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 AGENDA 

FOR COUNCIL ASSESSMENT PANEL MEETING TO BE HELD ON 

4 DECEMBER 2018 AT 6:00 PM 

IN THE COUNCIL CHAMBER, 12 JAMES STREET, SALISBURY 

MEMBERS 

Mr D Wallace (Presiding Member) 

Mr R Bateup 

Ms S Johnston 

Mr J Watson  

 

REQUIRED STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos (Assessment 

Manager) 

Team Leader – Planning, Ms A Curtis 

Development Officer – Planning, Ms K Brown 

Development Officer – Planning, Mr C Carrey 

Planning Consultant, Mr M Attkinson 

 

  

APOLOGIES  

LEAVE OF ABSENCE    

ENDORSED MINUTES FROM PREVIOUS MEETING 

Copy of the Endorsed Minutes of the Council Assessment Panel Meeting held on 25 

September 2018.   

DECLARATIONS OF CONFLICTS OF INTEREST  
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REPORTS 

Development Applications 

5.1.1 361/1720/2018/3B ................................................................................................. 19 

 Child care centre comprising new building, signage, boundary acoustic 

fencing and associated car parking at 158-160 and 162 Salisbury highway, 

Salisbury for AO Salisbury Pty Ltd 

5.1.2 361/334/2018/3B ................................................................................................. 301 

 Amendment to Development Approval 361/2876/2005/1B (Increase Student 

Number Cap From 335 to 440 Students) and New Classroom at 346-354 

Wright Road, Para Vista SA 5093 and 130-144 Nelson Road, Para Vista SA 

5093 for Kilpatrick Architecture 

5.1.3 361/1223/2017/3B ............................................................................................... 441 

 Change of use to truck parking depot and associated signage at 108 Levels 

Road, Cavan for Ace Bitumen Contractors Pty Ltd 

5.1.4 361/1246/2018/3B ............................................................................................... 555 

 Change of Use to Truck Parking Depot at 106 and 108 Levels Road, Cavan 

for Medalstone Pty Ltd – M & J Beattie 

5.1.5 361/1755/2018/2T ............................................................................................... 695 

 Removal of a regulated tree on road reserve adjacent 3 Weemala Road, 

Salisbury East SA 5109 for City of Salisbury 

OTHER BUSINESS 

5.2.1 Appointment of an Acting Presiding Member .................................................... 743 

5.2.2 Planning Reforms - Accredited Professionals Scheme Draft Regulations .......... 745   

5.2.3 Status of Current Appeal Matters and Deferred Items 

5.2.4 Policy Issues is Arising from Consideration of Development Applications 

5.2.5 Future Meetings & Agenda Items 
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CLOSE 

Please note: 

Council is committed to openness and transparency in its decision making processes. 

However, some documents contained within attachments to the Development Assessment 

Panel agenda items are subject to copyright laws.  Due to copyright restrictions the files are 

only available for viewing. Printing is not possible.   If these documents are reproduced in 

any way, including saving and printing, it is an infringement of copyright.  

By downloading this information, you acknowledge and agree that you will be bound by 

provisions of the Copyright Act 1968 (Cth) and will not reproduce these documents without 

the express written permission of the copyright owner. 
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MINUTES OF COUNCIL ASSESSMENT PANEL MEETING HELD IN THE COUNCIL 

CHAMBER, 12 JAMES STREET, SALISBURY ON 

25 SEPTEMBER 2018 

 

MEMBERS PRESENT 

Ms L Caruso (Acting Presiding Member) 

Mr R Bateup 

Mr J Watson  

 

 

STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos (Assessment Manager) 

Development Officer – Planning, Mr C Carrey 

Planning Consultant, Mr M Atkinson 

 

  

The meeting commenced at  6.00 pm  

 

The Acting Presiding Member welcomed the members, staff and the gallery to the meeting. 

 

 

APOLOGIES  

Apologies were received from Mr D Wallace (Presiding Member) and Ms S Johnston. 

 

DECLARATIONS OF CONFLICTS OF INTEREST  

 

Nil  
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REPORTS 

Development Applications 

5.1.1 361/631/2018/2A 
 

 Residential Development Comprising the Construction of Two Two Storey Dwellings 

and Retention of Existing Single Storey Dwelling at 3 Elaine Avenue, Pooraka SA 

5095 for Fadak Mohammadi 

 

  

REPRESENTORS 

 

A J Schloithe and S Parker, were invited to speak but were not present at the meeting. 

 

M E M Klawitter, spoke to their representation. 

 

 

APPLICANT 

 

Mr Fadak Mohammadi to their application 

 

 

 

Mr Watson  moved and the Council Assessment Panel resolved that: 

 

A. The proposed development is not considered to be seriously at variance with the 

Salisbury Development Plan – Consolidated 15 December 2016. 

 

B. Pursuant to Section 33 of the Development Act 1993, Development Plan 

Consent is GRANTED to application number 361/631/2018/2A for the 

construction of two (2), two-storey dwellings and the retention of a single storey 

dwelling, with associated retaining walls, fencing and landscaping, at 3 Elaine 

Avenue, Pooraka, in accordance with the plans and details submitted with the 

application and subject to the following conditions: 

 

Development Plan Consent Conditions 

 

1. The development shall be carried out in accordance with the details submitted 

with the application and the following stamped approved plans and documents, 

except where otherwise varied by the conditions herein: 

 

Drawing No. Plan Type Date Prepared By 

DA00 Cover 15 June 2018 1980 Home 

DA01 Site Plan 15 June 2018 1980 Home 

DA02 Ground Floor Plan 15 June 2018 1980 Home 

DA03 First Floor Plan 15 June 2018 1980 Home 

DA04 Lower Roof Plan 15 June 2018 1980 Home 

DA05 Upper Roof Plan 15 June 2018 1980 Home 
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DA06 Elevations 15 June 2018 1980 Home 

DA07 Elevations 15 June 2018 1980 Home 

DA08 Landscape Plan 15 June 2018 1980 Home 

N/A Civil Plan N/A Unknown 
 

*  The approved documents referred to above are subject to change permitted 

by minor variations permitted through the Building Rules Consent process. 

 

*  Except where otherwise stated, the development shall be completed prior to 

occupation/commencement of use. 

 

Reason:  To ensure the proposal is established in accordance with the 

   submitted plans. 

 

2. The external surfaces of the building shall: 

 

a. be of new non-reflective materials; and 

b. be finished in natural tones; and 

c. be maintained in good condition at all times. 

 

Reason: To ensure the building is of a high standard of appearance and 

complements the site and surrounds. 

 

3. The designated landscaping areas shall be planted in accordance with the 

Landscape Plan, herein approved and shall be maintained (including the 

replacement of diseased or dying plants and the removal of weeds and pest 

plants) to the reasonable satisfaction of Council.  All landscaping is to be 

completed prior to occupation of the dwellings. 

 

Reason: To ensure the subject land is landscaped so as to enhance the 

visual and environmental amenity of the locality. 

 

4. Stormwater systems shall be designed and constructed to cater for minor storm 

flows (Residential ARI =5yrs). The design of the stormwater system shall 

ensure that no stormwater is discharged onto any adjoining land. Surface 

stormwater is to be managed in a manner that ensures no ponding of water 

against buildings and structures, no creation of any insanitary condition, and no 

runoff into neighbouring property for the major storm event ARI = 100 years. 

 

   Reason:  To ensure flood protection of the buildings. 

 

5. All driveways and car parking areas shall be constructed with either brick 

paving, concrete or bitumen to a standard appropriate for the intended traffic 

volumes and vehicle types.  Driveways and carparking areas shall be established 

prior to the occupation and maintained at all times to the satisfaction of Council. 

 

Reason: To ensure access and carparking is provided on the site in a 

manner that maintains and enhances the amenity of the locality. 
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Advisory Note:  

 

That a temporary fence be installed along the common boundary with 5 Elaine Avenue, 

Pooraka, for the period of construction to maintain privacy and security to the adjoining 

dwelling. 

 

 

 

5.1.2 361/1002/2018/3B 
 

 Supported care facility comprising 79 beds, 8 independent living units, offices, 

amenities, associated facilities and services, common areas, car parking, fencing and 

landscaping at 16-26 Parawae Road, Salisbury Plain, SA 5109 for St Basil's Homes 

(SA) 

  

REPRESENTORS 

 

A P Richardson and J A Richardson, spoke to their representation. 

 

A L O'Toole and T J O'Toole, were invited to speak but were not present at the 

meeting. 

 

P P Pham and P B T Vo, were invited to speak but were not present at the meeting. 

 

T Q Pham and K O Tran, were invited to speak but were not present at the meeting. 

 

M J Searle and M L Searle, spoke to their representation. 

 

K L Carter, were invited to speak but were not present at the meeting. 

 

 

APPLICANT 

 

Carl Reeves – Director - Pruszinski PACT Architects 

Greg Vincent – Director – Masterplan 

Ben Wilson – Director – Cirqa Traffic Consultants 

 

 

The Acting Presiding Member called for a mover. 

 

Mr Bateup  moved and Mr Watson seconded and the Council Assessment Panel 

resolved that: 

 

A. The proposed development is not considered to be seriously at variance with the 

Salisbury Council Development Plan – Consolidated 15 December 2016. 
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B. Pursuant to Section 33 of the Development Act 1993, Development Plan 

Consent is GRANTED to application number 361/1002/2018/3B for Supported 

care facility comprising 79 beds, 8 independent living units, offices, amenities, 

associated facilities and services, common areas, car parking, fencing and 

landscaping in accordance with the plans and details submitted with the 

application and subject to the following reserved matters and conditions: 

 

Reserved Matters: 

 

The following matter/s shall be submitted for further assessment and approval 

by the Manager – Development Services, as delegate of the Council Assessment 

Panel, as Reserved Matters under Section 33(3) of the Development Act 1993: 

 

1. An Environmental Site History Report prepared by a suitably qualified 

person which reports on the land use history and condition of the site.  The 

report provided must be able to identify that the land is suitable for the 

proposed use with the overall risk being low. 

 

Note:  The report should be prepared in accordance with Planning Advisory 

Note 20 and the EPAs Implementation of the National Environment 

Protection (Assessment of Site contamination) Measure 1999.  If the 

site has been used for any activities listed in Appendix 1 of PAN 20 

(or any other potentially contaminating activity) or the preliminary 

site assessment reveals that contamination is suspected or identified, 

then further site assessment and investigations will be required. 

 

2. A detailed Landscaping Plan which shall include: 

a) Final locations for all landscaped areas, including designated areas for 

trees, shrubs and groundcovers 

b) Species to be used, which should predominantly comprise native species 

c) Maintenance methods including irrigation 

 

3. A Construction Environmental Management Plan (CEMP) which shall 

include: 

a) Hours of operation 

b) Arrangement for management of stormwater, noise  and dust 

c) Measures to eliminate drag out from the site during wet weather events 

d) A Soil Erosion and Drainage Management Plan 

 

 

Development Plan Consent Conditions 

 

1. The development shall be carried out in accordance with the details submitted 

with the application and the following stamped approved plans and documents, 

except where otherwise varied by the conditions herein: 

 

Drawing No. Plan Type Date Prepared By 

17022-01-02 Site Plan - Ground Date received PACT 
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Issue 2 Stamped by 

Council 7 August 

2018 

17022-01-03 

Issue 1 

Site Plan – Level 1 13.06.2018 PACT 

17022-01-04 

Issue 1 

Site Plan – Roof 13.06.2018 PACT 

17022-01-03 

Issue 1 

Site Plan – Level 1 13.06.2018 PACT 

17022-01-11 

Issue 1 

Materials 13.06.2018 PACT 

17022-02-01 

Issue 1 

Building 1 – 

Ground Plan 

13.06.2018 PACT 

17022-02-02 

Issue 1 

Building 1 – Level 

1 Plan 

13.06.2018 PACT 

17022-02-03 

Issue 1 

Building 1 – Roof 

Plan 

13.06.2018 PACT 

17022-02-04 

Issue 1 

Building 1 – 

Elevation Sheet 1 

13.06.2018 PACT 

17022-02-05 

Issue 1 

Building 1 – 

Elevation Sheet 2 

13.06.2018 PACT 

17022-02-07 

Issue 1 

Building 2 – Plans 13.06.2018 PACT 

17022-02-08 

Issue 1 

Building 2 - 

Elevations 

13.06.2018 PACT 

17022-02-010 

Issue 1 

Building 3 – Plans 13.06.2018 PACT 

17022-02-11 

Issue 1 

Building 3 – Roof 

Plans 

13.06.2018 PACT 

17022-02-12 

Issue 1 

Building 3 - 

Elevations 

13.06.2018 PACT 

17022-02-14 

Issue 1 

Building 4 - Plans 13.06.2018 PACT 

17022-02-15 

Issue 1 

Building 4 - 

Elevations 

13.06.2018 PACT 

17022-02-17 

Issue 3 

Building 5 - Plans 13.06.2018 

(Date Received 

Stamped by 

Council 6 

September 2018) 

PACT 

17022-02-18 

Issue 1 

Building 5 – Roof 

Plans 

13.06.2018 PACT 

17022-02-19 

Issue 3 

Building 5 - 

Elevations 

13.06.2018 

(Date Received 

Stamped by 

Council 6 

September 2018) 

PACT 

17022-02-21 

Issue 1 

Building 6 - Plans 13.06.2018 PACT 
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17022-02-22 

Issue 1 

Building 6 – Roof 

Plan 

13.06.2018 PACT 

17022-02-23 

Issue 1 

Building 6 - 

Elevations 

13.06.2018 PACT 

17022-02-25 

Issue 1 

Building 7 - Plans 13.06.2018 PACT 

17022-02-26 

Issue 1 

Building 7 - 

Elevations 

13.06.2018 PACT 

17022-02-28 

Issue 1 

Building 8 - Plans 13.06.2018 PACT 

17022-02-29 

Issue 1 

Building 8 – Roof 

Plans 

13.06.2018 PACT 

17022-02-30 

Issue 1 

Building 8 - 

Elevations 

13.06.2018 PACT 

17022-01-12 

Issue 4 

Overlooking 10.09.2018 

(Date Received 

Stamped by 

Council 10 

September 2018) 

PACT 

DT180304.01 Issue 1 Site Plan Part 1 14.06.2018 

(Date Received 

Stamped by 

Council 6 

September 2018) 

Structural Systems 

DT180304.02 Issue 0 Site Plan Part 2 14.06.2018 Structural Systems 

DT180304.03 Issue 0 Details 14.06.2018 Structural Systems 

DT180304 Stormwater 

Management 

Report 

14.06.2018 Structural Systems 

SP-01 Combined Services 

– Ground Level and 

Site Plan 

May 2018 BESTEC 

SP-02 Combined Services 

– First Level 

May 2018 BESTEC 

SP-03 Combined Services 

– Roof Level 

May 2018 BESTEC 

55968/0/0 Electrical Services  31 May 2018 BESTEC 

N/A Planning Report June 2018 Masterplan 

17181 Traffic and Parking 

Report 

13 June 2018 CIRQA 

N/A Waste Management 

Statement 

16 May 2018 PACT 

N/A Response to 

Representations 

Date Received 

Stamped by 

Council 6 August 

2018 

Masterplan 

17181/BNW Response to 

Representations - 

CIRQA 

Date Received 

Stamped by 

Council 7 August 

CIRQA 
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2018 

N/A Response to request 

for additional 

information 

(Date Received 

Stamped by 

Council 6 

September 2018 

Masterplan 



 All plans and details approved by Council under Reserved Matters 1, 2 and 3 

form part of this consent and are in addition to those plans and details listed in 

the table above. 

 The approved documents referred to above may be subject to change by minor 

variations permitted through the Building Rules Consent process. 

 Except where otherwise stated, the development shall be completed prior to the 

commencement of use. This extends to documents approved as Reserved 

Matters. 

 

Reason: To ensure the proposal is established in accordance with the  

  submitted plans. 

 

2. The Developer shall employ measures to eliminate dust emission from the site 

during construction period so as not to cause nuisance to adjoining residents. 

Reason: To preserve the amenity of the locality during construction work. 

3. Site work, demolition work and building work shall be carried out only between 

the hours of 7.00am to 7.00pm Monday to Saturday and 9.00am to 5.00pm 

Sunday. 

 

Reason: To limit the effect of construction on the amenity of the locality. 

 

4. Noise measured at the nearest residential property boundary shall remain within 

the requirements of the Environment Protection Authority (EPA) guidelines for 

development within a residential area. 

 

   Reason:   To ensure that noise does not cause nuisance to adjoining   

   residential  occupiers or owners. 

 

5. No materials, goods or containers shall be stored in the designated vehicle 

parking area or driveways. 

 

   Reason: To ensure the vehicle parking areas are always available for the 

   purpose they are designed.  Further that the site be maintained in a 

   clean and tidy state. 

 

6. The designated landscaping areas, approved by Council under Reserved Matter 

1 shall be established within three (3) months of the approved use commencing. 

All landscaping shall be maintained (including the replacement of diseased or 

dying plants and the removal of weeds and pest plants) to the reasonable 

satisfaction of Council.   

 

  Reason: To ensure the subject land is landscaped so as to enhance the visual 

   and environmental amenity of the locality. 
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7. Outside lighting shall be installed in accordance with the Lighting Plans 

approved by Council under Development Plan Condition 1 and shall be directed 

and shaded to prevent light overspill and/or nuisance to adjacent occupiers or 

distraction to drivers on adjacent public roads. 

 

  Reason: To ensure that floodlighting does not cause nuisance or danger to 

   adjoining occupiers or road users thereby reducing the amenity of the 

   locality and/or making road use unsafe. 

 

8. All waste and other rubbish shall be contained and stored pending removal in 

covered containers, screened from public view and kept within the designated 

waste storage areas identified on ‘Site Plan – Ground’ approved by Council 

under Development Plan Condition 1. 

 

   Reason: To maintain the amenity of the locality. 

 

9. Waste collection shall only occur during the following periods: 

o 9.00am to 7.00pm on any Sunday or public holiday; or 

o 7.00am to 7.00pm on any other day 

 
 Reason: To manage noise and security at the boundary interface and  

     to improve the amenity of the locality. 

 

10. All loading and unloading of vehicles and manoeuvring of vehicles in 

connection with the now approved land use shall be carried out entirely within 

the subject land. 

 

 Reason: To ensure that vehicles associated with the land use does not cause 

  disruption or danger to vehicles on adjoining public roads. 

11. All mechanical services to the building and in conjunction with the proposed 

use shall be designed, installed and operated in such a manner that any person or 

persons working within or adjacent to the site should not be subjected to any 

nuisance or inconvenience from noise or fumes. 

 

Reason:  To limit the effect of the mechanical services for activities on the 

subject land within the site, thereby maintaining the amenity of the 

locality. 

 

Conditions recommended by Development Engineering 

 

12. The carparking layout including car park spaces and aisle widths are to be 

designed and constructed to comply with AS 2890.1 – Off-street Parking Part 1 

and Austroads “Guide to Traffic Engineering Practice Part 11 – Parking” and 

AS 2890.2 – Facilities for Commercial Vehicles. 

 

   Reason: To ensure that the development complies with Standards and Best 

   Engineering Practice. 
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13. All driveways and car parking areas shall be constructed with either brick 

paving, concrete or bitumen to a standard appropriate for the intended traffic 

volumes and vehicle types. Individual carparking bays shall be clearly 

linemarked. Driveways and carparking areas shall be established prior to the 

approved use commencing and maintained at all times to the satisfaction of 

Council. 

  

 Reason: To ensure access and carparking is provided on the site in a manner 

   that maintains and enhances the amenity of the locality. 

 

14. All construction is to be completed to the reasonable satisfaction of Council. 

Damage sustained to any new or existing infrastructure during the course of the 

works is to be rectified to Council satisfaction prior to the completion of 

development works. 

  

   Reason: To ensure that the development complies with Standards, best  

   Engineering Practice and Council Policy. 

 

15. The site stormwater drainage system shall be designed to control the quantity 

and quality of stormwater discharged from the site, to minimise flooding and to 

prevent adverse impacts on neighbouring properties and downstream drainage 

systems. In particular: 

- A flow path (north to south) is to be maintained within the site to enable any 

overland flow to pass through the site. 

 

   Reason: To ensure appropriate flood and water management across the site 

 

16. All existing crossovers/inverts made redundant by this development shall be 

reinstated to kerb, prior to occupation of the dwelling/commencement of use, in 

accordance with Council’s kerb design standard, to the satisfaction of Council. 

 

 Reason: To maximise on-street parking and appropriately manage stormwater 

  within the street water table. 

 

Advice Notes 

 

1. Food for sale available on the premises, including from the restaurant and 

supermarket must be constructed in compliance with the Food Act 2001 and 

Food Safety Standard 3.2.3. 

 

2. If a high risk manufactured water system (warm water system) is installed 

within any of the buildings, ensure that it is installed, managed and maintained 

in accordance with the Public Health (Legionella) Regulations. 

 

3. The hydrotherapy pool must be installed, managed and maintained in 

accordance with the Public Health (General) Regulations. 

 

The motion was carried. 
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5.1.3 361/1208/2017/NC 
 

 Change of Use from a Garage to a Shop with Associated Cool Room, Canopy and Car 

Parking (Non-Complying) at 1333-1339 Port Wakefield Road, Waterloo Corner for 

Angelyn Building Designs 

 

  

  

Mr Watson moved and the Council Assessment Panel resolved that: 

 

A. The proposed development is not considered to be seriously at variance with the 

Salisbury (City) Development Plan – consolidated 15 December 2016. 

 

B. Pursuant to Section 33 of the Development Act 1993, Development Plan 

Consent is GRANTED to application number 361/1208/2017/NC for a Change 

of Use from a Garage to a Shop with Associated Cool Room, Canopy and Car 

Parking (Non-Complying) in accordance with the plans and details submitted 

with the application, subject to the concurrence of the State Commission 

Assessment Panel (SCAP) and the following reserve matter and conditions: 

 

Reserve Matter 

 

1. A stormwater management plan shall be provided for review by Development 

Engineering demonstrating how water quality will be addressed prior to 

discharge.  No detention is sought in this instance in order to allow stormwater 

to get away from the site ahead of headwaters from the north. 

 

Discharge to the swale on Pt Wakefield Road via a water quality improvement 

process (may be as simple as an RSM Pillow in an existing sump) and an 

appropriate outlet would be acceptable. 

 

Development Plan Consent Conditions 

 

1. The development shall be carried out in accordance with the details submitted 

with the application and the following stamped approved plans and documents, 

except where otherwise varied by the conditions herein: 

 

Drawing No. Plan Type Date Prepared By 

1 of 3 Site Plan Received by Council 

dated 4 September 

2018 

Angelyn 

Building 

Designs 

2 of 3 Floor Plan Received by Council 

dated 4 September 

2018 

Angelyn 

Building 

Designs 

3 of 3 Elevations Received by Council 

dated 4 September 

2018 

Angelyn 

Building 

Designs 
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Reason: To ensure the proposal is established in accordance with the  

  submitted plans. 

 

2. All waste and other rubbish shall be contained and stored pending removal in 

covered containers and waste containers must not be located within designated 

car parks or manoeuvring areas. 

 

Reason:  To maintain the amenity of the locality. 

 

3. No materials, goods or containers shall be stored outside the building at any 

time. 

 

Reason:  To ensure the car parking and emergency access areas are always 

  available for the purpose they are designed.  Further that the site be 

  maintained in a clean and tidy state. 

 

DPTI Conditions 

 

4. The access points to Port Wakefield Road shall be modified in accordance with 

the Angelyn Building Designs Site Plan, Job No. 21/16, dated 13 June 2018. 

 

5. All vehicles shall enter and exit the site in a forward direction.  

 

6. The largest vehicle permitted to access the site shall be restricted to 12.5-metre 

Heavy Rigid Vehicle (HRV) as per AS2890.2-2002. 

 

7. The internal manoeuvring areas shall be designed in accordance with AS 

2890.2-2002 and all passenger parking areas be designed in accordance with 

AS/NZS 2890.1:2004 and 2890.6:2009. 

 

8. All electronic signage shall be located entirely within private property. 

 

9. Longitudinal drainage shall be maintained along Port Wakefield Road in order 

to minimise the potential for flooding on the road. All costs associated with any 

upgrade/alterations shall be borne by the applicant. 

 

10. 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. 

 

 

Advice Notes 

 

1. This is not a building consent, and a satisfactory application for Building Rules 

Consent must be submitted and approved before the Council can issue a 

Development Approval. 

 

2. Advertisements and advertising displays are not included in the consent granted.  

It will be necessary to make a fresh and separate application for any future 

proposed advertising signage. 



 

City of Salisbury  Page 17 

Council Assessment Panel Agenda - 4 December 2018 

 
M

in
u

te
s 

o
f 

th
e 

C
o
u

n
ci

l 
A

ss
es

sm
en

t 
P

a
n

el
 M

ee
ti

n
g
 2

5
/0

9
/2

0
1
8

 
 

 

 

 

3. Except where otherwise varied by this Consent, the conditions imposed herein 

shall be in addition to conditions that apply to the subject property from 

previous approvals that remain active. 

 

DPTI Notes 

 

1. The Metropolitan Adelaide Road Widening Plan shows a possible requirement 

for a strip of land up to 15 metres in width from the Port Wakefield Road 

frontage of this site for future road purposes. Due to the construction of the 

Northern Connector this requirement is subject to review and whilst the exact 

requirements have not been determined at this point in time, it is considered 

likely that the current 15-metre strip requirement will be significantly reduced.  

 

2. The consent of the Commissioner of Highways under the Metropolitan Adelaide 

Road Widening Plan Act 1972 is required to all building works on or within 6 

metres of the possible requirements. Consent can be anticipated. 

 

  

OTHER BUSINESS  

5.2.1 Status of Current Appeal Matters and Deferred Items 

 

361/1144/2016 - United Sikhs, 701-709 Port Wakefield Road, Globe Derby Park 

 

The ERD Court has adjourned matter until 6 December 2018 at the request of the 

United Sikhs of SA.  The appellant has advised of their intention to proceed with the 

appeal but wish to initially put an amended plan to Panel and Mr Tran (Joiner to the 

appeal).  The appellant will aim to have an amended plan prepared for the Panel’s 

consideration at the meeting to be held in November 2018.  

5.2.2 Policy Issues is Arising from Consideration of Development Applications 

 Nil 

5.2.3 Future Meetings & Agenda Items 

Next meeting scheduled for Tuesday 23 October 2018. 
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ADOPTION OF MINUTES 

Mr Watson  moved, and the Council Assessment Panel resolved that the Minutes of the Council 

Assessment Panel Meeting be taken and read as confirmed. 

 

 

 

The meeting closed at 7.04 pm. 

 

 

 

ACTING PRESIDING MEMBER:  Ms L Caruso 

        

DATE:       25 September 2018 

       (refer to email approving minutes registered in Dataworks  

       Document Number 5047725)   
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ITEM 5.1.1 

COUNCIL ASSESSMENT PANEL   

DATE 4 December 2018 

APPLICATION NO. 361/1720/2018/3B 

APPLICANT AO Salisbury Pty Ltd 

PROPOSAL Child care centre comprising new building, signage, boundary 

acoustic fencing and associated car parking 

LOCATION 158-160 and 162 Salisbury Highway, Salisbury 

CERTIFICATE OF 5113/67 & 5400/82 

TITLE 

AUTHOR Aaron Curtis, Team Leader - Planning, City Development  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Residential Zone 

Application Type On-Merit 

Public Notification Category 3 

Public Notification Representations received: 22 

Representations to be heard: 9 

Referrals - Statutory Commissioner of Highways 

Referrals – Internal Development Engineering 

Landscape Design 

Development Plan Version Salisbury (City) Development Plan  

Consolidated 15
th

 December 2016. 

Assessing Officer Aaron Curtis, Team Leader - Planning 

Recommendation Grant Development Plan Consent subject to Reserved 

Matters and conditions 

Meeting Date 4
th

 December 2018 

2. REPORT CONTENTS 

Assessment Report 

 

 

Attachment 1: Application Documentation 

Attachment 2: Category 3 Notice and Copy of Representations 

Attachment 3: Commission of Highways Referral Response 

Attachment 4: Internal Referral Responses 

Attachment 5: Relevant Development Plan Provisions  
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3. EXECUTIVE SUMMARY 

The applicant seeks Development Plan Consent for a child care facility comprising a new 

building, signage, boundary acoustic fencing and associated car parking. 

 

This report provides a detailed assessment of the application against the relevant provisions of 

the Salisbury Development Plan.  The assessment found that the proposal achieves a high 

degree of compliance with the Development Plan as follows: 

 

a) The proposed form of development is envisaged within the Residential Zone and the 

proposal is of a ‘small-scale’; 

b) The site is considered to be appropriately located for this facility, noting that child-

care centres are commonly located on main roads; 

c) The facility will not have an unreasonable impact upon the residential amenity of 

existing dwellings having regard to the operating hours and projected noise levels; 

d) The building is designed to a high standard and will be of a footprint, scale and 

setback that is compatible with the locality; 

e) Acoustic fencing necessary to achieve the objective noise criteria will not have an 

unreasonable degree of overshadow impact or sense of enclosure for neighbours; 

f) Vehicular access is designed to permit simulanteous forward entry and exit for 

vehicles and is to the satisfaction of the Commissioner of Highways; 

g) Sufficient on-site car parking is provided for the facility; 

h) Waste management arrangements are accommodated; 

i) Stormwater management arrangements are acceptable, subject to final design; 

j) A comprehensive landscape concept plan is proposed to be implemented, prepared by 

a landscape architect; 

k) Signage is proposed to be employed to a high standard and which complements the 

overall form of development. 

 

Some minor departures from the Development Plan policy are identified in respect to the 

proposed height of the signs, the depth of landscaping to the street frontage and the presence 

of solid fencing to portion of the Evan Avenue frontage.  These elements are shortcomings in 

the design but are considered to be acceptable having regard to the overall positive elements 

of the design. 

 

Given the above, it is recommended that Development Plan Consent be granted, subject to 

Reserved Matters and conditions. 

4. SUBJECT SITE 

The subject site is located at 158-160 and 162 Salisbury Highway, Salisbury and comprises 

two allotments; Lot 124, Deposited Plan 22485, Certificate of Title Volume 5113 Folio 67 

and Lot 122, Deposited Plan 22483, Certificate of Title Volume 5400 Folio 82. 

 

Both sites are occupied by single storey detached dwellings.  The site at 158-160 Salisbury 

Highway is devoid of any outbuildings whereas the site at 162 Salisbury Highway contains a 

number of attached structures and detached outbuildings. 

 

The existing buildings are approved for demolition. 
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The site is generally devoid of any vegetation.  There are several mature street trees in Evan 

Avenue which provide some screening of the site from this elevation.  The Salisbury 

Highway verge is devoid of vegetation. 

 

There are no easements, encumbrances or land management agreements registered on the 

Certificate of Title.  The site is level.  

 

Site photos are provided below. 

 

Photo 1.  

Looking east from 

Salisbury Highway 

toward existing house 

at number 158-160  

 
  
Photo 2.  

Looking south from 

Salisbury Highway 

toward existing house 

at number 162 
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Photo 3.  

Looking south-west 

from Evan Avenue 

toward rear yard of 

158-160 

 
  
Photo 4. 

Looking south-west 

from Evan Avenue 

toward existing house 

at 158-160.  This is the 

location for the new 

driveway access 

 

5. LOCALITY 

The locality is characterised exclusively of residential uses.  Residential development is 

predominantly in the form of single-storey detached dwellings on individual allotments, 

however, there are a number of examples of single storey units (residential flat buildings and 

group dwellings), for example, the sites on the opposite side of Evan Avenue.   

 

The housing stock comprises predominantly dwellings from the era of 1960’s with the 

dwelling at 158-160 Salisbury Highway (the subject land) dating from the 1920’s – 1930’s.  

The original land division pattern prevails, although there are a few examples of residential 

infill.  Front fences are common but are generally low in height to allow views of front yard 

landscaping which is generally established.   
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Locality and contextual plans are provided below: 

 

Locality Plan – Aerial 

 

 
Aerial View – Enlarged 
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Locality Plan – Cadastre 

 

 

 
Contextual Plan 
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6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The applicant seeks Development Plan Consent for a child care facility comprising new 

building, signage, boundary acoustic fencing and associated car parking. 

 

The development includes the following key elements: 

 

- Purpose built single storey child care centre of 719m
2
 with ancillary outdoor play 

areas (combined area of 823m
2
), shade sails and storage shed of 20m

2
; 

- 1 x wall mounted advertisement (6m wide x 2m high); 

- 2 x freestanding advertisements (1.5m wide x 4m high); 

- Sealed car park having capacity for 29 spaces including 1 disabled car park; 

- Enclosed bin storage area; 

- Boundary acoustic fencing of variable height between 2.1m and 3m; 

- Associated landscaping comprising mix of shade trees, shrubs and ground covers. 

 

The facility will accommodate children ranging from 0 to 6 years old and have a maximum 

capacity of 114 children.  Up to 16 staff members will be present at any one time.  The facility 

will be open from 6:30am to 6:30pm Monday to Friday. 

 

A copy of the application documentation is contained in Attachment 1. 

 

7. CLASSIFICATION 

The subject site is located in the Residential Zone, as identified within the Council’s 

Development Plan (Consolidated 15
th

 December 2016).  In this Zone, a child-care centre is 

not listed as a complying or non-complying form of development and, as such, the application 

must be assessed as a merit form of development. 

 

8. PUBLIC NOTIFICATION 

The proposed development is neither listed as a Category 1 or 2 form of development within 

the Residential Zone or under Schedule 9 of the Development Regulations 2008.   

 

Accordingly, the application must be advertised as a Category 3 form of development under 

Section 38 of the Development Act 1993. 

 

Public notification took place between 11
th

 and 24
th

 October 2018.  The Council received 22 

representations during the notification period.  Eighteen (18) of the representors were in 

opposition and four were in support of the proposal.  The representors are listed in the table 

below. 

 

Representations Received 

Representations received Wish to be heard 

1 R Tedesco 

26 Evan Avenue 

SALISBURY   SA   5108 

Yes 

2 G Prince 

19 Evan Avenue 

SALISBURY   SA   5108 

Yes 
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3 L Thomas & R Antony 

16 Thorngate Drive 

PARALOWIE   SA   5108 

No 

4 C Chenoweth 

7 EVAN AVENUE 

SALISBURY   SA   5108 

No 

5 J & S Readings 

163 Salisbury Highway 

SALISBURY   SA   5108 

Yes 

6 G & G Ciccone 

15 Theta Street 

SALISBURY   SA   5108 

No 

7 A Sargent & S Collins 

Unit 8 

6 Evan Avenue 

SALISBURY   SA   5108 

No 

8 A Lennox 

Unit 7 

6 Evan Avenue 

SALISBURY   SA   5108 

No 

9 K Woolger 

164 Salisbury Highway 

SALISBURY   SA   5108 

Yes 

10 N & A Bivone 

159 Salisbury Highway 

SALISBURY   SA   5108 

Yes 

11 M Banks & T Williams 

6 Arthur Street 

SALISBURY   SA   5108 

Yes 

12 L Ghimire 

1 Evan Avenue 

SALISBURY   SA   5108 

Yes 

13 B & V Robbie 

25A Evan Avenue 

SALISBURY   SA   5108 

No 

14 R & K Caruso 

155 Salisbury Highway 

SALISBURY   SA   5108 

No 

15 S Humpherson 

34B Evan Avenue 

SALISBURY   SA   5108 

No 

16 D Luppino 

5 Arthur Street 

SALISBURY   SA   5108 

No 

17 C Luppino 

9 Arthur Street 

SALISBURY   SA   5108 

No 

18 N Karandrikas 

4 Arthur Street 

SALISBURY   SA   5108 

No 
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19 G Bivone 

164 Salisbury Highway 

SALISBURY   SA   5108 

Yes 

20 R Tinkler 

Unit 3 

154 Salisbury Highway 

SALISBURY   SA   5108 

Yes 

21 S Kernot 

34A Evan Avenue 

SALISBURY   SA   5108 

No 

22 H Vuong 

Unit 2 

154 Salisbury Highway 

SALISBURY   SA   5108 

No 

 

A copy of the Category 3 public notice and submissions received are contained in Attachment 

2.  The applicant’s response is contained in Attachment 1.  The contents of the representations 

and the applicant’s response (prepared by URPS) are summarised in the table below: 

 

Summary of Representations 

Issues raised Applicant’s response (prepared by URPS) 

Land Use  

- An arterial road is not a good location for 

a child-care centre. 

- The development will make good use of the 

site which has been empty for a long time. 

- This is a residential area, not a 

commercial or business zone. 

- The proposed land use is specifically 

envisaged in the Residential Zone. 

- The facility will serve the local 

community, offering child care services 

to local working families. 

- Many child care centres are located on 

main roads. 

Demand 

- There is no demand for another child care 

centre. 

- There are already existing child care 

centres in close proximity to this site. 

- The Development Plan does not place 

onus on the applicant to demonstrate 

demand for a child-care centre.   

- The applicant has undertaken research 

to establish need and viability for the 

proposed facility at the site.   

- The proposal is not expected to 

undermine the operation of any existing 

child care facilities. 

 

Design and Appearance 

- The development will make our street ugly 

and is an eyesore. 

- The building looks like a warehouse. 

- The outdoor play area should be shifted 

away from Evan Avenue to reduce conflict 

with neighbouring dog noise. 

- The development is not designed to “fit” 

with the character of the area. 

- The proposal is designed by a leading 

and award winning architect and is 

designed to be cohesive and attractive. 

- The development incorporates a number 

of design features that satisfy the desired 

character statement for the zone and 

general design and appearance 

provisions. 
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Noise 

- The proposed fencing is not adequate to 

mitigate noise.  The fencing should be 

insulated to mitigate the high levels of 

noise from the play area. 

- The development will increase noise 

activity into our lounge and bedrooms 

from children’s play and vehicle noise. 

- The development will disturb our sleep as 

we sleep during the day due to night work 

shift.  My neighbours are elderly and 

would not appreciate the noise. 

- There will be excessive noise during 

demolition and construction. 

- There will be noise from air conditioners 

and generators. 

- The applicant has engaged an acoustic 

consultant to undertake an 

environmental noise assessment. 

- Outdoor play areas will not be used 

prior to 7am. 

- Predicted noise levels have been 

assessed against the recommendations 

under the “Guidelines for Community 

Noise”, published by the World Health 

Organisation. 

- A number of recommendations have 

been submitted by the acoustic 

consultant and which are to be adopted. 

Safety 

- Parents and children will cross one side of 

Salisbury Highway to the other without a 

formalised crossing in place. 

- The development fronts a busy arterial 

road.  It will be dangerous for children. 

- The entry/exit gates are only single width 

and not designed to prevent children from 

entering the road. 

- The large proportion of parents are 

expected to access the facility by car. 

- Parking in Salisbury Highway is 

prohibited.  The facility provides 

sufficient on-site car parking, such that 

parents should not need to cross 

Sailsbury Highway by foot. 

- A pedestrian crossing is located 

approximately 30m south of the site. 

- Concerns regarding children’s safety is 

a matter principally for management of 

the facility. 

- Children will not be permitted to leave 

the premises without a parent or 

guardian. 

- A front door will be electronically 

controlled and not able to be opened by 

a child. 

- All outdoor play areas will be fenced to 

prevent the escape of children. 

 

Car Parking 

- We will lose car parking in our street 

(Evan Avenue and Arthur Street). 

- Insufficient parking is provided.  A large 

child care facility needs ample car parking 

for staff and parents. 

- We are concerned that parents will use 

our private car park to park their cars. 

- There are several unit blocks in this area 

which rely on the ‘on-street’ parking. 

 

 

- The development provides sufficient on-

site car parking in accordance with 

Table Sal/2. 

- The development will retain 

approximately 44m of Evan Avenue 

frontage available for on-street parking 

for between 7 and 8 vehicles. 
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Traffic 

- There will be an increase in traffic in Evan 

Avenue and Salisbury Highway. 

- “No parking” signage or yellow lines 

should be implemented in Evan Avenue. 

- Slip lanes and signage should be installed. 

- Parents will park on both sides of the 

street, thereby increasing risk of collision 

with vehicles turning into Evan Avenue. 

- The development will disrupt traffic 

movements in Salisbury Highway due to 

increased turning movements in and out of 

the site. 

- Access in and out of our property will be 

affected. 

- There is limited vision of traffic along 

Salisbury Highway which will be 

exacerbated by the development. 

- There will be an increased number of 

accidents as a result of the development. 

- The Evan Avenue junction is already used 

readily for U-turns. 

- The Evan Avenue access is 18m from the 

junction with Salisbury Highway, thus 

minimising the length of Evan Avenue in 

which vehicles must travel. 

- The majority of vehicular movements 

will be accommodated in via Evan 

Avenue and out via Salisbury Highway. 

- The majority of vehicular movements are 

expected during a short peak period. 

- GTA Consultants have concluded that 

traffic generated by the proposed 

development will not compromise the 

safety or function of the road network. 

Economic Development 

- The facility will bring more employment 

and development to Salisbury. 

- The facility will be good for the area. 

- The proposal will employ up to 16 staff 

members at any one time while also 

creating employment during 

construction.  This will have a direct 

benefit to the local economy. 

Loss of Property Values 

- The development will result in a loss of 

property values. 

- This is not a relevant matter for 

assessment under the Development Plan. 

 

9. REFERRALS - STATUTORY 

The application was subject to referred to the Commissioner of Highways in accordance with 

Schedule 8(3) of the Development Regulations 2008 on the basis that the development will 

create a new access to Salisbury Highway, a Secondary Arterial Road under the Salisbury 

Development Plan. 

 

The Commissioner of Highways have provided a referral response, contained in Attachment 

3.  The Commissioner of Highways advised it does not object in-principle to the proposed 

development and has recommended that conditions be attached to the approval.  Some of the 

recommended conditions have been adopted and are contained in the recommendation. 
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10. REFERRALS - INTERNAL 

Internal comments were received from the Development Engineering and Landscape Design 

teams.  The advice is that the driveway access, car parking and stormwater system proposed 

are acceptable and comply with Council requirements, subject to final design detail.  The 

landscaping is also acceptable, subject to some minor changes to landscaping species 

selections.  A copy of the internal referral responses is contained in Attachment 4.   

11. ASSESSMENT 

Pursuant to Section 35(2) of the Development Act 1993, it is recommended that the Panel 

determine that the proposed development is not seriously at variance with the Salisbury (City) 

Development Plan, Consolidated 15
th

 December 2016.  Small scale child care facilities are 

anticipated within residential areas, subject to being appropriately sited and managed to 

ensure there are no unreasonable impacts on adjacent or nearby residents. 

 

Assessment 

 

Detailed assessment of the application has taken place against the relevant provisions of the 

Salisbury Development Plan and is described below under headings. 

 

An extract of the relevant Development Plan, Consolidated 15
th

 December 2016, is contained 

in Attachment 5.  The relevant provisions are also highlighted in the Attachment. 

 

Zoning and Land Use 

 

Principle of Development Control (PDC) 1 of the Residential Zone envisages small scale non-

residential uses.  PDC 1 states (in part): 

 
1 The following forms of development are envisaged in the zone: 

 

 Small scale non-residential uses that serve the local community, for example: 

 

- Child-care facility; 

- Health and welfare service; 

- Open space; 

- Primary or secondary school. (my underlining) 

 

Principle of Development Control 4 further states that: 

 
4 Non-residential development such as shops, schools and consulting rooms should be of a nature 

 and scale that: 

 

(a) Serves the local community; 

(b) Is consistent with the character of the locality; 

(c) Does not detrimentally impact on the amenity of nearby residents; 

(d) Will not undermine the efficient operation of nearby centres. 

 

Child-care facilities are clearly envisaged within the Zone but on the provision that they are 

‘small-scale’ and ‘serve the local community’.  Principle of Development Control 4 further 

reinforces what is anticipated in terms of non-residential development. 
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The Development Plan does not define what is meant by ‘small-scale’.  The proposed child-

care centre is not insignificant in terms of its planned capacity of children, however, the 

facility when viewed as a whole is considered to be of a ‘small-scale’, consistent with 

Principle of Development Control 1, given that: 

 

- The scale and operations of the facility is consistent with the character of the locality; 

- The location is considered to be suitable for the facility in terms of its accessibility 

and design which limits vehicular movements on local streets; 

- The facility will not detrimentally impact upon the amenity of nearby residents; 

 

Several of the representors expressed concern that there was a lack of demand for the facility 

and that there are ample facilities available within the broader area.  The applicant has 

confirmed they have undertaken considerable research to establish need and viability for the 

proposed facility.  However, it should be noted that commercial viability and demand are not 

relevant matters for assessment under the Development Plan. 

 

Several of the representors also expressed concern that the facility was poorly located in terms 

of its frontage to a main road, which represents a safety risk and pollution risk for children.  

The applicant has advised that child-care facilities are commonly located on main roads.  It is 

accepted that child-care facilities are commonly located on main roads. 

 

In summary, the proposed land use is envisaged within the zone and the scale of the proposal 

is considered to be of a “small-scale” as envisaged within the zone.  The external impacts of 

the development upon the locality are further considered under headings below.  

 

Interface Between Land Uses 

 

Under the General Section, “Interface between land uses” module, Objective 1 and Principle 

of Development Control 7 state that: 

 
1 Development located and designed to minimise adverse impact and conflict between land uses. 

 

7 Development that emits noise (other than music noise) should include noise attenuation 

 measures that achieve the relevant Environment Protection (Noise) Policy criteria when 

 assessed at the nearest existing noise sensitive premises. 

 

The proposed facility will operate between the hours of 6:30am to 6:30pm, Monday to Friday.  

The children’s play areas will not be able to be used until 7am.  The proposed operating hours 

are considered to be appropriate for this locality, which is subject to patterns of peak traffic 

movements during the morning and evening in Salisbury Highway. 

 

The applicant has submitted an environmental noise assessment, prepared by Sonus.  The 

report has considered noise at existing residences in the vicinity, from children playing in 

outdoor areas, car park activity and mechanical plant operation. 

 

The consultant has advised that the development will achieve the relevant objective noise 

criteria, subject to acoustic barriers and absorption being implemented.  These 

recommendations incorporate the following works: 
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- Fixing of acoustic absorption material to the full extent of the underside of the ‘south-

western verandah’; 

- Construction of the storage shed using minimum 0.36 BMT ‘Colorbond’ (or similar) 

and having an apex of not less than 2.1m high, noting that the storage shed forms part 

of the same acoustic barrier as the fence; 

- Airtight boundary fencing using timber (pine) paling or 0.42 BMT sheet steel 

(Colorbond or similar) to the specified heights shown in Figure 1. 

 

The applicant has advised that these works will be implemented as part of the approval and a 

condition of consent is recommended which requires implementation of all acoustic 

mitigation measures, prior to commencement of use.  The applicant also has an ongoing 

obligation to ensure the recommendations are met for as long as the use continues at the site. 

 

In respect to noise from car park activities and from mechanical plant, the consultant has 

made further recommendations in respect to installation of acoustic absorption material to the 

mechanical area wall and barriers adjacent portion of the car park.  These measures shall also 

form part of the same recommended condition.  

 

Subject to the above works, the modelled noise levels will comply with the objective noise 

criteria set under Principle of Development Control 7. 

 

Building Design and Appearance 

 

Under the General Section, “Design and Appearance” module, Objective 1 seeks: 

 
1 Development of a high architectural standard that responds to and reinforces positive aspects 

 of the local environment and built form. 

 

Further, the following Principles of Development Control are relevant: 

 
1 The design of a building may be of a contemporary nature and exhibit an innovative style 

 provided the overall form is sympathetic to the scale of development in the locality and with the 

 context of its setting with regard to shape, size, materials and colour. 

 
3 Buildings should be designed to reduce their visual bulk and provide visual interest through 

design elements such as: 

 

(a) Articulation; 

(b) Colour and detailing; 

(c) Small vertical and horizontal components; 

(d) Design and placing of windows; 

(e) Variations to facades. 

 
12 Buildings (other than ancillary buildings or group dwellings) should be designed so that their 

main façade faces the primary street frontage of the land on which they are situated. 

 
22 The setback of buildings from public roads should: 

 

(a) Be similar to, or compatible with, setbacks of buildings on adjoining land and other 

buildings in the locality; 

(b) Contribute positively to the streetscape character of the locality; 
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(c) Not result in or contribute to a detrimental impact upon the function, appearance or 

character of the locality.  

 

The development incorporates a new single storey child-care building of 719m
2
.  The building 

will incorporate a foyer, reception, offices, staff room, storeroom, toilets (staff and 

children’s), kitchen, activity spaces (6 of) which are tailored to individual age groups and 

laundry/cleaning.  External verandahs, shade sails and a storage shed are also proposed. 

 

The main building is to be sited 14.24m at its nearest dimension from the Salisbury Highway 

boundary and 19.35m at the nearest dimension from Evan Avenue.  A side setback from the 

south-western boundary is proposed of 5.8m (excluding verandah elements) while the rear 

setback to the south-eastern boundary is proposed at 3m. 

 

The building is of contemporary architectural style, having flat roof elements at 2 to 3 degrees 

in pitch with varying roof parapets and a mix of external materials consisting of brick (dark 

and red), Colorbond sheeting and high proportions of glass.  The total building height will be 

4.5m. 

 

The architectural expression and form of development is considered to be appropriate for the 

site and locality, having regard to the above quoted Principles of Development Control.  It is 

noted that: 

 

- Contemporary architectural forms are contemplated, provided that the scale of 

development is in context with its setting in respect to shape, size, materials and 

colours.  The scale is considered to be appropriate for its context; 

- The building is designed to a high architectural standard, noting it has been designed 

by an experienced architect.  The architectural features employed are characteristic of 

that envisaged by Principle of Development Control 3; 

- The building setbacks are adequate to accommodate landscaping and open car 

parking in front.  The building will achieve a street setback that is harmonious with 

existing development, noting that road widening does not apply to the site; 

- The building achieves generous setbacks from boundaries in order to mitigate 

external impacts such as overshadow and visual sense of enclosure.  Elements that 

project nearer to the boundary are open sided structures such as verandahs; 

- The building incorporates a clearly articulated entry foyer and incorporates elements 

that encourage surveillance and address to the street, consistent with Principle of 

Development Control 12. 

 

A storage shed of 20m
2 

(5m x 4m) is proposed to be located on portion of the Evan Avenue 

boundary for a length of 4m.  While the shed is provided with no setback or relief, the portion 

of wall on this boundary is limited both in length (4m) and height (2.4m) and the height is 

consistent with that of the accompanying side boundary fence.  It is not uncommon to have 

structures of this kind built to the side boundary where on the secondary frontage. 

 

Overshadow Impact 

 

Under the General Section, “Design and Appearance” module, Principle of Development 

Control 19 states that: 
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19 The design and location of buildings should enable direct winter sunlight into adjacent 

 dwellings and private open space and minimise the overshadowing of: 

 

(a) Windows of habitable rooms; 

(b) Upper-level private balconies that provide the primary open space area for a dwelling; 

(c) Solar collectors (such as solar hot water systems and photovoltaic cells). 

 

The development will incorporate boundary acoustic fencing which is proposed at the 

recommendation of the acoustic consultant as mentioned earlier.  The boundary fencing is 

proposed as per the image below: 

 
The proposed fencing will have some degree of visual and overshadow impact upon the 

adjacent properties, in particular, the 3m barrier to portion of the south-eastern side boundary 

and will fill in several ‘gaps’ between existing building walls on adjacent properties located 

on the common boundary.  While of some height, this wall will not result in any unreasonable 

amenity impact given that: 

 

- The portion of the fence adjacent to 1 Evan Avenue will be constructed immediately 

opposite an existing driveway and carport structure; 
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- The portion of the fence adjacent to unit 4/3 Evan Avenue will be constructed 

adjacent to an existing tool shed; 

- The degree of overshadow cast will be minimal given that it will be during the 

afternoon period only. 

 

In the case of the south-western side boundary, a 2.1m high fence is proposed to this 

elevation.  This fence is not expected to have any unreasonable degree of impact upon the 

amenity of the property at 164 Salisbury Highway, noting that the neighbouring yard area is 

devoid of any buildings or structures and the rear yard area is in excess of 500m
2
.  In addition, 

a non-masonry fence of up to 2.1m in height is not ‘development’ under the Development 

Regulations 2008 and can be installed by a property owner ‘as of right’ subject to the Fences 

Act 1975. 

 

Vehicular Access 

 

Under the General Section, “Transportation and Access” module, Principles of Development 

Control 23 state that: 

 
23 Development should be provided with safe and convenient access which: 

 

(a) Avoids unreasonable interfere with the flow of traffic on adjoining roads; 

(b) Provides appropriate separation distances from existing roads or level crossings; 

(c) Accommodates the type and volume of traffic likely to be generated by the development or 

land use and minimises induced traffic through over-provision; 

(d) Is sited and designed to minimise any adverse impacts on the occupants of and visitors to 

neighbouring properties. 

 
28 Development with access from arterial roads or roads as shown on Overlay Maps – Transport 

 should be sited to avoid the need for vehicles to reverse on to or from the road. 

 

Salisbury Highway is a Secondary Arterial Road under the Salisbury Development Plan and 

carries in the order of 36,000 vehicles per day.  Salisbury Highway is under the care and 

control of the Commissioner of Highways.   

 

Evan Avenue on the other hand is a local road serving the dwellings fronting this road.  Due 

to the alignment of the Gawler railway line, the catchment population utilising Evan Avenue 

(and adjoining local roads) is relatively low.  

 

The proposal is designed to facilitate access in and out via Evan Avenue and left in and left 

out via Salisbury Highway (the latter movement is due to there being a central raised median 

along Salisbury Highway).   

 

The driveway invert at the kerb will be flared to 6m to permit simultaneous two way 

movements for the access.  The site has two existing crossovers, albeit these will be altered 

and the portion not utilised by the proposed crossovers shall be reinstated to kerb. 

 

The Evan Avenue access is located approximately 18m from the junction with Salisbury 

Highway and is positioned between two mature trees which can be safely 

accommodate/retained in conjunction with the new driveway.   
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The Salisbury Highway access is located some 40m south-west of the junction with Evan 

Avenue and is located clear of any existing street trees or verge infrastructure. 

 

The proposed driveway access arrangements are supported under a Traffic Impact 

Assessment, prepared by GTA Consultants and have been further reviewed by Council’s 

Principal Development Engineer and the Commissioner of Highways. 

 

In summary, the proposed vehicular access arrangements are considered to be acceptable for 

the following reasons: 

 

- The number of expected vehicular movements is within the capacity of the road 

network, noting the majority of movements are expected via Salisbury Highway; 

- The number of turning manoeuvres at the Salisbury Highway/Evan Avenue junction 

will increase, however, this is an existing road junction and Commissioner of 

Highways are satisfied this is within the safe limits of this junction; 

- Safe clearance for access is achieved from the Salisbury Highway/ Evan Avenue 

junction and in the case of the Evan Avenue access, it is located such that the length 

of movements in Evan Avenue are limited in extent of intrusion into Evan Avenue 

from Salisbury Highway, thereby minimising disruption to residential uses in this 

street; 

- The proposal will minimise interference with the flow of traffic in Salisbury Highway 

in that all movements to the site are left in and left out and the access is designed to 

permit simultaneous two way movements; 

- All vehicles are able to enter and exit in a forward direction and the car park and 

manoeuvring design for the site is compliant with AS 2890 to ensure that vehicular 

queuing does not occur. 

 

Car and Bicycle Parking 

 

Under the General Section, “Transportation and Access” module, Principle of Development 

Control 32 states that: 
 

32 Development should provide off-street vehicle parking and specifically marked disabled car 

 parking places to meet anticipated demand in accordance with Table Sal/2 – Off Street Vehicle 

 Parking Requirements. 

 

Under Table Sal/2 of the Development Plan, a car parking rate of 1 space per 4 children is 

assigned. 

 

As mentioned earlier, the facility will have a maximum capacity of 114 children.  This means 

the facility should be served by 29 car parking spaces.  The proposal is served by 29 on-site 

car parking spaces, one of which is marked as a disabled car parking space and is 

conveniently located near the entry. 

 

This aspect of the development satisfies Principle of Development Control 32 and Table 

Sal/2. 

 

Under the same “Transportation and Access” module, Principle of Development Control 33 

further states that: 

 
33 Development should be consistent with Australian Standard 2890 Parking facilities. 
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The applicant has submitted a traffic impact assessment, prepared by GTA Consultants.  The 

consultant has advised that the proposed car park design and associated manoeuvring areas 

are compliant with Australian Standard 2890.  Council’s Principal Development Engineer and 

the Commissioner of Highways have reviewed this aspect of the development and advised 

that it complies with AS 2890. 

 

The applicant has also advised that the proposal will provide a bicycle rack, designed to 

accommodate parking principally for staff. 

 

Crime Prevention 

 

Under the General Section, “Crime Prevention” module, Principles of Development Control 3 

and 6 state that: 

 
3 Development should provide a robust environment that is resistant to vandalism and graffiti. 

 

6 Landscaping should be used to assist in discouraging crime by: 

 

(d) Screen planting areas susceptible to vandalism; 

(e) Planting trees or ground covers, rather than shrubs, alongside footpaths; 

(f) Planting vegetation other than ground covers a minimum distance of two metres from 

footpaths to reduce concealment opportunities. 

 

The proposal incorporates an active building frontage and is designed to provide an ‘open’ 

outlook to Salisbury Highway and portion of Evan Avenue in the form of the open car 

parking, landscaping to the street frontage located behind and transparent fencing built at the 

site boundary.  However, portion of the frontage to Evan Avenue will be in the form of  the 

gable end of the storage shed (having wall height of 2.4m) and 2.4m high fencing. 

 

In order to address potential for graffiti of this fence, the applicant has amended the fencing 

treatment and selected a ‘natural timber’ finish which the applicant advises will be durable 

and incorporate some visual interest by having the timber pales in steps to further articulate 

the fence.  This approach provides for some visual interest and for easy cleaning/painting.    

 

This element of the proposal is a shortcoming in the design in that part of the frontage to Evan 

Avenue is concealed, however, properties on the opposite side of the frontage overlook the 

street and provide for some surveillance.  Further, a 2.1m high fence can be erected on the 

boundary without requiring a Development Plan Consent and it is not uncommon to have 

portion of the side boundary fenced in this manner. 

 

Waste Management 

 

Under the General Section, “Waste” module, Principle of Development Control 6 states that: 

 
6 Development that involves the production and/or collection of waste and/or recyclable material 

 should include designated collection and storage area(s) that are: 

 

(a) Screened and separated from adjoining areas; 

(b) Located to avoid impacting on adjoining sensitive environments or land uses; 
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(c) Designed to ensure that wastes do not contaminate stormwater or enter the stormwater 

collection system; 

(d) Located on an impervious sealed area graded to a collection point in order to minimise the 

movement of any solids or contamination of water; 

(e) Protected from wind and stormwater and sealed to prevent leakage and minimise the 

emission of odours; 

(f) Stored in such a manner that ensures that all waste is contained within the boundaries of 

the site until disposed of in an appropriate manner. 

 

An enclosed waste storage area is shown on the proposal plans, next to the storage shed.  The 

traffic impact assessment prepared by GTA Consultants has considered the manoeuvring 

requirements necessary to permit entry and exit to the bin enclosure via Evan Avenue by a 

10m long refuse vehicle.  Turning templates confirm that sufficient allowance is made for this 

manoeuvre.  In respect to the waste collection, the applicant has advised that: 

 

- The bin collection service will occur within the hours of 7am to 7pm, Monday to 

Saturday. 

- One rubbish collection shall occur per week; 

- The enclosure will contain two bins, a 1.5m
3
 recycling bin (1.8m high x 0.9m long x 

0.9m high) and a 1.5m
3
 general waste bin (of the same dimensions).   

 

The applicant intends to utilise the standard Council rubbish/recycling kerbside collection 

service, subject to staff wheeling the bins to the street frontage.  However, the applicant can 

transition to a private service if they wish to seek more frequent collection service. 

 

The proposed waste collection arrangements are considered to be acceptable. 

 

Stormwater Management 

 

Under the General Section, “Natural Resources” module, Principles of Development Control 

8, 9 and 10 state that: 

 
8 Water discharged from a development site should: 

 

(a) Be of a physical, chemical and biological condition equivalent to or better than its pre-

developed state; 

(b) Not exceed the rate of discharge from the site as it existed in pre-development conditions. 

 
9 Development should include stormwater management systems to protect it from damage during 

 a minimum of a 1-in-100 year average return interval flood. 

 
10 Development should have adequate provision to control any stormwater over-flow runoff from 

 the site and should be sited and designed to improve the quality of stormwater and minimise 

 pollutant transfer to receiving waters. 

 

The applicant has submitted a preliminary stormwater management plan for the site which 

provides for: 

 

- Finished floor level in excess of 300mm above top of kerb; 

- Site levels at the boundary shall match existing levels; 

- Stormwater management on-site from buildings and car parking area discharging via 

pipes and sumps into to a new junction box located in Evan Avenue; 
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- Gross pollutant trap provided prior to off-site discharge from the car park. 

 

Council’s Principal Development Engineer has reviewed the proposed stormwater 

management arrangements and advised that they are acceptable, subject to the final design 

details being worked through prior to granting of full Development Approval. 

 

This aspect of the development satisfies Principles of Development Control 9 and 10, quoted 

above. 

 

Landscaping 

 

Under the General Section, “Landscaping, Fencing and Walls” module, Principle of 

Development Control 2 states that: 

 
2 Landscaping should: 

 

(g) Include the planting of locally indigenous species where appropriate; 

(h) Be oriented towards the street frontage; 

(i) Result in the appropriate clearance from powerlines and other infrastructure being 

maintained. 

 

The applicant has submitted a landscape concept plan, prepared by Birdseye Studios.  The 

landscape concept plan incorporates the following key elements: 

 

- Landscape strip to the street frontages, accommodating trees at regular intervals with 

hedge lining the full length of the frontage; 

- Retention of the existing established trees in the Evan Avenue frontage; 

- Shade trees, turf and shade structures within the children’s play areas. 

 

The landscaping strip to the street frontage is 700mm in depth but widens at the corner 

(between car park spaces 18 and 19).  The applicant was requested to review the depth of this 

landscaping bed in order to increase the presence of the landscaping. 

 

The applicant has maintained the original depth of landscaping but has modified the car park 

design to incorporate wheel stops of adjacent spaces (3-21 inclusive) to avoid conflict/damage 

by overhanging vehicles.  The landscape scheme has also been enhanced by incorporating 

some taller shade trees within the landscaping bed. 

 

It is preferred that a broader depth of landscaping be accommodated to the street frontages, 

however, the Zone does not provide a minimum depth of suggested landscaping.  Further, the 

landscape concept plan has nominated appropriate species for this area and subject to being 

established and maintained, can be a positive element. 

 

The landscape design also incorporates the play space.  There are some structures located 

within the play area that can be climbed.  The final location of the play structures should be 

located so as not to place these structures close to fence-lines, whereby noise from children 

playing may be transmitted over fences and/or children having views of or being visible from 

adjoining properties.  The final location of such structures shall be designated on a final 

landscaping plan which is recommended for approval as a Reserved Matter. 
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In respect to the species selections, Council’s Team Leader – Landscape Design has reviewed 

the plan and advised that it is generally acceptable, subject to some minor refinements to the 

final selection species.   

 

Advertisements 

 

Under the General Section, “Advertisements” module, Principles of Development Control 15 

and 18 state that: 

 
15 Freestanding advertisements and/or advertising hoardings should be: 

 

(a) Limited to only one primary advertisement per site or complex; 

(b) Of a scale and size in keeping with the desired character of the locality and compatible with 

the development on the site. 

 

18 Freestanding advertisements should not exceed the total height (measured from natural ground 

 level) as specified within the following table: 

 

Location of freestanding advertisement Total height (in metres) 

In all other locations 3 

 

The application incorporates one wall mounted advertisement having dimensions of 6m wide 

x 2m high and two freestanding advertisements having dimensions of 1.5m wide by 4m high.  

The final graphics for the sign is still to be determined, however, the applicant has advised the 

signage will not be illuminated, move, flash or rotate.   

 

The wall mounted sign is of considerable dimensions, however, it does not require approval in 

its own right under Schedule 3 of the Development Regulations 2008 in that wall mounted 

signs fixed to premises used primarily for retail, commercial, office or business are exempt 

from approval provided they do not move, flash, reflect light or contain illumination. 

 

The proposed freestanding signage offends the above-mentioned Principles of Development 

Control in that:  

 

a) The number of freestanding signs is double that anticipated for the site; 

b) The overall height is 1m in excess of the maximum anticipated. 

 

This aspect of the development represents a departure of some degree from the relevant 

Development Plan provisions but in the overall scheme of the development is considered to 

be acceptable, recognising that: 

 

a) The application incorporates two sites (having two individual frontages) and thus 

developments of the two sites could theoretically allow for two freestanding signs, as 

anticipated under Principle of Development Control 15(a).  Further, the signs are to be 

sited 32m apart, thus providing some spacing between the signs; 

b) The sign heights are commensurate with the overall single storey height of the 

building and are well designed in terms of having a blade feature that steps above the 

main sign height (the plan is not dimensioned but scaling of the plan suggests it is set 

some 200mm or so lower at about 3.8m).  They will not be ‘tall’ elements in the 

context of the development. 
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12. CONCLUSION 

The applicant seeks Development Plan Consent for a child care facility comprising a new 

building, signage, boundary acoustic fencing and associated car parking. 

 

The assessment found that the proposal achieves a high degree of compliance with the 

Development Plan as follows: 

 

a) The proposed form of development is envisaged within the Residential Zone and the 

proposal is of a ‘small-scale’; 

b) The site is considered to be appropriately located for this facility, noting that child-

care centres are commonly located on main roads; 

c) The facility will not have an unreasonable impact upon the residential amenity of 

existing dwellings having regard to the operating hours and projected noise levels; 

d) The building is designed to a high standard and will be of a footprint, scale and 

setback that is compatible with the locality; 

e) Acoustic fencing necessary to achieve the objective noise criteria will not have an 

unreasonable degree of overshadow impact or sense of enclosure for neighbours; 

f) Vehicular access is designed to permit simulanteous forward entry and exit for 

vehicles and is to the satisfaction of the Commissioner of Highways; 

g) Sufficient on-site car parking is provided for the facility; 

h) Waste management arrangements are accommodated; 

i) Stormwater management arrangements are acceptable, subject to final design; 

j) A comprehensive landscape concept plan is proposed to be implemented, prepared by 

a landscape architect; 

k) Signage is proposed to be employed to a high standard and which complements the 

overall form of development. 

 

Some minor departures from the Development Plan policy are identified in respect to the 

proposed height of the signs, the depth of landscaping to the street frontage and the presence 

of solid fencing to portion of the Evan Avenue frontage.  These elements are shortcomings in 

the design but are considered to be acceptable having regard to the overall positive elements 

of the design as a whole. 

 

Given the above, it is recommended that Development Plan Consent be granted, subject to 

Reserved Matters and conditions. 

 

13. STAFF RECOMMENDATION 

That the Council Assessment Panel resolve that: 

 

A. The proposed development is not considered to be seriously at variance with the 

Salisbury Development Plan – Consolidated 15
th

 December 2016. 

 

B. Pursuant to Section 33 of the Development Act 1993, Development Plan Consent is 

GRANTED to application number 361/1720/2018/3B for Child care centre 

comprising new building, signage, boundary acoustic fencing and associated car 

parking in accordance with the plans and details submitted with the application and 

subject to the following Reserved Matter and conditions: 
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Reserved Matters: 

 

The following matters shall be submitted for further assessment and approval by the 

Manager – Development Services, as delegate of the Development Assessment Panel, 

as Reserved Matters under Section 33(3) of the Development Act 1993: 

 

1. Civil Plan, prepared by a qualified and experienced civil engineer which shall include 

all of the following: 

 

a) Finished floor level for buildings, driveways and impervious surfaces, noting that 

the finished floor level of the building shall be at least 300mm above top of kerb; 

b) Cut/fill details;  

c) Retaining walls (if required); 

d) Kerbing and driveway crossovers, noting that all inverts and driveway crossovers 

shall comply with Council Design Details; 

e) Closure of all redundant inverts and crossovers and reinstatement with upright 

kerb in accordance with Council Design Details; 

f) Pavement design details and gradients; 

g) Car parking dimensions and aisle widths; 

h) Water quality treatment systems including primary treatment (ie. gross pollutant 

transports) and secondary treatmnent using water sensitive design elements; 

i) Pedestrian paths, widths, surface treatments and grades; 

j) Stormwater management system including all sumps, drains, pipes etc., their sizes 

and fall to ensure appropriate stormwater management and discharge of 

stormwater from the site. 

 

2. Final Landscaping Plan, noting the following changes should be adopted: 

 

- Location of all climbing structures, sited clear of fencelines so as to avoid direct 

overlooking into yards and/or transmission of noise over fences; 

- Syzygium australe should be replaced by a smaller species (to avoid 

overgrowth/encroachment into the verge) such as hybrids of Syzygium australe 

‘Tiny Trev’ or ‘Winter Lights’; 

- The area dedicated for planting of Ca – Cupaniopsis should be considered, noting 

the garden area depth is less than 1m thus providing limited capacity for the trees 

to reach their mature size; 

- Boundary hedge plantings need to be maintained at a low height such that 

pedestrians and footpath users are not concealed (particularly in the immediate 

area adjacent driveways), especially on Salisbury Highway with the opportunity 

for cyclists to be on the footpath and traffic sight lines when entering Salisbury 

Highway. 
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Development Plan Consent Conditions 

 

1. The development shall be carried out in accordance with the details submitted with the 

application and the following stamped approved plans and documents, except where 

otherwise varied by the conditions herein: 

 

Drawing No. Plan Type Date Prepared By 

Ref 2018/0349 

dated 07.11.18 

Response to Info 

Request and Reps 

Received by Council 

dated 07.11.18 

URPS 

Dwg No. 

3522.SK01 Rev B 

Location and Site Plan Received by Council 

dated 07.11.18 

Flightpath 

Dwg No. 

3522.SK02 Rev B 

Proposed Site Plan Received by Council 

dated 07.11.18 

Flightpath 

Dwg No. 

3522.SK03 Rev B 

Proposed Roof Plan Received by Council 

dated 07.11.18 

Flightpath 

Dwg No. 

3522.SK04 Rev B 

Elevations 01 Received by Council 

dated 07.11.18 

Flightpath 

Dwg No. 

3522.SK05 Rev B 

Elevations 02 Received by Council 

dated 07.11.18 

Flightpath 

Dwg No. 

3522.SK06 Rev B 

Streetscape Elevations 

and Renders 

Received by Council 

dated 07.11.18 

Flightpath 

Dwg No. 

3522.SK07 Rev B 

Signage Details Received by Council 

dated 07.11.18 

Flightpath 

06/11/2018 Rev C Cover Page Received by Council 

dated 07.11.18 

Birdseye Studios 

Dwg No. 18045 

SK01 

Concept Plan Received by Council 

dated 07.11.18 

Birdseye Studios 

Dwg No. 18045 

SK02 

Planting Plan Received by Council 

dated 07.11.18 

Birdseye Studios 

Dwg No. 18045 

SK03 

Reference Images Received by Council 

dated 07.11.18 

Birdseye Studios 

Dwg No. 18045 

SK04 

Plant Palette Received by Council 

dated 07.11.18 

Birdseye Studios 

S5660C3 

November 2018 

Environmental Noise 

Assessment 

Received by Council 

dated 07.11.18 

Sonus 

S159600 dated 

06.11.18 

Transport Impact 

Assessment 

Received by Council 

dated 07.11.18 

GTA 

Consultants 

20505 20.09.18 

Revision 00 

Stormwater 

Management Report 

Received by Council 

dated 07.11.18 

PT Design 

20505 20.09.18 

Revision 00 

Stormwater 

Calculations 

Received by Council 

dated 07.11.18 

PT Design 

20505-C1 Issue 

B26.09.18 

Stormwater 

Management Plan 

Received by Council 

dated 07.11.18 

PT Design 

2018-0349 27 

September 2018 

Planning Statement Received by Council 

dated 27.09.18 

URPS 

 

*   The approved documents referred to above may be subject to change by 

 minor variations permitted under the Building Rules Consent process. 
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*  Except where otherwise stated, the development shall be completed prior to 

  the commencement of use. 

 

*  Documents approved under Reserved Matters 1 and 2 also form part of this 

  consent. 

 

Reason: To ensure the proposal is established in accordance with the submitted 

  plans. 

 

2. Site work, demolition work and building work shall be limited to the hours of 7:00am 

to 7:00pm Monday to Saturday and 9:00am to 5:00pm Sunday. 

 

Reason: To limit the effect of construction on the amenity of the locality. 

 

3. The facility shall operate between the hours of 6:30am to 6:30pm, Monday to Friday. 

 

Reason: To ensure the use operates in accordance with the approval. 

 

4. Measures shall be implemented to eliminate dust emissions from the site during the 

construction period so as not to cause nuisance to adjacent properties or the adjacent 

road network. 

 

Reason: To preserve the amenity of the locality during construction work. 

 

5. The facility shall not exceed: 

 

a) 114 children at any one time; 

b) 16 staff at any one time. 

 

Reason: To ensure the number of children and staff on-site does not exceed the 

  intended maximum capacity for which the facility (including associated car 

  parking and children’s play areas) is designed. 

 

6. The advertisements and advertising structures shall be maintained in good repair at all 

times. 

 

Reason: To maintain the visual amenity of the locality. 

 

7. All boundary fencing shall be maintained in good repair at all times to the reasonable 

satisfaction of Council.  Any graffiti shall be removed within 24 hours. 

 

Reason: To maintain the visual amenity of the locality. 
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8. Except where otherwise approved, the external finishes of the building shall: 

 

(a) Be of new non-reflective materials; and 

(b) Be finished in colours/tones as shown on the Approved Plans; and 

(c) Be maintained in good condition at all times. 

 

Reason: To ensure the building achieves a high standard of external appearance. 

 

9. Any roof mounted plant or equipment shall be sited to avoid being visible to street 

view or otherwise be screened in a manner that forms an integral part of the building 

design. 

 

Reason: To ensure roof mounted plant and equipment is appropriately designed. 

 

10. All open sided structures (ie. verandahs) shall remain open and unobstructed at all 

times. 

 

Reason: To maintain the open appearance of these structures. 

 

11. All of the recommendations contained in the acoustic report, prepared by Sonus 

Acoustic Consultants, received by Council dated 7
th

 November 2018, shall be 

implemented in full, prior to commencement of use and shall remain in place at all 

times thereafter. 

 

Reason: To ensure the number of children on-site does not exceed the intended  

  maximum capacity for which the facility (including associated car parking 

  and children’s play areas) is designed. 

 

12. No materials, goods or containers shall be stored in the designated car parking area or 

driveways at any time. 

 

Reason: To ensure the car parking areas are always available for the purpose they 

  are designed.  Further, that the site be maintained in a clean and tidy state. 

 

13. No amplified devices of any type shall be used outside of the building on the site at 

any time. 

 

Reason: To ensure that noise does not cause nuisance to adjoining or nearby  

  residential occupiers or owners. 

 

14. All waste and other rubbish shall be contained and stored pending removal in covered 

containers, in an area screened from public view. 

 

Reason: To maintain the amenity of the locality. 
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15. Outside lighting shall be restricted to that necessary for security purposes only and 

shall be directed and shaded to prevent light overspill and/or nuisance to adjacent 

occupiers or distraction to drivers on adjacent public roads. 

 

Reason: To ensure that floodlighting does not cause nuisance or danger to adjoining 

  occupiers or road users thereby reducing the amenity of the locality and/or 

  making road use unsafe. 

 

16. All landscaping as shown on the Landscaping Plan, Approved by Council under 

Reserved Matter 2, shall be completed prior to commencement of use.  All 

landscaping shall be maintained (including the replacement of diseased or dying plants 

and the removal of weeds and pest plants) to the reasonable satisfaction of Council.  

 

Reason: To ensure the site is landscaped so as to enhance the visual and   

  environmental amenity of the locality. 

 

17. All loading and unloading of vehicles and manoeuvring of vehicles in connection with 

the now approved land use shall be carried out entirely within the site at all times. 

 

Reason: To ensure that vehicles associated with the land use do not cause disruption 

  or danger to vehicles on adjoining public roads. 

 

18. The car parking layout including car parking spaces and aisle widths shall be designed 

and constructed to comply with AS 2890.1 – Off-street parking Part 1 and Austroads 

“Guide to Traffic Engineering Practice Part 11 – Parking”. 

 

Reason: To ensure that the development complies with Standards and Best  

  Engineering Practice. 

 

19. All driveways and car parking areas as shown on the Approved Site Plan, prepared by 

Flightpath, received by Council dated 7
th

 November 2018, shall be constructed with 

either brick paving, concrete or bitumen to a standard appropriate for the intended 

traffic volumes and vehicle types.  Individual car parking bays shall be clearly line 

marked.  Driveways and car parking areas shall be established prior to the 

commencement of use and shall be maintained at all times thereafter to the satisfaction 

of Council. 

 

Reason: To ensure access and car parking is provided on the site in a manner that 

  maintains and enhances the amenity of the locality. 

 

20. The stormwater system shall be designed and constructed to cater for minor storm 

flows (Residential ARI = 5 years).  The design of the stormwater system shall ensure 

that no stormwater is discharged onto any adjoining land.  Surface stormwater shall be 

managed in a manner that ensures no ponding of water against buildings and 

structures, no creation of any insanitary condition and no runoff into neighbouring 

property for the major storm event ARI = 100 years. 

 

Reason: To ensure flood protection of the development. 
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21. The new stormwater infrastructure (junction box in Evan Avenue) shall be vested in 

Council following installation and shall be completed to the reasonable satisfaction of 

Council. 

 

Reason: To ensure the stormwater infrastructure satisfies Council requirements. 

 

Commissioner of Highways Conditions 

 

22. All vehicles shall enter and exit the site in a forward direction at all times. 

 

23. All on-street car parking areas shall be designed in accordance with AS/NZS 2890.1: 

2004 and AS/NZS 2890.6:2009.  Additionally, clear sightlines, as shown in Figure 3.3 

‘Minimum Sight Lines for Pedestrian Safety’ in AS/NZS 2890.1:2004, shall be 

provided at the property line to ensure adequate visibility between vehicles leaving the 

site and pedestrians on the adjacent footpath. 

 

24. The largest vehicle permitted on-site shall be a 10 metre rigid truck, which shall only 

be permitted to access the site outside of business operating hours. 

 

Advice Notes 

 

1. Except where otherwise approved, no other advertisements or advertising displays 

shall be displayed on or about the site. 

 

2. Waste collection arrangements for the site by the Northern Adelaide Waste 

Management Authority (NAWMA) does not extend to on-site collection.  Should on-

site collection be desired, an agreement must be signed between the applicant and 

NAWMA to facilitate this service. 

 

3. The applicant is reminded of its general environmental duty, as required by Section 25 

of the Environment Protection Act 1993, to take all reasonable and practicable 

measures to ensure that the activities on the whole site, including during construction, 

do not pollute the environment in a way which causes or may cause environmental 

harm. 

 

4. EPA information sheets, guidelines documents, codes of practice, technical bulletins 

etc. can be accessed on the following web site: http://www.epa.sa.gov.au. 

 

  

http://www.epa.sa.gov.au/
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CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 19.11.18 15.11.18     

 

ATTACHMENTS 

This document should be read in conjunction with the following attachments: 

1. Application Documentation  

2. Category 3 Notice and Copy of Representations  

3. Commission of Highways Referral Response  

4. Internal Referral Responses  

5. Relevant Development Plan Provisions   
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ITEM 5.1.2 

COUNCIL ASSESSMENT PANEL   

DATE 4 December 2018 

APPLICATION NO. 361/334/2018/3B 

APPLICANT Kilpatrick Architecture 

PROPOSAL Amendment to Development Approval 361/2876/2005/1B 

(Increase Student Number Cap From 335 to 440 Students) and New 

Classroom 

LOCATION 346-354 Wright Road, Para Vista SA 5093 and 130-144 Nelson 

Road, Para Vista SA 5093 

CERTIFICATE OF Volume: 5224, Folio: 902; 

TITLE Volume: 5467, Folio: 729; 

Volume: 5256, Folio: 738; 

Volume: 5359, Folio: 835; 

Volume: 5157, Folio: 891; 

Volume: 5296, Folio: 388; 

Volume: 5191, Folio: 415; 

Volume: 5263, Folio: 300; 

Volume: 4282, Folio: 632. 

AUTHOR Matt Atkinson, Planning Consultant 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Residential Zone 

Application Type On Merit 

Public Notification Representations received: 6 

Representations to be heard: 2 

Referrals - Statutory Nil 

Referrals – Internal Traffic 

Development Engineering 

Development Plan Version Salisbury (City) Development Plan  

Consolidated 15 December 2016 

Assessing Officer Matt Atkinson 

Recommendation Approval with Conditions 

Meeting Date 4 December 2018 

2. REPORT CONTENTS 

Assessment Report 
 

Attachment 1: Proposal Plans and Supporting Documentation 

Attachment 2: Notice of Category 3 Development, Copies of Representations, 

Applicant's Response, Notification of Amended Plan and Copy of 

Response from Representor 

Attachment 3: Council On-Street Car Parking Control Plan 
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Attachment 4: Copies of Applicant's CIRQA Traffic and Parking Report and 

Supplementary Advice 

Attachment 5: Relevant Development Plan Provisions (Consolidated 15 December 

2016)  

 

3. EXECUTIVE SUMMARY 

This report provides a detailed assessment of the application against the relevant provisions of 

the Salisbury Development Plan. The assessment found that: 

 

a) The proposed land use (primary school) remains unchanged and the proposed 

development represents a reasonable expansion of an existing anticipated and 

approved land use. 

b) The proposed classroom building will complement other buildings within the school 

and will not have any unreasonable impact on adjacent property occupiers in terms of 

bulk, scale or appearance. 

c) Any additional on-site car parking demands associated with the proposed increase in 

student numbers from 335 to 440 persons, will be adequately provided for by the 

provision of 36 additional on-site car parking spaces (from 58 to 94 spaces).  

d) The previously approved (but yet to be constructed) set down/pick-up loop (DA 

361/1433/2016/3B), when combined with the proposed amended design, will ensure 

that traffic will be better managed within the site, such that on-street traffic issues will 

be improved. 

e) The additional on-street car parking restrictions implemented in May 2017, in the 

form of a ‘no-parking’ zone and two ‘bus zones’ have provided further improvements 

to traffic management within the local area. 

 

Accordingly, it is recommended that Development Plan Consent be granted, subject to 

conditions. 

4. SUBJECT SITE 

The subject site is located at 350-354 Wright Road, Para Vista, which is comprised of nine (9) 

allotments.  The site is currently occupied by the Prescott (Northern) Primary School. 

 

The site has a primary frontage to Wright Road of approximately 160 metres, with a 

secondary frontage to Nelson Road of approximately 125 metres, and an overall site area of 

approximately 20,000 square metres. 

 

The site is occupied by a range of school buildings and ancillary buildings.  Existing buildings 

located within the school have a total floor area of 3,902 square metres. 

 

The site is currently accessed via a two-way driveway crossover to/from Nelson Street.  There 

are 58 car parking spaces on the land. Site photos are provided on the following page. 
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Photo 1. 

Looking north-east on 

Wright Road towards 

front of the school 

and car parking bays 

 

 
  

Photo 2. 

Looking east from 

Nelson Road into the 

site showing the 

church, access and 

car parking 
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Photo 3. 

Sealed driveway and 

car park accessed 

from Nelson Road 

 

 
  

Photo 4. 

Looking east from the 

car park into the 

school grounds where 

the class room is to be 

constructed 
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Photo 5. 

Para Vista Uniting 

Church car park 

located to the west of 

the site providing 

overflow car parking 

for the school (if 

needed) 

 

 
 

5. LOCALITY 

The subject land is located in the Residential Zone, as identified within the Council’s 

Development Plan. 

 

The locality is generally characterised by residential and community land uses.  Residential 

development is predominantly in the form of single-storey detached dwellings at relatively 

low densities. 

 

Community uses include two (2) schools (including the Prescott (Northern) Primary School 

on the subject land and Valley View Secondary School); and three (3) places of worship 

(including the Para Vista Seventh Day Adventist Church, the Para Vista Uniting Church and 

the Northside Baptist Church).  Para Vista Primary School is located just outside the locality, 

approximately 350 metres north of the subject land. 

 

Regular bus services frequent both Wright Road and Nelson Road.  Nelson Road is identified 

within the Development Plan as secondary arterial road.  Wright Road has a service road 

located adjacent to the subject land, which provides a higher than usual amount of on-street 

parking and a pick-up/drop-off area for the school. 

 

Locality and contextual plans are provided below. 
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Locality Plan - Aerial 

 

 
 

Legend (Source: Nearmap) 

 
Subject site 

 
 

Site boundary 
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Locality Plan – Cadastre 

 

 
 

Legend (Source: Geocortex) 

 
Subject site 

 
 

Site boundary 

 Locality boundary 

 
 

Properties notified (occupiers within the subject site were 

also notified) 

 
 

Representations received 
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Contextual Plan 

 

 
 
Legend (Source: Nearmap) 

 
Subject site 

 
 

Zone 

 

  

Residential Zone 
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6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proposed development includes an increase in student numbers from 335 (which was a 

previous condition on DA 361/2876/2005/1B) to 440 and the construction of an additional 

single storey classroom building. 

 

The proposed additional student numbers will be supported by the provision of a new car 

parking and set-down area linking to the existing Council service roadway off Wright Road, 

with modifications to existing access arrangements off Nelson Road, which was approved by 

Council on 25 September 2017 on a previous application (DA 361/1433/2016/3B). 

 

This application seeks some minor alterations to the previously approved design to provide 

twenty-two (22) additional angled car parking spaces (in addition to fourteen (14) additional 

spaces proposed in the previously approved application).  The proposal will therefore increase 

the provision of off-street car parking from 58 spaces to 94 spaces. 

 

The proposed classroom building has a simple contemporary design with a skillion roof and 

cantilevered verandah canopy.  The classroom building is proposed to be clad with cream and 

a contrasting dark red brick and lightweight profiled metal cladding, to complement existing 

buildings within the school. 

 

The proposed classroom building will include provision for three (3) classrooms and a 

collaboration space.  Some associated minor site works consisting of paving and retaining is 

also proposed. 

 

A copy of the proposal plans and supporting documentation are contained in Attachment 1. 

7. CLASSIFICATION 

The subject site is located in the Residential Zone, as identified within the Council’s 

Development Plan (consolidated 15 December 2016).  In this Zone, an Educational 

Establishment (which includes a primary school) is not listed as a complying or non-

complying form of development and, as such, the application must be assessed as a merit 

form of development. 
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8. PUBLIC NOTIFICATION 

The proposed development is neither listed as a Category 1 or 2 form of development within 

the Residential Zone or under Schedule 9 of the Development Regulations 2008.   

 

Accordingly, the application must be advertised as a Category 3 form of development under 

Section 38 of the Development Act 1993. 

 

Public notification took place between 4 May and 18 May 2018.  The Council received six (6) 

representations during the notification period.  Four (4) representations were in opposition 

and two (2) were in support of the proposal.  The representors are listed in the table below. 

 

Representations received 

Representations received Wish to be Heard 

1 Ms F Bedford MP JP 

State Member for Florey 

PO Box 143 

MODBURY NORTH  5092 

  

2 I J & L Stradling 

18 Heather Drive 

PARA VISTA  5093 

 

3 L Q Kho 

3/360 Wright Road 

PARA VISTA  5093 
 

4 D & S T Bennett 

4 Pitana Avenue 

PARA VISTA  5093 
 

5 S & S Mamo 

146 Nelson Road 

PARA VISTA  5093 

 

6 T F & G A Fielder 

7 Heather Drive 

PARA VISTA  5093 
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A copy of the Category 3 public notice, submissions received, and the applicant’s response 

are contained in Attachment 2.  The content of the representation and the applicant’s response 

are summarised in the table below: 

 

Summary of Representations 

Representation Applicant’s Response 

The proposed increase in student numbers to 

550 will result in significant traffic impacts.  

The proposed student numbers have been 

amended to 440, to reduce the associated 

traffic impacts. 

Additional traffic measures should be put in 

place. 

A drive-through set-down lane has been 

approved on a separate Application, which 

will significantly reduce on-street traffic and 

parking congestion. 

Parents park within bus-zones on Nelson and 

Wright Roads. 

* See staff comment below. 

A formal agreement should be entered into 

between the Uniting Church and Prescott 

Northern School for the overflow car parking. 

A written agreement has been provided by 

the Para Vista Uniting Church.  A copy has 

been provided to Council. 

Cars should not queue in Heather Drive and 

Lorraine Avenue.  At present cars from Para 

Vista Primary School also use these roads. 

 

** See staff comment below. 

Do you believe that the analysis of the Traffic 

Engineers is correct that there would be a 

significant reduction in traffic congestion at the 

Nelson Road/Wright Road intersection? 

A Traffic Management Plan should be 

undertaken by the Applicant. 

The impact of traffic on surrounding roads 

resulting from the proposed development 

has been thoroughly and professionally 

investigated by experts in the area of traffic 

management and engineering.  The expert 

advice has concluded that the increased 

student numbers, while resulting in an 

increase in vehicle movements, will not 

significantly impact on surrounding roads 

when viewed in conjunction with the 

approved scheme. 

Many cars have been noticed queuing on 

Montague Road before they collect students 

from Good Shepherd Lutheran School Para 

Vista.  What analysis and traffic reports have 

they used? 

** See staff comment below. 

The development, if not researched correctly, 

could result in major traffic problems.  Local 

residents would be affected by the increase in 

the impact of the proposed development of the 

school.  Residents quality of life would be 

impacted by vehicles trying to park on the 

street and parents rushing to collect their 

children from school. 

See comment above.  In addition, the soon 

to be established (previously approved) 

drive-through set-down lane will bring 

benefits of improved traffic flow for the 

broader community and will not severely 

impact the operation of Nelson and Wright 

Roads. 
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* the Council implemented additional car parking controls and ‘bus-zones’ in May 2017, 

which should reduce the incidence of illegal parking. 

** the existing traffic conditions associated with other schools inside and outside the locality 

is not considered to be directly relevant to this proposal (there is an indirect link insofar as 

they contribute to the existing traffic conditions, however this proposal must be assessed on 

its merit within the context of the traffic impacts that are generated by the proposed 

additional student numbers only).  

As a result of the concerns raised during the public notification period, the applicant made 

some significant amendments to the proposal, including: 

 The original proposal sought to increase the student number cap from 335 to 550 

students.  This was reduced to a cap of 440 students; 

 The site plan was amended to show the on-site set-down/pick-up loop and car parking 

corridor granted planning consent on Development Application 361/1433/2016/3B.  

This corridor will link the Nelson Road car park entry with the Wright Road service 

road and provide 14 car parking spaces, in addition to the existing 53 spaces on the 

site and a further 22 spaces on the service road; 

 An addition traffic analysis has been prepared by CIRQA.  Their analysis concludes 

the on-site set-down/pick-up loop in addition to the additional car parking spaces will 

improve accommodation of parking demands and assist with easing congestion 

currently experienced on the adjacent road network; and 

 An agreement has been entered into with the Para Vista Uniting Church to allow for 

overflow car parking for the school. 

Given the nature of the changes and additional information provided, the amended plans and 

information was sent to the representors for their review on 16 October 2018, providing the 

representors until 31 October 2018 to provide comment on the amended details. 

During this period, only one (1) representor elected to express some additional concerns, all 

of which related to the initial concerns summarised above. 

 

9. REFERRALS – STATUTORY 

No statutory referrals were required pursuant to Schedule 8 of the Development Regulations 

2008. 
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10. REFERRALS – INTERNAL 

Division Summarised Comment 

Traffic Council’s Traffic Engineer has reviewed the proposal and 

has concluded that an increase in student numbers to 440 

would have negligible impact on existing traffic 

generation, given the previously approved ‘kiss and drop’ 

facility, the proposed additional car parking spaces and 

the agreement with the adjacent Church to utilise their car 

park as an overflow area. 

 

Whilst the proposed angled car parking spaces may result 

in some conflict with vehicle movements along the internal 

road, provided that they are constructed in accordance 

with the relevant Australian Standards (as proposed), they 

would be supported. 

 

In relation to on-street parking and traffic concerns raised 

by representors; and within correspondence received from 

Ms F Bedford MP JP on behalf of the residents; it is noted 

that additional parking controls were implemented along 

Nelson Street during May 2017, which included additional 

car parking controls and bus zones. 

 

A plan illustrating the ‘no parking’ and ‘bus zones’ that 

were implemented during May 2017 is provided in 

Attachment 3. 

 

Development Engineering Council’s Development Engineers have reviewed the 

proposed Civil Plan and calculations and have no 

concerns with proposal to connect stormwater to the 

existing system.  No conditions are recommended. 

 

 

11. ASSESSMENT 

Pursuant to Section 35(2) of the Development Act 1993, it is recommended that the Panel 

determine that the proposed development is not seriously at variance with the Salisbury 

Development Plan, consolidated 15
th

 December 2016, as the proposal constitutes a reasonable 

expansion of an existing use and the additional car parking and traffic demands associated 

with the proposal have been adequately addressed. 

 

Assessment 

 

Detailed assessment of the application has taken place against the relevant provisions of the 

Salisbury Development Plan and is described below under headings. 

 

An extract of the relevant Development Plan, consolidated 15
 
December 2016, is contained in 

Attachment 5.  The relevant provisions are also highlighted in the Attachment. 

Zoning and Land Use 
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Principle of Development Control (PDC) 1 of the Residential Zone envisages educational 

establishments, including primary and secondary schools.  PDC 1 states (in part): 

 

 1 The following forms of development are envisaged in the zone: 

 small scale non-residential use that serves the local community, for 

example: 

o child care facility 

o health and welfare service 

o open space 

o primary or secondary school 

 

The proposed development includes an expansion of an existing primary school, which is 

clearly a form of development that is anticipated by Residential Zone PDC 1.  Whilst the 

proposed development includes an increase in student numbers from 335 to 440, the primary 

school is still considered to be relatively small scale, in accordance with Residential Zone 

PDC 1.  

 

Design and Appearance 

 

Principle of Development Control (PDC) 1 of the Design and Appearance module states: 

 

1 The design of a building may be of a contemporary nature and exhibit an 

innovative style provided the overall form is sympathetic to the scale of 

development in the locality and with the context of its setting with regard to 

shape, size, materials and colour. 

 

The proposed classroom building will complement other buildings within the school in terms 

of architectural design, colours and materials, in accordance with Design and Appearance 

module PDC 1. 

 

The classroom building is proposed to be sited near the middle of the school, such that it will 

not have any adverse impact on adjacent properties in terms of its bulk and scale, visual 

outlook or overshadowing.  The proposed building materials will not result in any 

unreasonable glare to neighbouring properties. 

 

The proposed building, landscaping and paving will have a coordinated appearance with the 

existing school, which will maintain and enhance the visual attractiveness of the locality, 

consistent with Design and Appearance module PDC 11. 

 

The proposed building design and appearance is therefore considered to be acceptable. 

 

Land Use Conflict 

 

Several of the representors have cited noise, lack of on-street car parking and traffic impacts 

as reasons that they do not support the proposal.  Car parking and traffic impacts will be 

addressed under its own heading below.  In relation to noise and other potential interface 

issues, the following provision of the Council’s Development Plan is most relevant. 

 

General Section: Interface Between Land Uses module PDC 1 states: 
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1 Development should not detrimentally affect the amenity of the locality or cause 

unreasonable interference through any of the following: 

(a)  the emission of effluent, odour, smoke, fumes, dust or other airborne 

pollutants; 

  (b)  noise; 

  (c)  vibration; 

  (d)  electrical interference; 

  (e)  light spill; 

  (f)  glare; 

  (g)  hours of operation; 

  (h)  traffic impacts. 

 

The proposed hours of operation will remain unchanged and the additional student numbers 

are not likely to result in a perceivable increase in noise.  No odours, smoke, fumes or dust 

will be created by the proposed development. The development will not result in any 

unreasonable light spill or glare.  Car parking and traffic is addressed separately below. 

 

Car Parking and Traffic 

 

Several of the representors expressed concern with the lack of on-site car parking proposed 

and the resulting impact on the availability of on-street car parking within the locality.  

Representors have also expressed concern with the impact of additional student numbers on 

traffic within the local area. 

 

The Salisbury Council Development Plan does not contain any car parking rates for 

educational establishments.  As such, the Applicant was requested to provide a car parking 

and traffic report in support of the proposal.  The Applicant engaged CIRQA Pty Ltd, an 

experienced Traffic Engineering firm, to prepare a car parking and traffic report for the 

proposal. 

 

CIRQA provided an initial report on 7 June 2018 and supplementary information on 10 

October 2018, following the amendments undertaken by the Applicant post the public 

notification period. 

 

A summary of CIRQA’s advice is set out below: 

 

 the previously approved set-down/pick-up loop has been factored in to the 

calculations for car parking and traffic generation; 

 the analysis indicates that the additional traffic generated by the student 

population increase to 440 students will be very low.  The modelling indicates an 

additional 21 morning and 12 afternoon peak hour movements.  These movements 

will be easily accommodated on the adjacent road network, particularly given the 

approved access and parking upgrades; 

 the peak periods associated with the school occur for relatively short periods 

during both the morning and afternoon peak hours.  Furthermore, the approved 

upgrades will improve traffic safety conditions associated with access to and from 

the school and will ameliorate the traffic impact of additional student numbers; 
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 the additional on-site car parking proposed accords with the Australian/New 

Zealand Standard for “Parking Facilities – Part 1: Off-street car parking (AS/NZS 

2890.1:2004); and 

 the additional car parking spaces proposed (post notification) will further improve 

on-site accommodation of parking demands associated with the school and will 

assist with easing congestion currently experienced on the adjacent road network 

(in addition to the improvements which will result from the provision of the set-

down/pick-up loop). 

 

Copies of CIRQA’s original report and the amended advice are contained in Attachment 4. 

 

The Application, including the CIRQA advice, was referred to Councils Traffic Engineer for 

review.  A summary of the Council’s Traffic Engineering advice is provided below: 

 

 The proposed increase in student numbers to 440 would have negligible impact on 

existing traffic generation, factoring in the previously approved set-down/pick-up 

loop, the proposed additional on-site car parking spaces and the agreement with 

the adjacent Church to utilise their car park as an overflow area; 

 Whilst the proposed angled car parking spaces may result in some conflict with 

vehicle movements along the internal road, provided that they are constructed in 

accordance with the relevant Australian Standards (as proposed), they would be 

supported; 

 In relation to on-street parking and traffic concerns raised by representors; and 

within correspondence received from Ms F Bedford MP JP on behalf of the 

residents; it is noted that additional parking controls were implemented along 

Nelson Street during May 2017, which included ‘no-parking’ and ‘bus zones’;  

 Since implementation, the additional on-street car parking controls have alleviated 

illegal parking concerns raised by the representors. 

 

A plan illustrating the ‘no parking’ and ‘bus zones’ implemented during May 2017 is 

provided in Attachment 3. 

 

The proposed additional student numbers will be supported by the provision of a new car 

parking and set-down area linking to the existing Council service roadway off Wright Road, 

with modifications to existing access arrangements off Nelson Road, which was approved by 

Council on 25 September 2017 on a previous application (DA 361/1433/2016/3B). 

 

This application seeks some minor alterations to the previously approved design to provide 

twenty-two (22) additional angled car parking spaces (in addition to fourteen (14) additional 

spaces proposed in the previously approved application).  The proposal will therefore result in 

an increase in the existing provision of off-street car parking from 58 spaces to 94 spaces. 

 

The provision of on-site car parking is considered to be appropriate to the demands generated 

by the proposed increase in student numbers and will not cause any appreciable increase in 

demand for on-street car parking within the locality. 

 

The on-street car parking controls implemented in May 2017, including a ‘no-parking’ zone 

and two (2) ‘bus zones’, have further improved traffic management within the local street 

network.   
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As such, the proposed development (when combined with the previous approved development 

for a set-down/pick-up loop, which has been reiterated with this proposal) and the recent on-

street traffic management will result in significant improvements in traffic management 

within the local street network, despite the proposed increase in student numbers. 

 

Given the context described above, the proposed development is considered to be acceptable 

from a traffic and car parking perspective. 

12. CONCLUSION 

The Applicant seeks Development Plan Consent for an increase in student numbers from 335 

to 440 (which was a previous condition on DA 361/2876/2005/1B) and the construction of an 

additional single storey classroom building. 

 

This report has provided a detailed assessment of the application against the relevant 

provisions of the Salisbury Development Plan.  The assessment found that: 

 

a) The proposed land use (primary school) remains unchanged and the proposed 

development represents a reasonable expansion of an existing anticipated and 

approved land use. 

b) The proposed classroom building will complement other buildings within the school 

and will not have any unreasonable impact on adjacent property occupiers in terms of 

bulk, scale or appearance. 

c) Any additional on-site car parking demands associated with the proposed increase in 

student numbers from 335 to 440 persons, will be adequately provided for by the 

provision of 36 additional on-site car parking spaces (from 58 to 94 spaces).  

d) The previously approved (but yet to be constructed) set down/pick-up loop (DA 

361/1433/2016/3B), when combined with the proposed amended design, will ensure 

that traffic will be better managed within the site, such that on-street traffic issues will 

be improved. 

e) The additional on-street car parking restrictions implemented in May 2017, in the 

form of a ‘no-parking’ zone and two ‘bus zones’ have provided further improvements 

to traffic management within the local area. 

 

Accordingly, it is recommended that Development Plan Consent be granted, subject to 

conditions. 

 

13. STAFF RECOMMENDATION 

That the Development Assessment Panel resolve that: 

 

A. The proposed development is not considered to be seriously at variance with the 

Salisbury Development Plan – consolidated 15 December 2016. 

 

B. Pursuant to Section 33 of the Development Act 1993, Development Plan Consent is 

GRANTED to application number 361/334/2018/3B for an aAmendment to 

Development Approval 361/2876/2005/1B (Increase Student Number Cap From 335 

to 440 Students) and New Classroom in accordance with the plans and details 

submitted with the application and subject to the following conditions: 
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Development Plan Consent Conditions 

 

1. The development shall be carried out in accordance with the details submitted with the 

application and the following stamped approved plans and documents, except where 

otherwise varied by the conditions herein: 

 

Drawing No. Plan Type Date Prepared By 

17101-SD01B Site Plan Received by Council 

dated 4 October 2018 

Kilpatrick Architecture 

17101-SD02 Demolition Plan Received by Council 

dated 4 October 2018 

Kilpatrick Architecture 

17101-SD03 Floor Plan Received by Council 

dated 4 October 2018 

Kilpatrick Architecture 

17101-SD04 Roof Plan Received by Council 

dated 4 October 2018 

Kilpatrick Architecture 

17101-SD05 Sections Received by Council 

dated 4 October 2018 

Kilpatrick Architecture 

17101-SD06 Elevations Received by Council 

dated 4 October 2018 

Kilpatrick Architecture 

17101-SD08 Canopy Plan 

and Framing 

Received by Council 

dated 4 October 2018 

Kilpatrick Architecture 

17101-SD20 Perspectives Received by Council 

dated 4 October 2018 

Kilpatrick Architecture 

 

Reason: To ensure the proposal is established in accordance with the submitted 

plans. 

 

2. The maximum number of enrolled students shall not exceed 440. 

 

Reason:   To ensure that sufficient car parking is provided commensurate with the 

existing demand for the site. 

 

3. All waste and other rubbish shall be contained and stored pending removal in covered 

containers and waste containers must not be located within designated car parks or 

manoeuvring areas. 

 

Reason:   To maintain the amenity of the locality. 

 

4. No materials, goods or containers shall be stored outside the building at any time. 

 

Reason:   To ensure the car parking and emergency access areas are always available 

for the purpose they are designed.  Further that the site be maintained in a 

clean and tidy state. 

 

Advice Notes 

 

1. This is not a building consent, and a satisfactory application for Building Rules 

Consent must be submitted and approved before the Council can issue a Development 

Approval. 
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2. Advertisements and advertising displays are not included in the consent granted.  It 

will be necessary to make a fresh and separate application for any future proposed 

advertising signage. 

 

3. Except where otherwise varied by this Consent, the conditions imposed herein shall be 

in addition to conditions that apply to the subject property from previous approvals 

that remain active. 

 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 19.11.18 14.11.18     

 

ATTACHMENTS 

This document should be read in conjunction with the following attachments: 

1. Proposal Plans and Supporting Documentation  

2. Notice of Category 3 Development, Copies of Representations, Applicant's Response, 

Notification of Amended Plan and Copy of Response from Representor  

3. Council On-Street Car Parking Control Plan  

4. Copies of Applicant's CIRQA Traffic and Parking Report and Supplementary Advice  

5. Relevant Development Plan Provisions (Consolidated 15 December 2016)   
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ITEM 5.1.3 

COUNCIL ASSESSMENT PANEL   

DATE 4 December 2018 

APPLICATION NO. 361/1223/2017/3B 

APPLICANT Ace Bitumen Contractors Pty Ltd 

PROPOSAL Change of use to truck parking depot and associated signage 

LOCATION 108 Levels Road, Cavan SA 5094 

CERTIFICATE OF CT-5084/263 

TITLE 

AUTHOR Chris Carrey, Development Officer, City Development  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Industry Zone 

Greater Levels Policy Area 8 

Application Type Category 3 

Merit 

Public Notification Representations received: Five 

Representations to be heard: Two 

Referrals - Statutory Nil 

Referrals – Internal Development Engineering 

Development Plan Version Salisbury Council Development Plan 

Consolidated 15 December 2016 

Assessing Officer Chris Carrey – Development Officer - Planning 

Recommendation Grant Development Plan Consent subject to conditions 

Meeting Date 4 December 2018 

2. REPORT CONTENTS 

Assessment Report 

 

Attachment 1: Proposal Plans and Supporting Information (including Acoustic 

Report) 

Attachment 2: Vehicle Log Details provided by Applicant 

Attachment 3: Notice of category 3 Application and Representations Received 

Attachment 4: Applicant Response to Representations 

Attachment 5: Relevant Development Plan Extracts and Location Maps consolidated 

15 December 2016  
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3. EXECUTIVE SUMMARY 

The applicant seeks Development Plan Consent for a change in the use of the land to a truck 

parking depot and associated signage at 108 Levels Road, Cavan.   

 

The site is located within the Industry Zone, adjacent to the Residential Zone.  The application 

was assessed ‘on-merit’ and was subject to Category 3 public notification.  Five (5) 

representations were received during the advertising period, with two in opposition wishing to 

be heard. 

 

This report has provided a detailed assessment of the application against the relevant 

provisions of the Salisbury Council Development Plan (consolidated 15 December 2016).  

The assessment found that: 

 

a) The proposed land use is an appropriate form of development within the Industry 

Zone. 

b) Appropriate noise mitigation measures have been included to minimise noise impacts 

at the nearest residential dwelling and the proposal should comply with the 

Environment Protection (Noise) Policy 2007. 

c) There are no anticipated traffic impacts and the site can accommodate vehicle entry 

and exit in a forward direction with ample room available onsite for vehicle 

maneuvering. 

d) There are no anticipated impacts associated with dust or fumes. 

e) The visual appearance of the site is considered to be acceptable having regard to the 

proposed landscaping treatments and orderly parking of the vehicles. 

f) Advertising signage is considered to be acceptable and will not result in signage 

clutter or driver distraction. 

 

Given the above, it is recommended that Development Plan Consent be granted, subject to 

conditions. 

4. BACKGROUND 

This is a retrospective application and the applicant has been operating from the subject site 

since around 2009.   

 

During 2017, Council received a complaint from a nearby residential property within Mawson 

Lakes regarding hours of operation and associated truck noise emanating from the subject site 

and from the neighbouring property at 106 Levels Road.  The complainant raised concern that 

the activities and associated noise were impacting upon their residential amenity.  The 

complaints regarding the current use of the site have been ongoing since 2017. 

 

Following discussions with Council staff, this application and a separate development 

application (361/1246/2017/3B) for 106 Levels Road were lodged with Council for 

assessment. 

 

Development Application 361/1246/2017/3B is also to be considered within this Council 

Assessment Panel Agenda.  While this development application applies to 108 Levels Road 

only, development application 361/1246/2017/3B applies to both 106 and 108 Levels Road. 
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The operators of 106 and 108 Levels Road have sought to work together to try and resolve the 

issues raised by the complainant in relation to vehicles reversing into 106 Levels Road (and 

the accompanying noise associated with that manoevre).  That application provides for 

vehicles to move one way through 106 and 108 Levels Road, with no reliance for on-street 

reversing. 

 

The current layout of the subject site appears to be largely consistent with an earlier 

development approval, granted during the 1990s for a ‘Workshop and Office’ (DA 

361/2891/1991 refers).  That approval allowed for construction of the existing buildings, 

provision of access from Levels Road and the general site layout.  Therefore, Council 

understands the existing approved use of the subject site to be as a ‘Workshop and Office’.   

 

The existing approval does not preclude 24 hour operation at the subject site. 

 

The subject site is located within an established industrial area which pre-dates the 

construction of the Mawson Lakes residential area to the north. 

5. SUBJECT SITE 

The subject site is 3150sqm in area and has a primary frontage to Levels Road of 45 metres. 

There is an existing six (6) metre wide central concrete driveway which provides access 

to/from Levels Road. 

 

The site is relatively level and is occupied by an existing office and workshop which are 

located on the south east side.  

 

The surfaces are fully sealed with bitumen pavement and there are seven (7) standard car 

parking spaces to the side and front of the office.  There is an existing storm water spoon 

drain which allows for discharge to the Levels Road storm water network. 

 

The site provides for a manoeuvering area which is 31.6 metres in width between the 

workshop and north west side boundary.  

 

There is a small landscaping strip located along the front property boundary and the site is 

fenced with a combination of solid metal and open chain mesh fencing. 

 

There is one easement registered to the Certificate of Title, however it is not affected by the 

proposal.  

 

Site photos are provided below. 
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Photo 1. 

Looking south 

into the subject 

site towards the 

office and 

workshop 

 
  

Photo 2. 

Looking south 

west directly 

into the subject 

site from the 

access driveway 

 
  

Photo 3. 

Looking north 

west along 

Levels Road 

from in front of 

the subject site 
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Photo 4. 

Looking south 

east along 

Levels Road 

from in front of 

the subject site 

 
  

Photo 5. 

Looking north 

towards the 

residential area 

across Levels 

Road Reserve 

 
 

 

6. LOCALITY 

 

The subject site is located within the Industry Zone and Greater Levels Policy Area 8 of 

Council’s Development Plan and is directly adjacent to the Residential Zone boundary which 

aligns with Levels Road. 

 

The site is bounded by established industrial properties to the north west, south west and 

south east. 

 

The Mawson Lakes residential area is located to the north, across Levels Road and Levels 

Road Reserve.  Several residential properties on Petrel Crescent and Prion Circuit have their 

rear yards and back fence abutting this Reserve.  The Levels Road Reserve is approximately 

15 metres wide and consists of established trees and shrubs.  The fence to the rear of the 

residential properties exceeds 2.1 metres height and extends above eave height of those 

adjacent single storey dwellings.  
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Levels Road is gazetted for B-Double heavy vehicle access and predominantly services 

surrounding industrial sites on Levels Road, Sharpe Court, Cross Keys Road, CB Fisher Drive 

and Jonal Drive.  However; it also allows for standard passenger car access to/from the 

residential areas to the south east and east via Beechwood Avenue.   

 

Sharpe Court does not allow for a right turn (west) onto Montague Road.  Therefore, 

businesses on Sharpe Court and Levels Road seeking to access Port Wakefield Road (or 

heading west more generally) are likely to make use of Levels Road, to access Cross Keys 

Road which then facilitates a right turn onto Montague Road. 

 

Aerial and contextual plans are provided below. 

 

Aerial View 

 

 
 

 

Legend (Source: NearMap) 

 

Subject site 
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Close Up Aerial View 

 

 
 

 Source: NearMap 
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Locality Plan – Cadastre 

 

 
 

Legend (Source: Geocortex) 

 

Subject site 

 
 

Locality boundary 

 

Properties notified during Category 3 

public notification 

 Representations Received during 

Category 3 public notification 
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7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The applicant seeks Development Plan Consent for a change in the use from ‘Workshop and 

Office’ to a truck parking depot which can be accessed 24 hours a day, seven days a week.   

 

Trucks are to be parked on the north west side to the front and rear, with a central 

manoeuvering area to be retained.  There is also capacity for truck parking to the rear of the 

workshop. 

 

The proposal also includes attachment of two (2) advertising signs to the front fence and an 

upgrade to the existing landscape strip located along the front property boundary.  The 

existing office and workshop are to be used in association with the truck parking depot. 

 

No new built form is proposed and the proposal does not require any building rules consent. 

 

The applicant (Ace Bitumen) is a bitumen contractor and they own and operate two trucks and 

five trailers.  The trucks are used for the carting of bitumen hot mix.  The trucks and trailers 

are listed below: 

 

Type of Truck / 

Trailer 

SA Registration No. GVM* Length  

Isuzu SB17BS 24,000kg 7.6m   

Usual Trailer SB17BS - 9.8m 

Optional Trailer # 1 TPO781 - 6.3m 

Optional Trailer #2 TAB 227 - 7m 

Isuzu Tack Truck SB44GC 10,400kg 8m  

+ trailer of 4.5m 

*GVM – Gross Vehicle Mass - the maximum weight that a truck can carry including its own 

weight 

 

The maximum combined vehicle length relates to Isuzu SB17BS with the 9.8m trailer which 

is 17.4m. 

 

The applicant also sub-leases the subject site to Downer EDI Works who use the site for the 

parking of a further six trucks and associated trailers. These trucks are also used for the 

carting of bitumen hot mix. The trucks with associated trailers are listed below: 

 

Type of Truck / 

Trailer 

SA Registration No. GVM Length  

Volvo VOV123 23,060kg 7.5m + trailer of 

8.7m 

= 16.2m  

Scania SB47BM 26,000kg 7.5m + trailer of 

9.6m 

= 17.1m 

Freightliner SB19AO 24,000kg 8.8m + trailer of 

9.6m 

= 18.4m 

Volvo WRU242 23,500kg 7m + trailer of 9.2m  

= 16.2m 
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DAF SB84GL 23,000kg 7.5m + trailer of 

10.3m 

= 17.8m 

Kenworth SB57KG 24,600kg 7.7m +  trailer of 

9.3m 

= 17m 

 

 

In total, the applicant seeks to park eight trucks and eleven trailers at the subject site. 

 

There is no loading, unloading or material processing and the use extends to the parking and 

associated movement of trucks only. 

 

The Ace Bitumen trucks generally operate Monday to Friday between 6.30am and 5.00pm.  

However, the applicant advises that hours of operation can extend slightly beyond this 

dependent upon weather, workloads, project type etc. 

 

The Downer EDI Works trucks operate a varied schedule which includes night and early 

morning work across seven (7) days. 

 

The office is occupied by three (3) staff and operates from 9.00am to 5.00pm. 

 

Mechanical repair work extends only to the Ace Bitumen trucks and occurs during normal 

business hours. 

 

Waste disposal is managed by private contractors, SA Oil Recovery and Suez Waste and 

occurs during normal business hours. 

 

A copy of the proposal plans and supporting documentation are contained in Attachment 1. 

 

The applicant has also provided a summary of vehicle activity times across several months 

during 2018. These are contained in Attachment 2. 

8. CLASSIFICATION 

The subject site is located within the Industry Zone, as identified within Council’s 

Development Plan (consolidated 15 December 2016).  In this Zone, a truck parking depot is 

not listed as a complying or non-complying form of development.  As such, the application 

must be assessed as a merit form of development. 

9. PUBLIC NOTIFICATION 

The proposed development is neither listed as a Category 1 or 2 form of development within 

the Industry Zone or under Schedule 9 of the Development Regulations 2008.  Accordingly, 

the application was advertised as a Category 3 form of development under Section 38 of the 

Development Act 1993. 
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Public notification took place between 21 August 2017 and 5 September 2017.  The Council 

received five (5) representations during the notification period.  Two (2) representations were 

in opposition and three (3) were in support of the proposal.  The representors are listed in the 

table below. 

 

Representations received 

Representations received Support / Oppose Wish to be Heard 

1 D Golley 

15 Petrel Crescent 

Mawson Lakes SA 

5095 

 

Oppose 
√ 

2 A Bailey 

25 Prion Circuit 

Mawson Lakes SA 

5095 

 

Oppose 
√ 

(* see additional comments 

below) 

3 R Frost 

106 Levels Road 

Cavan SA 5094 

 

Support   

4 Kora Bay Pty Ltd 

110 Levels Road 

Cavan SA 5094 

 

Support  

5 The Giuliani Nominees 

No 2 

112 Levels Road 

Cavan SA 5094 

 

Support 
 

 

A copy of the Category 3 public notice and submissions received are contained in Attachment 

3.  The applicant’s response is contained in Attachment 4. 

The content of the representations and the applicant’s response are summarised in the table 

below: 

 

Summary of Representations 

Representation Applicant’s Response 

The type and level of 

noise associated with 

the activity, outside 

normal business hours 

and at weekends is not 

appropriate next to a 

residential area 

- The subject site is located within an established industrial 

area which pre-dates the Mawson Lakes residential area.  

- It is the responsibility of prospective purchasers and 

occupiers of those nearby residential properties to be aware 

of their surrounds, including adjacent commercial and 

industrial operations. 

- The established industrial area includes a variety of 

activities including freight and transport distribution, 

warehousing and industrial/manufacturing – all of which 

are permitted activities. 

- Heavy vehicle movements are both expected and common 

in this locality.  

- The subject site is much smaller than other industrial 
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tenancies within the immediate locality, with other much 

larger freight transport and logistics located nearby. These 

other companies contribute to heavy vehicle noise in the 

locality. 

- The applicant only requires trucks to occasionally enter and 

exit the site prior to normal business hours, dependent upon 

weather – however, this is not the norm and only occurs 

when required. 

- The proposed development will not have an adverse impact 

on the health and amenity of occupiers in adjoining zones 

given the small scale nature of the operation in comparison 

to other industrial land uses within the locality 

- The development does not involve any processing or 

manufacturing which would generate high levels of noise, 

dust, fumes etc. 

- The subject site is located around 40m from the nearest 

residential dwelling, separated by a road and 15m wide 

landscape strip which is densely vegetated 

- The only noise generating activity associated with the use is 

the entry and exit of heavy vehicles which are associated 

with almost every industrial premise within the immediate 

locality. 

Note: Public notification was undertaken using hand drawn plans that were initially provided 

by the applicant. The applicant later engaged a project designer to provide more detailed 

plans.  The public notification also did not include the Acoustic Report and associated 

recommendations prepared by Sonus Acoustic Engineers which will be discussed later in this 

report. 

The representors in opposition to the proposal have been made aware of the updated 

documentation.   

*The representor Amanda Bailey has advised that she no longer has any concerns and no 

longer wishes to be heard by Council’s Assessment Panel. 

If any additional comments or concerns are raised, these will be provided to members of 

Council’s Assessment Panel prior to the meeting. 

 

10. REFERRALS – STATUTORY 

The application was not subject to any referrals under Schedule 8 of the Regulations. 
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11. REFERRALS – INTERNAL 

DIVISION COMMENT 

Development Engineering There is sufficient space onsite to allow for entry and exit in a 

forward direction. 

 

As an existing, developed site no additional upgrades are 

required. 

 

12. ASSESSMENT 

Pursuant to Section 35(2) of the Development Act 1993, it is recommended that the Panel 

determine that the proposed development is not seriously at variance with the Salisbury 

Council Development Plan, consolidated 15 December 2016.  Truck parking and associated 

truck movements are an established activity within the locality and can be an appropriate form 

of development within an Industry Zone subject to amenity based considerations. 

 

Assessment 

 

Detailed assessment of the application has taken place against the relevant provisions of the 

Salisbury Council Development Plan and is described below under headings. 

 

An extract of the relevant Development Plan, Consolidated 15 December 2016 is contained in 

Attachment 5.  The relevant provisions are also highlighted in the Attachment. 

 

Zoning and Land Use 

 

Objective 1 of the Industry Zone states: 

 
1 A zone primarily accommodating a wide range of industrial, warehouse, storage and 

transport land uses. 

 

Objective 1 of the Greater Levels Policy Area 8 states: 
 

1 A policy area primarily accommodating a range of industrial activities. 

 

It is therefore considered that development in the form of truck parking (with associated truck 

movements) which supports an industrial activity can be an appropriate form of land use 

within the Industry Zone, subject to appropriate amenity based considerations. 

 

Interface Between Land Uses 

 

While the use may be acceptable within the Industry Zone, consideration must be given to the 

various impacts of the proposal to ensure the health and amenity of surrounding land 

occupiers and the locality are protected. The interface issues are addressed below. 

 

Noise and Hours of Operation 
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Principle of Development Control 1(b) & (g) of the General Section: Interface Between Land 

Uses module states:  

 
 1 Development should not detrimentally affect the amenity of the locality or cause unreasonable 

 interference through any of the following:  

  (b) noise  

(g) hours of operation 

Principle of Development Control 7 (a), (b) and (d) of the General Section: Industrial 

Development module states: 

7 Development within 50 metres of the Residential Zone boundary should:  

 

(a) demonstrate appropriate acoustic performance  

 

(b) ensure that all noise sources including machinery, outside loading, unloading and 

other service areas are located away from the Residential Zone boundary  

 

(d) limit operating hours to between 7am and 6 pm  
 

The subject site is located within 50 metres of the Residential Zone boundary and proposes to 

cater for access 24 hours a day across 7 days.  The applicant has advised that 24 hour 

operation is required for operational reasons and working patterns are often dictated by 

weather, season and project type demands.  The vehicle logs provided by the applicant in 

Attachment 2 demonstrate the varied start and finish times associated with the use. 

 

The applicant provided an Environmental Noise Assessment Report prepared by Sonus 

Acoustic Engineers.  This considers the noise impact of the proposed development against the 

noise goals of the Environment Protection (Noise) Policy 2007 (“Noise Policy”) and details 

the required acoustic treatments to achieve these targets. 

 

In particular, the report considered the impact of the development on the Residential Zone to 

the north.  

 

The noise treatment measures recommended by Sonus are: 

 

 Ensure that trucks are not required to reverse while on site during the night time 

hours (10pm to 7am);  

 Ensure no loading or unloading occurs on the site, with the exception of occasional 

hitching and unhitching of trailers during the day time hours (7am to 10pm) only;  

 Restrict the amount of time a truck can idle after entering or before leaving the site to 

be no more than 5 minutes;  

 Restrict the area where trucks can park on the site to that shown in the following 

figure, when entering or exiting during the night time hours of the Policy (10pm to 

7am).  
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   (Source: Sonus) 
 

The report concludes that incorporation of these measures will ensure that the maximum 

predicted noise levels at the nearest residential dwelling will be no more than: 

 

- 48 dB(A) during the daytime (7.00am to 10.00pm).  This satisfies the noise goal 

levels of the Policy which stipulate a maximum of 54 dB(A) during such times; and 

- 45 dB(A) during the night time (10.00pm to 7.00am). This satisfies the noise goal 

levels of the Policy which stipulate a maximum of 45 dB(A) during such times. 
 

The report also considered the maximum noise level from the activity such as truck brake 

compressed air release, people talking, or the opening and closing doors during the night time 

hours.  The highest predicted noise level (Lmax) at the residences is 57 dB(A), which satisfies 

the 60 dB(A) goal noise level of the Policy. 

 

On this basis, it is considered that while the development proposes 24 hours activity adjacent 

the Residential Zone, it has demonstrated appropriate acoustic performance to support the 

activity.  It is also recognised that the existing approved use of the site (‘workshop and 

office’) does not preclude 24 hour operation and does not contain any specific controls or 

conditions relating to noise. 

 

The proposed measures should improve the existing situation and address previous 

complaints from nearby residential occupiers and address issues relating to noise and hours of 

operation raised during the public notification period.  The applicant has committed to 

implementing these changes. 

 

In addition, a development plan condition has been recommended that all waste collection 

occur should occur during appropriate day time hours to limit the impact of noise on nearby 

residential properties. 

 

Traffic Impacts  

 

Principle of Development Control 3 of the General Section; Industrial Development module 

states: 

 
3 Industrial development should enable all vehicles to enter and exit the site in a forward 

direction. 
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Principles of Development Control 13 and 22 of the General Section: Transportation and 

Access module state: 

 
13 Development should make sufficient provision on site for the loading, unloading and turning 

of all traffic likely to be generated. 

 

22 Development should have direct access from an all-weather public road. 
 

Levels Road is gazetted for the use of B-Double heavy vehicles and is of appropriate 

construction and design to support the size of trucks using the site.   

 

All trucks are able to enter and exit the site in a forward direction with no negative impact on 

the road network or adjoining industrial sites. There is ample space on the site to 

accommodate vehicle manoeuvering. 

 

On this basis, it is considered that the proposal accords with the above provisions and will not 

have a detrimental impact on the amenity of the locality. 
 

Dust and Fumes 

 

Principle of Development Control 1(a) of the General Section: Interface Between Land Uses 

module states: 

 
1 Development should not detrimentally affect the amenity of the locality or cause unreasonable 

interference through any of the following:  

(a) the emission of effluent, odour, smoke, fumes, dust or other airborne pollutants 
 

The site is fully sealed and there is unlikely to be significant amounts of dust generated in 

association with vehicle movements and manoeuvering.  

 

The only fumes likely to result as a consequence of the proposal are related to truck 

movements and truck idling.  The applicant has confirmed that truck idling is restricted to five 

(5) minutes and this will occur on the subject site more than 50 metres from the nearest 

residential dwelling. 

 

On this basis, and having regard to the established industrial character of this locality, there is 

no anticipated dust or fume impacts associated with the proposal. 

 

Lighting 

 

PDC 1 (e) of the General Section: Interface Between Land Uses module states: 
 

1 Development should not detrimentally affect the amenity of the locality or cause unreasonable 

interference through any of the following:  

(e) light spill. 
 

No outdoor lighting has been proposed.   If outdoor lighting were to be installed (e.g. for 

security purposes) it is unlikely to have a negative impact on the surrounding locality. Nearby 

industrial properties are likely to adopt similar arrangements and are not considered to be a 

‘sensitive’ receptor. 
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Landscaping within the Levels Road Reserve and the existing solid fence provide an 

appropriate screen to prevent vehicle headlight glare affecting residential properties within the 

Mawson Lakes residential area. 

 

To reinforce this position, a development plan condition has been recommended to ensure that 

any outdoor lighting use is restricted to avoid driver distraction or nuisance to adjoining sites. 
 

Advertisements 

 

Principles of Development Control 2 and 4 of the General Section: Advertisements module 

state: 
 

2 The number of advertisements and/or advertising hoardings associated with a development 

should be minimised to avoid:  

(a) clutter  

(b) disorder  

(c) untidiness of buildings and their surrounds  

(d) driver distraction. 

 

4 The content of advertisements should be limited to information relating to the legitimate use of 

the associated land. 

 

The proposal includes the attachment of two advertising signs to the front chain mesh fence.   

 

Both signs are for ‘Ace Bitumen’ and relate to their use of the subject land.  The signs are 

relatively small and inconspicuous and are not a distraction to drivers. On this basis, they are 

considered to be an appropriate form of supporting development. 

 

Visual Impact and Landscaping 

 

As this is a retrospective proposal, the visual impact of the proposal is already apparent.  The 

site is maintained in a neat and tidy condition, with parking occurring in an orderly manner 

and no outdoor storage of wastes or other materials taking place.  

 

Objective 1 of the General Section: Landscaping, Fences and Walls module states: 

 
1 The amenity of land and development enhanced with appropriate planting and other 

landscaping works, using locally indigenous plant species where possible. 

 

While the majority of the site is sealed, the applicant proposes to include a 3m wide landscape 

strip along the front property boundary in front of the truck parking area.  The existing 

landscape area to the front of the office is to be retained. 

 

While the extent of landscaping is relatively modest, it will assist in softening the appearance 

of the site when viewed from the street and is generally consistent with surrounding industrial 

sites.  The Reserve area on Levels Road already provides a reasonable amount of established 

landscaping to this locality and provides the important buffer to the residential area to the 

north. 
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13. CONCLUSION 

The applicant seeks Development Plan Consent for a change in the use of the land to a truck 

parking depot and associated signage at 108 Levels Road, Cavan.   

 

This report has provided a detailed assessment of the application against the relevant 

provisions of the Salisbury Council Development Plan (consolidated 15 December 2016).  

The assessment found that: 

 

a) The proposed land use is an appropriate form of development within the Industry 

Zone. 

b) Appropriate noise mitigation measures have been included to minimise noise impacts 

at the nearest residential dwelling and the proposal should comply with the 

Environment Protection (Noise) Policy 2007. 

c) There are no anticipated traffic impacts and the site can accommodate vehicle entry 

and exit in a forward direction with ample room available onsite for vehicle 

manoeuvering. 

d) There are no anticipated impacts associated with dust or fumes. 

e) The visual appearance of the site is considered to be acceptable having regard to the 

proposed landscaping treatments and orderly parking of the vehicles. 

f) Advertising signage is considered to be acceptable and will not result in signage 

clutter or driver distraction. 

 

Accordingly, it is recommended that Development Plan Consent be granted, subject to 

conditions. 
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14. STAFF RECOMMENDATION 

That the Council Assessment Panel resolve that: 

 

A. The proposed development is not considered to be seriously at variance with the 

Salisbury Council Development Plan – Consolidated 15 December 2016. 

 

B. Pursuant to Section 33 of the Development Act 1993, Development Plan Consent is 

GRANTED to application number 361/1223/2017/3B for Change of use to truck 

parking depot and associated signage in accordance with the plans and details 

submitted with the application and subject to the following conditions: 

 

Development Plan Consent Conditions 

 

1. The development shall be carried out in accordance with the details submitted with the 

application and the following stamped approved plans and documents, except where 

otherwise varied by the conditions herein: 

 

Drawing No. Plan Type Date Prepared By 

18/08-A01 

Revision C 

Site Plan Date Received 

Stamped by 

Council 26 

October 2018 

David W. Pound Project 

Design 

S5789C1 Environmental Noise 

Assessment 

Date Received 

Stamped by 

Council 2 

November 2018 

Sonus Acoustic 

Engineers 

N/A Supporting cover 

letter 

Date Received 

by Council 

Stamped 10 

August 2017 

Ace Bitumen 

Contractors 

N/A Response to 

Representations 

10 October 2017 Masterplan 

 

Reason: To ensure the proposal is established in accordance with the submitted 

  plans. 

 

2. The development shall be carried out in accordance with the Environmental Noise 

Assessment (“Acoustic Report”) approved by Council under Development Plan 

Condition 1, and shall be adhered to at all times to the reasonable satisfaction of 

Council. In particular: 

a. Trucks shall not reverse while on site during night time hours (10.00pm to 

7.00am) 

b. No loading or unloading shall occur onsite, with the exception of occasional 

hitching and unhitching of trailers during day time hours only (7.00am to 

10.00pm) 

c. Truck idling shall be restricted to no more than 5 minutes after entering or 

before leaving the site 
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d. Trucks shall only park to the rear (south west) of the site, on that area of the 

site identified on page 13 of the Acoustic Report, when entering or exiting 

during night time hours (10.00pm to 7.00am) 

 

Reason:   To ensure that noise does not cause nuisance to adjoining residential  

  occupiers or owners. 

 

3. All vehicles shall enter and exit the site in a forward direction. 

 

Reason:  To ensure that vehicles associated with the land use do not cause disruption 

 or danger to vehicles on adjoining public roads. 

4. Noise from the subject site, when measured at the nearest residential property 

boundary shall remain within the requirements of the Environment Protection 

Authority (EPA) Guidelines for development adjacent a residential area. 

 

Reason:   To ensure that noise does not cause nuisance to adjoining residential  

  occupiers or owners. 

 

5. No materials, goods or containers shall be stored in the designated parking areas, 

driveways or manoeuvering areas. 

 

Reason:  To ensure the car parking areas are always available for the purpose they 

 are designed.  Further that the site be maintained in a clean and tidy state. 

 

6. All driveways and car parking areas shall be constructed with brick paving, concrete 

or bitumen to a standard appropriate for the intended traffic volumes and vehicle 

types.  Individual car parking bays shall be clearly line marked.  Driveways and car 

parking areas shall be maintained at all times to the satisfaction of Council. 

 

Reason:  To ensure access and car parking is provided on the site in a manner that 

 maintains and enhances the amenity of the locality. 

7. All loading and unloading of vehicles and manoeuvring of vehicles in connection with 

the now approved land use shall be carried out entirely within the subject land. 

 

Reason:  To ensure that vehicles associated with the land use do not cause disruption 

 or danger to vehicles on adjoining public roads. 

 

8. Outside lighting shall be restricted to that necessary for security purposes only and 

shall be directed and shaded to prevent light overspill and/or nuisance to adjacent 

occupiers or distraction to drivers on adjacent public roads. 

 

Reason:  To ensure that floodlighting does not cause nuisance or danger to adjoining 

 occupiers or road users thereby reducing the amenity of the locality and/or 

 making road use unsafe. 
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9. The designated landscaping areas shall be planted with shade trees, shrubs and ground 

covers as appropriate to complement the approved buildings and site layout and 

achieve a high level of amenity.  All landscaping shall be maintained (including the 

replacement of diseased or dying plants and the removal of weeds and pest plants) to 

the reasonable satisfaction of Council.  All landscaping is to be completed within three 

(3) months of the approved use commencing. 

 

Reason:  To ensure the subject land is landscaped so as to enhance the visual and 

 environmental amenity of the locality. 

10. All waste and other rubbish shall be contained and stored pending removal in covered 

containers and waste containers and must not be located within designated car parks or 

maneuvering areas. 

 

Reason:   To maintain the amenity of the locality. 

 

11. All waste shall be collected between the hours of 7.00am and 7.00pm Monday to 

Saturday.  Waste collection times shall be limited to between 9.00am and 7.00pm on 

Sundays and Public Holidays, in accordance with the Environment Protection (Noise) 

Policy 2007. 

 

Reason:   To maintain the amenity of the locality. 

 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 19.11.18 14.11.18     

 

ATTACHMENTS 

This document should be read in conjunction with the following attachments: 

1. Proposal Plans and Supporting Information (including Acoustic Report)  

2. Vehicle Log Details provided by Applicant  

3. Notice of category 3 Application and Representations Received  

4. Applicant Response to Representations  

5. Relevant Development Plan Extracts and Location Maps consolidated 15 December 

2016   
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ITEM 5.1.4 

COUNCIL ASSESSMENT PANEL   

DATE 4 December 2018 

APPLICATION NO. 361/1246/2018/3B 

APPLICANT Medalstone Pty Ltd - M & J Beattie 

PROPOSAL Change of Use to Truck Parking Depot 

LOCATION 106 and 108 Levels Road, Cavan SA 5094 

 

CERTIFICATE OF CT-5061/130; CT-5084/263 

TITLE 

AUTHOR Chris Carrey, Development Officer, City Development  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Industry Zone 

Greater Levels Policy Area 8 

Application Type Category 3 

Merit 

Public Notification Representations received: Six 

Representations to be heard: One 

Referrals - Statutory Nil 

Referrals – Internal Development Engineering 

Development Plan Version Salisbury Council Development Plan 

Consolidated 15 December 2016 

Assessing Officer Chris Carrey – Development Officer - Planning 

Recommendation Grant Development Plan Consent subject to conditions 

Meeting Date 4 December 2018 

2. REPORT CONTENTS 

Assessment Report 

 

Attachment 1: Proposal Plans and Supporting Information (including Acoustic 

Report) 

Attachment 2: Vehicle Log Details provided by Applicant 

Attachment 3: Notice of Category 3 Application and Representations 

Attachment 4: Relevant Development Plan Extracts and Location Maps consolidated 

15 December 2016  

 

 

  



ITEM 5.1.4   

Page 556 City of Salisbury 

Council Assessment Panel Agenda - 4 December 2018 

 I
te

m
 5

.1
.4

  

 

3. EXECUTIVE SUMMARY 

The applicant seeks Development Plan Consent for a change in the use of the land to a truck 

parking depot at 106 and 108 Levels Road, Cavan.   

 

The site is located within the Industry Zone, adjacent to the Residential Zone.  The application 

was assessed ‘on-merit’ and was subject to Category 3 public notification.  Six (6) 

representations were received during the advertising period, with one in opposition wishing to 

be heard. 

 

This report has provided a detailed assessment of the application against the relevant 

provisions of the Salisbury Council Development Plan (consolidated 15 December 2016).  

The assessment found that: 

 

a) The proposed land use is an appropriate form of development within the Industry 

Zone. 

b) Appropriate noise mitigation measures have been included to minimise noise impacts 

at the nearest residential dwelling and the proposal should comply with the 

Environment Protection (Noise) Policy 2007. 

c) There are no anticipated traffic impacts and the site can accommodate vehicle entry 

and exit in a forward direction with ample room available onsite for vehicle 

maneuvering. 

d) There are no anticipated impacts associated with dust or fumes. 

e) The visual appearance of the site is considered to be acceptable having regard to the 

proposed landscaping treatments and orderly parking of the vehicles. 

 

Given the above, it is recommended that Development Plan Consent be granted, subject to 

conditions. 

4. BACKGROUND 

This is a retrospective application and the applicant has been operating from the subject 

site since around 2009.   

 

During 2017, Council received a complaint from a nearby residential property within 

Mawson Lakes regarding hours of operation and associated truck noise emanating from 

the subject site and from the neighbouring property at 108 Levels Road.  The 

complainant raised concern that the activities and associated noise were impacting upon 

their residential amenity.  The complaints regarding the current use of the site have been 

ongoing since 2017. 

 

Following discussions with Council staff, this application and a separate development 

application (361/1223/2017/3B) for 108 Levels Road were lodged with Council for 

assessment. 

 

Development Application 361/1223/2017/3B is also to be considered within this 

Council Assessment Panel Agenda.  While development application 361/1223/2017/3B 

applies to 108 Levels Road only - this development application seeks to regularise the 

current land use of 106 Levels Road and utilise 108 Levels Road for the purposes of 

truck access and egress.   
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The operators of 106 and 108 Levels Road have sought to work together to try and 

resolve the issues raised by the complainant and as a consequence of the development 

assessment process.  In particular, the operators of 108 Levels Road have agreed that the 

operator from 106 Levels Road can make use of their site for entry and/or exit purposes.  

This will mean there is no need for trucks to reverse into 106 Levels Road which 

currently occurs. 

 

The current layout of 106 Levels Road appears to be largely consistent with an earlier 

development approval, granted during the 1990s for a ‘Workshop and Office’ (DA 

361/754/1996 refers).  That approval allowed for construction of the existing buildings, 

provision of access from Levels Road and the general site layout.  Therefore, Council 

understands the existing approved use of 106 Levels Road to be as a ‘Workshop and 

Office’.   

 

The existing approval does not preclude 24 hour operation. 

 

The subject site is located within an established industrial area which pre-dates the 

construction of the Mawson Lakes residential area to the north. 

 

5. SUBJECT SITE 

106 Levels Road 

 

This site is 3150sqm in area and has a primary frontage to Levels Road of 45 metres. There is 

an existing off-centre concrete driveway which provides access to/from Levels Road which is 

approximately eight (8) metres in width. 

 

The site is relatively level and is occupied by an existing office and workshop which are 

located on the north west side.  

 

Surfaces are fully sealed with bitumen and/or concrete pavement and there are eleven (11) 

standard car parking spaces available to the front and rear of the office.   

 

Truck parking can occur to the side and rear of the existing workshop. 

 

There is an existing storm water spoon drain which allows for discharge to the Levels Road 

storm water network. 

 

The front, rear and north west (side) property boundaries comprise open chain mesh fencing. 

The majority of the south east (side) boundary is occupied by solid concrete wall associated 

with the building on 104 Levels Road.  The front of the site is already landscaped. 

 

There are no easements registered to the Certificate of Title. 

 

The existing approved land use is for ‘workshop and office’. 

 

108 Levels Road 
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108 Levels Road is also 3150sqm in area with a primary frontage to Levels Road of 45 

metres. There is an existing six (6) metre wide central concrete driveway which provides 

access to/from Levels Road. 

 

The site is relatively level and is occupied by an existing office and workshop which are 

located on the south east side.  

 

The surfaces are fully sealed with bitumen pavement and there are seven (7) standard car 

parking spaces to the side and front of the office.  There is an existing storm water spoon 

drain which allows for discharge to the Levels Road storm water network. 

 

There is a small landscaping strip located along the front property boundary and the site is 

fenced with a combination of solid metal and open chain mesh fencing. 

 

There is one easement registered to the Certificate of Title, however it is not affected by the 

proposal.  

 

The existing approved land use is for ‘workshop and office’. 

 

Access between both sites will be provided via an internal driveway/gate which will be 

located towards the rear of the sites, behind the existing workshops. 

 

Site photos are provided below. 

 

Photo 1. 

Looking south 

west into 106 

Levels Road 

with the 

workshop on the 

right 

 
  

Photo 2. 

Looking at the 

workshop 

within 106 

Levels Road 

with the office 

on the right 
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Photo 3. 

Looking to the 

rear of the 

workshop on 

106 Levels 

Road  – where 

‘night time’ 

parking of 

trucks will 

occur 

 
  

Photo 4. 

Looking south 

east along 

Levels Road, 

with the subject 

site  

 
  

Photo 5. 

Looking north 

west along 

Levels Road 

from in front of 

the subject site 
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Photo 6. 

Looking south 

east along 

Levels Road 

from in front of 

the subject site 

 
  

Photo 7. 

Looking north 

towards the 

residential area 

across Levels 

Road Reserve 

 

6. LOCALITY 

 

The subject site is located within the Industry Zone and Greater Levels Policy Area 8 of 

Council’s Development Plan and is directly adjacent to the Residential Zone boundary which 

aligns with Levels Road. 

 

The site is bounded by established industrial properties to the north west, south west and 

south east. 

 

The Mawson Lakes residential area is located to the north, across Levels Road and Levels 

Road Reserve.  Several residential properties on Petrel Crescent and Prion Circuit have their 

rear yards and back fence abutting this Reserve.  The Levels Road Reserve is approximately 

15 metres wide and consists of established trees and shrubs.  The fence to the rear of the 

residential properties exceeds 2.1 metres height and extends above eave height of those 

adjacent single storey dwellings.  

 

Levels Road is gazetted for B-Double heavy vehicle access and predominantly services 

surrounding industrial sites on Levels Road, Sharpe Court, Cross Keys Road, CB Fisher Drive 

and Jonal Drive.  However; it also allows for standard passenger car access to/from the 

residential areas to the south east and east via Beechwood Avenue.   
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Sharpe Court does not allow for a right turn (west) onto Montague Road.  Therefore, vehicles 

on Sharpe Court and Levels Road seeking to access Port Wakefield Road (or heading west 

more generally) are likely to make use of Levels Road, to access Cross Keys Road which then 

facilitates a right turn onto Montague Road. 

 

Aerial and contextual plans are provided below. 

 

Aerial View 

 

 
Legend (Source: NearMap) 

 

Subject site 
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Close Up Aerial View 

 

 
Source: NearMap 
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Locality Plan – Cadastre 

 

 
Note – 522 Cross Keys Road was not notified during the public notification period (see 

Section 9 below) 

Legend (Source: Geocortex) 

 

Subject site 

 
 

Locality boundary 

 

Properties notified during Category 3 

public notification 

 Representations Received during 

Category 3 public notification 

 

7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The applicant seeks Development Plan Consent for a change in the use from ‘Workshop and 

Office’ to a truck parking depot which can be accessed 24 hours a day, seven days a week.  

The existing office and workshop located on 106 Levels Road are to be used in association 

with the truck parking depot.   

 

The operator of the site (AllTrans) is a heavy haulage transport company who move 

earthmoving and mining equipment on a contract basis.  They operate five heavy vehicles out 

of the subject site (with associated trailers) with a maximum vehicle length of 19 metres. 
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There is no loading, unloading or material processing and the use extends to the parking and 

associated movement of trucks only. 

 

Since commencing operations at the site, the operator has made use of 106 Levels Road only.  

Given the size and layout of the site and the truck lengths involved this has meant that trucks 

have been reversed into the site.  The applicant proposes to alter this arrangement with access 

or egress proposed to occur via the adjoining site at 108 Levels Road (Ace Bitumen), and 

manoeuvering to occur to the rear of the existing buildings (to the rear of the site).  This will 

mean that all vehicles can enter and exit the site in a forward direction. 

 

The applicant has advised that 24 hour truck access is required to satisfy operational demands 

and is dependent upon project type, location of work etc.  The applicant has also advised that 

contracts often change at short notice and therefore a high degree of flexibility is required. 

 

The office is occupied by three (3) staff and operates from 7.30am to 5.30pm. 

 

Only minor mechanical repairs and tyre changing is to occur on site. 

 

Waste disposal is managed by private contractors, Signal Waste or Mulherns Disposal.  

 

A copy of the proposal plans and supporting documentation are contained in Attachment 1. 

 

The applicant has also provided extensive vehicle activity logs which highlight varying 

workloads and starting times associated with the activity. These are contained in Attachment 

2. 

 

8. CLASSIFICATION 

The subject site is located within the Industry Zone, as identified within Council’s 

Development Plan (consolidated 15 December 2016).  In this Zone, a truck parking depot is 

not listed as a complying or non-complying form of development.  As such, the application 

must be assessed as a merit form of development. 

 

9. PUBLIC NOTIFICATION 

The proposed development is neither listed as a Category 1 or 2 form of development within 

the Industry Zone or under Schedule 9 of the Development Regulations 2008.  Accordingly, 

the application was advertised as a Category 3 form of development under Section 38 of the 

Development Act 1993. 
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Public notification took place between 16 January and 6 February 2018.  The Council 

received six (6) representations during the notification period.  One (1) representation was in 

opposition and five (5) were in support of the proposal.  The representors are listed in the 

table below. 

 

Representations received 

Representations received Support / Oppose Wish to be Heard 

1 D & E Golley 

15 Petrel Crescent 

Mawson Lakes SA 

5095 

 

Oppose 
√ 

2 A Qn 

17 Prion Circuit 

Mawson Lakes SA 

5095 

 

Support 

*subject to conditions 
√ 

3 Giulia Property Trust 

108 Levels Road 

Cavan SA 5094 

 

Support   

4 Jan Jarrett 

108 Levels Road 

Cavan SA 5094 

 

Support  

5 Kora Bay Pty Ltd 

110 Levels Road 

Cavan SA 5094 

 

Support  

6 The Giuliani Nominees 

No 2 

112 Levels Road 

Cavan SA 5094 

 

Support 
 

A copy of the Category 3 public notice and submissions received are contained in Attachment 

3.  The applicant did not provide a response to the representations. 

The content of the representation are summarised in the table below: 

 

Summary of Representations 

Representation Applicant’s Response 

The type and level of noise 

associated with the activity, 

outside normal business hours 

and at weekends is not 

appropriate next to a residential 

area. 

No response provided 

Smoke from trucks can spread to 

the residential area and have a 

negative impact on the health of 

residents. 

No response provided 
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Note: Public notification was undertaken on the basis that the proposal was to be confined to 

106 Levels Road with the applicant evidencing this via hand drawn plans only.  As a 

consequence of the planning assessment process and issues raised by the representors, the 

applicant negotiated shared access with 108 Levels Road, engaged a project designer to 

provide more detailed plans, and engaged Sonus Acoustic Engineers to undertake an acoustic 

assessment of the proposal (this will be discussed later in the report).  Therefore, the public 

notification process did not include the current set of plans, Acoustic Report or reference the 

use of both 106 and 108 Levels Road.  

As a result, 522 Cross Keys Road was not notified of the proposal – however, it is considered 

that the proposed inclusion of 108 Levels Road will not impact their operations and they have 

not been notified (note - they were also notified under DA 361/1223/2017/3B and did not 

raise any objection). 

The representors in opposition to the proposal have been advised of the intended changes and 

have been made aware of the updated documentation.  If any additional comments or 

concerns are raised by the representors, these will be provided to members of Council’s 

Assessment Panel prior to the meeting. 

When notified, the proposal also included reference to a freestanding advertising sign 

(located close to the front property boundary). However, the applicant has since clarified that 

the sign was existing and they simply re-badged the sign. As a result, it is considered that the 

sign does not require approval. 

10. REFERRALS – STATUTORY 

The application was not subject to any referrals under Schedule 8 of the Regulations. 

 

11. REFERRALS – INTERNAL 

DIVISION COMMENT 

Development Engineering There is sufficient space onsite to allow for entry and exit in a 

forward direction. 

 

As an existing, developed site no additional upgrades are 

required. 

 

12. ASSESSMENT 

Pursuant to Section 35(2) of the Development Act 1993, it is recommended that the Panel 

determine that the proposed development is not seriously at variance with the Salisbury 

Council Development Plan, consolidated 15 December 2016.  Truck parking and associated 

truck movements are an established activity within the locality and can be an appropriate form 

of development within an Industry Zone subject to amenity based considerations. 

 

Assessment 

 

Detailed assessment of the application has taken place against the relevant provisions of the 

Salisbury Council Development Plan and is described below under headings. 
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An extract of the relevant Development Plan, Consolidated 15 December 2016 is contained in 

Attachment 4.  The relevant provisions are also highlighted in the Attachment. 

Zoning and Land Use 

 

Objective 1 of the Industry Zone states: 

 
1 A zone primarily accommodating a wide range of industrial, warehouse, storage and 

transport land uses. 

 

Objective 1 of the Greater Levels Policy Area 8 states: 
 

1 A policy area primarily accommodating a range of industrial activities. 

 

It is therefore considered that development in the form of truck parking (with associated truck 

movements) which supports an industrial activity can be an appropriate form of land use 

within the Industry Zone, subject to appropriate amenity based considerations 

 

Interface Between Land Uses 

 

While the use may be acceptable within the Industry Zone, consideration must be given to the 

various impacts of the proposal to ensure the health and amenity of surrounding land 

occupiers and the locality are protected. The interface issues are addressed below. 

 

Noise and Hours of Operation 

Principle of Development Control 1(b) & (g) of the General Section: Interface Between Land 

Uses module states:  

 
 1 Development should not detrimentally affect the amenity of the locality or cause unreasonable 

 interference through any of the following:  

  (b) noise  

(g) hours of operation 

Principle of Development Control 7 (a), (b) and (d) of the General Section: Industrial 

Development module states: 

7 Development within 50 metres of the Residential Zone boundary should:  

(a) demonstrate appropriate acoustic performance  

(b) ensure that all noise sources including machinery, outside loading, unloading and 

other service areas are located away from the Residential Zone boundary  

(d) limit operating hours to between 7am and 6 pm  
 

The subject site is located within 50 metres of the Residential Zone boundary and proposes to 

cater for access 24 hours a day across 7 days.  The applicant has advised that 24 hour 

operation is required for operational reasons.  The vehicle logs provided by the applicant in 

Attachment 2 demonstrate the varied start and finish times associated with the use. 

 

The applicant provided an Environmental Noise Assessment Report prepared by Sonus 

Acoustic Engineers.  This considers the noise impact of the proposed development against the 

noise goals of the Environment Protection (Noise) Policy 2007 (“Noise Policy”) and details 

the required acoustic treatments to achieve these targets. 
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In particular, the report considered the impact of the development on the Residential Zone to 

the north.  

 

The noise treatment measures recommended by Sonus are: 

 

 As per the current site plan, ensure that trucks are not required to reverse while on site 

during the night time hours (10pm to 7am);  

 Ensure no loading or unloading occurs on the site, with the exception of occasional 

hitching and unhitching of trailers during the day time hours (7am to 10pm) only;  

 Restrict the amount of time a truck can idle after entering or before leaving the site to 

be no more than 5 minutes;  

 Restrict the area where trucks can park on the site to that shown in the following 

figure, when entering or exiting during the night time hours of the Policy (10pm to 

7am).  

 
 

The report concludes that incorporation of these measures will ensure that the maximum 

predicted noise levels at the nearest residential dwelling will be no more than: 

 

- 42 dB(A) during the daytime (7.00am to 10.00pm).  This satisfies the noise goal 

levels of the Policy which stipulate a maximum of 54 dB(A) during such times; and 

- 42 dB(A) during the night time (10.00pm to 7.00am).  This satisfies the noise goal 

levels of the Policy which stipulate a maximum of 45 dB(A) during such times. 

 

The report also considered the maximum noise level from the activity such as truck brake 

compressed air release, people talking, or the opening and closing doors during the night time 
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hours.  The highest predicted noise level (Lmax) at the residences is 50 dB(A), which satisfies 

the 60 dB(A) goal noise level of the Policy. 

 

On this basis, it is considered that while the development proposes 24 hours activity adjacent 

the Residential Zone, it has demonstrated appropriate acoustic performance to support the 

activity. 

 

These measures should improve the existing situation and address previous complaints from 

nearby residential occupiers and address issues relating to noise and hours of operation raised 

during the public notification period.  The applicant has committed to implementing these 

changes. 

 

In addition, a development plan condition has been recommended that all waste collection 

occur should occur during appropriate day time hours to limit the impact of noise on nearby 

residential properties. 

 

Over and above these measures, the applicant has sought to further improve the existing 

situation.  They have advised that where possible, when they have early morning or late night 

work scheduled or activity booked on a Sunday, they will commence or conclude operations 

from a nearby depot at 79 Cavan Road (see aerial photograph below).  This depot is operated 

by K & L Profiling who the operator (All Trans) works with on a contract basis.  This has not 

been considered as a formal aspect of the proposal, rather, as an alternative arrangement that 

the operator will seek to utilise where possible. 
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Traffic Impacts  

 

Principle of Development Control 3 of the General Section; Industrial Development module 

states: 

 
3 Industrial development should enable all vehicles to enter and exit the site in a forward 

direction. 

 

Principles of Development Control 13 and 22 of the General Section: Transportation and 

Access module state: 

 
13 Development should make sufficient provision on site for the loading, unloading and turning 

of all traffic likely to be generated. 

 

22 Development should have direct access from an all-weather public road. 
 

Levels Road is gazetted for the use of B-Double heavy vehicles and is of appropriate 

construction and design to support the size of trucks using the site.   

 

All trucks are able to enter and exit the site in a forward direction with no negative impact on 

the road network or adjoining industrial sites. 

 

On this basis, it is considered that the proposal accords with the above provisions and will not 

have a detrimental impact on the amenity of the locality. 

 

Dust and Fumes 

 

Principle of Development Control 1(a) of the General Section: Interface Between Land Uses 

module states: 

 
1 Development should not detrimentally affect the amenity of the locality or cause unreasonable 

interference through any of the following:  

(a) the emission of effluent, odour, smoke, fumes, dust or other airborne pollutants 
 

The site is fully sealed and there is unlikely to be significant amounts of dust generated in 

association with vehicle movements and maneuvering.  

 

The only fumes likely to result as a consequence of the proposal are related to truck 

movements and truck idling.  The applicant has confirmed that truck idling is restricted to five 

(5) minutes and this will occur on the subject site more than 50 metres from the nearest 

residential dwelling. 

 

On this basis, and having regard to the established industrial character of this locality, there is 

no anticipated dust or fume impacts associated with the proposal. 
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Lighting 

 

PDC 1 (e) of the General Section: Interface Between Land Uses module states: 
 

1 Development should not detrimentally affect the amenity of the locality or cause unreasonable 

interference through any of the following:  

(e) light spill. 
 

No outdoor lighting has been proposed.   If outdoor lighting were to be installed (e.g. for 

security purposes) it is unlikely to have a negative impact on the surrounding locality. Nearby 

industrial properties are likely to adopt similar arrangements and are not considered to be a 

‘sensitive’ receptor. 

 

Landscaping within the Levels Road Reserve and the existing solid fence provide an 

appropriate screen to prevent vehicle headlight glare affecting residential properties within the 

Mawson Lakes residential area. 

 

To reinforce this position, a Development Plan condition has been recommended to ensure 

that any outdoor lighting use is restricted to avoid driver distraction or nuisance to adjoining 

sites. 

 

Visual Impact  

 

As this is a retrospective proposal, the visual impact of the proposal is already apparent.  The 

site is maintained in a neat and tidy condition, with parking occurring in an orderly manner 

and no outdoor storage of wastes or other materials taking place. The front of the site is 

already landscaped and no additional upgrades are proposed or considered to be necessary. 

 

13. CONCLUSION 

The applicant seeks Development Plan Consent for a change in the use of the land to a truck 

parking depot at 106 and 108 Levels Road, Cavan.   

 

This report has provided a detailed assessment of the application against the relevant 

provisions of the Salisbury Council Development Plan (consolidated 15 December 2016).   

 

The assessment found that: 

a) The proposed land use is an appropriate form of development within the Industry 

Zone. 

b) Appropriate noise mitigation measures have been included to minimise noise 

impacts at the nearest residential dwelling and the proposal should comply with 

the Environment Protection (Noise) Policy 2007. 

c) There are no anticipated traffic impacts and the site can accommodate vehicle 

entry and exit in a forward direction with ample room available onsite for vehicle 

manoeuvering. 

d) There are no anticipated impacts associated with dust or fumes. 

e) The visual appearance of the site is considered to be acceptable  
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Given the above, it is recommended that Development Plan Consent be granted, subject to 

conditions. 

 

 

14. STAFF RECOMMENDATION 

That the Council Assessment Panel resolve that: 

 

A. The proposed development is not considered to be seriously at variance with the 

Salisbury Council Development Plan – Consolidated 15 December 2016. 

 

B. Pursuant to Section 33 of the Development Act 1993, Development Plan Consent is 

GRANTED to application number 361/1246/2018/3B for Change of Use to Truck 

Parking Depot in accordance with the plans and details submitted with the application 

and subject to the following conditions: 

DEVELOPMENT PLAN CONSENT CONDITIONS 

 

1. The development shall be carried out in accordance with the details submitted with the 

application and the following stamped approved plans and documents, except where 

otherwise varied by the conditions herein: 

 

Drawing No. Plan Type Date Prepared By 

18/08-A02 

Revision B 

Site Plan Date Received 

Stamped by 

Council 26 

October 2018 

 

David W. Pound 

Project Design 

18/08-A03 

Revision B 

Site Plan Date Received 

Stamped by 

Council 26 

October 2018 

 

David W. Pound 

Project Design 

S5789C2 Environmental Noise 

Assessment 

Date Received 

Stamped by 

Council 2 

November 2018 

 

Sonus Acoustic 

Engineers 

N/A Supporting cover 

letter 

Date Received 

by Council 

Stamped 8 

January 2018 

 

Medalstone Pty Ltd 

N/A Supporting Cover 

Letter 

Date Received 

by Council 

Stamped 26 

October 2018 

 

 

AllTrans 
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N/A Letter agreeing to use 

of 108 Levels Road 

Date Received 

by Council 

Stamped 26 

October 2018 

 

Ace Bitumen 

N/A Letter agreeing to use 

of 79 Cavan Road 

Date Received 

by Council 

Stamped 26 

October 2018 

K & L Profiling 

 

Reason: To ensure the proposal is established in accordance with the submitted 

  plans. 

 

2. The development shall be carried out in accordance with the Environmental Noise 

Assessment (“Acoustic Report”) approved by Council under Development Plan 

Condition 1, and shall be adhered to at all times to the reasonable satisfaction of 

Council. In particular: 

a. Trucks shall not reverse while on site during night time hours (10.00pm to 

7.00am) 

b. No loading or unloading shall occur onsite, with the exception of occasional 

hitching and unhitching of trailers during day time hours only (7.00am to 

10.00pm) 

c. Truck idling shall be restricted to no more than five (5) minutes after entering 

or before leaving the site 

d. Trucks shall only park to the rear (south west) of the site, on that area of the 

site identified on page 13 of the Acoustic Report when entering or exiting 

during night time hours (10.00pm to 7.00am) 

 

Reason:   To ensure that noise does not cause nuisance to adjoining residential  

  occupiers or owners. 

 

3. All vehicles shall enter and exit the site in a forward direction. 

 

Reason:  To ensure that vehicles associated with the land use do not cause disruption 

or danger to vehicles on adjoining public roads. 

4. Noise from the subject site when measured at the nearest residential property 

boundary shall remain within the requirements of the Environment Protection 

Authority (EPA) Guidelines for development adjacent a residential area. 

 

Reason:   To ensure that noise does not cause nuisance to adjoining residential  

  occupiers or owners. 

 

5. No materials, goods or containers shall be stored in the designated parking areas, 

driveways or manoeuvering areas. 

 

Reason:  To ensure the car parking areas are always available for the purpose they 

 are designed.  Further that the site be maintained in a clean and tidy state. 
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6. All driveways and car parking areas shall be constructed with brick paving, concrete 

or bitumen to a standard appropriate for the intended traffic volumes and vehicle 

types.  Individual car parking bays shall be clearly line marked.  Driveways and car 

parking areas shall be maintained at all times to the satisfaction of Council. 

 

Reason:  To ensure access and car parking is provided on the site in a manner that 

 maintains and enhances the amenity of the locality. 

 

7. All loading and unloading of vehicles and manoeuvring of vehicles in connection with 

the now approved land use shall be carried out entirely within the subject land. 

 

Reason:  To ensure that vehicles associated with the land use does not cause 

 disruption or danger to vehicles on adjoining public roads. 

 

8. Outside lighting shall be restricted to that necessary for security purposes only and 

shall be directed and shaded to prevent light overspill and/or nuisance to adjacent 

occupiers or distraction to drivers on adjacent public roads. 

 

Reason:  To ensure that floodlighting does not cause nuisance or danger to adjoining 

 occupiers or road users thereby reducing the amenity of the locality and/or 

making road use unsafe. 

9. All waste and other rubbish shall be contained and stored pending removal in covered 

containers and waste containers and must not be located within designated car parks or 

maneuvering areas. 

 

Reason:   To maintain the amenity of the locality. 

 

10. All waste shall be collected between the hours of 7.00am and 7.00pm Monday to 

Saturday.  Waste collection times shall be limited to between 9.00am and 7.00pm on 

Sundays and Public Holidays, in accordance with the Environment Protection (Noise) 

Policy 2007. 

 

Reason:   To maintain the amenity of the locality 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 19.11.18 14.11.18     

 

ATTACHMENTS 

This document should be read in conjunction with the following attachments: 

1. Proposal Plans and Supporting Information (including Acoustic Report)  

2. Vehicle Log Details provided by Applicant  

3. Notice of Category 3 Application and Representations  

4. Relevant Development Plan Extracts and Location Maps consolidated 15 December 

2016   
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ITEM 5.1.5 

COUNCIL ASSESSMENT PANEL   

DATE 4 December 2018 

APPLICATION NO. 361/1755/2018/2T 

APPLICANT City of Salisbury 

PROPOSAL Removal of a regulated tree on road reserve 

LOCATION Adjacent 3 Weemala Road, Salisbury East SA 5109 

CERTIFICATE OF Not applicable 

TITLE 

AUTHOR Karyn Brown, Development Officer Planning, City Development  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Residential Zone 

Application Type On-Merit 

Public Notification Representations received: Two 

Representations to be heard: One 

Referrals - Statutory None 

Referrals – Internal Independent arborist report 

Development Plan Version Salisbury (City) Development Plan  

Consolidated 15 December 2016 

Assessing Officer Karyn Brown, Development Officer - Planning 

Recommendation Approval with Conditions 

Meeting Date 4 December 2018 

2. REPORT CONTENTS 

Assessment Report 
 

Attachment 1: Council Arboricultural Assessment and Supporting Documentation 

Attachment 2: Notice of Category 2 Development and Copies of Representations 

Attachment 3: Independent Arborist Report 

Attachment 4: Relevant Development Plan Provisions (Consolidated 15 December 

2016)  

 

3. EXECUTIVE SUMMARY 

Council’s Tree Services staff lodged a development application seeking Development 

Approval to remove a regulated Council street tree.  The subject tree is a Eucalyptus 

intertexta (Inland Red Box) located adjacent to 3 Weemala Road, Salisbury East. 
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This report provides a detailed assessment of the Application against the relevant provisions 

of the Salisbury (City) Development Plan. The assessment found that the tree meets the 

provisions of the Council Development Plan to warrant approval to remove the tree, having 

regard to its health, structure and appearance. 

 

Accordingly, it is recommended that Development Approval be granted. 

4. SUBJECT SITE 

The site of the development comprises road verge in front of 3 Weemala Road, Salisbury 

East.  The road reserve in this location is approximately 3.5m wide with the formed road 

carriageway being approximately 7m wide.  The carriageway is sealed with upright kerb and 

gutter on both sides. 

 

The tree is on the western side of the road.  The tree is located 2.6m from the front boundary 

fence and 1.2m from the back of kerb. 

 

The tree is approximately 13m north-west of the intersection with Arney Street and 

approximately 32m south-west of the bend in the road which becomes Glen Street. Photos of 

the tree are provided below. 

 

Photo 1. 

Looking south-west 

from the 

intersection of 

Weemala Road and 

Glen towards the 

subject tree 
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Photo 2. 

Looking north-east 

towards the subject 

tree 

 
  

Photo 3. 

Looking north-east 

from the verge 

towards the subject 

tree 
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Photo 4. 

Looking north-west 

from the 

intersection of 

Weemala Road and 

Arney Street 

towards the subject 

tree 

 

 
  

Photo 5. 

Looking north-east 

from the verge 

towards the trunk 

of the subject tree 

 
 

 

5. LOCALITY 

The locality comprises a low density residential character formed predominantly of single 

storey detached dwellings, built mostly during the 1970s and sited upon large allotments.  

This reflects the original subdivision pattern for this area which remains largely intact. 

 

Both sides of the street contain approximately the same amount of trees.  The eastern side of 

Weemala Road does however two large eucalyptus trees on the verge in front of 10 Weemala 

Road. 

A locality plan and contextual plan are provided below. 
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Locality Plan - Aerial 

 

 
 

Legend (Source: Geocortex) 

 
Subject tree 

 
 

Locality boundary 
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Locality Plan – Cadastre 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Legend (Source: Geocortex) 

 
Subject tree 

 
 

Locality boundary 

 
 

Properties notified (occupiers within the 

subject site were also notified) 

 
 

Representations received 
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Contextual Plan 

 

 
 
Legend (Source: Geocortex) 

 
Subject tree 

 
 

Zone boundary 

6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The application seeks Development Approval to remove one regulated Eucalyptus intertexta 

(Inland Red Box) tree which is located within the Council road reserve, in front of 3 Weemala 

Road, Salisbury. 

 

The tree has a single trunk.  The trunk circumference at 1.0m above ground level is 2.39m, 

meaning that the tree is of regulated size. 

 

The tree has a height of 19.0m and a canopy spread of approximately 19.0m (north/south 

direction) and 16.0m (east/west direction).  

 

A copy of the supporting documentation is contained in Attachment 1. 

7. CLASSIFICATION 

The site is located within the Residential Zone of the Salisbury (City) Development Plan, as 

consolidated 15 December 2016.  Removal of a regulated tree is not listed as being either a 

Complying or Non-complying form of development in the Zone.  Accordingly, the 

application was assessed as an on-merit form of development. 
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8. PUBLIC NOTIFICATION 

The proposed development is not listed as being a Category 1 or Category 2 form of 

development in the Development Plan.  However, Part 2, Clause 25 of Schedule 9 of the 

Development Regulations 2008, lists tree damaging activity (including removal) of a 

regulated tree on land owned or occupied by a Council where the Council is the relevant 

authority as a Category 2 form of development. 

 

25 Except where the activity is undertaken under Section 54A of the Act, any 

development which comprises a tree-damaging activity in relation to a regulated 

tree on land owned or occupied by a council where the council is the relevant 

authority in relation to the development. 

 

Therefore, the application was processed as a Category 2 form of development. 

 

The Category 2 public notification process took place between 5 October 2018 and 18 

October 2018.  Two (2) representations were received during the public notification period, 

with one representation supporting the tree’s removal and one representation opposing the 

tree’s removal.  The representors are listed below: 

Representations received 

Representations received Wish to be Heard 

1 J J Monaghan 

5 Weemala Road 

SALISBURY EAST  SA  5109 
√ 

2 J Dainty and L M Franklin 

12 Weemala Road 

SALISBURY EAST  SA  5109 
 

A copy of the Category 2 public notice and submissions received are contained in Attachment 

2.  The content of the representation are summarised in the table below.  Please note that the 

applicant did not provide a response to the representations. 

 

Summary of Representations 

Representation 

J J Monaghan, 5 Weemala Road, Salisbury East 

 Opposes the removal of the tree. 

 Trees should only be removed for very compelling reasons. 

 Just because the tree is a “poor specimen” does not seem to be a very good reason for 

removal. 

 Spoke to an arborist from SA Power Networks who was trimming trees in the area and 

it was his opinion that removal was not necessary. 

 The tree has a magnificent canopy and provides a substantial habitat for a variety of 

birds. 

 The tree provides shade and contributes to the lessening of climate change. 

J Dainty and L M Franklin, 12 Weemala Road, Salisbury East 

 Supports the removal of the tree. 

 Believes that if the tree is declining then it should be removed for safety reasons. 

9. REFERRALS – STATUTORY 
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The application was not subject to any referrals under Schedule 8 of the Development 

Regulations 2008. 

10. REFERRALS – INTERNAL 

Council sought an independent tree report from Symatree.  The report provides a detailed 

assessment of the health and structure of the tree.  A copy of the report is contained in 

Attachment 3.  The Symatree arborist concluded that: 

 

The tree is considered to be structurally unstable and has reached the end of its safe 

useful life. 

 

The tree is not worthy of retention. 

 

Removal of the tree is supported. 

 

Further analysis of the Symatree report is contained under the assessment section of this 

report. 

11. ASSESSMENT 

A detailed assessment of the application has taken place against the relevant provisions of the 

Salisbury (City) Council Development Plan, as described below under headings. 

 

An extract of the relevant provisions of the Development Plan are highlighted in Attachment 

4.  

 

Appearance of the Tree 

 

The Council-wide ‘Regulated Trees’ module in the Development Plan, Objective 2 states that: 

 

2  Development in balance with preserving regulated trees that demonstrate one or 

more of the following attributes:  

 

(a)  significantly contributes to the character or visual amenity of the locality  

(b)  indigenous to the locality  

(c)  a rare or endangered species  

(d)  an important habitat for native fauna. 
 

An assessment of the aesthetic benefits of the tree and its contribution to the character and 

visual amenity of the locality has taken place which involved a visual inspection of the tree. 

 

The tree was observed as being a notable visual element in the locality, having regard to its 

19.0m height and wide canopy spread.  

 

Symatree has also formed the opinion that the tree significantly contributes to the character 

and visual amenity of the locality. 

 

The Symatree arborist noted the following in their report: 
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The height and spread of the subject tree’s crown and location gives it a strong visual 

presence within the locality.  Being a large mature specimen the subject tree does 

contribute to the character and visual amenity of the local area. 

 

Health and Structure of the Tree 

 

Under the Council-wide ‘Regulated Trees’ module in the Development Plan, Principle of 

Development Control 2 states that: 

 

2 A regulated tree should not be removed or damaged other than where it can be 

demonstrated that one or more of the following apply: 

 

(a)  The tree is diseased and its life expectancy is short; 

(b)  The tree represents a material risk to public or private safety; 

(c)  The tree is causing damage to a building; 

(d)  Development that is reasonable and expected would not otherwise be 

possible; 

(e)  The work is required for the removal of dead wood, treatment of disease, or 

is in the general interests of the health of the tree. 

 

The Symatree report provides expert advice with respect to the health, life expectancy and 

structure of the tree.  Key extracts relating to these matters are summarised from the report: 

 

Health and Life Expectancy 

 

Although the subject tree is in good health, the tree has been assessed as having a poor 

structure which has compromised the tree’s structural stability. 
 

The subject tree has symptoms that suggest the tree is in structural decline with a safe 

useful life reduced to less than 5 years.   

 

The tree is not worthy of retention and has reached the end of its safe useful life. 
 

Structure 

 

The main trunk presents as stable. No defects, borer damage or signs of decay. Overall 

tree health appears to be in good with minor volumes of dead wood noted. 

 

The tree structure consists of tightly held codominant main stems and a secondary branch 

union with included bark unions. Both are considered significant structural defects. 

Attachment points with included bark do not form connective tissues between stems and 

are prone to failure or collapse. The bulging noted indicates these defects have extended 

right between these stems and the tree is laying reaction wood in an attempt to provide 

additional structural strength. Bulging also indicates these unions are quite weak and at 

higher risk of failure. 

 

As these leaders continue to increase in diameter and length the leverage applied to the 

attachment points will also increase. The open nature of the canopy, due to past 

vegetation clearance has only exaggerated these defects and the likelihood of branch 

failure. Main leader failure is inevitable in the foreseeable future. 

 



ITEM 5.1.5   

City of Salisbury  Page 705 

Council Assessment Panel Agenda - 4 December 2018 

 I
te

m
 5

.1
.5

  

Material risk to public or private safety 

 

The Symatree report provides expert advice with respect to the material risk to public and 

private safety.  Key extracts relating to these matters are summarised from the report: 

 

This tree is a significant risk to property and private safety due to the predisposing 

factors identified for failure or collapse and its location, extending over the footpath 

and road. 

 

All reasonable remedial treatments and measures have been determined to be 

ineffective 

 

The tree contributes to the character and visual amenity of the locality in accordance with 

Objective 2(a).  However, there are clear grounds which are applicable under Principles of 

Development Control 2(a) and (b) to warrant removal of the tree and the planting of a 

replacement tree. 

12. CONCLUSION 

This report has assessed an Application for the removal of a regulated Council street tree 

adjacent to 3 Weemala Road, Salisbury East.  It is concluded that removal of the tree is 

warranted having regard to its health, structure and material risk to public and private safety. 

 

Accordingly, it is recommended that Development Approval be granted. 

 

13. STAFF RECOMMENDATION 

That the Council Assessment Panel resolve that: 

 

A. The proposed development is not considered to be seriously at variance with the 

Salisbury Development Plan – Consolidated 15 December 2016. 

 

B. Pursuant to Section 33 of the Development Act 1993, Development Approval is 

GRANTED to application number 361/1755/2018/2T for Removal of a regulated tree 

on road reserve in accordance with the plans and details submitted with the application 

and subject to the following conditions: 

 

Development Plan Consent Conditions 

 

1. The development shall be carried out in accordance with the details submitted with the 

application and the following stamped approved plans and documents, except where 

otherwise varied by the conditions herein: 

 

Drawing No. Document Type Date Prepared By 

File Number: DA 

361/1755/2018/2T 

Tree Assessment 

3 Weemala Road, 

Salisbury East 

Date Received 

Stamped by 

Council 31 

October 2018 

Symatree 
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Reason: To ensure the proposal is established in accordance with the 

submitted plans and documents. 

 

2. That semi-mature native tree species (>1m in height) indigenous to the local area shall 

be planted on a two for one basis to compensate for the removal of the regulated tree.  

The replacement tree planting shall be maintained in good condition at all times and 

replaced if necessary. 

 

Reason:  To comply with requirements of Regulation 117 (2) of the 

Development Regulations 2008. 

 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 19.11.18 14.11.18     

 

ATTACHMENTS 

This document should be read in conjunction with the following attachments: 

1. Council Arboricultural Assessment and Supporting Documentation  

2. Notice of Category 2 Development and Copies of Representations  

3. Independent Arborist Report  

4. Relevant Development Plan Provisions (Consolidated 15 December 2016)   
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ITEM 5.2.1 

COUNCIL ASSESSMENT PANEL   

DATE 04 December 2018  

HEADING Appointment of an Acting Presiding Member 

AUTHOR Chris Zafiropoulos, Manager Development Services, City 

Development  
 

CITY PLAN LINKS 4.3 Have robust processes that support consistent service delivery 

and informed decision making. 

 

SUMMARY The Council Assessment Panel is required to appoint an Acting 

Presiding Member. 
 

RECOMMENDATION 

1. That _______________________ be appointed as the Acting Presiding Member to the 

Council Assessment Panel for the term to 31 May 2019, and the General Operating 

Procedures be updated to reflect the appointment. 

 

ATTACHMENTS 

There are no attachments to this report. 

1. BACKGROUND 

1.1 As a consequence of the Council Elections, an Elected Member will be appointed 

to the Council Assessment Panel on the 26
th

 November 2018 as part of the general 

appointments of members to committees following a general election. It is 

necessary for the Council Assessment Panel to appointment a new Acting 

Presiding Member, given the previous Acting Presiding Members was an Elected 

Member. The role of the Acting Presiding Member is to deputise for the Presiding 

Member when the Presiding Member is unavailable for a meeting. 

1.2 The Planning, Development and Infrastructure Act 2016 provides that Council 

should establish a process for appointing an Acting Presiding Member to the 

Panel. The Council has resolved that the CAP determine the appointment of the 

Acting Presiding Member in its procedures.  

1.3 The Panel has established a procedure in clauses 3.6 and 3.7 of its General 

Operating Procedures. The procedure requires the appointment of the Acting 

Presiding Member by resolution of the Panel. In the event both the Presiding 

Members and Acting Presiding Member are absent, the appointment will be made 

by resolution of those members present. 

2. REPORT 

2.1 The Acting Presiding Member has the same powers and duties of the Presiding 

Member when required to undertake the role. The role is important in the chairing 

of the meeting, including providing guidance to the other members on the Panel, 
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representors and the gallery in respect to the considerations of the Panel. The 

Panel should give consideration to the appointment of a person with the 

knowledge and experience for this role. 

2.2 As the term of the Independent Members on the Council Assessment Panel will 

conclude on 31 May 2019, it is recommended that the Acting Presiding Member 

be appointed for this period. 

3. CONCLUSION / PROPOSAL 

3.1 That the Panel appoints the Acting Presiding Member to the Council Assessment 

Panel.  

 

CO-ORDINATION 

Officer:   GMCiD      

Date: 19.11.18      
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ITEM 5.2.2 

COUNCIL ASSESSMENT PANEL   

DATE 04 December 2018  

HEADING Planning Reforms - Accredited Professionals Scheme Draft 

Regulations 

AUTHOR Chris Zafiropoulos, Manager Development Services, City 

Development  
 

CITY PLAN LINKS 4.3 Have robust processes that support consistent service delivery 

and informed decision making. 

SUMMARY The report provides information regarding the proposed Accredited 

Professionals Scheme Draft Regulations and seeks endorsement of 

the submission that was made to the draft regulations on behalf of 

the Panel. 
 

RECOMMENDATION 

1. The report on the Accredited Professionals Scheme Draft Regulations be noted and the 

submission on behalf of the Assessment Panel dated 22 October 2018 forming an 

attachment to the agenda report be endorsed. 

ATTACHMENTS 

This document should be read in conjunction with the following attachments: 

1. Accredited Professionals Scheme Draft Regulations Submission   

BACKGROUND 

1.1 The Accreditation Professionals Scheme Regulations were released by the 

Department of Planning, Transport and Infrastructure (DPTI) for consultation in 

August 2018. The draft regulations were prepared following the Accreditation 

Professionals Discussion Paper that the Panel considered in May 2018. 

1.2 Information in relation the draft regulations were provided to Panel Members by 

email in October 2018, together with commentary on how issues raised by the 

Panel on the discussion paper have been considered in the draft regulations.  

1.3 A submission in relation to the draft regulations was made on behalf of the Panel 

and this report seeks to formalise this submission. 

REPORT 

1.4 The draft regulations provide the framework for the scheme which includes: 

1.4.1 Classes of accreditation and associated decision making powers. 

1.4.2 How the scheme will work, including registration, professional 

development, auditing and complaints processes. 

1.4.3 Skills and experience requirements 

1.4.4 A code of conduct. 
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1.5 The proposed accreditation requirements for an Assessment Panel Member is 

prescribed as follows: 

Level 2: Assessment Panel Member 

Qualification and experience - Relevant planning qualification as determined by 

the chief executive under regulation 5 of the Planning, Development and 

Infrastructure (Accredited Professionals) Regulations 2018 and a minimum 2 

years full time or equivalent experience considered appropriate by the accrediting 

authority and covering at least 6 months experience in at least three of the 

technical skills applying to a Level 1: Assessment Manager 

or 

Qualification in a planning related field (e.g. architecture, engineering, 

environmental management, law, construction management) and membership of 

an allied industry body to the satisfaction of the CE together with 2 years full time 

or equivalent experience considered appropriate by the accrediting authority and 

covering at least 6 months experience in at least three of the following technical 

skills: 

 Planning or planning related policy development, review and/or policy 

interpretation and advice. 

 Communication, negotiation and/or mediation for planning or planning 

related outcomes with stakeholders. 

 Designing and/or delivering community engagement of planning or 

planning related matters. 

 Administration and/or leadership of urban and regional governance. 

 Project management of planning or planning related matters. 

Recognised equivalent scheme - persons may be eligible for this level of 

accreditation if they are a member of an equivalent scheme that requires 

members to hold a planning or planning related tertiary qualifications together 

with 2 years full time or equivalent experience, covering at least 6 months 

experience in at least three of the level 1 technical skills. 

1.6 The recognised planning qualifications are listed from page 29 draft regulations 

package. 

1.7 In relation to ongoing training, the Regulations provide in schedule 1, clause 3: 

3—Planning (level 2) 

(1) This clause applies in relation to an Accredited professional—planning level 2 

(Assessment panel member). 

(2) The amount of continuing professional development required to be obtained 

by an accredited professional to which this clause applies in the relevant CPD 

period is 10 CPD units. 

(3) The 10 CPD units required under subclause (2) must include at least the 

following number of units in the following professional competencies: 

(a) 1 unit in performance based planning or design; 

(b) 1 unit in decision making in development assessment; 

(c) 1 unit in governance; 

(d) 1 unit in ethics in planning. 

1.8 The Council Assessment Panel considered the discussion paper in May 2018 that 

informed the draft regulations. The Panel suggested further consideration be given 
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to specific matters including relationship with industry schemes, training needs 

being relative to a person’s experience, costs implications given moderate sitting 

fees of members and clarity that the Mutual Liability Scheme will cover 

professional indemnity insurance of members. A summary of the response in the 

draft regulations to the Panel’s comments was provided to members by email 10 

October 2018.  

1.9 A submission to the draft regulations was made following comments from 

members. The submission on behalf of the Panel is provided in Attachment 1. 

1.10 DPTI has advised that it expects scheme will be introduced at the end of 2018 and 

independent members of Panels will have to be accredited by mid-2019. This will 

be monitored and advice provided to members given the current term of the 

independent members on the Salisbury CAP that will conclude 31 May 2019.  

2. CONCLUSION / PROPOSAL 

2.1 The report on the Accredited Professionals Scheme Draft Regulations be noted 

and the submission dated 22 October 2018 on behalf of the Assessment Panel be 

endorsed.  

 

CO-ORDINATION 

Officer:   GMCiD      

Date: 16.11.18      
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