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 AGENDA 

FOR COUNCIL ASSESSMENT PANEL MEETING TO BE HELD ON 

27 JUNE 2023 AT 6.30 PM 

IN LITTLE PARA CONFERENCE ROOMS, SALISBURY COMMUNITY HUB, 34 

CHURCH STREET, SALISBURY 

 

MEMBERS 

Mr T Mosel (Presiding Member) 

Mr R Bateup 

Ms C Gill 

Mr B Brug 

Mr M Atkinson  

 

REQUIRED STAFF 

Assessment Manager, Mr C Zafiropoulos  
General Manager, City Development, Ms M English   

Team Leader Planning, Mr C Carrey 

Development Officer Planning, Ms K Brown  

 

 

 

APOLOGIES  

LEAVE OF ABSENCE  

ADOPTED MINUTES FROM PREVIOUS MEETING 

Presentation of the Minutes of the Council Assessment Panel Meeting held on 23 May 2023.  

DECLARATIONS OF CONFLICTS OF INTEREST  
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 110 Levels Road, CAVAN  SA  5094 

 Change of use from warehouse to light industry (processing and storage of 

vegetables) with associated office, storage and car parking 

OTHER BUSINESS 

8.2.1 Status of Current Appeal Matters and Deferred Items ........................................ 213  

8.2.1 Policy Issues Arising from Consideration of Development Applications 

8.2.2 Future Meetings & Agenda Items 

 

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 LITTLE PARA 

CONFERENCE ROOMS, SALISBURY COMMUNITY HUB, 34 CHURCH STREET, 

SALISBURY ON 

23 MAY 2023 

 

MEMBERS PRESENT 

Mr T Mosel (Presiding Member) 

Mr R Bateup 

Mr B Brug  

 

 

STAFF 

Assessment Manager, Mr C Zafiropoulos 

General Manager, City Development, Ms M English  

Development Officer Planning, Mr B Ferguson 

Development Officer Planning, Ms K Brown 

Development Engineer, Mr C Coates 

Team Leader Business Services, Ms H Crossley 

 

 

The meeting commenced at 6.30pm. 

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

 

APOLOGIES  

Apologies were received from Ms C Gill and Mr M Atkinson. 

LEAVE OF ABSENCE  

 

Nil 

ADOPTED MINUTES FROM PREVIOUS MEETING 

 The Minutes of the Council Assessment Panel Meeting held on 26 April 2023, be taken 

as read and confirmed. 

DECLARATIONS OF CONFLICTS OF INTEREST  

 

Nil 
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REPORTS 

Development Applications 

8.1.1 22039606 
 

 Transport depot with associated office (Unit 3) at 14 Barndioota Road, Salisbury Plain 

SA 5109 for Anna Parente. 

 

 
REPRESENTORS 

Mr P Brunning spoke on behalf of Mr D Raschella, to his representation. 

 

APPLICANT 

 

Mr D Iuliano spoke on behalf of the applicant. 

 

Mr Bateup moved, and the Council Assessment Panel resolved that: 

 

Development Application No 22039606 for Transport depot with associated office 

(Unit 3) at 14 Barndioota Road, Salisbury Plain SA 5109 be deferred and placed on 

hold with the agreement of the applicant to further explore engineering solutions and 

take steps to address each of the issues presented in the report, and the application be 

presented to the Panel within 2 months. 

 

 

8.1.2 23002678 
 

 Childcare Centre ('pre-school') with associated car parking, landscaping, signage, 

retaining walls and fencing at 61 Stanford Rd Salisbury Heights SA 5109 for 

Development Holdings Pty Ltd. 

 

 
REPRESENTORS 

Mr T Jenzen and Mr P Brunning spoke on behalf of Ms B Jenzen representation. 

Ms R Pearce, MP, spoke to her representation. 

 

APPLICANT 

 

Mr R Gagetti and Mr R Hutchins (Ekistics), Mr C Turnbull (Sonus Acoustics) and Mr 

B Wilson (Cirqa) spoke on behalf the applicant. 
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Mr R Bateup moved, and the Council Assessment Panel resolved that: 

 

That Development Application No 23002678 for Childcare Centre ('pre-school') with 

associated car parking, landscaping, signage, retaining walls and fencing at 61 Stanford 

Rd Salisbury Heights SA 5109 is not considered to be seriously at variance with the 

Planning and Design Code (Version 2023.2) however, is REFUSED Planning Consent 

for the following reasons: 

 

 

Reasons for Refusal 

 

The proposed development is contrary to the following provisions of the Planning and 

Design Code: 

 

a) Hills Neighbourhood Zone Performance Outcome 1.1, 1.2 and 1.4 

 

Reason:  In that, the proposal would introduce a form of development at 

odds with the established residential character of the locality.  

In particular, the expansive car park proposed to the front of 

the land and large building footprint (relative to established 

residential dwellings in the locality), will not complement the 

established residential character of the locality. The proposal 

would introduce a scale and intensity of development which 

does not presently exist within the locality and is considered to 

be detrimental to its amenity and character.  

 

b) Design in Urban Areas- Desired Outcome 1(a) and PO 7.4 

 

Reason: Despite landscape outcomes proposed, in maximizing the front 

of the land for car parking, the proposed development fails to 

achieve desired landscape and tree planting requirements and 

does not respond to the context of the locality. 

 

Advice Notes 

 

The applicant has a right of appeal against the decision. Such an appeal must be lodged 

at the Environment, Resources and Development Court within two months from the 

day of receiving this notice or such longer time as the Court may allow. The applicant 

is asked to contact the Court if wishing to appeal. The Court is located in the Sir 

Samuel Way Building, Victoria Square, Adelaide, (telephone number 8204 0289). 
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OTHER BUSINESS 

8.2.1 Status of Current Appeal Matters and Deferred Items 
 

  

Mr B Brug moved, and the Council Assessment Panel resolved that the information 

was received.  

 

8.2.1 Policy Issues Arising from Consideration of Development Applications 

  

Nil 

8.2.2 Future Meetings & Agenda Items 

Next meeting scheduled for Tuesday 27 June 2023. 

 

ADOPTION OF MINUTES 

 

Mr B Brug 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 8.28pm. 

 

PRESIDING MEMBER:  Mr T Mosel 

DATE:  23 May 2023 

 (refer to email approving minutes registered in the City of 

Salisbury’s Record Management System - Document 

Number 7786735) 
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ITEM 8.1.1 

COUNCIL ASSESSMENT PANEL   

DATE 27 June 2023 

APPLICATION NO. DA22022225  

APPLICANT Beyond Ink 

PROPOSAL Change of use from warehouse to light industry (processing and 

storage of vegetables) with associated office, storage and car 

parking 

LOCATION 110 Levels Road, CAVAN  SA  5094 

CERTIFICATE OF CT 5065/283 

TITLE 

AUTHOR Kieron Barnes, Planning Consultant, City Development  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Strategic Employment Zone 

Application Type Performance Assessed (Planning and Design Code) 

Public Notification Representations received: Three 

Representations to be heard: One 

Referrals - Statutory Nil 

Referrals – Internal Development Engineering 

Traffic 

Development Plan Version 2022.15 

Assessing Officer Kieron Barnes, Planning Consultant, Planning Studio Pty Ltd 

Recommendation Planning Consent with Conditions 

Meeting Date 27 June 2023 

2. REPORT CONTENTS 

This report provides an assessment of the proposed development against the relevant 

provisions of the Planning and Design Code.  This assessment has been based on a review of 

the following plans and documents which are appended to this report. 

 

Attachment 1: Proposal Plans and Supporting Documentation 

Attachment 2: Copy of Sign Displayed on the Land and Representations 

Attachment 3: Applicant's Response to Representations 

Attachment 4: Extract of Planning and Design Code  

 

3. EXECUTIVE SUMMARY 

The proposed development seeks consent to change the use of the subject land from 

‘warehouse’ to ‘light industry’ in order to accommodate a food processing and storage facility 

which has been operating on the site for approximately 18 years. 
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The subject land is located in the Strategic Employment Zone and is adjacent the Housing 

Diversity Neighbourhood Zone. In accordance with Table 5 of the Strategic Employment 

Zone, the proposed development was subject to a statutory public notification process during 

which three representations were received.  Two of these representations were opposed to the 

development and raised concerns in relation to noise, hours of operation and the impacts 

associated with increased traffic movements. 

 

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

the Planning and Design Code.  This assessment has concluded that the proposed 

development: 

• Is consistent with the land uses sought by the Strategic Employment Zone; 

• Represents an appropriate use of the existing building which has been used for 

commercial purposes for many years;  

• Provides appropriate vehicular access and car parking spaces to accommodate the 

proposed use; and 

• Has appropriately addressed potential interface issues with the adjacent residential 

area. 

For the above reasons, it is recommended that the Council Assessment Panel grant Planning 

Consent for the proposed development subject to a number of conditions. 

 

 

4. BACKGROUND 

 

During April 2022, Council received a complaint regarding the use of the subject land, in 

particular raising concerns that trucks were being reversed into the site and loading occurring 

forward of the building. 

 

Upon review, it was found that development approval had been granted in 1996 for a 

warehouse and office, and the land has generally been built in accordance with that approval.  

The existing approval does not restrict vehicle size or access arrangements to the land, nor 

does it limit hours of operation. 

 

Upon inspection by Council staff, it was determined the subject land was being used as a light 

industrial use for the processing and storage of vegetables.  Accordingly, Council staff 

brought the matter to the attention of the owner and occupier and a development application 

was lodged seeking approval for the change in land use. 

 

Accordingly, this application seeks to change the use of an existing building on the subject 

land which was originally designed and constructed in the mid-1990’s to accommodate a 

warehouse with an associated office, car parks and landscaping. It is noted that the building 

has been occupied by ‘Barker Boy Fresh’ for around 18 years. Barker Boy Fresh runs a 

business from the building which involves the processing and temporary storage of 

vegetables. It is understood that the activities associated with the business, as well as other 

activities on nearby sites within the Strategic Employment Zone, have been the subject of 

complaints from nearby residents – particularly in terms of the transmission of noise.  

 

Given that the activities occurring within the building are no longer consistent with the 

original ‘warehouse’ approval, a retrospective application has been lodged to change the use 

to ‘light industry’ which is defined in the Planning and Design Code as follows: 
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Means an industry where the process carried on, the materials and machinery used, the 

transport of materials, goods or commodities to and from the land on or in which (wholly or 

in part) the industry is conducted and the scale of the industry does not: 

(a) detrimentally affect the amenity of the locality or the amenity within the vicinity of 

the locality by reason of the establishment or the bulk of any building or structure, 

the emission of noise, vibration, smell, fumes, smoke, vapour, steam, soot, ash, dust, 

waste water, waste products, grit, oil, spilled light, or otherwise howsoever; 

or 

(b) directly or indirectly cause dangerous or congested traffic conditions in any nearby 

road. 

 

The applicant has provided expert reports from an Acoustic Engineer and Traffic Consultant, 

which demonstrate that the proposed development will not detrimentally affect the amenity of 

the locality – particularly in relation to the transmission of noise. On this basis, the proposed 

development is consistent with the definition of ‘light industry’.  

 

5. SUBJECT SITE 

The subject site is a 2,800m2 rectangular parcel of land located at 110 Levels Road, Cavan. It 

is more formally described as Deposited Plan 28994 Allotment 43 in Certificate of Title 

Volume 5065 Folio 283. The land has a primary frontage to Levels Road of 39.8 metres and a 

depth of 68.5 metres.  

 

The subject land contains a single building with a gable roof which accommodates two 

separate tenants with individual vehicular access points off Levels Road. Separate car parking 

spaces are also provided for each tenancy in front of the building. Barker Boy Fresh occupy 

the eastern portion of the building with six car parking spaces provided in front of their 

tenancy. Two additional car parking spaces will be provided for staff at the rear of the 

building. Vehicles accessing these car parking spaces will be required to drive through the 

building as a refrigerated shipping container is located along the eastern side of the building.  

 

A relatively large tree is located near the front boundary of the site along with smaller forms 

of vegetation within a landscaped area which provides a visual separation between the two 

tenancies.  

 

Internally, the building contains a processing area of some 304.83m2 as well as cool rooms of 

217.39m2. In addition, a 73.8m2 administration area containing an office and staff amenities is 

provided at ground level at the front of the building with approximately 49.5m2 of storage 

provided above the administration area on the first floor. 

 

Site photos are provided on the following page. 
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Photo 1. 

Subject land as 

viewed from 

Levels Road 

looking south. 

 
 

Photo 2. 

View to 

adjacent 

residential 

development to 

the north. 
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Photo 3. 

Levels Road 

looking east. 

 
 

Photo 4. 

Internal 

arrangements – 

existing 

coolrooms. 
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Photo 5. 

Internal 

arrangements 

– existing 

vegetable 

processing 

area. 

 
 

6. LOCALITY 

 

The subject site is located within the Strategic Employment Zone and is adjacent the Housing 

Diversity Neighbourhood Zone which is located to the north of Levels Road. A vegetated 

buffer of some 18 metres in width is also located to the north of Levels Road. Residential 

development in the form of low-density dwellings, are located further north.  

 

The subject land forms part of a substantial industrial and commercial precinct located to the 

east of Port Wakefield Road in Cavan. This precinct includes a range of employment related 

activities with vehicular access generally provided from Montague Road to the south.  

 

Along Levels Road, existing uses include small to medium-scale manufacturing, a road 

building contractor, a road transport business and an electricity sub-station.  

 

A locality plan and contextual plan are provided below. 
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Locality Plan - Aerial 

 

 
 

Legend (Source: Nearmap) 

 Subject land boundary 

 Tenancy Area 

 Locality boundary 

 Representor 
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Locality Plan – Cadastre 

 

 
 

Legend (Source: SAPPA) 

 Subject land boundary 
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Panorama Views 

 

 
 

 
 

Legend (Source: Nearmap) 

 Subject land boundary 

 Tenancy Area 
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7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proposed development seeks to change the use of the building from ‘warehouse’ to ‘light 

industry’ (processing and storage of vegetables) with associated office, storage and car 

parking. No retail activity will occur on the site.  

 

Based on the Environmental Noise Assessment provided by Sonus, the food processing 

activities within the building comprise the peeling, cutting and shredding of vegetables. Once 

the vegetables have been processed, they are stored within the internal cool rooms or within 

the external refrigerated shipping container.  Sonus also advise that the following vehicle 

movements are associated with the proposed development: 

 

• 4:30am – one small truck is loaded and leaves the Site 

• 6:00am to 6:30am – two small trucks are loaded and leave the Site 

• 7:00am to 4:00pm – three to four trucks are loaded and leave the Site 

• 7:00pm to 8:00pm – one small truck is loaded and leaves the Site 

 

Further, Sonus has advised that two forklifts are located at the facility to load and unload 

produce as well as to assist with general activities around the building.  

 

The applicant’s Planning Consultant has provided the following details in relation to the 

number and size of vehicles that will access the site: 

 

• A series of vehicle sizes will be used for the business, including HRV, MRV and SRV 

sizes. No semi-trailers will be used. See attached photos demonstrating examples of 

vehicles used. 

• Deliveries from the HRV will be limited to 4 times a week. Pick-up of produce with the 

HRV will occur once a day 3 days a week. These trucks are not stored on-site. 

• Deliveries from the MRV will be limited to twice a day, between 8am and 8pm. These 

trucks are not stored on-site. 

• Four (4) refrigerated SRVs are used for the business. One leaves the site no earlier 

than 4.30am. Two leave the site around 6-6.30am. One loads and leaves the site 

between 7pm and 8pm. One (1) truck is stored off-site. Three (3) are stored within the 

building overnight. There is adequate manoeuvring [sic] space for these within the 

building. While not in use, they can park between the building and the eastern 

boundary. 

 

The applicant’s Planning Consultant has also advised that the hours of operation will be from 

4:30am to 8:00pm. However, they note that the majority of activities on the site will occur 

between 6:00am to 5:00pm, Monday to Friday, with occasional work occurring on Saturdays 

and Sundays.  

 

As noted in the traffic and parking assessment undertaken by CIRQA Traffic Consultants, 

vehicles larger than a Small Rigid Vehicle (SRV) will need to reverse into the site from 

Levels Road. This is due to the physical constraints posed by the site and the existing 

building. In practical terms, this means that reversing movements from Levels Road will need 

to be undertaken four times a week by Heavy Rigid Vehicles (HRV) and twice a day by 

Medium Rigid Vehicles (MRV). This equates to a total of 14 reversing movements per week 

from Levels Road or an average of 2.8 reversing movements per day (excluding any 

occasional work that may occur on Saturdays and Sundays). 
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In terms of the management of waste, the Site Plan indicates that a refuse area will be located 

at the rear of the building.  The applicant’s Planning Consultant has advised that general 

waste will be stored in a 3 metre long skip bin and will be collected weekly by a private 

contractor.  Cardboard recycling will be collected approximately once a month and organic 

waste will be collected every second day by a local pig farmer via an enclosed utility vehicle.  

Liquid waste is treated through a Dissolved Air Flotation System (DAF) to remove suspended 

solids before being discharged into the SA Water sewer.  It is understood the facility has a 

trade waste approval from SA Water for vegetable processing and the site operates in 

accordance with their requirements. 

 

In terms of the number of staff, the applicant’s Planning Consultant has advised that 

approximately eight to ten people will be working on the site at any one time.  Parking for 

these staff, as well as any visitors, will be provided via six spaces located at the front of the 

building and two spaces located at the rear.  There are no restrictions to on-street parking 

directly in front of the subject land. 

 

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

 

8. CLASSIFICATION 

Given that ‘light industry’ is not listed as ‘Accepted’ or ‘Deemed to Satisfy’ in the Strategic 

Employment Zone, the proposed development is a Performance Assessed development which 

must be assessed against the relevant provisions of the Planning and Design Code. 

 

9. PUBLIC NOTIFICATION 

Table 5 of the Strategic Employment Zone identifies land use classes of performance assessed 

development that are excluded from notification.  Table 5 indicates that ‘light industry’ is 

exempt from notification except where the site of the development is adjacent land to a site 

(or land) used for residential purposes in a neighbourhood-type zone. Given that the subject 

site is adjacent to land used for residential purposes in the Housing Diversity Neighbourhood 

Zone, the proposed development requires public notification. 

 

Public notification commenced on 9 December 2022 and concluded on 6 January 2023.  

Three (3) representations were received during the notification period. Two representations 

opposed the development while the third supports the development with some concerns. 

 

 

The representors are listed below. 

 

Representations received 

Representations received Support or Oppose Wish to be Heard 

1 David Lambrakis 

21 Prion Circuit 

MAWSON LAKES SA 5095 

 

Oppose  

2 Anthony Nguyen 

17 Prion Circuit 

MAWSON LAKES SA 5095 

Support with 

concerns 
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3 Darren Golley 

15 Petrel Crescent 

MAWSON LAKES SA 5095  

 
Oppose √ 

 

A copy of the public notice and representations received are contained in Appendix 2.  The 

applicant’s response to the representations is contained in Appendix 3.  The content of the 

representation and the applicant’s response are summarised in the table below. 

 

Summary of Representations 

Representation Applicant’s Response 

David Lambrakis 

• Concerned that the proposal will result 

in increased levels of traffic including 

heavy vehicles and associated noise. 

The applicant has provided a consolidated 

response to the concerns raised by the 

representors as follows:  

 

Traffic and Parking 

• The Traffic and Parking review 

undertaken by CIRQA has 

concluded that the limited number of 

reversing movements would not 

result in unacceptable safety risks or 

obstruction to other traffic on Levels 

Road. 

• The shortfall of two parking spaces 

is considered to be minor and can be 

accommodated on Levels Road in 

front of the site. 

Noise 

• An Environmental Noise 

Assessment prepared by Sonus has 

concluded that the site was operating 

satisfactorily when measured against 

the Environment Protection (Noise) 

Policy 2007.  

 

Hours of Operation 

• The hours of operation are not 

considered unreasonable given the 

industrial context of the locality and 

the unrestricted hours available for 

the previous warehouse use.  

 

Pollution 

• The processes on-site are managed 

within the building and will not 

result in pollution or adverse 

impacts, particularly on the adjacent 

residents to the north. 
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Proximity to Residential 

• The representor’s dwellings are a 

minimum of 55 metres from the 

subject land and are separated by a 

colorbond fence and vegetated 

buffer. 

 

Areas for loading and unloading 

• There is sufficient area within the 

building for the loading and 

unloading of produce. 

 

Accuracy of floor plan 

• The floor plan is considered to be 

accurate. 

Anthony Nguyen 

Raises concerns in relation to: 

 

• Air pollution from trucks and cars. 

• Noise from trucks and cars. 

‘As Above’  

Darren Golley 

Raises concerns in relation to: 

 

• Proximity of the business to residential 

properties. 

• Conflicting information in relation to 

the hours of operation. 

• Noise from delivery vehicles, 

refrigerated trucks and forklifts. 

• Use of car parking area to load and 

unload vehicles. 

• Trucks required to reverse into the site 

from Levels Road. 

• Plans don’t reflect the actual external 

situation and don’t identify the existing 

refrigerated storage facility.  

 ‘As Above’ 

10. REFERRALS – STATUTORY 

No statutory referrals were triggered by the proposed development.   
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11. REFERRALS – INTERNAL 

Section Comments 

Development Engineering While not preferred (typically entry and exit in a forward 

direction should be achieved), as the site is constrained by 

existing built form and access arrangements, infrequent 

reverse maneuvers into the site are accepted, provided these 

are restricted to a maximum 10.0m HRV as proposed. 

Traffic The change of use would not (and has not) notably interrupted 

the operation of Levels Road or generated unreasonable 

queuing conditions at and adjacent the site’s access point. 

 

12. ASSESSMENT 

 

Pursuant to Section 107(2)(c) of the Planning, Development and Infrastructure Act, it is 

recommended that the Panel determine that the proposed development is not seriously at 

variance with the Planning and Design Code.  The following reasons are given in support of 

this recommendation: 

 

a) The proposed development is consistent with the land uses sought in the Strategic 

Employment Zone; 

b) The proposed development will not have an unreasonable impact on the amenity of the 

locality.  

 

Assessment 

 

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

Planning and Design Code and is described below under headings. 

 

A Policy Enquiry containing the relevant provisions of the Planning and Design Code relating 

to the proposed development on the subject land, is contained in Appendix 4. 

 

Overlays 

 

A summary of the proposed development’s compliance with the relevant Overlays affecting 

the subject land is provided in the table below. 

 

Overlay Assessment 

Airport Building Heights 

(Regulated) – (All Structures over 

45 metres) 

Satisfied – the proposed development does not involve 

any building work. 

Building Near Airfields Satisfied – no additional outdoor lighting is proposed 

by the development and the change in use is unlikely 

to attract or result in the congregation of wildlife. 

Defence Aviation Area (All 

structures over 90 metres) 

Satisfied – the proposed development does not involve 

any building work. 

Hazards (Flooding – Evidence Satisfied – the proposed development does involve 
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Required) any additional building work nor does it seek to 

change the existing stormwater management 

arrangements or increase the amount of impervious 

surfaces on the site. 

Prescribed Wells Area Not applicable – the proposed development will not 

rely on a water supply from a prescribed well 

Regulated and Significant Tree Not applicable – the proposed development does not 

include Tree Damaging Activity. 

 

Land Use 

 

The Strategic Employment Zone seeks: 

 

A range of industrial, logistical, warehousing, storage, research and training land uses 

together with compatible business activities generating wealth and employment for the 

state. (DO 1) 

 

Performance Outcome (PO) 1.1 and its associated Deemed to Satisfy / Designated 

Performance Feature (DTS/DPF) provides greater clarity in relation to the land uses sought in 

the Zone: 

 

PO 1.1 

Development primarily for a range of higher-

impacting land uses including general 

industry, warehouse, transport distribution 

and the like is supplemented by other 

compatible development so as not to unduly 

impede the use of land in other ownership in 

the zone for employment-generating land 

uses, particularly those parts of the zone 

unaffected by an interface with another zone 

that would be sensitive to impact-generating 

uses. 

DTS/DPF 1.1 

Development comprises one or more of the 

following: 

 

(a) Advertisement 

(b) Automotive collision repair 

(c) Electricity substation 

(d) Energy generation facility 

(e) Energy storage facility 

(f) Fuel depot 

(g) General industry 

(h) Intermodal facility 

(i) Light Industry 

(j) Motor repair station 

(k) Public service depot 

(l) Rail marshalling yard 

(m) Renewable energy facility (other than a 

wind farm) 

(n) Retail fuel outlet 

(o) Service trade premises 

(p) Shop 

(q) Store 

(r) Telecommunications facility 

(s) Training facility 

(t) Warehouse 
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The proposed use of the land for ‘light industry’ is consistent with the land uses sought by DO 

1 and PO1.1.  Importantly, the proposed use is also consistent with PO 1.2 and DTS/DPF 1.2 

of the Zone which indicate that lower impact uses should be located on land adjacent to 

another Zone which is used for residential purposes: 

 

PO 1.2 

Development on land adjacent to another 

zone which is used for residential purposes 

incorporates a range of low-impact, non-

residential uses to mitigate adverse amenity 

and safety impacts on the adjoining zone. 

DTS/DPF 1.2 

Development involving any of the following 

uses on a site adjacent land in another zone 

used for or expected to be primarily used for 

residential purposes: 

 

(a) Bulky goods outlet 

(b) Consulting room 

(c) Indoor recreation facility 

(d) Light industry 

(e) Motor repair station 

(f) Office 

(g) Place of worship 

(h) Research facility 

(i) Service trade premises 

(j) Store 

(k) Training facility 

(l) Warehouse. 

 

Given that the proposed ‘light industry’ use of the site appears amongst the list of anticipated 

forms of development in DTS/DPF 1.2, the proposed land use is considered acceptable.  

 

Interface between Land Uses 

 

The Strategic Employment Zone seeks development which achieves a: 

 

A pleasant visual amenity from adjacent arterial roads, adjoining zones and entrance ways 

to cities, towns and settlements. (DO 3) 

 

Desired Outcome 3 is reinforced by Performance Outcome 1.2 of the Strategic Employment 

Zone which seeks “… a range of low-impact, non-residential uses to mitigate adverse 

amenity and safety impacts on the adjoining zone.”  Further guidance is provided by the 

following ‘Interface between Land Use’ General Development Policies within the Planning 

and Design Code: 

 

DO 1  Development is located and designed to mitigate adverse effects on or from 

neighbouring and proximate land uses. 

 

PO 1.2  Development adjacent to a site containing a sensitive receiver (or lawfully 

approved sensitive receiver) or zone primarily intended to accommodate sensitive 

receivers is designed to minimise adverse impacts. 
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PO 2.1  Non-residential development does not unreasonably impact the amenity of sensitive 

receivers (or lawfully approved sensitive receivers) or an adjacent zone primarily 

for sensitive receivers through its hours of operation having regard to: 

 

(a) the nature of the development 

(b) measures to mitigate off-site impacts 

(c) the extent to which the development is desired in the zone 

(d) measures that might be taken in an adjacent zone primarily for sensitive 

receivers that mitigate adverse impacts without unreasonably compromising 

the intended use of that land. 

 

PO 4.1  Development that emits noise (other than music) does not unreasonably impact the 

amenity of sensitive receivers (or lawfully approved sensitive receivers). 

 

DTS/DPF 4.1  Noise that affects sensitive receivers achieves the relevant 

Environment Protection (Noise) Policy criteria. 

 

PO 4.2  Areas for the on-site manoeuvring of service and delivery vehicles, plant and 

equipment, outdoor work spaces (and the like) are designed and sited to not 

unreasonably impact the amenity of adjacent sensitive receivers (or lawfully 

approved sensitive receivers) and zones primarily intended to accommodate 

sensitive receivers due to noise and vibration by adopting techniques including: 

 

(a) locating openings of buildings and associated services away from the interface 

with the adjacent sensitive receivers and zones primarily intended to 

accommodate sensitive receivers 

(b) when sited outdoors, locating such areas as far as practicable from adjacent 

sensitive receivers and zones primarily intended to accommodate sensitive 

receivers 

(c) housing plant and equipment within an enclosed structure or acoustic 

enclosure 

(d) providing a suitable acoustic barrier between the plant and / or equipment and 

the adjacent sensitive receiver boundary or zone. 

 

In relation to the ‘interface’ policies of the Planning and Design Code, it is noted that the 

subject site, as well as a number of other commercial and industrial sites fronting Levels 

Road, are adjacent to land used for residential purposes within the adjoining Housing 

Diversity Neighbourhood Zone. It is further noted that the proximity of residential 

development to the Strategic Employment Zone creates the potential for land use conflicts. 

While the existing vegetated buffer and colorbond fences at the rear of the residential 

properties goes some way to address interface issues (particularly visual impacts), it appears 

inevitable that some of the activities occurring within the existing substantial industrial and 

commercial developments across the Strategic Employment Zone may create impacts to a 

varying degree on the nearby residential area.  

 

PO 1.2 of the Zone seeks to reduce the potential for land use conflict by requiring that 

development located at the immediate interface with residential areas constitutes low-impact, 

non-residential uses to mitigate adverse amenity and safety impacts on the adjoining zone.  

Further, DTS/DPF 1.2 advises that ‘light industry’ is an appropriate type of low-impact, non-

residential use which can be located at the immediate residential interface. 
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In response to the ‘interface’ policies of the Planning and Design Code, the applicant engaged 

Sonus to prepare an Environmental Noise Assessment which assesses the proposed 

development against the requirements of the Environment Protection (Noise) Policy 2007.   

 

Given that the business is already operating on the site (and has done so for a number of 

years), Sonus was able to measure existing noise levels associated with the existing activities. 

More specifically, Sonus undertook noise measurements at the following three locations: 

 

• Immediately in front of the building at the main roller door; 

• At the north eastern boundary of the site on Levels Road; and  

• On the opposite side of Levels Road within the Housing Diversity Neighbourhood 

Zone.    

 

The noise measurements were undertaken between 6:00am and 7:00am on a Tuesday 

morning. (7 June 2022). This time was selected given the high levels of delivery activities and 

given that the more onerous night time noise criterion of 50 dB(A) applies during this time. 

 

Sonus note that the primary sources of noise from the development related to forklifts 

unloading delivery trucks within the front car park. Sonus further notes that the noise level 

from this activity peaked at 46 dB(A) at 6:15am. Given that the peak noise level is less than 

the night time criterion of 50 dB(A), and given that this is busiest time of day in terms of 

delivery activity, Sonus conclude that the current operations occurring on the site are 

compliant with the requirements of the Environment Protection (Noise) Policy 2007. 

 

Based on the Environmental Noise Assessment prepared by Sonus, it is considered that the 

proposed development will satisfy the relevant ‘Interface between Land Uses’ provisions of 

the Planning and Design Code and will, in particular, comply with the requirements of the 

Environment Protection (Noise) Policy 2007. 

 

Lighting 

 

The following provision of the Design in Urban Areas provision of the Code is considered to 

be relevant to the assessment of the proposal. 

 

PO 6.1 

External lighting is positioned and designed 

to not cause unreasonable light spill impact 

on adjacent sensitive receivers (or lawfully 

approved sensitive receivers). 

DTS/DPF 6.1 

None are applicable. 

 

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. 
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Accordingly, the proposal sufficiently aligns with PO 6.1. 

 

Waste 

 

The following provision of the Design in Urban Areas provision of the Code is considered to 

be relevant to the assessment of the proposal. 

 

PO 1.5 

The negative visual impact of outdoor 

storage, waste management, loading and 

service areas is minimised by integrating 

them into the building design and screening 

them from public view (such as fencing, 

landscaping and built form), taking into 

account the form of development 

contemplated in the relevant zone. 

DTS/DPF 1.5 

None are applicable. 

 

In terms of the management of waste, the Site Plan indicates that the designated refuse area 

will be located at the rear of the building.  This will not be visible from the public realm.  

General waste will be stored in a 3 metre long skip bin and will be collected weekly by a 

private contractor.  Cardboard recycling will be collected approximately once a month and 

organic waste will be collected every second day by a local pig farmer via an enclosed utility 

vehicle.  The Applicant has advised that liquid waste is treated through a Dissolved Air 

Flotation System (DAF) to remove suspended solids before being discharged into the SA 

Water sewer.  

 

Further, no outdoor storage at the front of the building is expected. 

 

Accordingly, the proposal sufficiently aligns with PO 1.5. 

 

Transport, Access and Parking 

 

The proposed development will retain the existing access and parking arrangements that 

currently apply to the subject land.  In this respect, it is noted that the design of the site and 

the existing building does not allow for Medium Rigid Vehicles (or larger) to enter and exit 

the site in a forward direction. Rather, vehicles of this size are required to reverse into the site 

from Levels Road where all loading and unloading is to occur on the subject land. These 

vehicles then exit the site in a forward direction.  

 

While it is not ideal that Medium Rigid Vehicles (or larger) are required to reverse into the 

site, it is noted that these movements are relatively infrequent and, as outlined previously in 

this report, would only equate to an average of 2.8 movements per day. It is also noted that 

Levels Road is a local road which is not particularly busy (less than 1,000 vehicles per day) 

and does not act as a through-road to other areas. On this basis, the majority of vehicle 

movements on Levels Road relate to the existing industrial and commercial activities which 

are located on the southern side of the road. 
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It is also noted that the applicant’s Traffic Consultant has undertaken a detailed review of the 

existing (and proposed) reversing movements and has advised that: 

 

It is acknowledged that the proposal requires commercial vehicles to be reversed into (or 

out of) the site via Levels Road. As detailed above, this is a constraint relates to the 

existing layout of the building and its associated access and parking layout. Notably this 

constraint was formed by the original approval and not as a direct result of the change of 

use. I also note that such conditions would also be associated with other existing uses 

along Levels Road including the north-western tenancy on the subject site and the two 

tenancies at 112 Levels Road. 

 

I note that traffic volumes on Levels Road would be relatively low as it primarily services 

the allotments which have direct frontage and access to it (only seven properties have 

driveway access on it), with little benefit for movements associated with the broader road 

network (i.e. given it forms a loop between the northern ends of Cross Keys Road and 

Sharp Court, and provides little further connectivity other than the driveway link to 

Beechwood Avenue). Accordingly, the majority of movements along Levels Road would be 

associated with the sites immediately abutting it and drivers would typically be familiar 

with conditions along the road (including the potential for commercial vehicles to be 

reversed into driveways along it). 

 

Of particular note, there are no reported crashes identified within the Department for 

Infrastructure and Transport’s available crash data set. Noting that the application is 

retrospective and that the use has operated for some time, it is apparent that the associated 

access conditions (including reversing movements by commercial vehicles) has not 

resulted in any notable conflict issue. 

 

I have also had regard to the provisions of the “Australian Standard for Parking Facilities 

– Part 2: Off-Street Commercial Vehicle Facilities” (AS 2890.2:2018) which identifies 

requirements relevant to the above matter. The Standard would define Levels Road as a 

‘minor road’ and the level of commercial vehicle activity associated with the site as 

‘regular’. In such instances, the Standard states that “… manoeuvring on-street, if 

permitted by the relevant authority, shall be strictly limited to one reverse movement either 

onto or off the street, and be subject to determination of both safety and obstruction to 

other on-street traffic… arguably, Council has already accepted a reverse movement for 

the site in the past (as the original approval would rely on this) and the proposal does not 

change this requirement. Importantly the Standard indicates that reverse movements are 

acceptable. 

 

The provisions of the Standards infer that reversing movements are not inherently unsafe 

or unacceptable (for vehicles up to 19 m long Semi-Trailers). For the various reasons 

discussed above, I am of the opinion that the reverse movements would not result in an 

unacceptable safety risks or obstruction to other traffic on Levels Road. 

 

Therefore, in my view, the formalisation of the change of use would not (and has not) 

notably interrupted the operation of Levels Road or generated unreasonable queuing 

conditions at and adjacent the site’s access point. 
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Given the limited number of reversing movements that will occur during the day and given 

that the traffic on Levels Road generally relates to a relatively small number of existing 

commercial and industrial developments (rather than residential traffic), the proposed vehicle 

movements are considered, on balance, acceptable.  

 

In terms of the adequacy of the parking area, it is noted that “Table 1 – General Off-Street 

Car Parking Requirements” indicates that ‘Industry’ should provide 1.5 spaces per 100m2 of 

total floor area.  This equates to approximately 10 car parking spaces for the total 645.52m2 

floor area of the building.   

 

Given that eight car parking spaces are proposed, the proposal results in a theoretical shortfall 

of two parking spaces.   

 

It should be noted, this calculation is based on the total floor area and does not take into 

consideration individual uses undertaken in the building.  For example, if the cool room 

portion were specifically considered (storage area), which occupies 217.39m2 of the floor 

area, this generates a theoretical requirement for 1.1 spaces when calculated at the 

‘warehouse’ rate (0.5 spaces per 100m2).  This is less than the above ‘industry’ rate which 

results in a requirement for 3.26 spaces for that particular portion of the building (1.5 spaces 

per 100m2).   

 

While it may be considered there is a minor shortfall in theoretical car parking provision, on 

balance, the proposed car parking supply is not inappropriate, noting available on-street 

provision at this location.  In this respect, it is noted there are no restrictions to on-street 

parking directly in front of the subject land on both sides of Levels Road. 

 

In regards to loading and unloading, this will occur entirely on the subject land.  There is 

sufficient room for vehicles to park either in the building or immediately adjacent the building 

where all loading and unloading will occur.   

 

With the above in mind, an ‘on-balance’ assessment has concluded that the proposed 

development satisfies the majority of the relevant Transport, Access and Parking provisions 

of the Planning and Design Code as follows: 

 

PO 1.1  Development is integrated with the existing transport system and designed to 

minimise its potential impact on the functional performance of the transport system. 

 

PO 1.2  Development is designed to discourage commercial and industrial vehicle 

movements through residential streets and adjacent other sensitive receivers. 

 

PO 1.3  Industrial, commercial and service vehicle movements, loading areas and 

designated parking spaces are separated from passenger vehicle car parking areas 

to ensure efficient and safe movement and minimise potential conflict. 

 

PO 1.4  Development is sited and designed so that loading, unloading and turning of all 

traffic avoids interrupting the operation of and queuing on public roads and 

pedestrian paths. 

 

DTS/DPF 1.4  All vehicle manoeuvring occurs onsite. 
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PO 3.1  Safe and convenient access minimises impact or interruption on the operation of 

public roads. 

 

PO 3.3  Access points are sited and designed to accommodate the type and volume of traffic 

likely to be generated by the development or land use. 

 

PO 3.4  Access points are sited and designed to minimise any adverse impacts on 

neighbouring properties. 

 

PO 3.8  Driveways, access points, access tracks and parking areas are designed and 

constructed to allow adequate movement and manoeuvrability having regard to the 

types of vehicles that are reasonably anticipated. 

 

PO 3.9  Development is designed to ensure vehicle circulation between activity areas 

occurs within the site without the need to use public roads 

 

PO 5.1  Sufficient on-site vehicle parking and specifically marked accessible car parking 

places are provided to meet the needs of the development or land use having regard 

to factors that may support a reduced on-site rate such as: 

 

(a) availability of on-street car parking 

(b) shared use of other parking areas 

(c) in relation to a mixed-use development, where the hours of operation of 

commercial activities complement the residential use of the site, the provision 

of vehicle parking may be shared 

(d) the adaptive reuse of a State or Local Heritage Place. 

 

PO 6.2  Vehicle parking areas are appropriately located, designed and constructed to 

minimise impacts on adjacent sensitive receivers through measures such as 

ensuring they are attractively developed and landscaped, screen fenced and the 

like. 

 

PO 6.5  Vehicle parking areas that are likely to be used during non-daylight hours are 

provided with sufficient lighting to entry and exit points to ensure clear visibility to 

users. 

 

PO 6.6  Loading areas and designated parking spaces for service vehicles are provided 

within the boundary of the site. 

 

Landscaping 

 

The Strategic Employment Zone seeks: 

 

PO 5.2 

Development incorporates areas for 

landscaping to enhance the overall amenity 

of the site and locality. 

DTS/DPF 5.2 

Landscape areas comprise: 

 

(a) not less than 10 percent of the site 

(b) a dimension of at least 1.5m. 

 



ITEM 8.1.1   

Page 29 City of Salisbury 

Council Assessment Panel Agenda - 27 June 2023 

 I
te

m
 8

.1
.1

  

Further, the following Design in Urban Areas provision of the Code is considered relevant to 

the assessment of the proposal. 

 

PO 3.1 

Soft landscaping and tree planting are 

incorporated to: 

 

(a) Minimise heat absorption and 

reflection 

(b) Maximise shade and shelter 

(c) Maximise stormwater infiltration 

(d) Enhance the appearance of land and 

streetscapes. 

DTS/DPF 3.1 

None are applicable. 

 

There is a 3 metre wide landscaping strip provided adjacent the front property boundary in 

front of the car parking area.  This includes an existing mature tree. The landscape areas are 

limited in spatial area and comprise approximately 180m2 (12%) of the overall subject land.  

No additional landscaping or tree planting is proposed as part of this application. As 

illustrated in Photograph 1 earlier in this report, the existing landscape and mature tree offers 

some level of visual amenity to the streetscape. 

 

Accordingly, the proposal aligns with PO 5.2 (Strategic Employment Zone) and PO 3.1 

(Design in Urban Areas). 

 

13. CONCLUSION 

 

This report has provided a detailed assessment of the application against the relevant 

provisions of the Planning and Design Code.  The assessment found that the proposed 

development: 

 

• Is consistent with the land uses sought by the Strategic Employment Zone; 

• Is consistent with DTS/DPF 1.2 of the Strategic Employment Zone which indicates 

that development involving light industry is an appropriate use for sites that are 

adjacent land in another zone used for residential purposes; 

• Has appropriately addressed the interface with the adjacent residential area to the 

north through the provision of an Environmental Noise Assessment which concludes 

that the existing (and proposed) activities will be compliant with the requirements of 

the Environment Protection (Noise) Policy 2007; 

• Has demonstrated that the proposed vehicle movements will not adversely impact on 

the amenity of the locality and will not create unacceptable safety risks or obstruction 

to other traffic on Levels Road; and 

• While there is a minor shortfall in theoretical car parking provision, on balance, the 

proposed car parking supply is not inappropriate, noting available on-street provision 

at this location. 

 

Accordingly, it is recommended that Planning 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 

Planning and Design Code. 

 

B. Pursuant to Section 33 of the Planning, Development and Infrastructure Act 2016, 

Planning Consent is GRANTED to application number DA22022225 V2 for Change 

of use from warehouse to light industry (processing and storage of vegetables) with 

associated office, storage and car parking in accordance with the plans and details 

submitted with the application and subject to the following conditions: 

 

Planning 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 

PA01 Revision 

D 

Site Plan Amended 

10/05/2023 

Beyond Ink 

PA03 Revision 

C 

Floor Plans Amended 

11/04/2023 

Beyond Ink 

S7372C1 Environmental Noise 

Assessment 

June 2022 Sonus 

22441BNW Traffic and Parking 

Assessment 

16 November 

2022 

Cirqa 

 

2. Noise measured at the nearest residential property boundary shall comply with the 

Environment Protection (Noise) Policy 2007 at all times. 

 
3. The largest vehicle to access the subject land is restricted to a maximum 10.0m HRV. 

 

4. All loading and unloading of vehicles of vehicles in connection with the now 

approved land use shall be carried out entirely within the subject land. 

 

5. 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. 
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Advice Notes 

 

Rights of Appeal 

 

The applicant has a right of appeal against decision. Such an appeal must be lodged at 

the Environment, Resources and Development Court within two months from the day of 

receiving this notice or such longer time as the Court may allow. The applicant is asked 

to contact the Court if wishing to appeal. The Court is located in the Sir Samuel Way 

Building, Victoria Square, Adelaide, (telephone number 8204 0289). 

 

 

ATTACHMENTS 

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

1. Proposal Plans and Supporting Documentation  

2. Copy of Sign Displayed on the Land and Representations  

3. Applicant's Response to Representations  

4. Extract of Planning and Design Code   
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INFORMATION 

ONLY 

ITEM 8.2.1 

COUNCIL ASSESSMENT PANEL   

DATE 27 June 2023  

HEADING Status of Current Appeal Matters and Deferred Items 

AUTHOR Chris Zafiropoulos, Assessment Manager, City Development  
 

SUMMARY The report provides an update on current appeal matters and 

deferred items.  
 

RECOMMENDATION 

That the Panel:  

1. Receives the information.  

ATTACHMENTS 

There are no attachments to this report.  

1. REPORT 

Applicant Appeal to Environment, Resources and Development Court, Development 

Holdings Pty Ltd v City of Salisbury Assessment Panel (ERD-23-000053) - 

Development Application 23002678 

This ERD Court has scheduled a conference for 4 July 2023.   

Background 

The Applicant appealed against the decision of the Panel on 28 May 2023 to 

refuse the development application for the Childcare Centre ('pre-school') with 

associated car parking, landscaping, signage, retaining walls and fencing at 61 

Stanford Road, Salisbury Heights. The grounds for the appeal are that …Having 

regard to the circumstances and all of the provisions of the Planning and Design 

Code, the proposed development warranted planning consent. Norman 

Waterhouse Lawyers have been engaged to represent the Panel at the ERD Court.  

The ERD Court has set a conference date for 4 July 2023. 
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Applicant Appeal to Environment, Resources and Development Court, Tony Maiello 

(N27 Pty Ltd) v City of Salisbury (ERD-22-000014) - Development Application 

361/1618/2020/2A 

This appeal has been adjourned at the request of the appellant and is 

currently relisted before the Court for 29 August 2023.  

Background 

The Applicant appealed against the decision of the Panel to refuse the 

development application. The applicant presented two alternative proposals in 

response to the decision of the Panel but the amendments have not addressed the 

concerns of the Panel.  Kelledy Jones Lawyers have been engaged to act on behalf 

of the Panel before the ERD Court. 

The applicant has requested an adjournment of the current proceedings in order to 

lodge a new application and for a decision to be made on this application. The 

new application has been made under the Planning and Design Code and is 

proposing two dwellings. This application has been refused planning consent by 

the Assessment Manager and an appeal has also been lodged against this decision.  

The applicant has requested a further adjourned to await the outcome of a 

development application lodged over another site within the Council area before 

determining whether to proceed to trial in this appeal.  

  

 Applicant Appeal to Environment, Resources and Development Court, Tony Maiello 

(N43 Pty Ltd) v City of Salisbury (ERD-23-000022) - Development Application 

22031953 

This appeal has been adjourned at the request of the appellant and is 

currently relisted before the Court for 30 June 2023.  

Background 

The Applicant has appealed against the decision of the Panel to affirm the 

decision of the Assessment Manager to refuse the development application for the 

Construction of Two (2) Single Storey Group Dwellings in Association with Four 

(4) Existing Single Storey Group Dwellings, Shared Driveway, Visitor Car 

Parking and Landscaping’ at Unit 1-2, 30 Shepherdson Road, Parafield Gardens, 

SA 5107. The applicant requested that this matter be adjourned to enable the 

submission of a revised proposal.    

 

The revised proposal has been submitted but not yet verified, as it is pending 

confirmation information from the applicant about the nature of the proposed 

development.  


