CITY OF UNLEY

COUNCIL ASSESSMENT PANEL

Dear Member

| write to advise of the Council Assessment Panel Meeting to be held on Tuesday
18 February 2020 at 7:00pm in the Unley Council Chambers, 181 Unley Road
Unley.

Gy A

Gary Brinkworth
ASSESSMENT MANAGER

Dated 07/02/2020

ACKNOWLEDGEMENT

We would like to acknowledge this land that we meet on today is the traditional

lands for the Kaurna people and that we respect their spiritual relationship with

their country. We also acknowledge the Kaurna people as the custodians of the
Adelaide region and that their cultural and heritage beliefs are still as important
to the living Kaurna people today.

MEMBERS:
Ms Shanti Ditter (Presiding Member)
Mr Rufus Salaman (Deputy Independent Member)
Mr Roger Freeman
Mr Alexander (Sandy) Wilkinson
Ms Jennie Boisvert

APOLOGIES: Mr Brenton Burman

CONFLICT OF INTEREST:

CONFIRMATION OF MINUTES:

MOVED: SECONDED:
That the Minutes of the City of Unley, Council Assessment Panel meeting held

on Tuesday 21 January 2020, as printed and circulated, be taken as read and
signed as a correct record.
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CITY OF UNLEY

COUNCIL ASSESSMENT PANEL

18 February 2020

AGENDA

Apologies
Conflict of Interest
Confirmation

Item No Development Application Page
1. 2 Belgrave Avenue Parkside i 090/774/2019/C2 3-34
2. 6/254-262A Glen Osmond Road Fullarton i 090/579/2019/C2 35-53
3. 59 Winchester Street Malvern i 090/770/2019/C2 54-73
4. 300 Cross Road Clarence Park i 090/215/2019/DIV 75-94
5. 11 Ada Street Goodwood i 090/494/2019/C2 95-110
6. 3 Erskine Street Goodwood i 090/672/2019/C2 111-132
7. Westall Street - Tree i 090/448/2018/C2 133-143

Any Other Business
Matters for Council 6s consi de
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ITEM 1

DEVELOPMENT APPLICATION I 090/774/2019/C2 i 2 BELGRAVE COURT,

PARKSIDE 5063 (UNLEY)

DEVELOPMENT APPLICATION
NUMBER:

090/774/2019/C2

ADDRESS: 2 Belgrave Court, Parkside 5063
DATE OF MEETING: 18 February 2020
AUTHOR: Chelsea Spangler

DEVELOPMENT PROPOSAL:

Construct 2 x two storey dwellings with
associated garages and verandahs

HERITAGE VALUE: Nil
DEVELOPMENT PLAN: 19 December 2017
ZONE: Urban Corridor Zone
High Street (Unley Road) Policy Area 20
APPLICANT: S Papaemanouil
OWNER: New Foundations Pty Ltd
APPLICATION TYPE: Merit
PUBLIC NOTIFICATION: Category 2

REPRESENTATIONS

RECEIVED: YES i (three (3) oppose)

CAP'S CONSIDERATION IS
REQUIRED DUE TO:

Unresolved representations

RECOMMENDATION: Approval

KEY PLANNING ISSUES: Building bulk / mass
Length of wall on boundary

Interface Height Envelope

1. PLANNING BACKGROUND

090/671/2018/C2 i d&onstruct 2 x two storey detached dwellings with garages
and verandahs on common boundaries and the removal of one (1) street tree6 .

The above application was refused by CAP at its meeting held 16 April 2019. The
applicant subsequently appealed the decision through the Environment,
Resource and Development Court (ERDC). The applicant submitted a
compromised proposal which was presented, in confidence, to CAP at its
meeting held 20 August 2019. CAP resolved that the Environment Resources
and Development Court be advised that they support the compromise, subject to
conditions.
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Prior to the compromised application being presented to CAP, one of the
representors wrote to Council advising that they will be lodging an application to
join the appeal. The ERDC advised of the joinder application on 22 August 2019
and a second joinder application was also subsequently received on 26 August
2019. The two joinder applications were heard by Commissioner Nolan who
allowed one of the applicants to join the appeal proceedings. The appeal is
currently adjourned until the 2 March 2020 to allow time for the new application
to be assessed and decided and/ or to reach a compromise with the joinder.

090/573/2019/C2 i &onstruct two, two storey dwellings including garages and
verandahso .

The applicant lodged this application which included proposal plans identical to
those that had obtained support from CAP as part of the compromise process.
The applicant had submitted this application to provide an alternative option to
the adjourned appeal matter. The application was presented to the September
2019 CAP meeting where it was refused.

090/949/2018/DIV 1 Land Division Consent was granted on 4 September 2019
forthe creatonof 62 Torrens Titl e aldl.otTnmeinst sl afnrdo nd i
supports the built form proposed under this subject application.

2. DESCRIPTION OF PROPOSAL

The applicant seeks to construct 2 x two storey dwellings that include verandahs,
balconies and garages. A new double crossover that will result in a removal of
one (1) street tree is also proposed.

The applicant has submitted proposal plans that are identical to those that
received support for application 090/671/2018 and to those that were refused
under application 090/573/2019. The applicant however has provided additional
written documentation for consideration.

3. SITE DESCRIPTION

The subject site is located to the northern side of Belgrave Court, a short, dead
end street that is accessed via Unley Road to the west. The site is rectangular in
shape with a frontage of 9.14 metres and an overall site area of 275m?.

The allotment has free and unrestricted rights over Allotment 138 on FP 14656,
a small strip of land that is 1.3m wide and located along part of the eastern
common boundary.

The site has historically been utilised for residential purposes with a single storey
detached dwelling currently existing with a double crossover to the eastern side
of the property.

The verge to the front of the property i
standingé6 traffic si gis Tlerd naon-straat pakingy of s
allowed along the northern side of Belgrave Court.

There are no regulated trees on or directly adjacent the subject site.
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4. LOCALITY PLAN
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.
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,Subject Site / Locality | 1 | Representations

5. LOCALITY DESCRIPTION

Land Use

The subject site is located within the Urban Corridor Zone that desires a mix of
land uses. This is evident within the locality with a mix of commercial uses

including offices, shops, restaurants, service industries located along Unley Road
and to the western and southern side of the subject site.

The subject site abuts land within the Residential Streetscape (Built Form) Zone

to the east and this zone is predominantly for residential land use. The site is
therefore adjacent to a variety of dwellings to the north and east.
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Land Division/Settlement Pattern

The allotment pattern within the locality is rather varied. There are a mix of
allotments sizes, depths and frontages. There is also a mix of Torrens Title
allotments and Strata/ Community Title arrangements.

Dwelling Type / Style and Number of Storeys

The dwelling types and styles within the locality are also rather varied. The locality
includes detached, semi-detached and group dwellings as well as a residential
flat building. There are a number of character style dwellings within the locality
(addressed to Dunks Street to the north) however none of these character
dwellings are protected through being Contributory, Local Heritage or State
Heritage Places. The heights of the dwellings within the locality do not exceed
two storeys.

6. STATUTORY REFERRALS

No statutory referrals required.

7. NON-STATUTORY (INTERNAL) REFERRALS

The previous built form application (090/671/2018/C2) was referred to the
following internal Council departments for comment:

1 Assets;

1 Traffic;

1 Arborist

As the context for the referrals has not been altered for the subject application,
the previous comments remain relevant.

Assets

1 From a civil assets perspective | can see no issues with the proposed new
crossover location, subject to the approval of the street tree removal,

1 Note there is currently a concrete crossover with service utility pits in the
concerted, which seems to service 4 Belgrave Court and as a driveway
access as well. | believe any changes to this may require consultation
between the two parties and further discussion between assets and
planning.

Upon further discussion with the Assets Officer, he noted that the verge in front
of the property has a number of service pits etc. Upon an inspection of the verge
it was noted that the existing covers were broken and will need to be replaced. It
is also noted that the crossover will be located over one service pit (labelled as
electricity). This pit will need to be provided with a trafficable lid. It has previously
been recommended that the applicant contacts the relevant Service Providers for
further information in regards to requirements/ costs.
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Traffic
1

A new 5m crossover is proposed. This area is currently a No Stopping
Zone. It is not indicated whether the existing crossover along the eastern
property boundary will be closed. Closing this crossover would not result
in an additional on-street parking space. The existing crossover also
assists vehicles to turn around at the dead end. Therefore there is no
benefit (rather than potentially aesthetic or drainage) to return this
crossover to kerb.

There are five on-street parking spaces in a 1-hour parking zone (9am-
5pm, Monday to Friday, and 9am-12 noon Saturdays). These are
generally moderately occupied. During one site visit there were two cars
parked on-street. However historical aerial images suggest that it is
frequently 100% occupied. As there are five residential properties and
three commercial properties on the street, it is likely that these parking
spaces are in high demand both on weekdays and on weekends.

Residential Development - Principle of Development Control 45 states that
the number of car parking spaces should be provided in accordance with
Table Un/5. Table Un/5 indicates that detached dwellings with less than
four bedrooms and less than 250m? of floor area should provide two off-
street parking spaces (the second space may be in tandem). This
indicates that each dwelling should provide two parking spaces. As each
dwelling provides two covered parking spaces, this requirement is
satisfied by the development.

Residential Development - Principle of Development Control 47 indicates
that two-vehicle garages should have minimum internal dimensions of
5.8m width x 6m length and single vehicle garages 3x6m. This is to ensure
that there is adequate space to accommodate a large passenger vehicle
(B85 vehicle used in residential development design) and to allow room
for a resident to walk around the garage.

A two-vehicle tandem garage is not a typical design and no specific
dimensions are provided in the Development Plan. However if the 3x6m
single garage was scaled to two vehicles it would suggest that a 3x12m
garage would be appropriate. This would enable two B85 vehicles to park,
residents to walk around the vehicles, and also provide some flexibility for
storage in the garage (see scenario 1 overleaf).

With the proposed garage length of 11.1m, if two B85 vehicles were to
park (scenario 2), it would mean that two vehicles could physically be
accommodated. However, a greater level of parking precision would be
required (300mm clearance at front and back of rear vehicle), the driver of
the rear vehicle would need to walk around the front vehicle (in dwelling
1), and there would be little to no space for any other items in the garage.

However if a resident had two vehicles, they are more likely to have one
larger vehicle (B85) and one smaller vehicle (B35 vehicle, representing
the 35t percentile vehicle (hatchback for example)). This would result in
scenario 3, which would provide adequate space to walk around the front
of both vehicles. As with scenario 2, there would still be limited space for
additional use of the garage, such as for storage.
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This suggests that the proposed garage allows sufficient space for two
vehicles and for residents to access these vehicles.

SCENARIO 1 - 3m x 12m garage with 2x B85 vehicles

B85 vehicle e, 600 B85 vehicle

SCENARIO 2 - 3m x 11.1m garage with 2x B85 vehicles

B85 vehicle _e : 300 R85 vehicle

SCENARIO 3 - 3m x 11.1m garage with B35 and B85 vehicle

B35 vehicle —=£%0—— B85 vehicle

1 Maneuverability in and out of the garages has been checked with a B85
vehicle, which represents the likely size of passenger vehicles used in a
residential property. Maneuverability in and out of the dwelling 2 (eastern)
garage is adequate. However three movements will be required to enter
the dwelling 1 (western) garage if vehicles are parked on the southern side
of Belgrave Court, which will occur frequently. In addition to this, the exit
maneuver will be difficult and potentially require three to five movements.

This is mainly due to the constrained road width (6.7m) and the existing
light post. This is not considered a major concern but the developer must
accept that there will be some level of difficulty experienced, particularly
for the resident of dwelling 1. Council will not make changes to on-street
parking to improve access to the property following construction if difficulty
is experienced.

9 Access to the dwellings is via a new 5m crossover. This width is
appropriate to ensure access to the garages.

1 Adequate sight distance to/from motorists on the frontage road shall be
provided. AS2890.1 i Parking facilities i Off-street car parking, Figure
3.2 0Sight distanat aeqessedctei vewayso i
domestic driveway on a 40km/h road, visibility must be provided to a
point 30m down the road from a point 2.5m back from the kerb face. As
the footpath is 2.7m in width, this sight distance is provided.

1 Adequate sight distance to/from pedestrians on the footpath shall be
provided. In order to provide this, AS2890.1 specifies a 2x2.5m sight
triangle that is to be kept clear of obstructions to visibility. This sight
distance to pedestrians can be maintained if there is no fence in the red
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sight triangles shown overleaf. However, it is noted that foot traffic along
this street is low so risk of conflict with pedestrians is very low.

INTERNALC

w0,

.

5000

Arboricultural

1 I have visited the tree and site at 2 Belgrave Court, Parkside with respect
to the proposed plans that require the removal of the street tree to facilitate
the site's vehicle crossovers.

1 I support the removal and replacement of the street tree providing the
applicant cover the costs associated with works including but not limited
to tree removal, stump removal, specimen purchase, tree replacement,
site preparation, all of which totals $2,221.85.

1 The fee should be highlighted to the applicant prior to any development
approvals to ensure it is not an unexpected and unwelcomed cost later in
the development process.

The above tree removal and replacement costs were provided to the applicant

on 7 December 2018. The applicant requested that these costs be conditioned
accordingly.

8. PUBLIC NOTIFICATION

Category 2 notification was undertaken in accordance with Table Un/8 of the
Unley Development Plan. During the ten (10) business day notification period
four (4) representations were received as briefly detailed below.

1. 4 Belgrave Crt, Parkside (oppose i wishes to be heard)
ISSUES RAISED APPLICANTS RESPONSE
Misguided criticism of the CAP by We are seeking a reconsideration
the applicant and abuse of of the compromise proposal which
process was endorsed and approved by
- CAP should decline to CAP on 20" August 2019.
consider the application
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- Criticisms of the CAP are
materially incorrect and/ legally
irrelevant

The current application has not
addressed the reasons for refusal
from the April 2019 and October
2019 CAP minutes.

In our opinion the amendments
address the reasons for refusal of
the CAP.

Building Massing at the interface

of the adjacent Zone

- The proposal remains in gross
violation of the Interface Height
Provisions (PDC 13)

- The proposal envisages an
extremely short front setback
of just 1.5m and Om side
setback at the zone boundary;

- The proposal will result in a
highly inappropriate visual
impact in the nature of a jarring
and unappeal i ng
the existing residences

The compromise proposal was
amended in DA 090/671/2018 by
reducing the overall height of the
building, reducing the number of
bedrooms and increasing the upper
level setback to the boundary to the
east. There was also variation to
the colours and materials which
adds visual interest.

There is a 1.3m right of way which
adds separation between the
subject land and adjoining
residential properties to the east;
and the ground level of the
adjoining residential properties to
the east is 0.4-0.5m higher than the
natural ground level of the subject
land.

It also should be noted that the
maximum building height for the
subject land within the High Street
(Unley Road) Policy Area 20is 5
storeys and up to 18.5 metres and
envisages development of three
storeys or 11.5 metres in height as
outlined in PDC 12.

Garaging

- garaging remains the dominant
feature of the building

- the garage of each dwelling
occupies 65 percent of the
frontage of each dwelling

The design of the garage doors has
been amended to minimise the
visual impact when viewed from the
street when compared with the
original submission.

It is noted that any traditional single
garage door would result in more
than 30% of the site frontage in this
instance.

Private Open Space
- no changes to the plans since

CAP rejected that application,

With regard to the proposed Private
open space provided. Both
dwellings will have an area of
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in part, due to the lack of
private open space

Private Open space of 24.2 square
metres in total (19.2 sgm at the
rear) which is accessed from the
primary living area at ground level
to the rear of the building as well as
private open space in the front
balcony (with an area of 5 sgm).

Boundary Height and Length

- CAP should exercise caution in
accepting the accuracy of the
applicantdés pl ¢
in relation to this matter

With regard to the length of
boundary wall, the proposal abuts
an easement / right of way which
cannot be developed on. The
current dwelling has a boundary
wall which extends along the length
of the easement / right of way. The
amended proposal results in the
single storey component of the
building abutting the easement
right of way and results in a
separation of 1.3 metres to the
adjoining residential properties to
the east for the majority of the
length of the allotment resulting in
no change to

the current situation.

Vehicle Access

- CAP refused consent because
(amongst ot hher
proposal does not provide
adequate vehicle turning area
to allow for the safe movement
of vehicles and¢

- If a vehicle is parked within the
legal on street parking space, it
would simply not be possible to
achieve safe access to and
from the proposed garages

Each dwelling is provided with an
undercover parking space in the
form of a garage and a further
visitor parking space for each
dwelling. Based on Table Un/5 - Off
Street Vehicle Parking
Requirements for Designated
Areas, a total of 2 spaces are
required per dwelling (4 in total).
The proposal therefore provides
adequate parking for the
development in accordance with
Table Un/5 - Off Street Vehicle
Parking Requirements for
Designated Areas.

Vehicles will be able to enter the
garages and reverse into Belgrave
Court meeting the Australian
Standards and will not impact on
the existing road network noting
that there will not be any loss of
parking along Belgrave Court as a
result of the proposal given there is
currently a no standing sign out

of the front of the dwelling.

This is pagé1 of the CounciAssessment Panel Agenda 1& February 2020




Minimum Frontage

- CAP previously refused the
application in part because the
proposal did not satisfy the
council-wide minimum frontage
width provisions.

Whilst the proposal is for the
dwellings, the application for the
division of the allotment into two
has been approved by Council
administration and the proposal is
seeking the orderly development
of the created allotments.

The proposed site areas per
dwelling are 137 square metres
and 137 square metres with a
frontage of 4.57 metres which
comfortably sit within the site
areas meeting the criteria of
medium to high density
development.

2. 8 Pine St, Parkside (oppose i wis

hes to be heard)

ISSUES RAISED

APPLICANTS RESPONSE

We object to the proposed
development as this application is
identical to the one that was
refused by the CAP at the October
2019 meeting

We are seeking a reconsideration
of the compromise proposal which
was endorsed and approved by
CAP on 20" August 2019.

In our opinion the amendments
address the reasons for refusal of
the CAP.

Building Massing at the interface

of the adjacent Zone

- The proposal remains in gross
violation of the Interface Height
Provisions (PDC 13)

- The proposal envisages an
extremely short front setback
of just 1.5m and Om side
setback at the zone boundary;

- The proposal will result in a
highly inappropriate visual
impact in the nature of a jarring
and unappeal i ng
the existing residences

- The rear of our property,
comprising of living areas face
west directly onto the proposed
development

The compromise proposal was
amended in DA 090/671/2018 by
reducing the overall height of the
building, reducing the number of
bedrooms and increasing the upper
level setback to the boundary to the
east. There was also variation to
the colours and materials which
adds visual interest.

There is a 1.3m right of way which
adds separation between the
subject land and adjoining
residential properties to the east;
and the ground level of the
adjoining residential properties to
the east is 0.4-0.5m higher than the
natural ground level of the subject
land.
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It also should be noted that the
maximum building height for the
subject land within the High Street
(Unley Road) Policy Area 20is 5
storeys and up to 18.5 metres and
envisages development of three
storeys or 11.5 metres in height as
outlined in PDC 12.

Overshadowing and natural light

- We will be significantly
impacted by overshadowing
from the proposed
development

- The shadow diagram provided
in the latest proposed plan
does not take into account the
shadowing from existing
buildings

PDC 9 should be considered in
the context of the Standard
applied by the ERD Court for
Overshadowing. The proposal
satisfies the test applied by the
ERD Court as shown in the
shadow diagrams in that
adequate sunlight is provided to
the adjoining properties and solar
panels until the late afternoon.

Garaging

- Garaging remains the
dominant feature of the
building

- the garage of each dwelling
occupies 65 percent of the
frontage of each dwelling

The design of the garage doors
has been amended to minimise
the visual impact when viewed
from the street when compared
with the original submission.

It is noted that any traditional
single garage door would result in
more than 30% of the site
frontage in this instance.

Boundary Height and Length

- The application remains in
violation of t
provisions

[

With regard to the length of
boundary wall, the proposal abuts
an easement / right of way which
cannot be developed on. The
current dwelling has a boundary
wall which extends along the
length of the easement / right of
way. The amended proposal
results in the single storey
component of the building abutting
the easement right of way and
results in a separation of 1.3
metres to the adjoining residential
properties to the east for the
majority of the length of the
allotment resulting in no change to
the current situation.

It should be noted that the
dwellings at 4 - 8 Pine Street have
a finished floor level which is 0.4
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metres higher than the floor level
of the subject land. The actual
height of the boundary wall when
measured from the adjoining
properties is 2.5 metres.

Minimum Frontage

- CAP previously refused the
application in part because the
proposal did not satisfy the
council-wide minimum frontage
width provisions.

Whilst the proposal is for the
dwellings. the land division for the
division of the allotment into two
has been approved by Council
administration and the proposal is
seeking the orderly development
of the created allotments.

The proposed site areas per
dwelling are 137 square metres
and 137 square metres with a
frontage of 4.57 metres which
comfortably sit within the site
areas meeting the criteria of
medium to high density
development.

Overlooking/ Windows

- Itis not clear whether the
windows are opaque, but we
would expect them to minimise
viewing of adjacent private
open space

We are happy for a condition of
consent to be applied that the rear
windows be obscured to 1.7m in
keeping with the requirements of
PDC 10.

3. 6 Pine St, Parkside (oppose i does not wish to be heard)

ISSUES RAISED

APPLICANTS RESPONSE

This is our fourth objection
opposing this development and
apart from earlier concessions on
the boundary wall, it appears that
no other consideration is being
given to the points of our concern.

We are seeking a reconsideration
of the compromise proposal which
was endorsed and approved by
CAP on 20" August 20109.

In our opinion the amendments
address the reasons for refusal of
the CAP.

The transition between the zoning
transgresses the 30-degree
allowance significantly. The new
construction is not in keeping with
the character of the residential
area

The compromise proposal was
amended in DA 090/671/2018 by
reducing the overall height of the
building, reducing the number of
bedrooms and increasing the upper
level setback to the boundary to the
east. There was also variation to
the colours and materials which
adds visual interest.
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There is a 1.3m right of way which
adds separation between the
subject land and adjoining
residential properties to the east;
and the ground level of the
adjoining residential properties to
the east is 0.4-0.5m higher than the
natural ground level of the subject
land.

It also should be noted that the
maximum building height for the
subject land within the High Street
(Unley Road) Policy Area 20is 5
storeys and up to 18.5 metres and
envisages development of three
storeys or 11.5 metres in height as
outlined in PDC 12.

The east facing upper storey We are happy for a condition of

windows show no frosting or consent to be applied that the rear

limited sight allowances with wind- windows be obscured to 1.7m in

out windows keeping with the requirements of
PDC 10.

(* denotes non-valid planning considerations)

Foracopy of each of the representation
refer to the Attachments.

9. ADMINISTRATION NEGOTIATIONS

Firstly, it is noted that no amendments to the plans have occurred since the
subject application was lodged. As per Section 1 of this report however, the
proposal does have a history with the Panel. The subject proposal plans are
identical to those plans that received support at Panel on the 20 August 2019.
These plans only differ to the plans that were refused at Panel 16 April 2019, as
the following amendments were made:

1 The entire upper storey of Dwelling 2 has been setback 1.0 metre from the
eastern side boundary. The ground floor remains on the eastern boundary
however the boundary wall is only 3 metres in height;

1 The setback to rear boundary has been increased for both dwellings. This
has resulted in an increase in the area of private open space as well as a
reduction in the overall length of walls located along the side boundaries;

1 The internal floor area of Dwelling 2 (both levels) has been altered to
accommodate the reduction in overall floor area due to an increase in
setbacks. This includes the removal of the third bedroom and the addition
of windows along the upper floor eastern facade;

1 External materials and finishes have been altered for both dwellings. This
includes the colour of the brickwork and both the garage and front door.
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10. DEVELOPMENT DATA

: - Residence | Residence Development Plan
Site Characteristics .
1 (west) 2 (east) Provision
Total Site Area 137m? 137m? As per associated land
Frontage 4.57m 4.57m division approval
Depth 30.07m 30.07m (Ref:090/949/2018)
Building Characteristics
Floor Area
Ground Floor 112.86m? 112.86m?
Upper Floor 94.2m? 73.9 m?
(83.4% of (65.5% of
ground floor) | ground floor)
Site Coverage
Roofed Buildings 83.6% 83.6% [150% of site area
(Council Wide)
Total Impervious Areas 88.4% 88.4% [170% of siteJ(Council
Wide)
Total Building Height
From ground level 6.85m 6.8m (max) | Min 3 storeys (11.5m) -
(max) Max 5 storeys and up to
18.5m (Policy Area)
From ground level of 6.85m 4.9m -
the adjoining affected 6.7m
land
Setbacks
Ground Floor
Front boundary (south) 1.5m 1.5m No minimum (Policy
Area)
Side boundary (east) Om Om Om (Policy Area)
Side boundary (west) Om Om Om (Policy Area)
Rear boundary (north) 4.2m 4.2m 3m (Policy Area)
Upper Floor
Front boundary (south) 1.5m 1.5m No minimum (Policy
Area)
Side boundary (east) Om im Om (Policy Area)
Side boundary (west) Om Om Om (Policy Area)
Rear boundary (north) 7.2m 7.2m 3m (Policy Area)
Wall on Boundary
Location West East
boundary boundary
Length 23.6m 23.6m [19m or [150%/lof the
(78%) (78%) boundary length,
whichever is the lesser
(Council Wide)
Height 6.3m (max) | 3m (max) [13m (Zone)
Private Open Space
Min Dimension 4.2m X 4.2m X [04m minimum (Council
4.57m 4.57m Wide)
Total Area 19.2m? 19.2m? | 20m? (Council Wide)
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Car parking and Access

On-site Car Parking 2 2 2 per dwelling where
less than 4 bedrooms or
250m? floor area
(Council Wide)

Covered on-site parking 2 2 (11 car parking space
(Council Wide)
On-street Parking 0 as 0 as 0.5 per dwelling (Council
existing existing Wide)
Driveway Width 5m 5m double (Council
Wide)
Garage/Carport Width 3m (65.6%) [16.5m or [130% of site

width, whichever is the
lesser (Council Wide)

Garage/ Carport 3mx11.1m 3m x 6m for single

Internal Dimensions (Council Wide)
Colours and Materials

Roof Colorbond corrugated roof (Surfmist)

Walls Brick Veneer (Charcoal colour with black mortar),

feature rendered finishes (surfmist)

(items in BOLD do not satisfy the relevant Principle of Development Control)

11. ASSESSMENT

Zone Desired Character and Principles of Development Control

Urban Corridor Zone

Objective 1: A mixed use zone accommodating a range of compatible non-
residential and medium and high density residential land uses orientated
towards a high frequency public transport corridor.

Objective 2: Integrated, mixed use, medium and high rise buildings with ground
floor uses that create active and vibrant streets with residential development
above.

Objective 3: A mix of land uses that enable people to work, shop and access a
range of services close to home.

Objective 4: Adaptable and flexible building designs that can accommodate
changes in land use and respond to changing economic and social
conditions.

Objective 5: A built form that provides a transition down in scale and intensity
at the zone boundary to maintain the amenity of residential properties
located within adjoining zones.

Objective 6: A safe, comfortable and appealing street environment for
pedestrians that is sheltered from weather extremes, is of a pedestrian scale
and optimises views or any outlook onto spaces of interest.

Objective 7: Noise and air quality impacts mitigated through appropriate
building design and orientation.

Objective 8: Development that contributes to the desired character of the zone.

Desired Character

This zone supports mixed use development on major road corridors and

comprises non-residential development in association with medium to high
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density residential living, including more than 15 percent of dwellings as
affordable housing. Development will create a linear corridor that will focus and
frame the main road and create active street frontages. Buildings of 3 or more
storeys will be the predominant built form, with key strategic sites developed
with landmark buildings that will feature

prominent, attractive and activating road facades.

The siting and design of buildings will achieve high quality urban design
outcomes. Development will be undertaken within defined building envelopes.
Buildings at the periphery of the zone will have an appropriate transition that
relates to development in adjacent zones of a lower scale and intensity.
Contextual qualities, including the setting and juxtaposition of heritage
places/character items with new or refurbished development, will be respected.

The urban corridor roads function as major metropolitan transport movement
systems as well as for local movement, access and parking. Restricted and
consolidated vehicle access points will be available and access will be mainly
from secondary road frontages, limited rear access lanes and through-site
integrated and shared rights-of-way. Controlled pedestrian and cycle crossing
points will be focused and consolidated at key locations. Development design
and function will be people

orientated with safe and convenient accessibility to and through buildings from
roads and parking.

Parking areas will be consolidated and shared and screened from public view.
Access and parking are to be sited and designed to minimise negative impacts
on adjoining residential areas, including appropriate separation and screen and
buffer landscaping. Road treatments are to be provided at the interface of the
zone that correspond with the likely associated uses and discourage non-
related traffic in residential streets.

A high amenity pedestrian environment will be established that provides
integrated linkages to adjacent centres, public transport stops and public
spaces. Access for people with disabilities, signage, seating and street lighting
will be provided along key walking routes between public transport stops and
major activity nodes. Cycle routes will be visible, safe, accessible, well signed
and connected with key local destinations and the Parkland fringe.

Overlooking, overshadowing and emission impacts will be moderated through
good design and mitigation techniques, however, it is noted noise and air
amenity cannot be expected to be equivalent to a purely residential area.
Impacts on adjoining zones will be minimised through appropriate land uses,
building envelopes, transition of building heights, design and location of on-site
activities/windows/balconies, and use of landscaping.

Well-designed landscaping will assist to visually soften large building facades,
screen and buffer parking/service areas/zone interface areas, and provide
amenity, biodiversity and micro-climate benefits.

Water sensitive urban design (WSUD) for the harvest, treatment, storage and
reuse of stormwater, and environmentally sustainable design (ESD) for
reduction in energy consumption through passive design, construction and
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operation is envisaged with development. Green (vegetated) places will assist
urban heat island effects and roof top gardens will provide opportunities for
private and communal open space.

Given the distinctly different land use mixes, urban design features and street
character intended for the various sites to which the zone is applied, four
different policy areas have been designated as follows:
(b) High Street Policy Area - where more moderate scaled buildings of
mixed use are intended along Unley Road with predominantly small
scale shops, mixed business services and hospitality uses at ground
and low building levels and upper level comprising residential
apartments.

Detailed concept plans are prepared for distinct sections of the roads, detailing
matters including desired accessways/road links, excluded property frontage
access, variations to prescribed building heights, consolidated sites, heritage
sites and any particular intended urban design element or feature.

Assessment

It is understood that the Zone supports mixed-use development including non-
residential development in association with medium to high-density residential
development. This is evident with a mix of commercial and residential uses
existing within the locality of the subject. It is noted however that the residential
uses in the area are primarily associated with the adjacent Residential
Streetscape (Built Form) Zone.

The subject development application proposes two dwellings with no other
uses to be included. The site is however located on the boundary of the Urban
Corridor Zone and is adjacent to the Residential Streetscape (Built Form) Zone.
The design of the dwellings attempts to provide an appropriate transition
between the largely compact, commercial nature of the Urban Corridor Zone
and the adjacent residential zone. It is noted that part of the proposed
development does not sit within the building envelope defined by the Urban
Corridor Zone and Objective 5, specifically that described by the Interface
Height provisions.

As the subject land use is for residential purposes, car parking areas, vehicle
and pedestrian access, noise, emissions etc. will not be of a commercial nature
and therefore will have limited impacts on the adjacent residential zone as per
Objective 7. The development has been designed to consider overshadowing
and overlooking impacts. The dwellings however are to be located on narrow
allotments and present garaging as a dominant feature to the street. There is
limited landscaping provided to the front of the site.
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Relevant Zone Principles of Development
Control

Assessment

PDC 4 - Form & Character
Development should be in accordance with
Concept Plan Maps Un/1to 7 and 11.

The subject site is not located on
any of the associated Concept
Plans and therefore this provision
and any other reference to the
Concept Plans are not relevant.

PDC 5 - Form & Character

Residential development should achieve a
minimum net residential site density in
accordance with the following:

Policy Area Minimum net residential site density

Boulevard (Greenhill Road) Policy Area | 75 dwellings per hectare nat (except within the
19 southern half of the Annesley Campus Area fronting
Rose Terrace 35 dwellings per hectare net)

High Street {Unley Road) Policy Area 20 | 60 dwellings per hectare net

The proposal includes two
dwellings over a site that is 275m?
in area. This equates to net
residential density 72.7 dwellings
per hectare net. Currently the site
has a net residential density of 36.4
dwellings per hectare net.

The proposed development
therefore achieves the intent to
increase the density of the zone.

PDC 121 Building Height

Except where airport building height restrictions
prevail, the interface height provisions require a
lesser height, or an alternative maximum
building height is shown on Concept Plan Maps
Un/l to 7 and 11, building heights (excluding
any rooftop mechanical plant or equipment)

should be consistent with the following
param eters:
Policy area Minimum building height Maximum building height
Boulevard (Greenhill Road) |3 storeys (11.5 metres), or 4 storeys (15 | 7 storeys and up to
Pelicy Araa 19 metres) for land that is directly adjacent | 25.5 metres

fo or facing the Adelaide Park Lands.

High Street (Unley Road)
Policy Area 20

3 storeys (11.5 mefres) 5 storeys and up to

18.5 metres

The dwellings are proposed to be
two storeys in height (max height of
6.8m from natural ground level).
This is below the minimum of 3
storeys (11.5 metres). It is noted
however that due to the site
abutting land located in a different

zone, the interface  height
provisions will require a lesser
height. The proposed 2 storey

development however exceeds the
interface height provisions
(discussed further below). 1t is
considered that two storeys is
compatible with the adjacent two
storey residential dwellings and is
of amuch less impact than anything
3 to 5 storeys would offer.

PDC 131 Interface Height Provisions

To minimise building massing at the interface
with development outside of the zone, buildings
should be constructed within a building
envelope provided by a 30 degree plane,
measured from a height of 3 metres above
natural ground level at the zone boundary
(except where this boundary is a primary road
frontage, as illustrated in Figure 1).

Refer to Section 12 i Discussion,
for the assessment.
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Relevant Zone Principles of Development
Control

Assessment

Figure 1
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PDC 141 Setbacks from road frontages
Buildings (excluding verandahs, porticos and
the like) should be set back from the primary
road frontage (exclusive of any land required
under the Metropolitan Road Widening Act) in
accordance with the following parameters

The forward most wall of the
proposed development is the
garage, which is setback 1.5 metres
from the front boundary to Belgrave
Court. The upper floor balcony does
project forward of the garage to the

front boundary.

Policy area Minimum setback from the primary road frontage

Boulevard Policy Area 6 metres The proposed front setback

High Street Policy Area No minimum (3 metre maximum setback where extended outdoor | ACCO rds with PDC 14.
dining/licensed area only is proposed forward of the building)

Policy Area Desired Character and Principles of Development Control

High Street (Unley Road) Policy Area 20

Desired Character

This policy area includes two sections of the Unley Road corridor either side of
the Unley District Centre and extending the full length of the road as far south
as Northgate Street from Greenhill Road.

The maintenance of a safe and efficient movement system (for significant
private vehicle numbers as well as critical public transport links) needs to be
balanced with the desire to transform these strips into vibrant, intimate and
appealing mixed use pedestrian friendly corridors of small scale retail, mixed
business and entertainment facilities at ground and lower levels with medium
to high density living at upper levels of multi-storey buildings.

High quality buildings and associated site works are sought which:

(a) improve the comfort, safety, convenience and appeal of the public realm
and the pedestrian environment for visitors and residents by creating:
0] visually interesting, highly transparent and varied shop fronts and
building entries;
(i) continuity of verandahs, awnings or canopies to provide shelter and
shade;
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(i)  appealing through links to shops and businesses set behind the
street frontage and also to ground level and multi-level car parking
areas at the rear or underneath buildings;

(iv)  occasional outdoor dining areas extending in part over the public
footway and linked to recessed buildings comprising restaurants and
licensed premises;

(v) paving, lighting, tree planting, furniture and amenities in areas to the
rear of street fronting buildings and linked to key local movement
networks, public reserves and common private spaces;

(vi)  parking areas under, behind or within buildings, to ensure ground
floor levels match public footpath levels along road frontages and
provide for level access and direct interaction to the public realm.

(c) create high quality living environments by:

(a) applying sustainable design solutions to optimise natural ventilation and
capture of sun or natural daylight;

(b) optimising resident and visitor safety, convenience and amenity by
providing reserved and secure car parks, lighting and surveillance of
public and common spaces;

(c) locating and screening goods storage, refuse collection areas in a
sensitive manner;

(d) locating and designing sensitive habitable rooms and balconies to
optimise the utility of those spaces and minimise noise intrusion.

In order to achieve the desired building design outcome and car parking and
access links, it will be necessary for existing small and narrow sites to be
amalgamated and their redevelopment co- ordinated.

Assessment

The subject site is not located along Unley Road and is not intended to
accommodate mix use or commercial land uses. The proposed development
is to continue the residential use of the site, albeit at a medium density. The
dwellings provide a product that varies to the typical dwelling that is found
within the adjacent residential zone and adds to the overall mix of uses at a
larger scale, just not on the subject site.

Relevant Policy Area Principles of

Development Control Assessment

PDC 1 - Land Use The subject site is currently used for

Development should provide continuity
of predominately narrow small ground
floor shops, and limited offices and other
non-residential land uses along the road
corridor at ground level or first

floor level, and residential development
above.

residential purposes and is not located
along the main corridor where a continuity
of ground floor shops exist. It makes little
sense therefore for the site to provide
continuity where it does not exist or likely
to exist in the future. Furthermore, due to
limited parking availability (both on and off
site) and the adjacent residential uses,
having shops or offices are not practical in
this location.
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Relevant Policy Area Principles of
Development Control

Assessment

PDC 61 Form & Character

The ground floor of buildings should be
built to dimensions including a minimum
floor to ceiling height of 3.5 metres to
allow for adaptation to a range of land
uses including retail, office and
residential without the need for
significant change to the building.

The floor to ceiling height of the ground
floor of the proposed dwellings is 2.7
metres. Whilst this does not satisfy Policy
PDC 6, the buildings have been designed
to better fit within the desired building
envelope dictated by the interface height
provisions.

The design needs to be assessed in
context with the locality and the objectives
and intent of the Zone and Policy Area.
Again, the Policy Area looks for a mix of
uses developed over larger sites, where
the appropriate design considerations can
be made. The 3.5 metres height is
suggested to allow for adaption to a range
of land uses including retail, office and
residential. PDC 6 does not consider an
appropriate height if only residential uses
are proposed. The best reference in this
instance are the dwellings to the east,
which are built with 2.7m high ceilings for
the ground floor. These dwellings already
appear quite imposing within the street,
and therefore the 3.5 metre ceiling height
is not considered appropriate in this
situation.

Relevant Council Wide Objectives and Principles of Development Control

An assessment has been undertaken against the following Council Wide

Provisions:
City-wide Objectives and Principles of Development Control
Crime Prevention Objectives | 1
PDCs 1,2
Design and Appearance Objectives | 1
PDCs 1,2,3,5,9,10, 12,13, 14, 15, 16, 17
Energy Efficiency Objectives |1, 2
PDCs 1,2
Form of Development Objectives | 1,4,7
PDCs 1,2,3,12
Interface Between Land Objectives | 1, 2
Uses PDCs 1,2,3,4,5
Landscaping Objectives | 1
PDCs 1,2
Residential Development | Objectives |1, 3,4

This is pag@3 of the CounciAssessment Panel Agenda 1& February 2020




PDCs 1,2,3,4,5,8, 15,16, 17, 19, 20, 22, 23,
24, 25, 29, 30, 31, 32, 33, 34, 36, 38, 39,
41, 42, 43, 44, 45, 46, 47, 48, 49, 51

The following table includes
discussion in regards to the

the Council-wide provisions that warrant further
proposed development:

Relevant Council Wide
Provisions

Assessment

Residential Development

PDC 14 i Dwellings
Sited on Side
Boundaries

The Urban Corridor Zone specifies the dwelling
setbacks for the side and rear boundaries and as
such the proposed development is not assessed
against the City-Wide setback principles. PDC 14
however is still relevant for assessment purposes
as it provides specifications for dwellings sited on
side boundaries, which is not covered by the Urban
Corridor Zone principles.

The proposed side boundary walls well exceed the
length parameters of PDC 14. The proposed
western boundary wall of Residence 1 also
exceeds the height parameters of PDC 14. It is
however noted that:

1 Urban Corridor Zone allows a Om setback to
both side boundaries which differs to the
Council Wide side setback provisions that
recommend development along one side
boundary only. PDC 14 is considered to not
be particularly compatible with the intent of
the Urban Corridor Zone, particularly in
regards to boundary wall length;
the western boundary wall (of Residence 1)
abuts a rear access driveway to a
commercial property;
the existing dwelling is located along the
western boundary for a length of
approximately 21 metres;
the length of wall located along the western
boundary faces the rear carparking and
access area for 77 Unley Rd (a restaurant)
and a 15m long garage wall of Unit 2/79
Unley Rd (retail/workshop use);

The boundary wall of Residence 2, located
along the eastern boundary, abuts a 1.3m
wide strip of land for approximately 19
metres;

The eastern boundary wall will also be
located adjacent to 4 properties including the
garage wall of 4 Belgrave Crt as well as
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Relevant Council Wide
Provisions

Assessment

fencing and landscaping located along the
rear boundaries of 4, 6 & 8 Pine St;

1 The eastern boundary wall is at lower level
than the residential properties located to the
east of the site due to the fall of the land;

1 Given the orientation of the allotments, it is
considered that adequate sunlight and
natural light is still able to be achieved to the
neighbouring dwellings.

PDC 16 & 17 i Site
Coverage

The proposed dwellings well exceed the site
coverage requirements in terms of both roofed
buildings and impervious areas. In reference to
PDC 16 however it is noted that:

1 The dwellings meet the front, side and rear
setback provisions;

1 given the orientation of the site, the dwelling
will have sufficient access to northern
sunlight;

1 the relevant provisions for pedestrian and
vehicle access and parking have been
satisfied;

1 specific details regarding the paving areas
(driveway, footpaths etc.) have not been
provided. There may be some permeability
of these areas and therefore the impervious
areas calculation in the data table above
may be overly exaggerated,;

T compliance wi t h Co
Management Design Guide will be
conditioned as part of any Planning Consent
moving forward,

1 the proposed site coverage will be similar to
that of a number of properties within the
area, particularly those of a commercial
nature and therefore is not out of character
with the locality.

It is also noted that the Urban Corridor Zone and
more specifically the High Street (Unley Road)
Policy Area 14 make no mention of site coverage
requirements. This is likely due to desiring a
development outcome that differs to traditional
residential zones in regards to spacious conditions
between neighbours.

It is considered that the proposed site coverage is
acceptable within the context of the locality.
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Relevant Council Wide

. Assessment
Provisions
PDC 19, 20, 221 Private | It is noted that the amount of private open space
Open Space proposed just falls short of the 20m? required by

PDC 20. This shortfall however does not include the
upper level balcony, which if included, will result in
a compliance with PDC 20. The balcony has not
been included however as it does not fulfil the
requirements of PDC 22 by being screened to a
height of 1.7m. Given the balcony, is located to the
front of the dwelling and overlooks a public road,
screening to a height of 1.7m is not necessary.

The rear private open space is also of sufficient size
to accommodate a deep soil area for a small to
medium sized tree.

Overall it is considered that the private open space
provided is sufficient for the type of dwellings
proposed.

PDC 29 i1 Building
Form, Scale, Mass and
Height i Garages and
carports

The proposed dwellings have been designed so
that their associated garages are integrated into the
dwelling design and are therefore located under the
main roof and balcony. The garages however fail to
meet the provisions of PDC 29, including having a
roof form that is visually distinguished from the main
dwelling and having a width no greater than 30 per
cent of the site width. It is argued that it is
impossible to satisfy the provisions of PDC 29 in the
context of this site as the two storey dwellings are
to be located on allotments approved with a
frontage of only 4.57 metres wide. Any garage
whether under the main roof or not will not meet
these design parameters. Furthermore, it is noted
that:
1 incorporating a garage and a pedestrian
entrance on the ground level is a typical

design feature of
dwellings common around metropolitan
Adelaide;

1 the car parking provisions require that where
a dwelling has 3 bedrooms or less, two car
parking spaces are to be provided, of which
one needs to be covered;

1 the upper level, projecting balcony and other
design features have been utilised to soften
the appearance of the garages to the street;

1 the subject site is adjacent to a large garage
building that is located directly on the
boundary to Belgrave Court. This garage is
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Relevant Council Wide

o Assessment
Provisions

far more intrusive within the locality than that
proposed.

Overall, on balance, it is considered that the
proposed garages do not detract from the
associated dwellings and the prevailing built form of
the locality.

12. DISCUSSION

The proposed development abuts land that is located within a different zone
along its eastern side boundary. The interface height provisions are therefore
relevant. The development includes a wall to be built along the eastern boundary.
The boundary wall does not exceed a height of 3 metres above natural ground
level however part of the dwelling still falls outside the 30-degree plane as
indicated in Figure 1 below.

Figure 1
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~

It is noted that the boundary wall will be adjacent to a small strip of land
(Allotment 138) that is 21.18 metres long and 1.3 metres wide. This strip of land
is used as a free and unrestricted right of way (i.e. is not occupied by a
habitable structure). Some of the eastern neighbouring dwellings are therefore
provided with a small land buffer to the proposed development, a situation
which is considered to be rather unique.

If the intent of interface height provisions is to minimise building massing at the
interface with development outside the Urban Corridor Zone, then in reality
the30-degree envelope should also take into account that development/ built
form would not be possible on Allotment 138 and therefore the 30 degree plane
to the eastern side of Lot 138 represents, in reality, where the line of visual
impact will occur.

In regards to the visual impact that is possibly created by exceeding the 30-
degree envelope, it is noted that:
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No front setbacks are required for the Urban Corridor Zone and therefore a
building could be designed to the front boundary and within the 30-degree
envelope that would result in greater visual impact to 4 Belgrave due to the
entire frontage of 4 Belgrave facing the side boundary of 2 Belgrave,;

4 Belgrave has a garage with a length of approximately 6.5 metres located
along their western boundary. This accounts for more than 50 percent of
their western (front) boundary;

The building encroachment within the 30-degree envelope occurs 1 metre
into the subject site providing an additional 2.3m separation between the

boundary of 4 Belgrave, 6 & 8 Pine St;

1 8 Pine St has a verandah that is located approximately 12m from the
proposed encroachment into the 30-degree envelope;

1 8 Pine St has an upper storey approximately 32m from the proposed
encroachment into the 30-degree envelope;

1 8 Pine St has a private rear garden area of approximately 10m in length and
is bound by private open space to the north and a single storey garage to
the south;

1 6 Pine Stis also a 2-storey dwelling with the upper level approximately 15m
from the proposed encroachment into the 30-degree envelope;

1 6 Pine St has a number of trees within their private open space area that
would screen a majority of the proposed development;

1 4 Pine St would only have part of their rear boundary as a 2.8m wall.

13. CONCLUSION

In summary, the application is not considered to be seriously at variance with the
Development Plan and is considered to satisfy the provisions of the Development
Plan for the following reasons:

T

The proposed dwellings have been sited and designed to have sufficient
regard to the Desired Character and Objectives of the Urban Corridor
Zone,

The proposed dwellings are considered to achieve a balance between
increasing density and undertaking development that is compatible with
the adjacent residential zone;

The proposed garages are not considered to have detrimental impact on
the visual amenity and character of the street;

The upper storey of both of the proposed dwellings has been designed to
create visual interest to the street without appearing to be of a bulk and
scale that would dominate the adjacent dwellings;

The proposed buildings will exceed the building envelope provided by a
30-degree plane, however the impact of the building massing at the
interface will be minimal given the context of the subject site within the
locality.
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The application is therefore recommended for Development Plan CONSENT.

14. RECOMMENDATION

MOVED: SECONDED:

That Development Application 090/573/2019/C2 at 2 Belgrave Court, Parkside
5063Cobostruct two, two storey dwellings
is not seriously at variance with the provisions of the City of Unley Development

Plan and should be GRANTED Planning Consent subject to the following
conditions:

DEVELOPMENT PLAN CONSENT DETAILS OF DECISION:

1.

The Development herein approved shall be undertaken in accordance
with all plans, drawings, specifications and other documents submitted to
Council and forming part of the relevant Development Application except
where varied by conditions set out below (if any) and the development
shall be undertaken to the satisfaction of Council.

The construction of the crossing place(s)/alteration to existing crossing
places shall be carried out in accordance with any requirements and to
the satisfaction of Council at full cost to the applicant.

That the upper floor windows (except for those along the southern
elevation) be treated to avoid overlooking prior to occupation by being
fitted with permanently fixed non-openable translucent glazed panels
(not film coated) to a minimum height of 1700mm above floor level with
such translucent glazing to be kept in place at all times.

All stormwater from the building and site shall be disposed of so as to
not adversely affect any properties adjoining the site or the stability of
any building on the site. Stormwater shall not be disposed of over a
crossing place.

That the total stormwater volume requirement (detention and retention)

for the development herein approved shall be determined in accordance
with the volume requirements and discharge rates specified in Table 3.1
and 4.1 in the City of Unley Development and Stormwater Management
Fact Sheet dated 15 January 2017. Further details shall be provided to
the satisfaction of Council prior to issue of Development Approval.

That a 1.7m high privacy screen be erected along the eastern side of the
bal cony prior to occupation. Further
satisfaction prior to the issue of Development Approval.

NOTES PERTAINING TO DEVELOPMENT PLAN CONSENT:

A

It is recommended that as the applicant is undertaking work on or near the
boundary, the applicant should ensure that the boundaries are clearly
defined, by a Licensed Surveyor, prior to the commencement of any
building work.
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The applicant is reminded of the requirements of the Fences Act 1975.

Should the proposed works require the removal, alteration or repair of an

existing boundary fence or the erectionofanewboundary f ence, a 6
of I ntentiond must be served to adjoini
Services Commission for further advice on 1300 366 424 or refer to their

web site at www.Isc.sa.gov.au.

The granting of this consent does not remove the need for the applicant to
obtain all other consents that may be required by other statutes or

regulations. The applicant is reminded that unless specifically stated,

conditions in previous relevant development approvals remain active.

The applicantshallcont act Council 6s I nfrastructur
to arrange for the removal of the street tree. The work shall be carried out
by Council at full cost to the applicant.

That any necessary alterations to existing public infrastructure (stobie
poles, lighting, traffic signs and the like) shall be carried out in accordance
with any requirements and to the satisfaction of the relevant service
providers.

The applicant must ensure there is no objection from any of the public
utilities in respect of underground or overhead services and any
alterations that may be required are to

That any damage to the road reserve, including road, footpaths, public
infrastructure, kerb and guttering, street trees and the like shall be
repaired by Council at full cost to the applicant.
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List of Attachments

Supplied By:

A Application Documents Applicant
B Representations Administration
C Response to Representations Applicant
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https://www.unley.sa.gov.au/CityOfUnley/media/CoU-Media-Library/Planning%20and%20Development/1aFeb20.pdf
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ITEM 2

DEVELOPMENT APPLICATION i 090/579/2019/C2 1 6/ 254-262A GLEN

OSMOND ROAD, FULLARTON SA 5063 (PARKSIDE)

DEVELOPMENT APPLICATION
NUMBER:

090/579/2019/C2

ADDRESS:

6 / 254-262A Glen Osmond Road, Fullarton
SA 5063

DATE OF MEETING:

18 February 2020

AUTHOR:

Chelsea Spangler

DEVELOPMENT PROPOSAL:

Undertake a change of use (from residential
to office and dwelling) and carry out
alterations to existing building and
construction of additions including a second
storey with balcony

HERITAGE VALUE: Nil

DEVELOPMENT PLAN: 19 December 2017

ZONE: Office 1

APPLICANT: Stuart Adrian White

OWNER: Stuart Adrian White and Karen Lisa
Taransky White

APPLICATION TYPE: Merit

PUBLIC NOTIFICATION: Category 2

REPRESENTATIONS
RECEIVED:

YES i (4 oppose)

CAP'S CONSIDERATION IS
REQUIRED DUE TO:

Unresolved representations

RECOMMENDATION: Approval
KEY PLANNING ISSUES: Land use
Car Parking

1. PLANNING BACKGROUND

090/1043/02/DX i Development Approval was granted on 21 November 2002 for

6Change of | and

only.

use from office to
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2. DESCRIPTION OF PROPOSAL

The applicant seeks to:
1 Change of the use of the land from residential to residential and office
uses;
1 Construct a second storey addition with balcony.

3. SITE DESCRIPTION

The subject site is known as unit 6 within a community plan development
addressed as 254-262A Glen Osmond Road, Fullarton. The site is made up of
two pieces, one being 61m? in area that fronts on Glen Osmond Road, and the
other being 18m? in area that is utilised as a carparking space located to the rear
of the community plan.

The subject site features a single storey building that contains a small dwelling.
The building is separate from the southern adjacent buildings however presents
as a group of commercial building to Glen Osmond Road. An existing verandah
encroaches over the footpath adjacent Glen Osmond Road. No changes are
proposed to this verandah or its existing encroachment.

Vehicle access to the site is provided via Katherine Street to the south, a local
street that comes off Glen Osmond Road. Pedestrian access can be achieved
via the Glen Osmond Road frontage or via Katherine Street.

The site is not affected by any regulated trees.
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4. LOCALITY PLAN
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5. LOCALITY DESCRIPTION

Land Use

The subject site is located within the Office 1 Zone that desires offices,
consulting rooms and bank development as well as medium density residential
development. Some of these uses are evident within the locality with offices
and residential uses being the predominant uses. A Residential Zone is located
to the west and south-west of the site and contains purely residential
development at low to medium densities.

Other uses within the locality include:
1 Motel;
1 Shops;
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1 Car Showroom and Dealership;
1 Vehicle repair premises; and
1 Restaurants.

These uses are generally consistent with the nature of Glen Osmond Road,
being a gateway road into the City of Adelaide.

Land Division/Settlement Pattern

Given the commercial nature of the locality, the allotment pattern is irregular with
a mix of allotment sizes, depths and frontages. There is also a mix of Torrens
Title allotments and Strata/ Community Title arrangements.

Dwelling Type / Style and Number of Storeys

Dwellings within the locality are also quite varied, with detached, semi-
detached, group dwellings up to two storeys in height being apparent.

6. STATUTORY REFERRALS

A referral to the Department of Planning Transport and Infrastructure (DPTI) was
required under Section 37 of the Development Act 1993 as the development
encroaches within a road widening setback for Glen Osmond Road. DPTI
provided the following advice:

1 The Department of Planning, Transport and Infrastructure supports the
proposed development and advises the planning authority to attach
conditions and notes (as provided) to any approval.

A full copy of this letter is provided within Attachment D.

7. NON-STATUTORY (INTERNAL) REFERRALS

An internal referral to the Building Team was undertaken as there was some
uncertainty as to whether the proposed development could achieve the
requirement of the Building Code of Australia. The following comments were
received:

1 Appears that the applicant would be looking at engaging a certifier to
provide advice regarding fire resistance, egress, and facilities.
Engineering advice would be needed to confirm the structural adequacy
of the existing lower storey walls (i.e. can they accommodate the upper
level/ is the building sound). The building classification must have the
attributes appropriate to its intended use. Structural work to the front
entrance ground level may trigger disabled access requirements.

The applicant was advised to obtain their own advice from a Building Certifier.
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8. PUBLIC NOTIFICATION

Category 2 notification was undertaken in accordance with Table Un/8 of the
Unley Development Plan. During the ten (10) business day notification period
four (4) representations were received as detailed below.

1. 2/2-4 Katherine St, Fullarton (oppose i does not wish to be heard)

ISSUES RAISED

APPLICANTS RESPONSE

The addition of a second storey
with a balcony will overlook the
affected property. A person
standing on the balcony or by the
window will have a clear view into
the bedrooms and backyard of the
affected property (2 Katherine St).
Concerns would be overcome by
building a second storey without a
balcony.

The development does not include
a balcony that faces this property.
There is however one window that
faces this property (see Elevation
3). This window is located 15m
from the boundary to this property
and the views into the backyard of
2/2-4 Katherine St will be
obscured by the roofline of the
unit that abuts the rear of our
property. This should not be an
issue noting the window is for a
storeroom and will not be
habitable room.

. 2/2-4 Katherine St, Fullarton (oppose i does not wish to be heard)

ISSUES RAISED

APPLICANTS RESPONSE

This development is adjacent to a
residential zone and the addition
of a second storey will overlook
the affected property. The location
of the development will have a
clear view of the backyard and the
bedrooms facing the backyard.
Concerns would be overcome by
no construction of a second storey
with balcony.

My property is not located in a
residential zone. The application
does not include a balcony that
faces 2/2-4 Katherine St and
therefore you can not overlook
this particular property from the
balcony.

. 1 Katherine St, Fullarton (oppose

i wishes to be heard)

ISSUES RAISED

APPLICANTS RESPONSE

Increased traffic to parking areas
on Katherine Street. Already
parking issues along Katherine St
because of insufficient lots

| believe this to be out of my
control.

Noise concerns

Construction to be undertaken in
accordance with EPA
requirements.

Privacy concerns as second
storey may overlook into our
premises

There are no balconies or
windows that face 1 Katherine
Street. The remaining offices
rooflines are between my building

and 1 Katherine Street will assist
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in obscuring our proposed 2
storey addition from view.

4.1 Katherine St, Fullarton (oppose

i does not wish to be heard)

ISSUES RAISED

APPLICANTS RESPONSE

The noise and disturbance
resulting from the development
will affect newborns sleep

Construction to be undertaken in
accordance with EPA
requirements.

The hazardous materials and dust

Should construction commence it

will be undertaken in accordance
with EPA requirements.

will affect the health of my
newborn

The development will cause traffic
congestion on Glen Osmond Rd
and road access issues on
Katherine St

| believe this development will not
make any significant impact on
traffic congestion to Glen Osmond
Road or Katherine Street.

There are no balconies or
windows that face 1 Katherine
Street. The remaining offices
rooflines are between my building
and 1 Katherine Street will assist
in obscuring our proposed 2
storey addition from view.

Overlooking/ loss of privacy on our
property with the development of
a second storey

The second storey may cause
loss of light/ overshadowing which
affects the efficiency of our solar
panels

We believe the development will
be sufficiently setback
approximately 15m from the
boundary and will not unduly
impact the amount of light
reaching this property.

(* denotes non-valid planning considerations)

9. ADMINISTRATION NEGOTIATIONS

A request for further information was issued prior to notification which sought:
1 Clarification around the existing use of the site;
1 Clarification around the proposed use of the site;
1 Details regarding the proposed sighage;
1 Location of bins;
In relation to the use of the site, the applicant was asked to provide:

OWritten confirmation in regards to
intended use of the site. Council Administration needs to understand the nature
of the proposed application and whether a change of use is also being
undertaken. Please note that the last change of use approval was changing the
use from an office to a residential use. Whilst this allows for an ancillary home-
based office business to occur, this does not allow the site to be utilised for an
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office without a dwelling use or an office that does not meet the home-based
business provisions. It needs to be made clear on the future intent for the site
and as such the use of the site needs to be either dwelling, OR dwelling and
office (both uses must occur at the same time), OR office. For example, if you
get approval just for an office but sell/lease/ occupy the site as a dwelling and
office, a change of use application will need to be lodged again. | suggest that
you also discuss your proposed use with a Private Building Certifier as an office
and dwelling are different Building Classes and therefore have different
requirements under the Building Code of Australia( BCA) 0

In response the applicant amended the plans to show office on the ground floor
and bedroom/living on the upper level.

10. DEVELOPMENT DATA

Site Characteristics

Change of Use &
Construct 2"9 Storey

Development Plan

Addition Provision
Total Site Area 79m? Existing
Frontage 7.79m (individual site to Existing
Glen Osmond Rd)
Building Characteristics

Floor Area

Ground Floor As existing

Upper Floor 61m?including balcony
Total Building Height

From ground level | 6.7m Two storey
Setbacks
Ground Floor

Front boundary () Nil Existing

Side boundary 2m Existing
(northern)

Side boundary Nil Existing
(southern)

Rear boundary () Nil Existing
Upper Floor

Front boundary () 1.7m Compatible with adjacent

land

Side boundary 2m Existing
(northern)

Side boundary Nil Existing
(southern)

Rear boundary () Nil Existing
Private Open Space

Min Dimension 1.2m [04m minimum

Total Area 10 m? [120% OR 35m? OR 20m?

Car parking and Access
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On-site Car Parking 1 (uncovered) 3 (rounded up)

(Office 1/25 m?
requirement is 2 )

residential zone
requirementis 0.75
carpark/dwelling)

(dwelling <75m?in non-

Covered on-site parking Nil 0.75 car parking space
On-street Parking Nil 0.5 per dwelling
Driveway Width 6m (Katherine St) 5m double
Colours and Materials
Roof Not Specified
Walls Texture coated foam
cladding

(items in BOLD do not satisfy the relevant Principle of Development Control)

11. ASSESSMENT

Zone Desired Character and Principles of Development Control

Office 1 Zone

Objective 1: Accommodation of offices, consulting rooms and bank
development of up to 450 square metres total floor area, per individual
building, and residential development of up to two storeys at medium
densities.

Objective 2: Development along Glen Osmond Road reflecting the role of the
road as a principal gateway to the City of Adelaide.

Objective 3: Development along King William Road providing a transition in
scale, bulk and form between Greenhill Road and Young Street.

Assessment

The objectives of the Office 1 Zone seeks to recognise the importance of Glen
Osmond Road and the land uses that are desirable along this gateway into the
City of Adelaide.

The applicant is proposing to modify an existing residential land use by also
allowing for an office use to be used in conjunction with this residential use.
Both the office use and the residential use (at medium densities) is envisaged
by the Office 1 Zone. Additionally, the applicant is proposing to construct a
second storey addition of which is also in accordance Objective 1 of the Office
1 Zone.
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Relevant Zone Principles of
Development Control

Assessment

PDC 1

Development should be, primarily, office,
consulting room and bank development,
and residential

development at medium densities.

The proposed development includes a
change of use from residential to a
combined residential and office use. Both
of these uses are listed in PDC 1 and
therefore the proposed development
complies with this provision.

PDC 2
Development should not exceed two
storeys in height, excluding any
excavated under-building car parking
areas.

The proposed development includes a
second storey addition and therefore
satisfies the provisions of PDC 2.

PDC 3

Office, consulting room and bank
development, together or individually,
should not exceed 450 square metres of
total floor area per individual building.

The total floor area of the development
(both  existing and proposed) s
approximately 120m?. The complex to
which the site belongs has an existing total
floor area of approximately 900m? which
exceeds that allowed by PDC 3. The
complex however was originally built as a
group of shops. Overtime several
residential uses have been approved and
only one unit (Unit 5) has approval to be
used as an office. Given this the total floor
area of offices in the complex will not
exceed 450m?2,

PDC 5

Development should result in low traffic
generation and direct vehicular access to
arterial roads should be limited.

The proposed development can be
accessed via an existing vehicle
accessway from Katherine Street.

Direct vehicular access to Glen Osmond
Road is not proposed as part of this
application.

PDC 8

Within the Glen Osmond Road Office 1
Zone:

(a) Development should achieve a
gradual transition from Young Street to
Greenhill Road by increasing building
scale and height progressively.

(b) Development near the Young
Street/Kenilworth Road/Glen Osmond
Road intersection should complement
the existing heritage character and
scale, form, set-backs and design of
existing development in the area,
including existing development on the

Firstly, it is noted that the subject site is not
located between Young Street and
Greenhill Road or near the intersection of
Young Street/ Kenilworth Road/ Glen
Osmond Road. The site however is
located between Gladstone Street and
Fisher Street and therefore an
assessment against PDC 8 (c) is
warranted.

The proposed development is utilising an
existing commercial building that was
originally built for shops. Overtime several
tenancies/ units have been converted to
either a residential use or an office use
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Relevant Zone Principles of

Development Control Assessment

north-eastern side of Glen Osmond | however have maintained the appearance
Road. of a commercial building to the public
(c) Development between Gladstone | realm. The commercial building however
Street and Fisher Street, should | is of a low scale, being only one storey in
preserve and enhance the | height. The second storey addition is
predominantly residential scale and | considered to be acceptable as it is to be
appearance by the utilization of existing | located behind the existing parapet to the
residential building stock or by new | street and therefore only an additional 1.2
development being of compatible scale, | metres of building will be visible to the
form, bulk and design, with second | street.

storeys incorporated within pitched
roofs.

Relevant Council Wide Objectives and Principles of Development Control

An assessment has been undertaken against the following Council Wide
Provisions:

City-wide Objectives and Principles of Development Control
Centres and Shops Objectives |1,2,3,4,5,6,7,8,9,10
PDCs 1,2,3,4,5,6,7,8,9,10, 11, 12, 13, 14,
15, 16,17, 18, 19, , 25,
Commercial and Objectives | 1, 2,
Industrial Development PDCs 1,2, 3,4,
Design and Appearance Objectives | 1,2
PDCs 1,2,3,4,5,6,7,8,9,10, 11, 12, 13, 14,
15,16, 17,18, 19, 20, 21, 22, 23
Form of Development Objectives |1,2,3,4,5,6,7
PDCs 1,2,3,4,5,6,9,10,11,12,13
Residential Development | Objectives |1,2,3,4,5
PDCs 1,2,3,4,5,6,7,8,9,10, 11, 12, 13, 14,
15, 16, 17, 18, 19, 20, 21, 22, 23, 24, 25,
26, 27, 28, 29, 30, 31, 32, 33, 34, 35, 36,
37,38, 39, 40, 41, 42, 43, 44, 45, 46, 47,
48, 49, 50, 51, 52, 53, 54, 55, 56, 57, 58,
59, 60, 61, 62
Transportation Objectives |1, 2,3,4,5,6,7,8,9,10,11,12, 13
g’é%‘;esr;‘e”t R B +0Cs 1,2,3,4,5,6,7,8, 9,10, 11, 12, 13, 14,
15, 16, 17, 18, 19, 20, 21, 22, 23, 24, 25,
26, 27, 28, 29, 30, 31, 32, 33
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The following table includes the Council-wide provisions that warrant further
discussion in regard to the proposed development:

Relevant Council Wide
Provisions

Assessment

Transportation (Movement of People and Goods)

PDC 20 Off-street vehicle
parking should be in accordance
with Table Un/5 Off Street
Vehicle Parking Requirements.
1 Office 1/25
1 Dwelling <75m?2 in non-
residential zone
requirement is 0.75
carpark/dwelling)

This building was historically built as a
group of shops with limited carparking
provided. The proposed addition of the
upper floor and change in use from
dwelling to office and dwelling results in
a requirement for three spaces. One
space is provided in the rear carpark with
access from Katherine Street. In practice
this is likely to be wused by the
resident/tenant of the building and there
will be no carparking available for visitors
to the office.

On balance the shortfall of two is
considered appropriate given:

The minor nature of the departure
The small scale of the office use
Good access to public transport

The limited number of carparks that
have historically been available to
this site.

E R N

Design and Appearance

Objective 1: Development of a
high design standard and
appearance that responds to
and reinforces positive aspects
of the local environment and
built form.

PDC 1 Buildings should reflect
the desired character of the
locality  while incorporating
contemporary designs that have
regard to the following: (a)

building height, mass,
proportion and siting; (b)
external materials, patterns,
colours and decorative

elements; (c) roof form and
pitch; (d) fagade articulation and

The building is an existing single storey
building with verandah overhanging the
footpath and existing parapet to a height
of 5.5m.

The proposed two storey addition is a
simple two storey flat roof structure to a
height of 6.7m that is partially concealed
behind the parapet of the existing
building. The addition will have minimal
impact on the appearance of the building
from Glen Osmond Road as only 1.2m of
the addition will protrude above the
height of the parapet.

The addition will be more visible from the
northern elevation however the mass is
broken up by continuing the line of the
existing parapet.
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Relevant Council Wide
Provisions

Assessment

detailing; (e) verandahs, eaves,
parapets and window screens.

Residential

38 Direct overlooking from
upper level (above ground floor
level) habitable room windows
and external balconies, roof
patios, terraces and decks to
habitable room windows and
useable private open space of
other dwellings should be
minimised through adoption of
one or more of the following:

(a) building layout;

(b) location and design of
windows, balconies, roof patios
and decks;

(c) screening devices;

(d) adequate separation
distances;

(e) existing landscaping and
supplementary  screen tree
planting.

39 To maintain a reasonable
level of visual privacy to
adjacent residential properties
the following measures are
sought: (a) orientate and
stagger windows and upper
level viewing areas to prevent

direct views into adjoining
property indoor and outdoor
living areas;

(b) obscure viewing by raising
window sills or incorporating
obscure glass windows to a
height at least 1.7 metres above
floor level,

(c) wuse permanently fixed
external screening devices such
as screens, fences, wing walls,
panels, planter boxes or similar
measures adequate to restrict
120 degree views;

(d) provide a separation
distance of 15 metre radius to
windows of habitable rooms in
potentially impacted dwellings

Overlooking of adjacent properties is
largely minimised due to the orientation
of the balcony and living windows
towards Glen Osmond Road and the
existing roofline of the adjacent dwelling
to the west.

There is one west facing window that
may have the potential to view
neighbouring residential properties to the
west and it is recommended Councils
standard privacy condition be imposed to
minimise overlooking.
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Relevant Council Wide
Provisions

and 30 metre radius to private
open space as described in the
Figure below;
(e) incorporate plants capable of
providing and seasonally
sustaining a privacy screen.

Assessment

12. CONCLUSION

In summary, the application is not considered to be seriously at variance with the
Development Plan and is considered to satisfy the provisions of the Development
Plan for the following reasons:

1 Both office and residential land uses are envisaged within the Office 1
Zone

1 The upper storey addition is a simple flat roof design that is partially

concealed behind the existing parapet and will have minimal impact on the

building or surrounding locality

The shortfall in carparking is considered minor

Overlooking of adjoining properties is restricted by the roofline of existing

buildings and the orientation of windows and balconies.

E |

The application is therefore recommended for Development Plan CONSENT.

13. RECOMMENDATION

MOVED: SECONDED:

That Development Application 090/579/2019/C2 at 6 / 254-262A Glen Osmond
Road, Ful | ar t olUdndertaBeAa chabge 6f3ise (from résidential to
office and dwelling) and carry out alterations to existing building and construction

of additions including dsneteeriausiycht varancea ey wi t

with the provisions of the City of Unley Development Plan and should be
GRANTED Planning Consent subject to the following conditions:

DEVELOPMENT PLAN CONSENT DETAILS OF DECISION:

1. The Development herein approved shall be undertaken in accordance
with all plans, drawings, specifications and other documents submitted to
Council and forming part of the relevant Development Application except
where varied by conditions set out below (if any) and the development
shall be undertaken to the satisfaction of Council.

2. That the west facing upper floor windows be treated to avoid overlooking
prior to occupation by being fitted with permanently fixed non-openable
translucent glazed panels (not film coated) to a minimum height of
1700mm above floor level with such translucent glazing to be kept in place
at all times.

3. All stormwater from the building and site shall be disposed of so as to not
adversely affect any properties adjoining the site or the stability of any
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building on the site. Stormwater shall not be disposed of over a crossing
place.

All off-street parking shall be designed in accordance with AS/NZS
2890.1:2004 and AS/NZS 2890.6:2009.

The applicant shall ensure that all stormwater generated by the proposal
is appropriately collected and disposed of without entering or jeopardising
the safety of the adjacent arterial road network.

NOTES PERTAINING TO DEVELOPMENT PLAN CONSENT:

T

The granting of this consent does not remove the need for the applicant
to obtain all other consents that may be required by other statutes or
regulations. The applicant is also reminded that unless specifically
stated, conditions from previous relevant development approvals remain
active.

It is recommended that as the applicant is undertaking work on or near the
boundary, the applicant should ensure that the boundaries are clearly
defined, by a Licensed Surveyor, prior to the commencement of any
building work.

That any damage to the road reserve, including road, footpaths, public
infrastructure, kerb and guttering, street trees and the like shall be repaired
by Council at full cost to the applicant.

That any necessary alterations to existing public infrastructure (stobie
poles, lighting, traffic signs and the like) shall be carried out in accordance
with any requirements and to the satisfaction of the relevant service
providers.

The applicant must ensure there is no objection from any of the public
utilities in respect of underground or overhead services and any alterations
that may be required are to be at

Residential Parking Permits will not be issued to residents of Community
or Strata titled dwellings or other multi dwelling buildings if granted
development approval on or after 1 November 2013.

The Metropolitan Adelaide Road Widening Plan currently shows that a
strip of land up to 2.13 metres in width may be required from the Glen
Osmond Road frontage of this site (CP 14299), together with a 4.5 x 4.5
metre cut-off at the Glen Osmond Road / Katherine Street corner, for
future road purposes. The consent of the Commissioner of Highways
under the Metropolitan Adelaide Road Widening Plan Act is required to all
building works on or within 6.0 metres of the possible requirement.

Further, preliminary investigations into a potential future upgrade of the
adjacent Glen Osmond Road / Bevington Road / Conyngham Street
intersection indicate that some land may be required from this site.
However, the exact nature and timing of any requirements has yet to be
determined, and no funding has been committed to that upgrade.

Accordingly, the attached consent form should be completed and
forwarded to OPTI via dpti.luc@sa.gov.au with three copies of the
approved site plan for processing. Consent can be anticipated.
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List of Attachments Supplied By:
A Application Documents Applicant
B Representations Administration
C Response to Representations Applicant
D DPTI Sch 8 Referral Response Administration
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ITEM 3

DEVELOPMENT APPLICATION i 090/770/2019/C2 1 59 WINCHESTER

STREET, MALVERN SA 5061 (UNLEY PARK)

DEVELOPMENT APPLICATION
NUMBER:

090/770/2019/C2

ADDRESS: 59 Winchester Street, Malvern SA 5061
DATE OF MEETING: 18 February 2020
AUTHOR: Chelsea Spangler

DEVELOPMENT PROPOSAL:

Demolish rear of dwelling, carry out
alterations and construct additions including
upper storey, verandahs, fencing, garage
and carport to common boundaries and
install swimming pool

HERITAGE VALUE:

Contributory Item

DEVELOPMENT PLAN:

19 December 2017

ZONE: Residential Historic (Conservation) Zone
Policy Area 6 i Spacious Historic Unley and
Malvern Trimmer Estate

APPLICANT: A Staiano

OWNER: J Longo and J P Longo

APPLICATION TYPE: Merit

PUBLIC NOTIFICATION: Category 2

REPRESENTATIONS
RECEIVED:

YES i (2received i 1 support & 1 oppose)

CAP'S CONSIDERATION IS
REQUIRED DUE TO:

Unresolved representation

RECOMMENDATION:

Approval

KEY PLANNING ISSUES:

Building bulk / mass
Streetscape character
Amenity impacts

Wall on boundary

1. PLANNING BACKGROUND

No relevant Planning Background.
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2. DESCRIPTION OF PROPOSAL

The proposal is for the construction of additions to the rear of an existing dwelling
that comprise a new upper storey, ground floor living areas and a verandah. The
additions are designed with a series of flat roofs behind parapet walls and
materials that include fibre cement and stone cladding and aluminium frame
windows and doors.

Alterations to the existing dwelling include new sand render over the existing
render, new colorbond roof sheeting and new timber windows with shutters.

A flat roof carport is to be constructed along the eastern side of the existing
dwelling. The carport is 6 metres in length and located 1.3 metres behind the
main front wall of the dwelling. A garage is also to be constructed along the
eastern side and rear boundaries. The wall along on the side boundary will
measure 11.8 metres in length and 3.1 metres in height.

A 1.5 metre high steel blade fence and gate is to be erected on an existing stone
base along the front boundary.

A new in-ground swimming pool will be installed adjacent to the rear boundary.

3. SITE DESCRIPTION

The subject land is a residential allotment located at 59 Winchester Street,
Malvern. The land is situated between Duthy Street to the east and Cambridge
Terrace to the west.

The land is a rectangular shape allotment with a frontage of 15.23 metres and
total site area of 676m2. The land has a gentle fall toward the road in a northerly
direction.

Currently occupying the land is a single storey detached dwelling that is identified
as a Contributory Item and a garage in the rear yard.

There are no Regulated trees on the site or on adjoining properties.
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4. LOCALITY PLAN

,Subject Site / Locality | 1 | Representations

5. LOCALITY DESCRIPTION

Land Use

The locality is entirely residential in land use. Existing development comprises
predominantly of detached dwellings at low densities.

Land Division/Settlement Pattern

The original allotment layout and development pattern is largely intact.
Allotments are typically rectangular in shape with relatively consistent road
boundary setbacks.

Dwelling Type / Style and Number of Storeys

Existing dwellings include traditional cottages and villas of single storey scale.

This is pagd9 of the CounciAssessment Panel Agenda 1& February 2020



Fencing Styles

Fencing is typically low styles and of varying styles that include solid brick, timber
pickets, brush and wire mesh.

6. STATUTORY REFERRALS

No statutory referrals required.

7. NON-STATUTORY (INTERNAL) REFERRALS

The application has been referred to
relates to a Contributory Item. Please refer to Attachment D.

Please note that Administration did not routinely refer the subject application
given the nature of the development. However, Heritage Advice has been sought
to provide further information for the Panel on the matters relating to the
Contributory item.

8. PUBLIC NOTIFICATION

Category 2 notification was undertaken in accordance with Table Un/8 of the
Unley Development Plan. During the ten (10) business day notification period
two (2) representation were received as detailed below:

57 Winchester Street, Malvern (oppose)

ISSUES RAISED APPLICANTS RESPONSE
Impact of boundary wall due to The height and size of the walls are
length and height i visual and acceptable as no. 57 has walls
overshadowing measuring a total length of 26.33
metres. The size of the garage is
acceptable.
Material and colour finishes East facing sections of the boundary
wall will be finished in Surfmist.
56 Winchester Street, Malvern (support)
ISSUES RAISED APPLICANTS RESPONSE
Support

(* denotes non-valid planning considerations)
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9. DEVELOPMENT DATA

Site Characteristics

Dwelling Additions,

Development Plan

carport & garage Provision
Total Site Area 676m?2 Existing
Frontage 15.23m Existing
Depth 44.38m Existing
Building Characteristics

Floor Area
Ground Floor | 339m?

Site Coverage
Roofed Buildings 50% [150% of site area

Total Impervious
Areas

73% approx.

[170% of site

Total Building Height

From ground level

6.8m

From ground level of
the adjoining affected

6.8m approx.

land
Setbacks
Ground Floor
Front boundary (north) Rear of dwelling N/A
(new front verandah)
Side boundary (east) 3.7m im
Garage/verandah on
boundary
Side boundary (west) 1m im
Rear boundary (south) 14m 5m

Garage boundary

Upper Floor
Front boundary (north) 19.2m Behind primary street
facade
Side boundary (east) 5.7m 3m
Side boundary (west) 3m 3m
Rear boundary (south) 15m 8m

Wall on Boundary

Location Eastern boundary
Length 11.8m 19m or [150%[]of the
boundary length,
whichever is the lesser
Height 3.1m [13m
Private Open Space
Min Dimension 4m+ [4m minimum

Total Area

200m?+ (30%)

[120%

Car parking and Access

On-site Car Parking

4 spaces

2 per dwelling where
less than 4 bedrooms or
250m? floor area
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Colours and Materials

Roof Colorbond sheeting
(Monument)
Walls & Eggshell
Stone cladding
Fencing Steel

(items in BOLD do not satisfy the relevant Principle of Development Control)

10. ASSESSMENT

Zone Desired Character and Principles of Development Control

Residential Historic (Conservation) Zone

Objective 1: Conservation and enhancement of the heritage values and desired
character described in the respective policy areas, exhibited in the pattern
of settlement and streetscapes of largely intact original built fabric.

Objective 2: A residential zone for dwellings primarily in street-fronting format,
together with the use of existing buildings and sites used for non-residential
purposes for small-scale local businesses and community facilities
supporting an appealing, pleasant and convenient living environment.

Objective 3: Retention, conservation and enhancement of contributory items,
and the complementary replacement or redevelopment of non-contributory
buildings.

Objective 4: Sensitive adaptation of contributory items for alternate, small
household, living where offering tangible benefit in the retention and
refurbishment of such items.

Desired Character

Heritage Value

The Residential Historic (Conservation) Zone and its 7 policy areas have
particular significance to the history of Unley's settlement. These areas tell a
story about life in the late 19th and early 20th Century, and of the features and
circumstances of the original European communities in Unley. It is for this
reason, as well as the appealing and coherent streetscapes of largely intact
original building stock, that these areas merit particular attention and
protection.

The important defining heritage values and statements of desired character are
expressed for each of the zones seven distinctive policy areas. These values
stem from the original road layout and settlement patterns. There is a strong
consistency and an identifiable pattern in the way buildings, of varying
proportions, are sited and massed relative to the site sizes and widths of street
frontages.

There is also an identifiable rhythm of spaces between buildings and their
street setbacks. Dwellings are of a traditional street-fronting format and adopt
a strong street "address" with open front gardens and fencing, and with
outbuildings and garaging being a recessive or minor streetscape element.
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There is also a consistency in the built fabric itself with characteristic use of
building forms, detailing, materials and colours.

Contributory Iltems

A building making a positive contribution to the heritage value and desired
character of the respective policy areas is termed a "contributory item". All
contributory items are highly valued and ought not be demolished as this would
significantly erode the integrity of the zone. Sensitively designed alterations
and additions to a contributory item are appropriate, as are changes removing
or making more positive contribution of discordant building features detracting
from its contributory value. The adaptation of a contributory item for alternative
residential accommodation where this provides for the retention, and ongoing
refurbishment, of such items is also appropriate.

Assessment

The Objectives of the Residential Historic (Conservation) Zone seek to
conserve and enhance areas of historic significance, with importance given to
the built form and spatial characteristics of the original settlement. Objective 3
and the Desired Character for the zone identify the need for the retention,
conservation and enhancement of contributory items as these buildings make
a positive contribution to the heritage value of the area.

The proposal comprises a two-storey addition to the rear of an existing
contributory item. Thepr oposal wil lorriggdlnade g ak
with a modern addition that would not be readily visible from the street frontage
due to the modest building scale and significant separation distance to the
street. Although the building design would not match the historic form and
appearance of the existing dwelling, the siting of the addition behind the front
fagcade and the flat roof design which is marginally taller than the existing
roofline would ensure the built form has a recessive and inconspicuous
appearance within the streetscape. The proposal would therefore replace a
discordant building feature with a sensitively designed addition that would
protect the original form and features of the dwelling.

# # ...

SIDE ELEVATION s

Elevation drawing showing the height and scale of the proposed addition in relation to
the existing dwelling and the street
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Relevant Zone Principles of
Development Control

Assessment

PDC 1
Development should conserve and
enhance the desired character as
expressed for each of the seven policy
areas.

The subject land is situated within Policy
Area 6 1 Spacious Unley and Malvern
Trimmer Estate. The Desired Character
for this policy area requires new
development to ftonserve contributory
items, in particular symmetrical and
asymmetrical villas of Victorian and Turn-
of-the-Century era and double-fronted
cot t agAssansidered above, the
modest building scale of the upper storey
and the spatial separation between the
new building and the rear of the original
dwelling would ensure the setting of the
contributory item is not disturbed.

PDC 2

Development should comprise:

(a) alterations and/or additions to an
existing dwelling; and

(b) ancillary domestic-scaled structures
and outbuildings; and

(c) the adaptation of, and extension to, a
contributory item to accommodate and
care for aged and disabled persons, or
for a multiple dwelling or residential flat
building; and

(d) selected infill of vacant and/or under-
utilised land for street-fronting dwelling
type(s) appropriate to the policy area,
and

(e) replacement of a non-contributory
building or site detracting from the
desired character with respectful and
carefully designed building(s).

The proposed additions, carport, garage,
swimming pool and boundary fencing is
ancillary and subordinate to the existing
dwelling and therefore would not change
the existing residential use of the land.

PDC 2 of the Residential Historic
(Conservation) Zone envisages dwelling
alterations, outbuildings and other
domestic structures. The proposal is
therefore an orderly and desirable form of
development within the zone.

PDC 3

Development should retain and enhance
a contributory item by:

(a) refurbishing, restoring and improving
the original fabric and maintaining its
streetscape contribution; and

(b) avoiding works detrimentally
impacting on the built form and its
characteristic elements, detailing and
materials of the front and visible sides as
viewed from the street or any public
place (ie the exposed external walls;
roofing and chimneys; verandahs,
balconies and associated elements; door
and window detailing; and original

The proposed additions would not affect
the street appearance of the contributory
item. The side walls at ground level would
follow the existing building line while the
upper storey, which is setback 2.7 metres
from the rear of the dwelling and 19 metres
from the street boundary, would be
contained well within the ground floor
footprint.

The proposal would also replace a rear
addition (non-original) that does not
contribute positively to the contributory
item.
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Relevant Zone Principles of
Development Control

Assessment

finishes and materials) together with any
associated original fencing forward of the
main building facade; and

(c) removing discordant building
elements, detailing, materials and
finishes, outbuildings and site works; and
(d) altering or adding to the item and
carrying out works to its site only in a
manner which maintains or enhances its
contribution to the desired character, and
responds positively to the characteristic
elements and streetscape context of its
locality, in terms of the:

(i) rhythm of buildings and open spaces
(front and side setbacks) of building sites
and gaps between neighbouring building
sites; and

(ii) building scale and forms (wall heights
and proportions, and roof height,
volumes and forms); and

(i) open fencing and garden character;
and

(iv) recessive or low key nature of vehicle
garaging and the associated driveway.

The alterations to the front facade include
new sand render over the existing render,
new colorbond roof sheeting and new
timber windows with shutters. Co u n ¢
Heritage Advisor acknowledges that the
proposed works aim at improving the
appearance of the cottage, however, also
provides alternative improvements to
enhance the Contributory item (refer
Attachment D).

PDC 4

Alterations and additons to a
contributory item should be located
primarily to the rear of the building and
not be visible from the street or any
public road wunless involving the
dismantling and replacement of
discordant building elements so as to
reinstate or better complement the
buil dingbs origina
features.

The proposed additions are located to the
rear of the dwelling and the low-profile roof
design would ensure that the new building
is not readily visible from the street. PDC
4 of the zone is therefore satisfied.

PDC 9

Development should present a single
storey built scale to the streetscape. Any
second storey building elements should
be integrated sympathetically into the
dwelling design, and be either:

(a) incorporated primarily into the roof or
comprise an extension of the primary
single storey roof element without
imposing excessive roof volume or bulk,
or massing intruding on neighbouring
spacious conditions nor increasing the
evident wall heights as viewed from the
street; or

PDC 9 encourages two storey building
elements to be integrated sympathetically
into the overall design and appearance of
the dwelling. While it is also preferred that
upper storeys are incorporated into the
roof in order to be inconspicuous within the
streetscape, the new upper storey would
not have a bulk or mass that intrudes upon
the streetscape  or neighbouring
properties. The original facade of the
contributory item would be retained, with
the upper storey located behind the fagade
and well setback from side and rear
boundaries so as to maintain the visual
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Relevant Zone Principles of
Development Control

(b) set well behind the primary street
facade of the dwelling so as to be
inconspicuous in  the streetscape,
without being of a bulk or mass that
intrudes on neighbouring properties.

Assessment
and spatial amenity of neighbouring
properties.
Council 6s Heritage

confirmed that the proposed additions
would be fAinconspi cuo.l
street.scapebo

Accordingly, the design, siting and overall
size of the additions are considered to
satisfy PDC 9.

PDC 10

Buildings should be of a high quality
contemporary design and not replicate
historic styles. Buildings should
nonetheless suitably reference the
contextual conditions of the locality and
contribute positively to the desired
character, particularly in terms of:

(a) scale and form of buildings relative
to their setbacks as well as the overall
size of the site; and

(b) streetscape setting or the
characteristic pattern of buildings and
spaces (front and side setbacks), and
gaps between buildings; and

(c) primarily open front fencing and
garden character and the strong
presence of dwellings fronting the street.

The additions, carport and garage are
designed with flat roofs. The modern
design is clean and simple and is not
intended to replicate the historic style of
the contributory item. The size, scale and
siting of the proposed additions and
associated buildings is considered to be
consistent with the existing development
pattern in the locality, which comprises
rear additions and outbuildings located on
or in close proximity to side and rear
boundaries.

PDC 12

Building walls on side boundaries should
be avoided other than:

(@ a party wall of semi-detached
dwellings or row dwellings; or

(b) a single storey building, or
outbuilding, which is not under the main
dwelling roof and is setback from, and
designed such that it is a minor, low and
subservient element and not part of, the
primary street facade, where:

(i) there is only one side boundary wall;
and

(if) the minimum side setback prescribed
under the desired character is met on the
other side boundary; and

(i) the desired gap between buildings,
as set-out in the desired character, is
maintained in the streetscape
presentation.

The proposed garage will be located on
the eastern side and rear boundaries. The
wall on the eastern boundary has a length
of 11.8 metres and a maximum height of
3.1 metres. The adjoining property
owners on this side have raised concerns
with the length and height of the wall. The
wall on the rear boundary is only 5 metres
in length.

From an amenity perspective, the impacts
upon the eastern neighbour would not be
significant for the following reasons:

1 The proposed wall would adjoin the
walls of the existing dwelling and shed
of no. 57 Winchester Street with only
two metres of the wall visible from the
adjoining property;
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Relevant Zone Principles of

Development Control Assessment

fence;

overshadowing; and

colour as requested by
neighbouring.

1 The wall height of 3.1 metresis only 1.3
metres taller than a standard boundary

1 The subject land and the adjoining
property have a north to south
orientation resulting in only minimal

1 The wall will be finished in a surfmist

the

Policy Area Desired Character

Policy Area 6 i Spacious Unley and Malvern Trimmer Estate

Desired Character

Heritage Value

An important appreciation of the heritage value is formed by the
comprehensive subdivision by Trimmer (and Grainger) during 1881-1884 of
the area originally known as O6New P:
This subdivision demonstrates the extensive growth of Unley as a suburban
area in the late 19th Century.

Desired Character

The spacious streetscape character is founded on wide, tree-lined streets, grid
street | ayout (with axial vi ews fo
Parksided) and gener ous hdarea istan egtensive,g
intact collection of contributory items including distinctive Victorian and Turn-
of-the-Century villas (asymmetrical and symmetrical), double-fronted cottages
and limited complementary, Inter-war era, styles. More affluent, original owners
developed some larger, amalgamated allotments in the southern areas
establishing grander residences and gardens.

Development will:

(a) conserve contributory items, in particular symmetrical and asymmetrical
villas of Victorian and Turn-of-the-Century era and double-fronted cottages;
and

(b) be of a street-fronting dwelling format, primarily detached dwellings; and
(c) maintain or enhance the predominant streetscapes and regular road and
allotment patterns with:

(i) dwelling sites typically of 15 metres in street frontages and with site areas
of 750 square metres; and

(i) front set backs of some 7 metres; and

(iii) side setbacks of between 1 metre and 3 metres so as to maintain a total
spacing between neighbouring dwelling walls, of some 4 metres; and

(d) maintain and respect important features of architectural styles of
contributory items having typically:

() building wall heights in the order of 3.6 metres; and

(i) total roof heights in the order of 5.6 metres or 6.5 metres; and
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(iii) roof pitches in the order of 27 degrees and 35 degrees.

Assessment

The desired character for the policy area requires new development to
fconserve contributory items, in particular symmetrical and asymmetrical villas
of Victorian and Turn-of-the-Century era and double-f r ont e d
already considered, the modest building height and the siting of the additions
to the rear of the dwelling would ensure that the historic features of the
contributory item are sufficiently maintained.

. C At

Relevant Council Wide Objectives and Principles of Development Control

An assessment has been undertaken against the following Council Wide

Provisions:

City-wide Objectives and Principles of Development Control

Design and Appearance Objectives 1,2
PDCs 1, 2,3,9, 10, 12, 13, 14, 19, 20,
21
Energy Efficiency Objectives 1,2
PDCs 1,2 3,4
Form of Development Objectives 1,3,4,7
PDCs 1,2,3
Heritage Objectives 1,5
PDCs 3,4,5,6,7,8,9,10,11, 12
Interface Between Land Uses Objectives 1,2,3
PDCs 1,2,3
Landscaping Objectives 1
PDCs 1,2
Public Notification PDCs 1
Residential Development Objectives 1,2, 4
PDCs 1,5, 6,7, 13, 14, 15, 16, 17, 19,
20, 23, 24, 32, 33, 34, 35, 36, 37,
40, 41, 42
. Objectives 1,2,3,5,6
;;%”pﬁgc;réztggég"s‘;vemem °  pbCs 1,2,3,5,9,10, 12, 13, 14, 18, 19,
20,21, 22, 33

The following table includes the Council-wide provisions that warrant further
discussion in regards to the proposed development:

Relevant Council Wide
Provisions

Assessment

Residential Development

Setbacks

PDC 13 & 147 Side and
Rear Boundary

Council Wide PDC 13 recommends a minimum
setback of one metre from side boundaries for
single storey walls and three metres for two storey
walls up to seven metres in height. The proposal
satisfies the side setback requirements.

Coverage

PDC 16 & 1771 Site

Council Wide PDC 17 prescribes a total roofed
area of 50 percent of the area of the site. The
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Relevant Council Wide
Provisions

Assessment

proposed development will result in roofs covering
approximately 50 percent of the site, which is
acceptable.

PDC 19 & 20 1 Private
Open Space

Approximately 200m? of private open space will be
maintained for occupants of the dwelling, which
equates to 30% of the site area. The layout,
orientation and amount of private open space
satisfies Council Wide PDC 20 and is considered
suitable for clothes drying, entertaining and other
domestic activities.

PDC 38 & 391
Overlooking / Privacy

The side and rear upper storey window openings
are designed with raised sills at a height of 1.7
metres above the finished floor level.

The proposed measures are considered adequate
in maintaining the privacy of neighbouring
properties in accordance with Council Wide PDC
38 and 39.

PDC 411
Overshadowing and
Natural Light

Given the north to south orientation of the subject
land and the modest height and size of the upper
storey, the shadow cast by the development would
not significantly affect the adjoining properties on
either side or to the rear.

The living room windows and rear yards of
neighbouring properties will continue to receive
adequate sunlight in accordance with Council
Wide PDC 41.

11. CONCLUSION

In summary, the application is not considered to be seriously at variance with the
Development Plan and is considered to satisfy the provisions of the Development
Plan for the following reasons:

1 The proposed additions, carport, garage and swimming pool are ancillary
and subordinate to the existing dwelling and therefore would not change
the existing residential use of the land,;

1 The proposal is an orderly and desirable form of development within the
Residential Historic (Conservation) Zone, which envisages alterations and
additions to existing dwellings and associated outbuildings;
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1 The proposed additions have been carefully designed with a low roof
profile and a simple modern form that would not replicate nor overwhelm
the existing contributory place or the historic dwelling styles within the
locality;

1 The design and siting of the proposed development would not adversely
impact upon the amenity of neighbouring properties, in terms of visual
impact and access to natural light; and

1 The size, scale and siting of the proposed addition is consistent with the
existing development pattern in the locality.

The application is therefore recommended for Development Plan CONSENT.

12. RECOMMENDATION

MOVED: SECONDED:

That Development Application 090/770/2019/C2 at 59 Winchester Street,
Malvern SA 5061 to demolish rear of dwelling, carry out alterations and construct
additions including upper storey, verandahs, fencing, garage and carport to
common boundaries and install swimming pool is not seriously at variance with
the provisions of the City of Unley Development Plan and should be GRANTED
Planning Consent subject to the following conditions:

DEVELOPMENT PLAN CONSENT DETAILS OF DECISION:

1. The Development herein approved shall be undertaken in accordance
with all plans, drawings, specifications and other documents submitted to
Council and forming part of the relevant Development Application except
where varied by conditions set out below (if any) and the development
shall be undertaken to the satisfaction of Council.

2. All stormwater from the building and site shall be disposed of so as to not
adversely affect any properties adjoining the site or the stability of any
building on the site. Stormwater shall not be disposed of over a crossing
place.

3. That the total stormwater volume requirement (detention and retention) for
the development herein approved shall be determined in accordance with
the volume requirements and discharge rates specified in Table 3.1 and
4.1 in the City of Unley Development and Stormwater Management Fact
Sheet dated 15 January 2017. Further details shall be provided to the
satisfaction of Council prior to issue of Development Approval.

4. That the upper floor windows shall be treated to avoid overlooking prior to
occupation by being fitted with either permanently fixed non-openable
obscure glazed panels or raised sills to a minimum height of 1700mm
above floor level with such measures to be kept in place at all times.
Details of privacy treatments shall be provided to the reasonable
satisfaction of Council prior to Development Approval.

5. That ancillary pool and/or spa equipment shall be entirely located within a
sound attenuated enclosure prior to the operation of said equipment.
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6.

That waste water from the swimming pool shall be discharged to the
sewer, and not be allowed to flow onto adjoining properties or the street
water table under any circumstances.

NOTES PERTAINING TO DEVELOPMENT PLAN CONSENT:

T

The applicant is reminded of the requirements of the Fences Act 1975.
Should the proposed works require the removal, alteration or repair of an
existing boundary fence or the er
of | nt e rhbeisevvedio adjoirsng owners. Please contact the Legal
Services Commission for further advice on 1300 366 424 or refer to their
web site at www.Isc.sa.gov.au.

That any damage to the road reserve, including road, footpaths, public
infrastructure, kerb and guttering, street trees and the like shall be repaired
by Council at full cost to the applicant.

It is recommended that as the applicant is undertaking work on or near the
boundary, the applicant should ensure that the boundaries are clearly
defined, by a Licensed Surveyor, prior to the commencement of any
building work.

That any necessary alterations to existing public infrastructure (stobie
poles, lighting, traffic signs and the like) shall be carried out in accordance
with any requirements and to the satisfaction of the relevant service
providers.

Noise generated from ancillary pool and/or spa equipment must not
exceed the maximum noise level recommended by the EPA. For this
purpose, noise generated from ancillary pool / spa equipment shall not
exceed 52 db(a) between 7am and 10pm and 45 db(a) between 10pm
and 7am on any day, measured from a habitable room window or private
open space of an adjoining dwelling.

ect i

List of Attachments Supplied By:
A Application Documents Applicant
B Representations Administration
C Response to Representations Applicant
D Consultant Architect Referral Comments Administration
E Further Correspondence from the Representor Administration
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ITEM 4

DEVELOPMENT APPLICATION i 090/215/2019/DIV i 300 CROSS ROAD,

CLARENCE PARK SA 5034 (CLARENCE PARK)

DEVELOPMENT APPLICATION
NUMBER:

090/215/2019/DIV

ADDRESS: 300 Cross Road, Clarence Park SA 5034
DATE OF MEETING: 18 February 2020
AUTHOR: Brendan Frewster

DEVELOPMENT PROPOSAL:

Land Division - Community Title - Create
two allotments from one existing and
construction of freestanding carport in
association with existing dwelling

HERITAGE VALUE: Nil

DEVELOPMENT PLAN: 19 December 2017

ZONE: Residential Streetscape (Built Form) Zone
Policy Area 91 Spacious
Precinct 9.1 7 Clarence Park

APPLICANT: Shane Ross Webster and Katherine Elise
Olivia Webster

OWNER: Shane Ross Webster and Katherine Elise

Olivia Webster

APPLICATION TYPE:

Merit

PUBLIC NOTIFICATION:

Category 2

REPRESENTATIONS
RECEIVED:

YES i (1 oppose)

CAP'S CONSIDERATION IS
REQUIRED DUE TO:

Unresolved representation
Recommendation for refusal

RECOMMENDATION:

Refusal

KEY PLANNING ISSUES:

Intended Use of Land
Site Area and Frontage
Vehicular Access

1. PLANNING BACKGROUND

No relevant Planning Background.
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2. DESCRIPTION OF PROPOSAL

The application is for a Community Title land division to create one additional
allotment (one allotment into two). The proposed allotments will be 349m2 and
398m2 in area. A common property allotment is to be provided for shared
driveway access.

An existing dwelling on Lot 101 will be retained while Lot 102 is being created for
residential purposes (i.e. detached dwelling).

A freestanding carport is to be constructed to the rear of the existing dwelling on

Lot 101. The carport measures 6 metres in length, 6 metres wide and 2.4 metres
in height to the top of the posts.

3. SITE DESCRIPTION

The subject land is a single residential allotment located on the northern side of
Cross Road in Clarence Park. The allotment is a rectangular shape with a
frontage width of 15.28 metres, a depth of 58.22 metres and total area of 890m2.
There are no easements, rights of way or encumbrances affecting the land.

The land is relatively flat with only a gentle fall from the front of the site to the rear
boundary.

Currently occupying the land is a single storey detached dwelling located toward
the front of the property, a shed and pergola structure adjacent to the rear of the
dwelling and a front brush fence.

There are no Regulated Trees on the site or on adjoining land that would be
affected by the development.
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4. LOCALITY PLAN

lSubject Site / Locality | 1 | Representations

5. LOCALITY DESCRIPTION

Land Use

The locality comprises an established residential area that interfaces with a
school (Cabra College) on the southern side Cross Road. Existing development
includes detached dwellings, group dwellings and residential flat buildings at low
to medium densities.
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Land Division/Settlement Pattern

The land division/settlement pattern in the area is mixed and fragmented as a
result of infill development. The locality is characterised by battle-axe allotments
containing group dwellings or unit dwellings intermixed with original detached
dwellings. Front building setbacks vary as does the land allocation provided for
backyard spaces.

Dwelling Type / Style and Number of Storeys

There is a mix of dwelling types and styles with conventional, modern and
traditional dwellings prevalent along Cross Road.

Fencing Styles

Fencing styles and heights vary along Cross Road and typically comprise
masonry pillars and walling and brush.

6. STATUTORY REFERRALS

Department Planning Transport and Infrastructure (DPTI)

A referral to the Department of Planning Transport and Infrastructure (DPTI) was
required under Section 37 of the Development Act 1993 as the proposal would
alter the nature and function of the existing access on Cross Road.

DPTI is unable to support this application in its current form as the shared
driveway is not wide enough to cater for simultaneous two-way movements in the
vicinity of Cross Road.

SA Water

SA Water has raised no concerns with the proposal. The developer will be
required to meet the requirements of SA Water for the provision of water and
sewerages services. Standard conditions of consent have been recommended.

State Commission Assessment Panel (SCAP)
SCAP has raised no concerns with the proposal. Standard conditions of consent
have been recommended.

7. NON-STATUTORY (INTERNAL) REFERRALS

Traffic Referral

1 The carport does not meet minimum width requirements in the
development plan. This impacts manoeuvrability in and out of the carport;

1 Minimum sight distance to pedestrians on the frontage road, as stated in
AS2890.1, is not provided; and

1 The dimensions of the access driveway where it meets the frontage road,
although meeting Australian Standard and Development Plan
requirements, does not meet DPTI requirements.

Arboriculture Referral
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The subjecttreeisa mat ure OLondon Planed tree

trees that line Cross Road within the City of Unley. As an individual, the tree
presents good health with excellent form and structure and subsequently
contributes to the high amenity value provided by this vegetative corridor. The
proposed vehicle crossover adjacent the tree appears to replicate the existing
crossover on-site. The existing crossover exists 1.7 metres to the east of the
subject tree (centre of trunk) and this distance should be maintained. Any
compromise of this distance may result in significant tree health and structural
concerns.

8. PUBLIC NOTIFICATION

Category 2 notification was undertaken in accordance with Table Un/8 of the
Unley Development Plan. During the ten (10) business day notification period,
eight (8) representations were received as detailed below.

1.302 Cross Rd 1 oppose (wishes to be heard)
ISSUES RAISED APPLICANTS RESPONSE
Another dwelling will worsen No response provided
existing parking problems

*Object to a two-storey dwelling No response provided
as surrounding properties are
single storey and a two storey
dwelling would impact on privacy
and the landscape

(* denotes non-valid planning considerations as not related to subject application)

9. DEVELOPMENT DATA

Site Characteristics Description of Developrr_lqnt Plan
Development Provision
Total Site Area 890m?
Frontage 15.28m
Depth 58.22m
Building Characteristics
Site Area
349m? & 398m? 700m2 - Predominant
Allotment Size (not
satisfied)
Site Frontage
10.62m 15m - Predominant
4.66m (common property) | Allotment Size (not
satisfied)

Car parking and Access

On-site Car Parking 2 2 per dwelling for a
group dwelling
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Covered on-site 2 1 car parking space

parking

Driveway Width 4.66m shared 3m for two dwellings

Garage/Carport Width 6m [16.5m or [J30% of site
Rear of dwelling width, whichever is the

lesser
Garage Internal 6m 5.8m x 6m for double
Dimensions

(items in BOLD do not satisfy the relevant Principle of Development Control)

10. ASSESSMENT

Zone Desired Character and Principles of Development Control

Residential Streetscape (Built Form) Zone

Objective 1: Enhancement of the desired character of areas of distinctive and
primarily coherent streetscapes by retaining and complementing the siting,
form and key elements as expressed in the respective policy areas and
precincts.

Objective 2: A residential zone for primarily street-fronting dwellings, together
with the use of existing non-residential buildings and sites for small-scale local
businesses and community facilities.

Objective 3: Retention and refurbishment of buildings including the sensitive
adaptation of large and non-residential buildings as appropriate for supported
care or small households.

Objective 4: Replacement of buildings and sites at variance with the desired
character to contribute positively to the streetscape.

Desired Character

Streetscape Value

The Residential Streetscape (Built Form) Zone encompasses much of the

living area in inner and western Unley, (excluding the business and commercial

corridors and those areas of heritage value). The zone is distinguished by

those <collective features (ter med

variable, but coherent streetscape patterns characterising its various policy

areas and precincts. These attributes include the:

(a) rhythm of building sitings and setbacks (front and side) and gaps between

buildings; and

(b) allotment and road patterns; and

(c) landscape features within the public road verge and also within dwelling

sites forward of the building fagade; and

(d) scale, proportions and form of buildings and key elements.

Streetscape Attributes

It is important to create high quality, well designed buildings of individuality and
design integrity that nonetheless respect their streetscape context and
contribute positively to the desired character in terms of their:
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(a) siting - open style front fences delineate private property but maintain
the presence of the dwelling front and its garden setting. Large and
grand residences are on large and wide sites with generous front and
side setbacks whilst compact, narrow-fronted cottages are more tightly
set on smaller, narrower, sites. Infill dwellings ought to be of proportions
appropriate to their sites and maintain the spatial patterns of traditional
settlement; and

(b) form - there is a consistent and recognisable pattern of traditional
building proportions (wall heights and widths) and overall roof height,
volume and forms associated with the various architectural styles. Infill
and replacement buildings ought to respect those traditional proportions
and building forms; and

(c) key elements - verandahs and pitched roofs, the detailing of facades
and the use of traditional materials are important key elements of the
desired character. The use of complementary materials, careful
composition of facades, avoidance of disruptive elements, and keeping
outbuildings, carports and garages as minor elements assist in
complementing the desired character.

Sites greater than 5000 square metres will be developed in an efficient and co-
ordinated manner to increase housing choice by providing dwellings,
supported accommodation or institutional housing facilities at densities higher
than, but compatible with, adjoining residential development.

Sites for existing or proposed aged care housing, supported accommodation
or institutional housing may include minor ancillary non-residential services
providing that the development interface is compatible with adjoining
residential development.

Assessment

The objectives of the Residential Streetscape (Built Form) Zone seek the
enhancement of the desired character of the area. The desired character
recognizes the importance of maintaining coherent streetscapes, including
attributes such as allotment patterns.

The northern side of Cross Road comprises an established residential area
with a diverse built form character that is a result of infill development that has
taken place over a period of time. While original street-fronting dwellings on
large rectangular allotments are still evident within the surrounding area, land
within the immediate locality has been fragmented particularly with group
dwellings on battle-axe allotments.

The proposed division of land would create a battle-axe allotment that is similar
in size and layout to that of the adjoining properties on both the eastern and
western sides and to existing developments further east on Cross Road.

From a built form perspective, the existing streetscape would be maintained as
the existing dwelling fronting Cross Road would be retained and the proposed
carport for the existing dwelling would not be readily visible from the road
frontage.
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For these reasons, the proposal is considered to sufficiently maintain the
existing streetscape attributes and therefore would not be at odds with the
desired character of the Residential Streetscape (Built Form) Zone.

Relevant Zone Principles of
Development Control

Assessment

PDC 2

Development should comprise:

(a) alterations and/or additions to an

existing dwelling; and

(b) ancillary domestic-scaled structures

and outbuildings; and

(c) the adaptation of, and extension to, a

building to accommodate and care for

aged and disabled persons, or for a

multiple dwelling or residential flat

building; and

(d) selected infill of vacant and/or under-

utilised land for street-fronting dwelling

type(s) appropriate to the policy area;

and

(e) replacement of a building or site
detracting from the desired
character of a precinct with
respectful and carefully designed
building(s).

The subject land is currently occupied by
a single storey dwelling that addresses the
Cross Road frontage. This dwelling is to
be retained.

PDC 2 of the Residential Streetscape
(Built Form) Zone envisages selected infill
development on vacant or under-utilised
all ot ment s-f fomrt i Mgytdr
Although the proposal would create a new
allotment for a dwelling that would not front
Cross Road (i.e. rear lot dwelling), the
retention of the existing dwelling and
driveway access would ensure the
prevailing streetscape character is
maintained.

PDC 8

Development should comprise street-
fronting dwellings exhibiting streetscape
attributes consistent with the desired
character. In this respect:

(a) sites should not be amalgamated for
the purposes of developing residential
flat buildings, group dwellings or non
street-fronting dwellings unless involving
existing large sites occupied by buildings
of discordant character where the
consolidated site and its replacement
dwellings produce a streetscape setting
and built forms complementing the
desired character; and

(b) Ahammer heado a
not be created, nor should a dwelling be
located in a rear yard of an existing
street-fronting dwelling site where this
would detrimentally impact on the
established settlement pattern or impose
on the characteristic spacious setting of
neighbouring dwelling sites, exceed
single storey, or impose excessive
building bulk.

PDC 8 discourages the creation of battle-
axe allotments and rear-of-lot dwellings
where  such  development  fwould
detrimentally impact on the established
settlement pattern or impose on the
characteristic ~ spacious  setting  of
neighbouring dwelling sites, exceed single
storey, or impose excessive building bulk.

The size and the configuration of the
proposed allotments would be consistent
with the adjoining development on both
sides and the general allotment pattern
within the locality.

The applicant has provided an indicative
building envelope for a dwelling on Lot 102
that demonstrates the new battle-axe
allotment is also large enough to
accommodate a single storey dwelling.
There are concerns however with the
width of the proposed driveway access for
both allotments, which is considered in
more detail below.
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Relevant Zone Principles of
Development Control

Assessment

PDC 14

A carport or garage should form a
relatively minor streetscape element and
should:

(a) be located to the rear of the dwelling
as a freestanding outbuilding; or

(b) where attached to the dwelling be
sited alongside the dwelling and behind
its primary street facade, and adopt a
recessive building presence. In this
respect, the carport or garage should:

(i) incorporate lightweight design and
materials, or otherwise use materials
which complement the associated
dwelling; and

(i) be in the form of a discrete and
articulated  building element not
integrated under the main roof, nor
incorporated as part of the front
verandah or any other key element of the
dwelling design; and

(iif) have a width which is a proportionally
minor relative to the dwelling facade and
its primary street frontage; and

(iv) not be sited on a side boundary,
except for minor scale carports, and only
where the desired building setback from
the other side boundary is achieved.

The proposed carport is located to the rear
of the existing dwelling on Lot 101 and
therefore would be a minor streetscape
element as envisaged by PDC 14.

PDC 17

Land should only be divided:

(a) on a detached dwelling site - where
the resultant allotment(s) conform with
the minimum street frontage and site
area set out in the desired character; or
(b) on a site of other dwelling types - to
give separate title to approved
dwelling(s) site(s) (including any
common land of a community land
division) upon which the dwelling
construction or conversion has been
substantially commenced; or

(c) in those parts of the zone where the
prevailing settlement pattern is clearly at
variance with the desired character of
the respective policy area i where the
resultant allotment(s) are consistent with
those in the locality, providing the
allotment(s) provide for dwellings of
street-fronting format and the building

The desired character for Policy Area 9
envisages an allotment area of 700m2 and
a frontage width of 15 metres for new
allotments within Precinct 9.1 i Clarence
Park. The proposed allotments would
have an area of 349m2 and 398m?2 and a
frontage of 10.62 metres would be
maintained for the existing dwelling.
Although the proposed site areas and
frontages are significantly less than the
desired allotment sizes, in this instance,
the proposed allotments would be of a size
and layoutthatisiconsi st ent
t he | o dtslalsotopserved that the
subject land is located in a part of the
Residential Streetscape (Built Form) Zone
Awhere the prevaildi
clearly at variance with the desired
character of the re
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Relevant Zone Principles of

Development Control Assessment

settings and proportions which reinforce | On balance, the proposed allotment
the desired character. density is compatible with the existing and

desired built form and

PDC 17 is therefore satisfied.

characteristics of the locality. The intent of

Policy Area Desired Character

Policy Area 91 Spacious

Desired Character

This policy area contains eleven precincts located across the City of Unley from
Everard Park and Clarence Park in the west through to Parkside and Fullarton
in the east.

The desired character and streetscape attributes to be retained and enhanced
for each of these precincts is set out below. The table below identifies in detail
the differences between the twelve precincts in terms of the predominant:

a) allotment widths and sizes;

(b) front and side building setbacks including the collective side setbacks; and
(c) the prevailing architectural styles (and characteristic built forms and
detailing).

Desired Character

The streetscape attributes include the:

(a) low scale building development;

(b) spacious road verges and front and side building setbacks from the street;
(c) forms and detailing of the predominant architectural styles (variously
Victorian and Turn-of-the-Century double-fronted cottages and villas, and
Inter-War era housing, primarily bungalow but also tudor and art deco and
complementary styles); and

(d) varied but coherent rhythm of buildings and spaces along its streets.
Development will:

(a) be of a street-front dwelling format, primarily detached dwellings; and

(b) maintain or enhance the streetscape attributes comprising:

(i) siting - the regular predominant subdivision and allotment pattern, including
the distinctive narrow-fronted sites associated with the various cottage forms
(found only in the Unley (North) and Wayville Precincts). This produces a
streetscape pattern of buildings and gardens spaces set behind generally open
fenced front boundaries. Street setbacks are generally 6 to 8 metres and side
setbacks consistently no less than 1 metre and most often greater, other than
for narrow fronted cottages. Such patterns produce a regular spacing between
neighbouring dwellings of generally between 5 metres and 7 metres (refer table
below); and

(i) form - the consistent and recognisable pattern of traditional building
proportions, including the wall heights and widths of facades and roof heights,
volumes and shapes associated with the architectural styles identified in the
table below; and

This is pag&1 of the CounciAssessment Panel Agenda 1& February 2020



(i) key elements - the iconic and defining design features including, in
particular the detailed composition and use of materials on facades and roofing
of the predominant architectural styles identified in the table below.

Assessment

streetscape.

The desired character for the Policy Area seeks to ensure that the streetscape
attributes are retained and enhanced.

As already considered, the proposed division of land would create a battle-axe
allotment that is similar in size and layout to those of the adjoining properties
and several others within the locality. The retention of the existing street-
fronting dwelling would maintain the existing built form character of the

Relevant Council Wide Objectives and Principles of Development Control

An assessment has been undertaken against the following Council Wide

Provisions:

City-wide Objectives and

Principles of Development Control

Design and Appearance Objectives | 1,2
PDCs 1,2,3,9,10,12,13, 14,19, 20,21
Form of Development Objectives | 1,3,4,7
PDCs 1,2,3
Interface Between Land Objectives | 1,2,3
Uses PDCs 1,2,3
Land Division Objectives |1, 2,4
PDCs 1,2,3,4,5,6,7,8,10,11,12,13, 15
Residential Development | Objectives |1,2,3,4,5
PDCs 1,2,3,4,5,6,7,8,9, 10, 11, 12, 13, 14,
15, 16, 17, 18, 19, 20, 21, 22, 23, 24, 25,
26, 27, 28, 29, 30, 31, 32, 33, 34, 35, 36,
37, 38, 39, 40, 41, 42, 43, 44, 45, 46, 47,
48, 49, 50, 51, 52, 53, 54, 55, 56, 57, 58,
59, 60, 61, 62
Transportation Objectives | 1,2,3,5,6
(Movement of People and | PDCs 1, 2,3,5,9, 10, 12, 13, 14, 18, 19, 20,
Goods) 21, 22,33

The following table includes the Council-wide provisions that warrant further
discussion in regards to the proposed development:

Relevant Council Wide
Provisions

Assessment

Land Division

PDC 17 Intended Use of
Land

Council Wide PDC 1 seeks to ensure that when
land is divided it is suitable for the purpose for

which it is to be used or developed. The

proposed division of land is seeking to create two
Community Title allotments. The front allotment
would contain the existing dwelling while the rear
allotment would accommodate a group dwelling.
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Although the proposed allotments are large
enough to contain a single storey dwelling, it is
considered that the proposed common access
point would not provide safe and convenient
vehicular access for residents and visitors as it
would not cater for simultaneous two-way
movements. As the proposed access does
achieve a 6 metre by 6 metre passing area, DPTI
is unable to support the proposal from a traffic
safety perspective.

Accordingly, the proposal is at variance to Council
Wide PDC 1 (Land Division) as the proposed
allotments are unsuitable for their intended
purpose.

PDC 2 & 6 1 Vehicle
Access

The proposal includes the widening of the existing
vehicle crossover to a maximum width of 4.66
metres. Given the access is less than 6 metres
wide at the property boundary and further reduces
to only 3.06 metres for the main driveway, there
would be insufficient area for simultaneous two-
way vehicles movements. This would result in
potential vehicle queuing on Cross Road that
would interfere with the free flow of traffic and thus
increase the accident potential in this location.

In addition, the widening of the existing crossover
is likely to adversely impact the health and
longevity of t he exi sting str
Arborist has inspected the tree and confirmed that
the tree is in good health and make a significant
contribution to the amenity of the area. To protect
the tree, the current offset distance of 1.7 metres
between the existing crossover and the trunk of the
tree should be maintained. The proposed offset of
1.15 metres, and the further widening of the
crossover, is likely to result in the loss of the tree,
which is not supported by Council.

Council Wide PDC 2(f) and PDC 6(l) have not been
satisfied.

PDC 2 & 61 Services &
Infrastructure

As required under Section 33 of the Development
Act 1993, the applicant will be required to provide
all necessary water supply, electricity and
sewerage services to the proposed allotments.
The provision of such services would not be
problematic as the subject land is within an
established residential area that is serviced with
the appropriate civil works infrastructure. Council
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Wide PDC 2(b)(c) and (d) and PDC 6(c) and (h) are
therefore satisfied.

PDC 7 1 Residential | The proposed allotments are regular in shape and
Allotments have a north to south orientation. This would allow
a dwelling to be designed with north and east-
facing windows to maximise energy efficiency. The
layout and orientation of the proposed allotments is
acceptable.

PDC 11 i1 Allotment | Council Wide PDC 11 requires allotments to be at
Depth least 20 metres in depth in order to maintain an
orderly allotment pattern. The proposed allotments
satisfy this requirement.

Transportation (Movement of People and Goods)

PDC 4 1 Access on | Council Wide PDC 4 seeks to ensure that the
Arterial Roads. number, location and design of access points onto
the arterial roads are such as to minimise traffic
hazards and queuing on roads.

As the proposal would change the nature and
function of the existing access on Cross Road, the
application has been referred to DPTI pursuant to
Section 37 of the Development Act 1993. DPTI is
unable to support the proposal in its current form
as the shared driveway is not wide enough to cater
for simultaneous two-way movements in the
vicinity of Cross Road.

As it has not been not been demonstrated that the
proposed access would minimise queuing on
Cross Road, the proposal is at variance to PDC 4.

The widening of the access to achieve the
necessary 6 metre by 6 metre passing area would
require the removal of the existing dwelling and
also the removal of the existing street tree, which
S not supported by
department.

11. CONCLUSION

In summary, the application is considered to be at variance with the Development
Plan and is not considered to satisfy the provisions of the Development Plan for
the following reasons:
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1 The proposed allotments are unsuitable for their intended purpose;

1 The proposal would not cater for simultaneous two-way movements in the
vicinity of Cross Road thus resulting in potential vehicle queuing that would
interfere with the free flow of traffic and increase the potential for
accidents; and

1 The proposal would impact adversely on the health and longevity of an
existing street tree that makes a significant contribution to the amenity of
the locality.

The application is therefore recommended for REFUSAL.

12. RECOMMENDATION

MOVED: SECONDED:

That Development Application 090/215/2019/DIV at 300 Cross Road, Clarence
Park SA 5034 for Land Division - Community Title - Create two allotments from
one existing; and construction of freestanding carport in association with existing
dwelling is not seriously at variance with the provisions of the City of Unley
Development Plan. The application should be REFUSED Planning Consent for
the following reasons:

1 The proposed allotments are unsuitable for their intended use or purpose,
contrary to Council Wide Land Division PDC 1;

1 The proposal would not provide safe and convenient vehicular access in so
far as it would not cater for simultaneous two-way movements in the vicinity
of Cross Road thus resulting in potential vehicle queuing that would interfere
with the free flow of traffic and increase the potential for accidents, contrary
to Council Wide Transportation (Movement of People and Goods) PDC 4;

1 The proposal would impact adversely on the health and longevity of an
existing street tree that makes a significant contribution to the amenity of the
locality, contrary to Council Wide Residential PDC 43(c); and

1 The proposal is at variance to the following provisions of the Unley
Development Plan:
o Council Wide Principle of Development Control 1, 2, 6 and 14 of the Land
Division Section;
o Council Wide Objective 3, 4, 6 and 7 and Principle of Development Control
3, 4, 13 and 16 of the Traffic (Movement of People and Goods) Section.
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List of Attachments Supplied By:
A Application Documents Applicant

B Representations Administration
C Arborist Referral Comments Administration
D Traffic Referral Comments Administration
E DPTI Referral Response Administration
F SCAP Requirements Administration
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ITEMS5

DEVELOPMENT APPLICATION I 090/494/2019/C2 i1 11 ADA STREET,

GOODWOOD SA 5034 (GOODWOOD)

DEVELOPMENT APPLICATION
NUMBER:

090/494/2019/C2

ADDRESS: 11 Ada Street, Goodwood SA 5034
DATE OF MEETING: 18 February 2020
AUTHOR: Harry Stryker

DEVELOPMENT PROPOSAL:

Carry out alterations and construct upper
storey addition

HERITAGE VALUE: Non-Contributory

DEVELOPMENT PLAN: 19 December 2017

ZONE: Residential Historic Conservation Zone
Policy Area 1

APPLICANT: Southern Home Improvements P/L

OWNER: Andrew John McAllister and Erin Dolores
McAllister

APPLICATION TYPE: Merit

PUBLIC NOTIFICATION: Category 2

REPRESENTATIONS
RECEIVED:

YES i1 1 opposed

CAP'S CONSIDERATION IS
REQUIRED DUE TO:

Unresolved representations

RECOMMENDATION:

Approval

KEY PLANNING ISSUES:

Built Form/Visual amenity
Overshadowing

1. DESCRIPTION OF PROPOSAL

The proposed development is to carry out alterations and construct upper storey
additions abutting the southern party wall.

2. SITE DESCRIPTION

The site is rectangular with a western frontage to Ada Street of 9.1 metres and
a depth of 34.1 metres. T