - - - - ~

2.4 Battle-axe Development
Battle-axe (also known as hammerhead) land divisions have been a contentious form of
development. Neighbours are often concerned by the bulk and scale of a new house in close
proximity to their POS, potential overlooking and overshadowing. Council's Development
Assessment team find these types of land divisions particularly cha llenging due to driveway widths,
vehicle manoeuvrability, setbacks and landscaping.
Council's Development Plan currently discourages this type of division within the Residential Zone,
Low Density Policy Areas and Character Areas but will accommodate it in Medium Density Policy
Areas. However, the Code allows battle-axe subdivision to occur in all Neighbourhood (residential)
Zones.
Conversely, Code policy improved the driveway handle when comparing it with current
Development Plan policy. Driveway handles will need to have a pavement width of 3m and at least
lm of landscaping on each side. This is an increase compared to the 3m pavement and total of lm of
landscaping currently supported by Council's Development Plan.
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However, as allotment sizes have been reduced in the Code, so too has the available space located in
the bulb (head) of the allotment to accommodate any dwelling(s). This will add increased pressure
on the ability of the dwelling to achieve setbacks, POS and vehicle manoeuvrability. It sho uld also be
noted that the Code does not currently contain any policy to restrict building height to a single
storey or provide that vehicles enter and exit in a forward direction.
The ability for two storey dwellings to be built on battle-axe allotments is concerning but the issue is
compounded when it is recognised that obscured glazing o nly needs t o be to 1.5 metres above the
floor height rather than the current 1.7 metres provided for in Council 's current Development Plan.
It is incredibly i mportant to design a battle-axe allotment to allow vehicles to enter and exit in a
forward direction, otherwise vehicles will be forced to reverse for more than 25m onto a public
road. Th is vehicle manoeuvrability area in addition to off-street car parking will take up a
considerable amount of the site area available and will likely require any built form to be two storeys
in height.
Council provides the following recommendations:
•
Dwellings on battle-axe allotments be restricted to single storey in height;
•
Battle-axe allotments be a minimum of 450m 2 (not including the driveway handle)
•
Design allows for vehicles to enter and exit in a forward direction;
•
Two off-street carparks be made available (that do not inhibit the vehicle manoeuvring
area].

2.5 Australian Standa rds
The Code has been written with intent to remove reference to Australian Standards (AS). On review,
guidance has not been adequately captured to reflect the role the AS provide in development
assessment and the policies contained in the draft Code do not provide sufficient weight to ensure
the consistency in assessment that AS reference has provided up until now. The basis for the
information contained within AS has not been replaced.
DPTI has provided some initial advice to suggest that an AS can still be referred to by reference to
s119 of the Planning, Design and Infrastructure Act: Application and provision of information. This
enables the relevant authority to call on any information reasonably required for no n 'deemed to
satisfy' applications. This may be sufficient to call on AS, however, there is only 1 opportunity to ask
and it must occur wit hin 10 business days and there is still no reference within the Act, Regulations
or Code to the AS or transparency in the process identifying that the AS is a standardised way of
achieving an outcome.
The following Australian standards are referred to in the current Development Plan:

•
•
•
•
•
•

AS2021 · Acoustics -Aircraft Noise Intrusion · Building Siting and Construction
Australian Standard AS 3962: Guidelines for Design of Marinas
Australian Standard AS 4997: Guidelines for the Design of Maritime Structures.
Australian Standard AS 2890 Parking facilities.
Australian Standard/New Zealand Standard 2107:2000 Acoustics - Recommended design
sound levels and reverberation times for building interiors.
Pedestrian and cycling facilities and networks should be designed and provided in accordance
with relevant provisions of the Australian Standards and Austroads Guides.
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Australian standards are a comprehensive set of results that have become common ground for
applicants and assessors alike. They provide a tangible outcome that applicants can design to and
have confidence that it will gain Council support.
With these standards removed, or at least reference to them, there is no trigger for a developer to
use these as the benchmark they need to reach. The way that provisions in the Code have been
written are ambiguous and open to interpretation, for example:

P01.3
Buildings and structures that are sensitive to aircraft noise designed ta minimise aircraft
noise intrusion and provide appropriate interior amenity.
DTS/DPF 1.3

None are applicable
While Council may suggest that the AS2021 - Acoustics - Aircraft Noise Intrusion - Building Siting and
Construction applies, a developer could just easily suggest that this is excessive and a lesser outcome
is more appropriate.
It is recommended that reference to the Australian Standards, as identified and contained in this
response, be included in the Code.

- -- - - - -- - - - - - - - - - - - - - - - - - - - - ~

2.6 Tree planting
Another positive initiative being proposed in the Code is the planting of at least one new tree with
every dwelling, except multistorey apartment buildings. The size of the tree will be reflective of the
size of the allotment.
This is beneficial for several reasons particularly given it will add to the tree cover of our urban
environment and help reduce the urban heat load. Having a tree considered during the assessment
process ensures developers consider a tree in the design of the house, rather than it being an
afterthought and ultimately not being possible. For multistorey apartment buildings a different
approach has been adopted with a single deep soil area being called for to accommodate for deep
root vegetation such as large trees. The amount of deep soil area needed is also based on the
developable area and ranges from 10m' up to 60m 2 •
Developers have shown strong opposition to this by arguing that it would add significant cost to
each new dwelling that, in turn, reduces its affordability and impacts on first homebuyers entering
the market.
The Administration supports DPTl's approach in this regard but questions the effectiveness of this
strategy. Like all aspects of a planning assessment, this will not be a mandatory requirement but
rather a guide. More strength should be added to necessitating a tree in order to ensure its
existence. At this stage, there is no guidance around how the existence of these trees will be
verified. DPTI has opted not to include its planting or maintenance as a condition nor supports fees
or other mechanisms to undertake site inspections to verify a tree's existence. It is feared that
without these controls, trees may not ever be planted or will not be maintained and will die as a
result. Parallels can be drawn between this and the installation and plumbing of rainwater tanks.
Although shown on the plans, they are often not installed and connected and therefore have little to
no usefulness.
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The Code has also sought to include one tree for every 10 car parks that are open to the sky. This
applies to residential as well as commercial, but will mainly apply to the latter. The single tree should
have a minimum 4m canopy spread at maturity. While this is a welcome provision, it is not
considered to go far enough. A car park accommodating 10 vehicle spaces has a minimum vehicle
manoeuvring area accommodates approximately 232m2 • A single tree means that, at maturity, it will
only cover 5.4% of this hard paved area. It is acknowledged that trees and vehicle manoeuvring
areas do not work together but a higher rate of trees adjacent to the cars parks can. Having
consulted with City Assets, it is considered that a rate of one tree per four car parks is more
appropriate.
More emphasis on managing stormwater runoff, particularly in terms of car parks needs to be
included in the Code. Currently, Council's planners are strongly encouraged to use Water Sensitive
Urban Design (WSUD) principles when assessing applications. For car parks of this size, rain gardens
are usually requested in order to capture and reuse the storm water runoff. This not only sustains
vegetation located within the rain gardens, but it also helps clean the runoff before entering
Council's stormwate r infrastructure.
Council provides the following recommendations:
•
Council supports the planting of one (or more) tree/s per dwelling;
•

Additional conditions be included to all new residential development to ensure the planting
and ongoing care of these trees is supported and enforceable;
Additional conditions be included to protect these trees from future removal without
replacement;

•

A once off fee be payable upon lodgement to a council for the inspection of t rees by a
council's staff. This fee is to recognise the resources and time necessary to undertake an
inspection, the administration of this and any necessary follow up action;
A minimum of one tree per four carparks be included as the minimum for carparks open to
the sky.

•

2.7 Assessmen t Procedures : Public Notifica tion
On 23 December 2019, SPC and DPTI released the Planning and Design Code Phase Three (Urban
Areas) Code Amendment - Update Report (Repo rt). The subject of this report are proposals to

improve the Code as it relates to technical matters, including public notification. At Council meeting
held 4 February 2020, it was resolved that public notification should retain existing notification
triggers and ensure that adequate triggers are in place to ca pture notification to those in proximity
to a development that may impact on them. It is assumed that where the term 'adjacent land' is
used that this translates to the meaning as defined in the draft Code as being any land located within
60 metres to the subject site.
Notification tables contained within the Code define the circumstances when notification should and
should not occur, based on key principles. Key issues identified by stakeholders to date as reported
by DPTI and SPC include:
•
•
•
•

Unnecessary notifications of envisaged land uses
Unnecessary notifications due to the proposed development being located adjacent to land
in anothe r zone
Simple developments triggering notifications where they fa il to meet minor criteria
Poor definition of the term 'minor in nature'
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•

Inconsistency in structure and wording of notification tables which is causing issues for
interpretation and application

In response to the feedback SRC and DPTI have received to date, the Report advises that a review of
public notification will be undertaken and that DPTI/SPC will:
•

•

List specific classes of development that are excluded from notification, instead of excluding
all development and listing the exceptions. This is considered to be an improvement,
highlighting the development that will not require notification, thereby limiting the
possibility of unexpected forms of development being missed as a trigger for notification.
Specify development which falls within the ambit of Clause 5(2) of State Planning
Commission Practice Direction 3 - Notification of Performance Assessed Development does
not require notification, which provides as follows:

... If a relevant authority is of the opinion that a proposed performance assessed
development is a kind of development which is of a minor nature only and wi// not
unreasonably impact on the owners or occupiers of land in the locality of the site of the
development, the relevant authority may resolve to proceed with assessment without
undertaking a process for providing notice of the application or receiving
representations in relation to the proposed development...
•

This relates to development that the relevant authority deems minor for the purpose of
public notification. Public notification only relates to performance assessed development
applications, which are not assessable by private planning professionals and restricted
development, which is assessed by SCAP.

•

Exclude minor/low impact land uses envisaged in the zone (including classes of development
specified in accepted and deemed -to-satisfy tables), provided they do not exceed building
height/interface criteria. Accepted and deemed-to-satisfy developments are typically low
impact and anticipated within the specific zone, it is supported and a welcome trigger for
public notification that should height or interface criteria not be met, that this would trigger
public notification.

•

Exclude uses that are envisaged in the zone (e.g. shop in a centre zone) from notification,
where the site of the development is not located adjacent to a dwelling in a neighbourhood
zone. This provision should be fu rther considered, with it recommended that the trigger
should be the Neighbourhood Zone boundary rather than a dwelling in the Neighbourhood
Zone being adjacent the development. It is overly prescriptive and removes the capac ity for
those within 60m of the development being notified by virtue of a small technicality when
realistically they are within a close proximity and likely to experience impacts arising from
proposed development. Suggest trigger within the Code states as below, which aligns with
intent found within the City of West Torrens Development Plan :

Any kind of development that is not located within 60m from a Neighbourhood Zone

Notwithstanding, some development should trigger notification when located on a different zone
boundary irrespective of being a Neighbourhood Zone.
It is important to under stand that the public notification triggers apply to t he whole zone and across
the State not just to West Torrens.
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Public notification can be beneficial and functions by drawing upon local knowledge and contextual
input from the public for more significant scale of developments with inherent specific and
significant potential impacts. Such community input can add valuable review and improvement to
the ultimate design outcomes.
The Zones proposed for West Torrens along with the procedural matters as they relate to public
notification in the draft Code released for consultation are identified in Attachment 1. Attachment
one also provides recommendations that better reflect current practice and triggers based on
feedback regularly provided to Administration by community and that considers the advice provided
by DPTI/SPC on 23 December 2019.
A review of the public notification triggers has identified the following anomalies:
•

•

•

•

•

•

•
•
•

Policy is missing within the Code for maximum size and height requirements for
advertisements and advertising hoardings as it relates to some Zones (including Recreation
Zone, Community Facilities Zone, Suburban Employment), particularly as it relates to
freestanding signs.
Suggest capturing sizes relating to advertising within the height and size table in general
advertisement policy rather than in the zone (e.g. freestanding sign size for Suburban
Employment contained in the zone).
Should Adelaide Shores transition to Recreation Zone as initially suggested by DPTI,
numerous envisaged uses will no longer be captured as currently seen in the Development
Plan, which may begin to erode the intent of the current Adelaide Shores Zone. This speaks
to ensuring that Adelaide Shores Zone transitions to a more appropriate zone.
Adelaide Shores Zone currently identifies that all development (excluding development of a
minor nature) where located within 60 metres from a Residential Zone triggers public
notification, this should be retained in the Code.
Additional envisaged land uses typically envisaged within a Recreation Policy Area should be
captured.
Building heights referred to as an exception to trigger public notification do not align with
DTS/DPF numbers in the Code (misalignment, considered to be a typographical error, but
may cause confusion for community if they a referred to incorrect numbers).
Commonwealth Facilities: Accepted development and Deemed-to-Satisfy development
tables are unnecessary. Query whether envisaged land uses should be included within land
use to identify for persons using the Code what may be anticipated.
Query if the Community Facilities Zone has been appropriately applied to the City of West
Torrens
Confirmation to SPC/DPTI that the intent of exceptions stating 'adjacent land to land' refers
to adjacent land meaning being 60 metres.
Classification Tables on assessment status and Procedural Matters regarding public
notification be comprehensively reviewed to ensure appropriate awareness and avoid
unintended (or unnecessary) requirements for public notification

Council provides the following recommendations:
•
Anomalies and advice listed above be provided;
•
Public notification triggers provided in Addendum 1 be reviewed and implemented
•
That the types development currently requiring public notification in the City of West Torrens
Developmen_t_Plan not be reduced i!1 the Code, in addition to the recommendations above.
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2.8 Assessment Procedures: Restricted development in Neighbourhood Zones
Restricted development is development type that is assessed by the State Commission Assessment
Panel (SCAP) rat her than Council. This type of development is generally discouraged as it may be at
odds with the expectations of the zone. Currently the only type of deve lopment which is classified as
Restricted in the Neighbourhood (residential) zones is shops with a floor area greater than 1000m2 •
This would mainly capture development such as the large grocery shops (Aldi, Coles etc. ). Council
will not have any ability to influence the assessment of a Restricted Development unless it owns a
parcel of land and t he application requires public notification.
Feedback indicates that, in order for Council to retain as much control of development as possible,
the list of restricted development types be kept to a minimum and that there is insufficient policy in
the draft Code to undertake a thorough assessment of many non-residential development types.
This is evidenced when considering a petrol station within a neighbourhood zone. The following
provision is a II that would be relevant to be considered within the future Neighbourhood Zones:

PO 1.3

Non-residential development provides a range of services to the local community primarily in the
form of'
(a) commercial uses including small scale offices, consulting rooms and personal or domestic
services establishment;
{b) community services such as educational establishments, community centres, places of
worship, pre-schools, childcare and other health and welfare services;
(c) services and facilities ancillary to the function or operation of supported accommodation or
retirement housing;
(d) open space and recreation facilities.

Although a petrol station does not get mentioned in the list above, it should be noted t hat there has
been specific w ording used primarily to leave the door open for a greater number of land uses to be
considered. This means that assessment will be left to general provisions found elsewhere in the
Code. As these general provisions need to apply to all types of development in every zone, they are
therefore high level non-specific considerations.

It is recommended to Council that the following be provided to DPTI/SPC as part of its feedback
on the Code with regard to restricted development in Neighbourhood Zones:
•

•

Further consideration be given to policy content contained within the Code for restricted
development and development that is not an envisaged land use within Neighbourhood
Zones
Appropriate policy testing prior to the Planning and Design Code going live to ensure
unintended consequences are identified and rectified during an appropriate testing phase
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2.9 Update : Heritage and Charact er Stat ements
The Heritage and Character Area statements approved by Council at its 19 November 2019 meeting
were sent to DPTI before the end of November deadline. These were reviewed and edited by DPTI
before being released for consultation on 23 December 2019.
Although DPTI has indicated that the Heritage and Character Area statements replace the Desired
Character statements in the current Development Plans, it should be noted that they funct ion in a
different way. As their names suggest, the current Desired Character statements outline what the
character of the area should look like in the future, whereas the new Heritage and Character Area
statements describe the existing character which should be maintained.
As highlighted in the previous report, a comparative review of the statements sent to DPTI against
those which were ultimately released for consu ltation has demonstrated that some information in
the statements provided by Council has been removed by DPTl's at its discretion.
The Administration requested reasoning behind the changes made to the West Torrens statements
and, in response, DPTI provided the following drafting principles that they were working to:

•
•
•

The removal af prescriptive numbers in relation to allotment size and frontage, given this is
covered by Zones and Technical and Numerical Variations
Removal af discussion around where access, carports and garages should be sited, as this is
covered by the Overlays and other Code modules
Removal of 'future-facing' policy (i.e. 'new development should...')
Removal of background information

With this in mind it is important to consider alternative ways of achieving the same result and
therefore the following is proposed:

Removed

-

by DPTI

• ·

-

Could be replaced with

-

--

Numeric figures for site areas

Technical and numeric variation (TNV)

Numeric figures for site frontages

Technical and numeric variation (TNV)

Numeric figures for setbacks

TBA - pending response from DPTI

No carports of garages forward

Carports and garages are visually diminutive structures and

of the main face of the dwelling

located behind the main face of the dwelling

.. --

Driveways to preserve existing

The strong unifo rmity of street t rees is not been impacted by

street trees

t he location of driveways
-- ·

-

.

No shared driveways

Each dwelling has its own driveway

Additions located at the rear of
Additions are located behind the main dwelling
the main dwelling
Rear lane vehicular access where

· --

Dwellings use rear lane access where available
available
--
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Council provides the following recommendations:
•
Request for the above statements and technical and numeric variations be included within
the Heritage and Character Statements released in the Code on 1 July 2020.
•
DPTI be requested to improve and strengthen the Heritage and Character Area
statements

3.0 Additiona l matters raised by Elected Members
3.1 Permeable paving
It is acknowledged that the Code includes a provision seeking permeable paving to 50% of the
battle-axe driveway, however this is considered insufficient. With the potential increase in hard
paved surfaces directly associated with the increase of infill development allowable via the Code, it
is considered that 100% of the battle-axe driveway should be permeable.
As permeable paving is readily available and at a reasonable price, this increase is not considered
onerous. It is also recommended permeable paving should also be used in other developments with
policy introduced using the Water Sensitive Urban Design (WSUD) principles.
Council provides the following recommendations:
•

DPTI be requested t o ensure policy states use of porous paving for driveways in the handle of
battle-axe allotments, rather than hard surfaces to minimise stormwater runoff issues.

3.2 Privacy
Elected members have raised concerns rega rding overlooking from second storey windows and that
the reduction in height of fixed obscured windows to 1.Sm above floor level from 1.7m is considered
insufficient. This is an ongoing concern of their community and regularly highlight ed as an issues for
contention with new developments. It is acknowledged that current residential code development
allows the 1.Sm height, however this only applies to specific development in limited locations. The
Code seeks to extend this provision across the to all two storey development.
Council provides the following recommendations:
•

DPTI be requested to retain fixed obscured glazing for two storey dwellings at 1.7 metres above
the floor height and not 1.5 m_e_r_e_s.
t _ _ __ _ _ _ _ _ _ _ _ __

4.0 Conclusion
In its current form, the draft Planning and Design Code has many issues that require careful
consideration. The draft Code has a large number of errors contained within it, while unfinished
aspects such as the ePlanning system, tight timeframes and changes occurring t hroughout t he
consultation period has significant ly impacted Council's opportunity to respond to t he new planning
system. However, the Administration has attempted to analyse the most pressing issues in order to
respond effectively.
The issues raised within this report are but a fraction of what may be undesirable in the new
planning system when it becomes live. Howeve r, highlighting the key issues now and providing
feedback early will ideally enable SPC/DPTI to complete the Code prior to launch.
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Attachment 1 - Public Notification triggers

Recreation

Performance
assessed
development is
excluded from
notification except
where it involves
any of the
following:
(a) the
development is
located adjacent to
the boundary of a
zone that primarily
intends to
accommodate
sensitive receivers;
or
{b) the
development falls
with in the category
of 'all other code
assessed
deve lopment ' in
Recreation Zone Table 3.

Development of a minor
nature which falls within t he
ambit of Clause 5(2) of State
Planning Commission Practice
Direction 3- Notification of
Performance Assessed
Development.
2. Subject to [1), any of the
following:
(a) Classes of development
1.

listed in Recreation Zone

1. Except t he demol ition (in
whole or part ) of a
Stat e or Local He ritage Place

2. Except (where relevant):
a)

height specified in
Recreation Zone
b)

DTS/DPF 2.2

Development Classification
c)

Advertisements that exceed
the maximum size and

development is unable to

height requirements

satisfy the relevant criteria
set out in that table

d) Demolition o f a State or

(b) Classes of development

Loca I Herit age Place

listed in Suburban Activity
Centre Zone Table 2 Deemed-to-Satisfy

3. Except (where relevant):
a)

height specified in

where the proposed
development is unable to
satisfy the relevant criteria

Recreation Zone
b}

..•
..•
.
•

Golf course
Indoor recreation facility
Open space
Outdoor sports courts

Development that is unable
t o satisfy Recreation Zone

set out in that table
Subject to (1) any of the
following:
Identified envisaged land uses
likely to have an impact:

Develop ment that exceeds
the maximum building

Development Classification

3.

Development that is unable
to satisfy Recreation Zone

Table 1-Accepted
where the proposed

Development that exceeds
the maximum building

DTS/DPF 2.2
c)

Advertisements t hat exceed
the maximum size and
height requirements

d) Demolition of a State or
Local Heritage Place
e) the site of the development
is located within 60 met res

Recreation area

of a zone containing the

Sport ing clubrooms

word 'neighbourhood'

Sporting ovals and fields
Community centre
Community hall
18

207

•

Entertainment, cultural

...

and exhibition facility
Showground
Swimming pool
Ancillary development to
envisaged land uses
including car parking, club
room, change rooms,
lighting, office, shop or
groups of shops, spectator
and admi nistrative facilities

-- .._None specified

Commonw
ealth
Facilities

None specifie d

Su bur ban

All classes of
performance
assessed
development are
excluded from
notification e xcept
where it invo Ives
any of the
following:

---1----

Employme
nt

-

1.

Development of a minor
nature which falls within
the ambit of Clause 5(2) of

State Planning Commission
Practice Direction 3 Notification of
Performance Assessed
Development.
2.

(a)
a)

Subject to (1), any of the
following:
Classes of development

N/A

1 . Except the demolition (in part
or whole) of a
State or Local Heritage Place
2. Except (where relevant):
a)

height specified in Suburban
Employme nt Zone
b)

Development t hat exceeds
the maximum floor area
specifi ed in the Suburba n

listed in Suburban

Employment Zone

Employment Zone Table 1
- Accepted Development

Development that exceeds
the maximum building

c]

Development t hat is unable
to satisfy Sub urban

Classification where the
proposed development is

Em ployment Zone DTS/DPF

unable to satisfy the

3.5 and 3 .6

relevant criteria set out in

d) Advertisements that exceed
the maxim um size and

that tab le

height requirements

b) Classes of development
list ed in Suburban

e)

Demolition (in part or whole)

Employm e nt Zone Table 2-

of a State or Local Heritage

Deemed-to Satisfy

Place

Development Classification

3. Except (where relevant):

where the proposed
development is unable to

a)

satisfy the relevant criteria

within 60 metres of a zone

set out in that table

containi ng the word

3. Subject to {1) any of the

'neighbourhood'

following ident ified envisaged land

..
.

uses likely to have an imp act:

b)

Development t hat exceeds
the maximum bui lding

Bui ky goods out let

height specified in Suburban

Consulting room
Indoor recreation facility

Except where t he site of the
development is located

Employment Zone
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•
•

.
•
•
•
•
•
•
•
•
•

~

lnfrastruct
ure (Ferry
and Marina
Facilities)

-

Al I classes of
performance
assessed
development are
excluded from
notification except
where they involve
any of the
following:
(a) the site of the
development is
adjacent land to
land in a different
zone that is located
within the area of
council
(b) development
identified as "all
other code
assessed
development" in
Infrastructure
(Ferry and Mari na
Facilities) Zone
I
Table 3.

1.

c)

Light industry

Development that exceeds
t he maximum floor area
specified in the Suburban

Office
Research facility

Employment Zone

Service trade premises
d)

Shop
Store
Training facility

Development that is unable
to satisfy Suburban
Employment Zone DTS/DPF
3.5 and 3.6

Tourist accommodat ion
e)

Place of worship
Warehouse
Retail fuel outlet

f)

Motor repair station

Advertisements that exceed
the maximum size and
height requirements
Demolition (in part or whole)
of a State or Loca I Heritage
Place

Development of a minor
nature which falls within the
ambit of Clause 5(2) of State

1. Except the demolition (in part
or whole) of a
State or Local Heritage Place

Planning Commission Practice
Direction 3 - Notification of
Performance Assessed
Development.

I

2. Except (where relevant):

a)

the site of the development
is adjacent land t o land in a
different zone

Subject to (1), any of the
following:
a) Classes of development listed
in Open Space Zone Table 1Accepted Development
Classification where the
proposed development is
unable to satisfy the relevant
criteria set out in that table
b) Classes of development listed
i n Open Space Zone Table 2 2.

b) Demolition (in part or whole)
of a State or Local Heritage
Place
3. Except (where relevant):
a) the site of the development
is adjacent land to land in a
different zone
b) Demolition (in part or whole)
of a State or Local Heritage

Deemed-to-Satisfy

Place

Development Classification
where the proposed
development is unable to
satisfy the relevant criteria set
out in that table
3. Subject to (1) any of the
following identified envisaged land
uses likely to have an impact:

•

.•
•
~

Boat berth, jetty, pier or
pontoon
Coast protection work
Maritime structures/ beacons
Boat construction,
maintenance, repair or sale

'I

-
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Open
Space

Performance
assessed
development is
excluded from
notification except
where it involves
any of the
following:
(a) the site of the
development is
adjacent land to
land in a different
zone
(b) any
development that
is identified (either
partly or wholly) as
'All other Code
Assessed
Development' in
Open Space Zone Table 3.

Boat servicing facility [including
fuel supply, power, water,
effluent pump, toilets and
showers)
Loading and unloading faci lity
Clubrooms in association with
a marina
Office in association with a
marina of ferry terminal
Parking area for vehicles and
boats
• Shop in association with a
marina or ferry terminal
• Storage
• Tourist accommodation
• Wastewater collection, storage
and transfer facility.
1 . Development of a minor
nature which falls within the
ambit of Clause 5(2) of State

Planning Commission Practice
Direction 3 - Notification of
Performance Assessed
Development.
2. Subject to {1), any of the
following:
a) classes of development listed
in Open Space Zone Table 1Accepted Development
Classification where the
proposed development is
unable to satisfy the relevant
criteria set out in that table
b) Classes of development listed

l

1. Except the demolition [in part
or whole) of a
State or Local Heritage Place

2. Except (where relevant):
a)

Developme nt that exceeds
the maximum building
height specified in Open
Space Zone

b) Development t hat exceeds
the maximum floor area in
Open Space Zone
c)

Advertisements t hat exceed
the maximum size and
height requirements

d) Demolition (in part or whole}

in Open Space Zone Table 2 -

of a State or Local Heritage

Deemed-to-Satisfy

Place

Development Classification
where the proposed
development is unable to
satisfy the re levant criteria set

3. Except (where relevant):
a) Development that exceeds
the maximum building
height specified in Open

out in that table
3.Subject to (1) any of the
following identified envisaged land
uses likely to have an impact:
• Open space

•
•
•
•

Outdoor sports courts

Space Zone
b) Development that exceeds
the maximum floor area in
c)

Open Space Zo ne
Advertisements that exceed

Recreation area

the maximum size and

Sporting ovals and fields

height requirements

Conservation work
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•

Lighting

•

Sporting club facility

•

Ancil lary development

d) Demolition (in part or whole)
of a State or Local Heritage
Place

associated with public

e)

facility including car
parking, toilet, shelter
•

Except where the site of the
development is located
wit hin 60 metres of a zone

Toilets

containing the word
'neighbourhood'

Communit

y Facilities

All classes of
development are
excluded from
notification except
where it involves
any of the
following:
(a) the site of the
development is
adjacent land to
land in a different
zone
(b) development
identified as "all
other code
assessed
development" in
Community
Facilities Zone
Table 3

1.

Development of a minor
nature which falls within
the ambit of Clause 5(2) of

1. Except t he demolition of a
State or Local Herit age Place

State Planning Commission
Practice Direction 3 Notification of
Performance Assessed
Development.
2. Subject to (1), any of the

2. Except (where relevant):
(a) Development that is unable
to satisfy the maxim um
building height in
Community Facilities Zone
DTS/DPF 3.1 or 3.2

following:
a) Classes of development
listed in Community

(b) Advertisements that exceed

the maximum size and
height requirements
(c) Demolition (in part or w hole)

Facilities Zone Table 1Accepted Development

of a State or Local Heritage

Classification where the
proposed development is

Place

unable to satisfy the
relevant criteria set out in
that table
b) Classes of develo pment
listed in Community
Facilities Zone Ta ble 2 Deemed-to-Satisfy
Development Classification
where the proposed
development is unable to
satisfy the relevant criteria

3. Except (where relevant):

I a)
I

Community Facilities Zone
DTS/DPF 3 .1 or 3 .2
b) Advertisements that exceed
the maximum size and
height requirements
c)

Demolition (in part or whole)
of a State or Local Heritage

set out in that table

Place

3. Subject to (1) any of the
following identified envisaged
land uses:

Development that is unable
to satisfy the maximum
bui Id ing height in

d)

Except where the site of t he
development is located
adjacent to a different zone

Open space
Outdoor sports courts
Recreation area
Sporting ovals and fields

I
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Suburban
Activity
Centre

All classes of
performance
assessed
development are
excluded from
notification except
where they involve
any of the
following:
(a) development on
a site located
adjacent a dwelling
within a
Neighbourhood
Zone which
comprises:
(i) development
defined as 'all
other code
assessed
development' in
Suburban Activity
Centre Zone Table
3
(ii) construction of
a building which
fails to comply with
DTS 3.1 to 3.3
(inclusive)
(iii) the
construction of or
change of use to a
retail fuel outlet,
educational
establishment,
emergency services
facility,
entertainment
venue, hospita I,
hotel, light industry

i

1.

State Planning Commission
Practice Direction 3 Notification of
Performance Assessed
Development.

1. Except the demolition (in pa rt
or whole) of a State or Local
Heritage Place

2. Except (where relevant):
a) Development t hat exceeds
the maximum building
height specified in Suburban
Activity Centre Zone

2. Subject to (1), any of the
following:
a) Classes of deve lopment
listed in Suburban Activity
Centre Zone Table 1-

DTS/DPF 3.1
b) Development t hat is unable
to satisfy Suburban Activity
Centre Zone DTS/DPF 3.2 or

Accepted Development
Classification where the
proposed development is
unable to satisfy the

c)

that table
b) Classes of development
listed in Suburban Activity
Centre Zone Table 2Deemed-to-Satisfy
Development Classification
where the proposed
development is unable to
satisfy the relevant criteria
set out in that table
3. Subject to (1) any of the

height requirements
d) Demolition (in part or whole)
of a State or Local Herit age
Place
3. Except (where relevant):
e) Development that exceeds
the maxim um building
height specified in Suburban
Activity Centre Zone
f)

•
•

Cinema

.

Community facility

•
•

Demolition

•

..

Centre Zone DTS/DPF 3.2 or
3.3
g) Advertisements that exceed
the maximum size and

Consulting room
Dwelling above ground
level
Indoor recreation facility
Land division
Library
Office
Place of worship
Pre-school

DTS/DPF 3.1
Development that is unable
to satisfy Suburban Activity

following identified envisaged
land uses:

3.3
Advertisements that exceed
the maximum size and

relevant criteria set out in

•
•
•
-~ -

Development of a minor
nature which falls within
the ambit of Clause 5(2) of

height requirements
h) Demolit ion (in part or whole)
of a State or Local Heritage
Place
i)

where the site of the
develo pment is located
within 60 metres of a zone
containing the word
'neighbourhood'

Recreation area
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I
I

•

Retaining wall

•

Service trade premises
Shop

•

Tourist accommodation

•

Tree damaging activity

.
•
•
•

.
•
•
•
lnfrastruct
ure

Al I classes of
performance
assessed
development are
excluded from
notification except
where they involve
any of the
following:
{a) the site of the
development is
adjacent land to
land in a different
zone
{b) development
identified as "all
other code
assessed
development" in
Infrastructure Zone
Table 3

Educational establishment
Emergency services facility
Entertainment venue
Hospital
Hotel
Light industry
Public transport terminal
Retail fuel outlet
Telecommunications
facility

1.

Development of a minor
nature which falls within the
ambit of Clause 5(2) of State
Planning Commission Practice
Direction 3 - Notification of
Performance Assessed
Development.
2. Subject to (1), any of the
following:
a) Classes of development
listed in Infrastructure
Zone Table 1-Accepted
Development Classification
where the proposed
development is unable to
satisfy the relevant criteria
set out in that table
b) Classes of development

1. Except the demolition (in part
or whole) of a
State or Local Heritage Place
2. Except (where relevant):
a) the site of the development
is adjacent land to land in a
b)

different zone
Demolition (in part or whole)
of a State or Local Heritage
Place

3. Except {where relevant):
a) the site of the development
is adjacent land to land in a
different zone
b) Demolition (in part or whole)
of a State or Local Heritage
Place

listed in Infrastructure
Zone Table 2 - Deemed-toSatisfy Development
Classification where the
proposed development is
unable to satisfy the
relevant criteria set out in
that table

L

3. Subject to (1) any of the
following identified envisaged
land uses:
•

Electricity substation

24

213

Employme

nt

All classes of
performance
assessed
development are
excluded from
notification except
where they involve
any of the
following:
(a) the site of the
development is
adjacent land to
land in a differe nt
zone
{b) development
identified as "all
other code
assessed
development" in
Employment Zone
Table 3
(c) dwelling
(d) pre-school
(e) bulky goods
I outlet
(f) shop exceeding
500m2 other than
where associated
with an industry on
the same allotment
(g) tourist
accommodation.

Landfill, including gas
extraction plant and
equipment
Water treatment and
supply
Stormwater retent ion /
detent ion basin
Sewerage treatment
facility
Public service depot
_ Waste transfer de p:..:o:..:
t _ _...J-_ __
l. Except the demolition (in part
1. Develo pment of a minor
of whole) of a
nature which falls within the
State or Local Heritage Place
ambit of Clause 5(2) of State

Planning Commission Practice
Direction 3 - Notification of
Performance Assessed
Development.
2.

Subject to (1), any of the
following:
a. Classes of
devel□ pment listed in
Employment Zo ne

2. Except (where relevant):
a)

height specified in
Employment Zone
b) Development that exceeds
the maximum floor area
specified in t he Employment
Zone

Table 1- Accepted
Development
Classification where

c)

development is unable
to satisfy the relevant
criteria set out in that

d) Advertisements that exceed
the maximum size and

table

e)

height requirements
Demolition (in part or whole)
of a State or Local Heritage

Classes of
developmen t listed in
Employment Zone
Table 2- Deemed-to

Place
3. Except (where relevant):
a) the sit e of the development

Satisfy Development

is adj acent land to land in a

Classification where

different zone

the proposed
development is unable

a)

to satisfy the relevant
table

Development t hat exceeds
the maximum building
height specified in
Employment Zone

criteria set out in that

b) Development that exceeds

3. Subject to (1) any of the
following identified envisaged

the maximum floo r area
specified in the Employment

land uses:
•

Bul ky goods outlet

•

Consulting room

•

Indoor recreation facility

-~--------'----

Development that is unable
to satisfy Employment Zone
DTS/DPF 4.1 and 4.2

the proposed

b.

Development that exceeds
the maximum building

c)

Zone
Development that is unable
to satisfy Employment Zone
DTS/DPF 4.1 and 4.2

-----'----'---
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•

d) Advertisements that exceed

Light industry

the maximum size and
height requirements

Office
Research facility
•

Service trade premises

•

Store

•

Training faci lity

•

Automotive collision repair

e)

Demolition (in part or whole)
of a State or Loca l Heritage
Place

•
•

Electricity substation
Fuel depot
• General industry
• Light Industry
• Motor repair station
Public service depot
Retail f uel outlet
• Service trade premises
• Shop
Store
• Telecommunications
facility
• Training faci lity
•
Warehouse
1. Development of a minor
nature which falls within the
ambit of Clause 5(2) of State

.
Housing
Diversity
Neighbour
hood

All classes of
performa nce
assessed
development a re
excluded from
notification except
where they involve
any of the
following:
(a) the site of the
d eve lo pment is
adjacent land to
1 land in a different
zone
(b) development
identified as "all
other code
assessed
development" in
Suburban
Neighbourhood
(Medium Density)
Zone Table 3
(c) Development
involving the
1
creation of four or
re additional
ellings;

--~-

1. Except the demolition (in part
or whole) of a
State or Local Heritage Place

Planning Commission Practice
Direction 3 - Notification of
Performance Assessed
Development.

2. Except (where relevant):
a)

2. Subject to (1), any of the

following:
a] Classes of development

Development that exceeds
the maximum building
height specified in Housing
Diversity Neighbourhood

Neighbourhood Zone Table

Zone
b) Development that exceeds

1 - Accepted Development
Classification where the

specified in the Housing

listed in Housing Diversity

the maximum floor area

proposed development is

Diversity Neigh bourhood

unable to satisfy the

Zone

relevant criteria set out in
that table
b) Classes of development
listed in Housing Diversity
Neighbourhood Zone Ta ble
2- Deemed-to Satisfy

. c) Advertisements that exceed
the maximum size and

I

height requirements
d)

Demolition (in part or who le)
of a State or Local Heritage
Place

Development Classification e) Creation of four or more
where the proposed
dwellings
development is unable :
t
t
satisfy the relevant criteria
3. Except (where relevant):
set out in that table
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(d) dwellings that
do not satisfy
DTS/DPF 4.1, 4.2,
5.1, 6.1, 6.2, 7.1,
8.1 and 9.1
(e) non-residential
development.

3. Subject to (1) any of the
following identified envisaged

a) Development that exceeds
the maxim um building

land uses:

height specified in Housing

•
•
•
•

Diversity Neighbourhood

Ancillary accommodation
Dwelling
Outbui Id ing
Residential Flat Building

Zone
b) Development that exceeds
the maxim um floor area
specified in the Housing
Diversity Neighbourhood
c)

Zone
Advert isements that exceed
t he maxim um size and
height requirements

d) Demol ition (i n part or whol e)
of a State or Loca I Heritage
Place
e) Creation of four or more
dwellings

Suburban
Neighbour
hood

:

-

All classes of
performance
assessed
development are
excluded from
notification except
where they involve
any of the
following:
(a) the site ofthe
development is
adjacent land t o
land in a different
zone
(b) development
identified as "all
other code
assessed
deve lopment" in
Suburban
Neighbourhood
(Low Density) Zone
Table 3;
{c) development
involving t he
creat ion of four or
more addit ional
dw ellings or
allotments; or

1. Development of a minor
nat ure which falls within the
am bit of Clause 5(2) of State

Planning Commission Practice
Direction 3 - Notification of
Performance Assessed
Development.
2. Subject to (1), any of the
following:
a) Classes of development
listed in Suburban
Neighbourhood Zo ne Table

1. Except the demolition {in part
or whole) of a
State or Local Heritage Place

2. Except (whe re relevant):
a)

height specified in Suburba n
Neighbourhood Zone
b) Development that exceeds
the maximum f loor area
specified in the Suburban

1 - Accepted Devela pment
Classification where the
proposed development is

Development that exceeds
the maximum bu ilding

Neighbourhood Zone
c)

Advertisement s t hat exceed

unable t o satisfy the

t he maximum size and

relevant criteria set out in

height requirements

th at table
b) Classes of development
listed in Suburban

d) Demolition (in part or whole
of a Stat e or Local Heritage

Neighbourhood Zone Table

e)

2- Deemed-to Sat isfy
Development Classificat ion

Pla ce
Creati on of four or more
dwellings

where the proposed

3. Except (where relevant):

development is unable to

a) Development that exceeds
the maximum building

satisfy the relevant crit eria
set out in that table

height specified in Suburban
Neighbourhood Zo ne
27
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(d) development
exceed the height
specified in DTS /
DPF 4.1.

3. Subject to (1) any of the
following ide ntified envisaged
land uses:

b) Deve lopment that exceeds
the maximum floor area
specified in the Suburban

Ancillary accommodation

Neighbourhood Zone
c)

Dwelling
Outbuilding

Advertisements t hat exceed
the maximum size and
height requirements

Residential Flat Building

d) Demolitio n (in part or whole)
of a State or Local Heritage
Place
e) Creation of four or more
dwellings
General
Neighbour
hood

All classes of
performance
assessed
development are
excluded from
notification except
where they involve
any of the
following:
(a) the site of the
development is
adjacent land to
land in a different
zone
(b) development
identified as "all
j other code
assessed
development" in
Suburban
Neighbourhood
Zone Table 3
(c) Development
involving the
creation of four or
more additional
dwellings
(d) Dwellings that
do not satisfy
DTS/DPF 2.1, 4.1,
5.1, 5.2, 6.1, 7.1,
7.2 and 8.1
(ej Buildings
exceeding the
height specified in
DTS 4 .1

1. Development of a mino r
nature which falls within th
ambit of Clause 5(2) of State

1 Except t he demolitmn {in part
or whole) of a
State or Local Heritage Place

Planning Commission Practice
Direction 3 - Notification of
Performance Assessed
Development.

2. Except (where relevant ):
Developme nt that exceeds
t he maximum building

2. Subject to (1), any of the
following:
a) Classes of development

height specified in General
Neighbourhood Zone
Development that exceeds

listed in General
Neighbourhood Zone Table

the maximum floor area
specified in the General

1- Accepted Development

Neighbourhood Zone

Classification where the
proposed development is
unable to satisfy the
relevant criteria set out in

c)

the maximum size and

that table
b) Classes of development
ej

listed in General

where the proposed

height requirements
Demolition (in part or whole)
of a St ate or Local Heritage

Neighbourhood Zone Ta ble
2- Deemed-to Satisfy
Development Classification

Development does not meet

the minimum frontage width
d) Advertisements that exceed

Place
f)

Creation of four or more
dwellings

development is unable to
satisfy the relevant criteria
set out in that t able
3. Subject t o (1) any of the
following identified envisaged
land uses:

-I

3. Except (where relevant):
a) Development that exceeds
t he maximum building
height specified in General
Neighbourhood Zone
b) Development that exceeds

•

Ancillary accommodation

•

Dwelling

the maximum floor area

•

Outbuilding

specif ied in the General

•

Residential Flat Buildi ng

Neighbourhood Zo ne

----~---------28
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c)

Development does not meet
the minimum frontage width

d) Advertisements that exceed
the maximum size and
height requirement s
e) Demolition {in part or whole)
of a State or Local Heritage
Place
f)

Creation offouror more
dwellings

Urban
Corridor
(Boulevard
}

All classes of
development are
excluded from
notification except
where it involves
any of the
following:
(a) the site of the
development is
adjacent land to
land in a different
zone
(b) development
identified as "all
other code
assessed
development" in
Urban Corridor
{Boulevard) Zone
Table 3
{c) development
exceeding the
maximum building
height specified in
DTS/DPF 2.4
(di development
exceeding the
defined building
envelope specified
in DTS/DPF 3.1 or
3.2
(e) shop, office or
consulting room in
excess of the gross
leasable floor area
specified in
DTS/DPF 1.2.

1. Development of a minor
nature which falls with in the
ambit of Clause 5(2) of State

Planning Commission Practice
Direction 3 - Notification of
Performance Assessed
Development.
2. Subject to (1), any of the
fo llowing:
a) Classes of development
listed in Urban Corridor
(Boulevard) Zone Table 1 -

1. Except the demolition (in part
or whole) of a
State or Local Heritage Place

2. Except (where relevant):
a) Development t hat exceeds
the maximum building
height specified in Urban
Corridor {Boulevard) Zone
b) Development that exceeds
the maximum floor area

Accepted Development
Classificat ion where the
proposed deve lopment is
unable to satisfy the
relevant criteria set out in
that table
b) Classes of development
listed in Urban Corridor
(Boulevard) Zone Table 2-

c)

specified in the Urban
Corridor {Boulevard) Zone
Advertisements that exceed
t he maximum size and

height requirements
d) Demolition (in pa rt or whole)
of a State or Local Heritage
Place
e)

Deemed-to Satisfy

Creation of four or more
dwellings

Development Classification
where the proposed

3. Except (where relevant):

development is unable to

a)

satisfy the relevant criteria

where the site of the
development is located

set out in t hat table

within 60 metres of a zone

c) Subject to (1), any of the
following identified

containing the word
'neighbourhood'

envisaged land uses likely
to have an impact:

b) Development that exceeds
the maximum building

Dwelling

•
•
•

Office
Consulting Room
Residential Flat
building

height specified in Urban
Corridor (Boulevard) Zone
c)

Development that exceeds
the maximum floor area
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•

Restaurant

specified in t he Urban

•

Shop
Supported
Accommodation

Corridor (Boulevard) Zone
d) Advertisements that exceed
the maximum size and

Tourist
Accommodation

e)

•

of a St ate or Local Heritage

3. Subject to [1), any of the
following identified envisaged land

Place

uses likely to have an impact:
•
•
•
•
•

Urban
Corridor

(Business)

All classes of
performance
assessed
development are
excluded from
notification except
where it involves
any of the
following:
(a) the site of the
development is
adjacent land to
land in a different
zone
(b) deve lopment
identified as "all
other code
assessed
development" in
Urban Corridor
(Business) Zone
Table 3
(c) development
exceeding the
maximum building
height specified in
DTS / DPF 2.3
(d) development
exceeding the
defined bui lding
envelope specified
in DTS / DPF 3.1 or
3.2

Apartments
Child Care Centre
Educational Establishment
Hotel
Licensed Entertainm ent
Premises
Licensed Premises
1. Development of a minor
nature which falls within the
ambit of Clause 5(2) of State

Planning Commission Practice
Direction 3 - Notification of
Performance Assessed
Development.
2. Subject to {1), any of the

f)

or whole) of a

j State or Loca I Heritage Place

12Except (where relevant):
a)

height specified in Urban
Co rridor (Business) Zone
b) Development that exceeds
the maximum floor area
specified in the Urban

Accepted Development

Corridor [Business) Zone

I c)

unable to satisfy the
relevant criteria set out in

Advertisements that exceed
the maximum size and
height requirements

d) Demolition (in part or whole)

that table
b) Classes of development

of a State or Local Heritage
Place

listed in Urban Corridor
(Business) Zone Table 2-

Development that exceeds
the maximu m building

listed in Urban Corridor
(Business) Zone Table 1 -

Deemed-to Satisfy

Creation of four or more
dwell ings

1. Except the demolition (in part

following:
a) Classes of development

Classification where the
proposed development is

he ight requirements
Demolition (in part or whole)

I

e)

Creation of four or more
dwellings

Development Classification
where the proposed
development is unable to
satisfy the relevant criteria
set out in that table
c) Identified envisaged land
uses:
•

Dwe lling

•

Office

•

Consulting Room

3. Except (where relevant):
a)

where the site of the
development 1s located
with in 60 metres of a zone
containing the word
'neighbourhood'
Development that exceeds
the maximum building

-~--- - - - - ~ - - - - - -
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shop, office or

•

I consulting room in
excess of t he gross
leasable floor area
specified in DTS /
DPF 1.2.

Residential Flat
building
Restaurant

•

c)

height specified in Urban
Corridor {Business] Zone
Development that exceeds

Shop

t he maxim um floor area

Supported
Accommodation

specified in the Urban
Corridor (Business) Zone

Tourist
Accommodation

d) Advertisements that exceed
t he maxim um size and

3. Subject to (1), any of the
following:
Identified envisaged land uses
likely to have an impact:
• Apartments
• Child Care Centre
Educational Establishment
Hotel
Lice nsed Entertainment
•
Premises
•
Licensed Premises
•
Retail Fuel Outlet
• Service Industry
Service Trade Premises
Warehouse
1 - - - - - - - 1 - -- - -- - - - 1 - - Urban
AII classes of
1. Development of a minor
Corridor
performance
nature which falls within the
(Main
assessed
ambit of Clause 5(2) of State
Street)
development are
Planning Commission Practice
excluded from
Direction 3 - Notification of
notification except
Performance Assessed
' where it involves
Development.
any of the
2. Subject to (1), any of the
following:
following:
(b) the site of the
a) Classes of development
development is
listed in Urban Corridor
adjacent land to
(Main Street) Zone Table 1
land in a different
-Accepted Development
zone
(c) development
identified as "all
other code
assessed

Classification where the

development" in
Urban Corridor
(Main Street) Zone
Table 3
(d) development

that table
b) Classes of deve lopment
listed in Urban Corridor
(Main Street) Zone Table 2Deemed-to Satisfy

exceeding the
maximum building
height specified in

Development Classification
where the proposed

proposed development is
unable to satisfy t he
relevant criteria set out in

height requirements
e) Demolition (in part or whole}
of a State or Local Heritage
Place
f)

Creation of four or more

1. Except the demolition (in part
or whole) of a
State or Local Heritage Place
2 Except (where relevant):
a)

Development that exceeds
the maximum building
heigh t specified in Urban
Corridor (Main Street) Zone

b) Development that exceeds
the maximum floor area
specified in the Urban
Corridor (Main Street) Zone
c)

Advertisements that exceed

the maximum size and
height requirements
d) Demolition (in part or whole)
of a State or Loca l Herit age
Place
e)

Creation of four or more
dwellings

3. Except (where relevant):

development is unable to

~ - - -~ _D
_T~ / DPF-=2c..:
.6:__--L_ _ __ _ _
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(e) development
exceeding the
defined building
envelope specified
in DTS / DPF 3.1 or
3.2.

satisfy the relevant criteria
set out in that table

a)

c) Identified envisaged land

.
•
.•

wit hin 60 metres of a zone
containing t he word
'neighbourhood'

uses:

•
•

Dwelling
Consulting Room
Restaurant

b) Development that exceeds
t he maximum building

Shop

height specified in Urban

Office
Supported
Accommodation

Corridor (Main Street) Zone
c)

Tourist
Student
Accommodation

3. Subject to (1), any of the
following:

•
•
•
•
•
•
Urban
Corridor

(Living)

All classes of
performance
assessed
development is
excluded from
notification except
where they involve
any of the
fo llowing:
(a) the site of the
development is
adjacent land t o
land in a different
zone
(b) development
identified as " all
other code
assessed
development" in
Urban Corridor
(Living) Zone Table
3

Identified envisaged land uses
likely to have an impact:
Apartments
Child Care Centre
Educational Establishment
Hotel
Licensed Entertainment
Premises
Licensed Premises
1. Development of a minor
nature which falls witt1in the
ambit of Clause 5(2) of State

Planning Commission Practice
Direction 3 - Notification of
Performance Assessed
Development.
2. Subject to (1), any of the
following:
a) Classes of development
listed in Urban Corridor

Development that exceeds
the maximum floor area
specified in the Urban

Accommodation

•

where the site of the
development is located

Corridor (Main Street ) Zone
d) Advertisements that exceed
the maximum size and
height requirements
e)

Demo lit ion (in part or whole)
of a State or Local Heritage
Place

f)

Creation of four or more

1. Except the demolition (in part
or whole) of a
St at e or Local Heritage Place

2. Except (where relevant):

I a)

Development that exceeds
the maximum building
height specified in Urban
Corridor (Livi ng) Zone

b) Development that exceeds

(Living) Zone Table 1 -

the maximum floor area

Accepted Development
Classification where the

specified in the Urba n
Corridor (Liv ing) Zone

proposed development is
unable t o satisfy t he
relevant crit eria set out in
that table
b) Classes of development
listed in Urban Corridor

c)

Advertisements that exceed
the m aximum size and

height requirements
d) Demolition (in part or whole)
of a State or l ocal Heritage
Place

(Living) Zone Table 2-

__l___~ Deemed-to Satisfy
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(c) development '
exceeding the
maximum building
height specified in
DTS / DPF 2.2
(d} development
exceeding the
defined building
envelope specified
in DTS / DPF 3.1 or
3.2
(e) shop, office or
consulting room in
excess of the gross
leasab!e floor area
specified in DTS /
DPF 1.2.

Development Classification

e) Creation of four or more

where the proposed

dwellings

development is unable to
satisfy the relevant criteria

3. Except (where relevant):

set out in that table
c) Identified envisaged land

a) where the sit e of the
development is located

Advertisement

within 60 metres of a zone
containing the w ord

Dwelling

'neighbourhood'

uses:

Consulting Room
Kestaurant

b) Development that exceeds
the maximum building

Shop
Office
Supported
•
•

c)

Aecom modation

t he maximum floor area

Tourist
Aecom modation

Corridor (Living) Zone

Student
Accommodation

specified in the Urban
d) Advertisements that exceed
the maximum size and
height requirements

3. Subject t o (1), any of the

Urban
Renewal
Neighbour
hood

All classes of
performance
assessed
development are
excluded from
not ification except
where they involve
any of the
following:
(a) where the site
ofthe
development is
adjace nt land to
land in a different
zone
{b) development
identified as "all
other code
assessed

height specified in Urban
Corridor (Living) Zone
Development that exceeds

fo llowing:
Identified envisaged land uses
likely to have an impact:
• Apartments
• Child Care Centre
•
Educational Establishment
•
Hotel
•
Licensed Entertainment
Premises
• Licensed Premises
1. Development of a minor
nature which falls within the
ambit of Clause 5(2) of State

Planning Commission Practice
Direction 3 - Notification of
Performance Assessed
Development.
2. Subject to (1), any of the
following:
a) Classes of development
listed in Urban Renewal
Neighbourhood Zone Table
1 - Accepted Development
Classifica tion w here the
pro posed development is
unable to satisfy the

e) Demolition (in part or whole)
of a State or local Heritage
Place
f)

Creation of four or more

1. Except the demolition (in partl
or whole) of a
St at e or Local Heritage Place

2. (where relevant):
a)

Development that exceeds
the maximum building
height specified in urban
Renewal Neig hbourhood

Zone
b) Development t hat exceeds
the maximum floor area
specified in the Su burban
Neighbourhood Zone
c) Advertisements that exceed

relevant criteria set out in

the maximum size and

that table

height requirements
33
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Attachment Six:
Zero Waste SA: South Australian Better Practice Guide - Waste
Management in Residential or Mixed Use Developments - Table
C.2: Waste Resource Generation Rates by land use type
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C
may require additional collections to be

C2
Waste Resource
Generation Rates

included to manage waste at peak generation
times
does not take into account compaction

Table C.2 below lists Waste Resource Generation
Rates (WRGR) by land use. These rates are for

rates which can reduce storage space
requirements.

design purposes and may be used to estimate
expected waste volu mes generated at a
development and:
assumes best practice levels of participabon

A Waste System Calculator Tool to assist with the
estimation of waste storage requirements can be
downloaded from the Zero Waste SA website.

and separation in recycling for all the waste
streams included in the table. Best practice
recycling may not occur until several years
after a waste collection service commences,
this may affect the required mixture of bins and
collection frequency per service initially used

Table C.2: Waste Resource Generation Rates (WRGRs) by land use type

Electronic
Waste 0.77m3/
household/year
35

30

Medium Density Residential
Dwelling - no garden'

20

L/bedroom/wk

Hard and
Electronic
Waste 0.77m3/
household/year

10
30

25

10

L/bedroom/wk

Hard and
Electronic
Waste 0.77m3/
household/year

30

20

10

L/bed room/wk

Hard and
Electronic
Waste 0.77m3/
household/year

Hotel or Motel
accommodation 3

5

3

1.5

L/bedroom/
day

Hotel or Motel - Bar Areas

5

5

025

L/10m' bar
area/day

Hotel or Motel - Dining Areas

30

5

40

L/10m2 dining
area/day

Hotel or Motel - Combined Bar
and Dining Areas

30

10

40

L110m2
combined bar
and dining
area/day

Uoenced Entertainment
Premises or Community Club
(bar floor only)

5

5

0.25

L/10m7 bar
floor area/day

High Density Residential
Dwelling

South Au'litra.lian Better Practice Guide
Waste Management In Residential or Mixed Use Developments

C> Zeto Waste SA 2014

35

225

226

