
 

City of Salisbury  Page 1 

Development Assessment Panel Agenda - 27 January 2016 

 
A

g
en

d
a
 -

 D
ev

el
o
p

m
en

t 
A

ss
es

sm
en

t 
P

a
n

el
 M

ee
ti

n
g
 -

 2
7
 J

a
n

u
a
ry

 2
0
1
6

 
 

 

 

 AGENDA 

FOR DEVELOPMENT ASSESSMENT PANEL MEETING TO BE HELD ON 

27 JANUARY 2016 AT 6:00 PM 

IN THE COUNCIL CHAMBER, 12 JAMES STREET, SALISBURY 

MEMBERS 

Mr D Wallace (Presiding Member) 

Mr R Bateup 

Mr C Buchanan 

Ms L Caruso 

Ms S Johnston 

Mr J Watson 

Mr S White  

 

REQUIRED STAFF 

General Manager City Development, Mr T Sutcliffe 

Team Leader – Planning, Mr A Curtis 

 

 

APOLOGIES  

LEAVE OF ABSENCE    

PRESENTATION OF MINUTES 

Presentation of the Minutes of the Development Assessment Panel Meeting held on  

15 December 2015.  
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REPORTS 

Development Applications 

5.1.1 361/1970/2015/3B ................................................................................................... 9  

 Part two storey building with attached porch to be used as place of worship 

at  30-32 Kesters Road, Para Hills West for Ebemezer Pentecostal Assembly 

OTHER BUSINESS   

OB1  Status of Current Appeal Matters and Deferred Items 

 361/935/2015/3B    ............................................... DAP Decision Date 21 July 2015 

 Farmers Market Independent of Existing Old Spot Hotel at 1955 Main 

North Road, Salisbury Heights for Mark Aldridge t/a Farm Direct 

Community Markets 

 Judgement will be handed down on 25
th

 January 2016. 

OB2 Policy Issues Arising from Consideration of Development Applications 

OB3 Development Assessment Panel Workshop  

 

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 DEVELOPMENT ASSESSMENT PANEL MEETING HELD IN THE 

COUNCIL CHAMBER, 12 JAMES STREET, SALISBURY ON 

15 DECEMBER 2015 

 

MEMBERS PRESENT 

Mr D Wallace (Presiding Member) 

Mr R Bateup 

Mr C Buchanan 

Ms L Caruso 

Ms S Johnston 

Mr J Watson 

Mr S White  

 

 

STAFF 

General Manager City Development, Mr T Sutcliffe 

Development Services Manager, Mr A Taylor 

Team Leader – Planning, Mr A Curtis 

Development Officer – Planning, Ms K Brown 

Consultant, Ben Green & Associates, Mr B Green 

 

  

The meeting commenced at  6.00 pm 

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

 

APOLOGIES  

Nil 

PRESENTATION OF MINUTES 

 Ms L Caruso moved, and the Panel resolved that: 

The Minutes of the Development Assessment Panel Meeting held on 27 

October 2015, be taken and read as confirmed. 
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REPORTS 

Development Applications 

5.1.1 361/2343/2014/3X 
 

 Construction of Brick Wall (to be constructed on Portion of eastern boundary) at 10 

David Road, Para Vista for B Stratford 

 
REPRESENTORS 

Mr Z Kotorac, son of R & V Kotorac, residents of 12 David Road, Para Vista spoke 

against the proposal. 

Ms B Stratford, applicant, attended and responded in support of the proposal. 

 

Mr R Bateup moved, Mr J Watson seconded, and the Panel resolved that: 

 

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

 Salisbury (City) Development Plan – Consolidated 20 March 2014.  

 

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

 is GRANTED to application number 361/2343/2014/3X for Construction of 

 Brick Wall (To Be Constructed on Portion of Eastern Boundary) in accordance 

 with the plans and details submitted with the application and subject to the 

 following conditions: 

 

1. The proposal shall be developed in accordance with the documentation and 

Council stamped approved plans, except where varied by the conditions herein. 

 

2. The selection of brick for the wall shall match and/or complement the existing 

brick wall.  

 

 

5.1.2 361/1078/2015/3B 
 

 Partially Enclosed Loading Bays, Canopies and Car Parking at 5, 9-11 Playford 

Crescent, Salisbury North for SA Structural Pty Ltd 

 
REPRESENTORS 

Mr T Dew, resident of 18 Langford Terrace, Salisbury, spoke against the proposal. 

Mr C Antoniadis from SA Structural, applicant, attended and responded in support of 

the proposal. 
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Mr C Buchanan moved, and the Panel resolved that: 

 

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

the Salisbury Council Development Plan – Consolidated 18 December 2014.  

 

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

 is GRANTED to application number 361/1078/2015/3B for the construction of a 

 partially enclosed loading bay with canopy, light weight acoustic wall and car 

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

 and subject to the following conditions: 

 

1. The conditions imposed herein shall be in addition to conditions that apply to 

the subject property from previous approvals that remain active. 

 

Reason:  To ensure orderly development. 

 

2. The proposal shall be developed in accordance with the documentation and 

Council stamped approved plans lodged with the application, except where 

varied by the conditions herein. 

 

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

  submitted plans. 

 

3. Acoustic treatments to boundaries and for plant and equipment shall comply 

with the Sonus Environmental Noise Assessment report dated November 2015, 

and be designed to achieve a contribution of noise of no greater than 46 dB(A) 

at residences.  All acoustic treatments shall be completed prior to to use of the 

canopy structure. 

 Reason: To limit noise output from the premises. 

 

4.   All driveways, car parking and truck parking areas shall be constructed with 

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

intended traffic volumes and vehicle types.  

 

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

  that maintains and enhances the amenity of the locality and complies 

  with best engineering practice. 

 

5. Access to, from and within the site is to be designed and constructed to comply 

with AS 2890.2 – Facilities for Commercial Vehicles.  

 

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

  Engineering Practice. 
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6. Stormwater systems shall be designed and constructed to cater for minor storm 

flows (Industrial / Commercial ARI = 10 years).  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 buildings.  

 

7. The boundary walls of the existing building and proposed structures shall be 

kept and maintained free of graffiti at all times. 

 

   Reason:   To enhance the amenity of the locality. 

 

 8. The designated landscaping areas shown on the approved plans, shall be planted 

with shade trees, shrubs and ground covers as appropriate to complement the 

site layout and achieve a high level of amenity.  Shade trees and screening 

shrubs shall be planted throughout the carparking areas.  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 prior to use of the new carpark and canopy 

structure. 

 Reason: To ensure the subject land is landscaped so as to enhance the visual 
  and environmental amenity of the locality. 

 NOTE  

 1. Approval of SA Water as the easement holder will be required prior to the 

  canopy structure being built. 

 

 

 

5.1.3 361/1550/2015/NB 
 

 Shop, Vehicle Store and Men's Shed in association with an existing Warehouse and 

Office (Non-Complying) at 83 Research Road, Pooraka for The Salvation Army SA 

Property Trust Inc 

  

Mr C Buchanan moved, and the Panel resolved that: 

 

A. The proposed development is not seriously at variance with the Salisbury (City) 

 Development Plan – Consolidated 6 August 2015. 

  

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

 is GRANTED to application number 361/1550/2015/NB for a shop, vehicle store 

 and men’s shed in association with an existing warehouse and office (non-

 complying) in accordance with the plans and details submitted with the 

 application, subject to the  concurrence of the Development Assessment 

 Commission and subject to the following conditions: 
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1. The proposal shall be developed in accordance with the details and Council 

 stamped approved plans lodged with the application, except where varied by the 

 conditions herein. 

 

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

   submitted plans. 

 

2. The conditions imposed herein shall be in addition to conditions that apply to the 

 subject property from previous approvals that remain active. 

 

 Reason: To ensure orderly development. 

 

3. The total floor area of shop as shown on the Approved Site Plan shall not exceed 

 295m
2
 at any time.  

 

 Reason: To ensure the development is constructed in accordance with the 

   approved plans.  

 

4. 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. 

 

5. All trade waste and other rubbish shall be contained and stored pending removal 

 in covered containers which shall be kept at the rear of the proposed building, in 

 an area screened from public view at all times. 

 

 Reason: To maintain the amenity of the locality. 

 

6. 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 of danger to vehicles on adjoining public roads. 
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OTHER BUSINESS  

 

OB1  Status of Current Appeal Matters and Deferred Items 

  Development Application 361/935/2015/3B  -  DAP Decision Date 21 July 2015 

 Farmers Market independent of existing Old Spot Hotel at 1955 Main North 

Road, Salisbury Heights for Mark Aldridge t/a Farm Direct Community Markets 

Directions Hearing was held on Tuesday 8
th

 December 2015, where it was confirmed 

that a judgement will be handed down on 25
th

 January 2016, concerning the preliminary 

question whether a ‘market’ is a form of ‘shop’, and therefore a non-complying form of 

development in the Open Space Zone. 

 

OB2   Policy Issues Arising from Consideration of  Development Applications 

  The issue of the residential interface and zoning associated with the Playford Crescent, 

  Salisbury North, Industry Zone was referred to Council for consideration. 

 

OB3  Development Assessment Panel Workshop 

A draft workshop agenda was tabled for consideration for a workshop to be held in 

January 2016.  Panel Members were invited to contact staff to put forward any 

additional items. 

 

 

 

The meeting closed at 7.53 pm. 

 

PRESIDING 

MEMBER……………………………………….. 

 

DATE……………………………………………. 
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ITEM 5.1.1 

DEVELOPMENT ASSESSMENT PANEL   

DATE 27 January 2016 

APPLICATION NO. 361/1970/2015/3B 

APPLICANT Ebenezer Pentecostal Assembly 

PROPOSAL Part two storey building with attached porch to be used as place of 

worship 

LOCATION 30-32 Kesters Road, Para Hills West 

CERTIFICATE OF Volume 5405 Folio 799 

TITLE 

AUTHOR Aaron Curtis, Team Leader - Planning, City Development  
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Industry Zone 

Application Type On-Merit 

Public Notification Category 3 

Public Notification Representations received: 2 

Representations to be heard: 1 

Referrals - Statutory None 

Referrals – Internal Development Engineering 

Urban Policy 

Development Plan Version Salisbury (City) Development Plan  

Consolidated 10
th

 September 2015 

Assessing Officer Aaron Curtis, Team Leader – Planning, City Development 

Recommendation Grant Development Plan Consent with Conditions 

Meeting Date 27 January 2016 

2. REPORT CONTENTS 

 

Attachment 1: Proposal Plans 

Attachment 2: Supporting Information 

Attachment 3: Notice of Category 3 Application and Copy of Representations 

Attachment 4: Response to Representations   
 

3. EXECUTIVE SUMMARY 

The applicant seeks approval for a place of worship in the form of a part two storey building 

at 30-32 Kesters Road, Para Hills West.   
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The subject site is a rectangular shaped parcel of land of 2,460m
2
, being relatively level in 

grade and devoid of any vegetation, other than with respect to a cluster of trees adjacent the 

rear boundary of the site.  The site has direct frontage to the sealed Kesters Road along its 

south-western boundary. 

 

The new building will have a footprint of 394.80m
2
 (inclusive of portico of 10.80m

2
) and total 

floor area of 522.80m
2
.  The upper floor is 128m

2
 in total floor area.  The building will be 

sited on the north-western side boundary for a length of 24m and will be setback 11.50m from 

the road boundary.  The building will have a maximum height of 7m. 

 

The site is located within the Industry Zone.  The application was assessed “on-merit” and 

was subject to Category 3 public notification.  Two representations were received during the 

advertising period, one in opposition to the development who has expressed a desire to be 

heard at the meeting. 

 

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

the Salisbury (City) Development Plan.  The assessment found that: 

 

a) The site is suitable for the proposed development, being at the edge of the Industry 

Zone, amongst uses that are compatible with a place of worship; 

b) There is no previous evidence of contaminating activity on the site and the applicant 

has confirmed that potential “at risk” uses such as a vegetable garden or children’s 

playground are not proposed; 

c) The building is appropriately sited on the land in terms of its front setback, length on 

wall boundary and rear setback; 

d) While being relatively plain and “industrial” in terms of its appearance, the façade is 

considered to be of sufficient design standard; 

e) Development Engineering have determined that the car parking design, aisle, access 

point and stormwater design are all acceptable; 

f) Sufficient on-site car parking is provided to service the maximum number of attendees 

using the place of worship;  

g) Kesters Road is of sufficient capacity to handle traffic movements to and from the site, 

taking into account expected traffic movements; 

h) Landscaping is provided in the form of trees, shrubs, grasses and ground covers to 

enhance the appearance of the building, car park and aisle. 

 

Given the above, this report recommends that Development Plan Consent be granted, subject 

to conditions. 

4. SUBJECT SITE 

The subject site is 30-32 Kesters Road, Para Hills West, formally described as allotment 23 in 

DP 16498, Certificate of Title Volume 5405 Folio 799.  The site comprises one rectangular 

shaped Torrens Title allotment of 2,460m
2
, having a frontage to Kesters Road of 30.17m and 

a depth of 81.54m. 

 

The site is relatively level in grade and is devoid of any buildings or structures.  The majority 

of the site is also devoid of any vegetation, other than with respect to a cluster of trees 

adjacent the rear boundary of the site.  The site has direct frontage to the sealed Kesters Road 

along its south-western boundary.  
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5. LOCALITY 

The site is positioned at the edge of the Industry Zone in the area of Para Hills West.  The 

locality is defined principally by visual reference to the new building but also from the 

negligible increase in traffic to and from the place of worship along Kesters Road.  The 

locality extends along Kesters Road 120m to the north-west and 95m south-east. 

 

The most notable site within the locality is the Liebherr mining assembly plant, situated on 

the opposite side of Kesters Road occupied by several large sheds.  The majority of the 

remaining sites in the locality within the Industry Zone are occupied by large sheds used for 

light industrial, warehousing and service trade premises.  Several sites are vacant. 

 

The boundary of the Residential and Industrial Zones is located some 50m to the south-east.  

Several allotments fronting Kesters Road are situated within the defined locality and which 

comprise allotments in the order of 350m
2
 – 500m

2
, occupied by single storey detached 

dwellings. 

 

Locality Plan: 

 

 
 

Legend 

 

Subject site 

 

Properties notified 

 

Locality boundary 
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Legend 

 

Subject site 

 

Properties notified 
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Site Photographs 

 

 
Photo 1: Looking north-east towards site and wall of adjacent building on boundary 

 
Photo 2: Looking north from Kesters Road into site 
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6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

Development Plan Consent is sought for a Place of Worship in the form of a part two storey 

building, having a footprint of 394.80m
2
 (inclusive of portico of 10.80m

2
) and total floor area 

of 522.80m
2
.  The upper floor is 128m

2
 in total floor area.  Having regard to the allotment 

area of 2,460m
2
, the total site coverage will be 16%. 

 

The building will be sited on the north-western side boundary for a length of 24m.  The 

building will be setback 11.50m from the Kesters Road boundary, similar to the road setback 

of existing buildings on the adjacent sites either side which are setback in the order of 10m 

and 14m from Kesters Road.   

 

The building will have a maximum height of 7m and will present as two storey from Kesters 

Road.  A small porch is provided over the main entrance door and rectangular windows are 

provided at first and second floor levels to the façade only.  The walls are to be built using 

precast concrete, the roof cladding will be in Zincalume and window frames in aluminium. 

 

As viewed from the south-eastern elevation, the rear auditorium is stepped down in terms of 

the parapet height, two emergency exits are provided together with high level highlight 

rectangular windows.  The remaining elevations (north-east and north-west) will feature blank 

concrete tilt-up panel walls. 

 

The internal floor plan provides for a main auditorium at ground floor level at the rear, entry, 

foyer, stairwell, male, female and unisex disabled toilets and entry porch.  The upper floor 

level is positioned nearest to the road and includes an activity room, stairwell, kitchen and 

unisex toilet/bathroom. 

 

A new double width crossover is proposed to Kesters Road which is to cater for two way 

simultaneous movements, positioned south of the building.  The crossover will connect to a 

double width aisle providing access to 30 car parking spaces, located adjacent the south-

eastern side boundary and at the rear of the building. 

 

Landscaping consisting of trees, shrubs, grasses and ground covers is proposed within the 

space between the main building and the Kesters Road boundary, adjacent the side boundaries 

and amongst the car parking areas.  A greenspace and overflow car parking area is set aside at 

the rear of the property. 

 

The place of worship is proposed to be built by the Ebenezer Pentecostal Assembly, which is 

a Malayalee Pentecostal community church founded in Adelaide in 2008.  The place of 

worship will cater for up to 85-90 attendees.  The main Malayalam service is to be held every 

Sunday between 9:30am - 11:30am and the English service between 11:45am - 12:45pm. 

 

A range of other cell groups, prayer groups, bible schools and fellowship groups will meet 

within the church on a regular basis including during week nights. 
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7. CLASSIFICATION 

The site is located within the Industry Zone under the Salisbury (City) Development Plan 

(Consolidated 10
th

 September 2015).  Under the non-complying list, a place of worship is 

listed as being non-complying “except where it has a floor area greater than 500 square 

metres and is less than 60 metres from the boundary of the Industry Zone”. 

 

The proposed building has a total floor area of 522 square metres and the site is located less 

than 60m from the boundary of the Industry Zone.  Accordingly, the application is excluded 

from the non-complying list.  The application is therefore an “on-merit” form of development 

in the Industry Zone.   

8. PUBLIC NOTIFICATION 

Development in the form of a place of worship is neither listed as being a Category 1 or 

Category 2 form of development under the Industry Zone or under Schedule 9 of the 

Development Regulations 2008.  Accordingly, the application must be a default Category 3 

form of development under Section 38 of the Development Act 1993. 

 

The Category 3 public notification took place between 5
th

 and 18
th

 November 2015.  Council 

received two representations during the public notification period as follows:   

 

Representations Received 

Representor Wish to be heard 

David Bryant 

PO Box 32 

PARA HILLS   SA   5096 

Yes 

Trent Wehr 

Director of Mining 

Liebherr – Australia Pty Ltd 

1 Dr Willi Liebherr Drive 

PARA HILLS WEST   SA   5096 

No 

 

The representations and the applicant’s response are both contained as attachments.  The 

content of the representations and the applicant’s response are summarized in the table below:  

 

Summary of representations 

Representation GTA Traffic Consultants on behalf of 

Applicant 

David Bryant 

 Increased congestion is likely to occur 

in this area because of the upgrade to 

the Main North Road and Kesters Road 

intersection; 

 The place of worship is not provided 

with sufficient car parking thus leading 

to spillover car parking on-street; 

 A traffic management plan should be 

completed after the Masters 

development is complete in order to 

ascertain traffic movements. 

 A place of worship with 85 attendees 

requires 29 car parking spaces, the 

proposed development provides for 30 

spaces; 

 The development is expected to generate 

25 inbound movements between 8:15am 

and 9:15am on a Sunday and 25 outbound 

movements between 12:45pm and 1:45pm 

also on a Sunday; 

 60% of traffic movements are expected 

via Main North Road while the remaining 
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40% of traffic movements are expected 

via Kesters Road; 

 Against existing traffic volumes on 

Kesters Road and Main North Road, the 

estimated increase in traffic would be 

negligible and well within daily variation 

in traffic volumes for these roads; 

 The traffic generated by the site could not 

be expected to have an adverse impact on 

the safety or operation of the Main North 

Road / Kesters Road intersection or 

Kesters Road itself; 

 The peak periods for the proposed 

development will occur on a Sunday and 

will not coincide with the typical peak 

periods of Kesters Road and Main North 

Road. 

Trent Wehr 

Director of Mining 

Liebherr – Australia Pty Ltd 

 No opposition to the development.  No comment. 

 

NOTE:  Officer’s consideration of the above representation and Applicant’s response are 

  provided under the assessment section of this report. 

 

9. REFERRALS – STATUTORY 

The Application was not subject to any referrals under Schedule 8 of the Development 

Regulations 2008. 

 

10. REFERRALS - INTERNAL 

DIVISION COMMENT 

Development Engineering The car parking, internal manoeuvring areas, access point and 

stormwater management arrangements are all acceptable, 

subject to conditions. 

 

Traffic are happy with the content of the GTA Consultants 

report but reserve the right to implement parking restrictions 

on Kesters Road if there are issues. 

Urban Policy No comment. 
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11. DEVELOPMENT DATA 

Site Characteristics Guideline Proposed 

Site Area Not Applicable 2,460m
2
 

Site Dimensions Not Applicable Frontage:  30.17m  Depth:   

81.54m 

Site Gradient None Less than 1m fall (from front 

to back) 

Easement Not Applicable None 

Design Characteristics  Guideline Proposed 

Site Coverage   

 Buildings only 50 % 16% 

Building Height   

 Storeys 2 2 

Set-backs   

 Primary street 14m 11.50m 

 Side(s) Not Stated North-western boundary:  

On-boundary; 

South-eastern boundary: 

12.37m 

Boundary Walls   

 Length Not Stated 16m 

 Height Not Stated 4.7m – 7m 

Car Parking & Access   

 Number of parks 1 space per 3 attendees = 30 

spaces 

30 spaces 

 Driveway width 6m aisle 6.2m 

 Access gradient 1 : 5 Less than 1:10 

Street Infrastructure   

 Crossover Not Stated New crossover required 

 SEP Not Stated None affected 

 Electricity pole Not Stated 1m clear of crossover 

(approx.) 

 Telecommunication pit Not Stated None affected 

 Gas Not Stated None affected 

 Water Not Stated None affected 

 Trees Not Stated None affected 
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12. ASSESSMENT 

Seriously at Variance 

 

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

determine that the proposal is not seriously at variance with the Salisbury (City) Development 

Plan – Consolidated 10
th

 September 2015.  The following reasons are given in support of this 

recommendation: 

 

a) The site is suitable for the proposed development, being at the edge of the Industry 

Zone, amongst uses that are compatible with a place of worship; 

b) There is no previous evidence of contaminating activity on the site and the applicant 

has confirmed that “at risk” uses such as a vegetable garden or children’s playground 

are not proposed; 

c) Sufficient on-site car parking is provided to service the maximum number of attendees 

using the place of worship;  

d) Kesters Road is of sufficient capacity to handle traffic movements to and from the site, 

taking into account expected traffic movements; 

 

Assessment 

 

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

Salisbury (City) Development Plan and is described below under headings. 

Assessment against Development Plan Objectives and Principles  

 

Primary Development Objectives and Principles of Development Control (PDC) 

 
Development Plan 

Reference  

Assessment 

Zoning & Land Use 

 

Council-wide 

 

Community Facilities 

Objective(s) 1 

PDCs 4, 6 

 

Industry Zone 

 

Objective(s) 1 

PDC 1 

 

 A place of worship is not an envisaged land use under 

Principle of Development Control 1 of the Industry 

Zone.  However, it is noted that large (regional) places 

of worship having a congregation size in excess of 300 

persons are specifically identified and encouraged at 

the fringe of industrial zones by the Development Plan 

under PDC 4 and 6(a) in the “Community Facilities” 

Council-wide module.   

 

The subject land is positioned within 50m of the 

boundary of the Industry Zone.  In the non-complying 

list for the Industry Zone, a place of worship is listed 

as being non-complying except where the place of 

worship has a floor area of greater than 500 square 

metres and where located within 60m of the zone 

boundary.  As the proposal satisfies both of these tests, 

the application is to be assessed “on-merit”. 

 

The congregation size is 85-90 attendees which puts 

this place of worship in the “Medium” neighbourhood 

class of place of worship as per PDC 4 of the 
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“Community Facilities” Council-wide module.  While 

only large (regional) places of worship are specifically 

envisaged at the fringe of industrial zones under PDC 

6, there is scope to be able to increase the congregation 

size in the future, subject to provision of further car 

parking.  In addition, the smaller congregation size is 

in some respects preferable at this site because of the 

limited site area and because Kesters Road is not a 

Primary or Secondary Arterial Road. 

 

In summary, the Development Plan specifically 

envisages large (regional) places of worship at the 

fringe of the Industry Zone.  The congregation size 

does not fit this place of worship within the large 

(regional) category, however, the site is considered to 

be sound for the proposed use, given that it is within 

60m of the Industry Zone boundary and has frontage to 

a main local road. 

Hazards 

 

Council-wide 

Objectives 9 

PDCs 22 

 The subject site is currently vacant.  Council records 

show that two separate Development Applications 

were approved on the site, one in 1998 for a 

mechanical workshop and the other for an industrial 

development in 2008.  It would appear that neither of 

these developments went ahead, given that both 

approvals were given in the past 20 years and that 

there are no buildings on the site. 

 

The applicant was requested to provide some detail 

with respect to the suitability of the site for the 

proposed use, given that the site is located within an 

Industry Zone and there is potential for the rear 

greenscape area and garden/lawn to be used for “at 

risk” uses such as children’s playground and possibly a 

vegetable garden. 

 

The applicant has not been able to provide any detail 

with respect to the likelihood of contamination on the 

site, however, the applicant has confirmed that there is 

no intention of using the rear open space area as a 

children’s play area or vegetable garden.  The main 

outdoor space is in the form of a bbq area which is to 

have an impervious surface. 

 

The previous use of the site is unknown and it is 

possible that uses on adjoining sites may have resulted 

in groundwater contamination beneath the subject site.  

While this is possible, the potential site contamination 

risk is considered to be low when considering the non-

sensitive use of the site as a place of worship and the 

extent of sealed car parking.   
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To prevent risk of harm to human health, it is 

recommended that a condition be imposed preventing 

the growing of fruit and vegetables on the land at all 

times. 

Interface between Land Uses 

and Amenity  

 

Council-wide 

  

Community Facilities:  

PDCs 6, 7  

 

Interface between land uses: 

Objectives 1 & 2  

PDCs 1, 5 & 6  

 The site is located adjacent an existing service trade 

premise and light industrial premise.  Land at the rear 

is vacant while land on the opposite side of the road is 

occupied by the Liebherr car park.  The proposed place 

of worship is not expected to detrimentally impact on 

the operations of these existing industrial uses. 

 

For example, potential noise generating impacts from 

adjacent uses are not likely to impact on services 

within the proposed building as they occur outside of 

core business hours after 6:00pm Monday – Saturday 

and Sunday mornings. 

 

Other potential impacts such as dust from existing 

developments will be minimal given there are no 

identifiable dust generating activities such as concrete 

batching plants or EPA licensed facilities in the 

immediate locality of the site.   

 

Several dwellings are located within the adjacent 

Residential Zone, at about 60m from the subject site.  

All prayer and functions will occur within the new 

building, whereby noise emission is expected to be 

minimal, and the separation distance of 60m will 

provide for further buffering which is considered to be 

adequate. 

 

Overall, existing developments within the locality are 

not expected to impact upon the health and well-being 

of persons attending the place of worship and the place 

of worship is not likely to impact upon existing 

industrial operations because of the complementary 

operating times. 

Design and Appearance: 

Building Site and Layout 

 

Council-wide 

 

Community Facilities 

PDC 6 

 

Industry Zone: 

PDC 4, 5, 8 

 

Table Sal/1 – Building 

 The proposed building will have a footprint of 

394.80m
2
.  Having regard to the allotment area of 

2,460m
2
, the total site coverage will be 16%, which is 

consistent with PDC 5 of the Industry Zone. 

 

In terms of setbacks, Table Sal/1 states that buildings 

fronting Kesters Road should be setback 14m from the 

road boundary.  The proposed building will be setback 

11.50m from the Kesters Road boundary, some 2.5m 

less than the minimum standard.  While this departure 

is acknowledged, the reduced setback is considered to 

be acceptable, given that there are several examples of 
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Setbacks from Road 

Boundaries 

 

buildings located nearby that are setback between 6m 

and 10m from the road boundary.  There are no 

specific side or rear building setback guidelines that 

apply in the Zone or Council-wide section.  The 

position of the new building in relation to these 

boundaries is considered to be acceptable. 

 

In terms of bulk and scale, the proposed building will 

be compatible with existing industrial buildings in the 

locality.  The building will have a maximum building 

height of 7m and two storeys in height, which is 

comparable with the height of other industrial 

buildings in the locality and the positioning of the 

building on the land is acceptable, as mentioned above. 

 

The building façade is fairly plain in the context of a 

place of worship, having no recognisable design 

elements that would make the building resemble a 

place of worship.  The building is constructed of tilt-up 

panels and having aluminum framed windows at first 

and second floor levels to the facade.  A porch is 

provided over the entry door to provide some relief 

which is supported.   

 

The side elevations will also be visible from the street, 

the front portion of the building is two storey and 

consequently there is a step down where the building 

height reduces from 7m to 4.7m as viewed from side 

on.  The south-eastern elevation is provided with a 

series of windows, rainheads and emergency exits 

while the opposite north-western elevation is a blank 

boundary wall.  While being relatively plain in terms 

of its detail, the façade is considered to be acceptable.  

It is recommended that the building be finished in a 

complementary colour scheme by way of condition. 

Car Parking and Access 

and Trip Generation 

 

Council-wide 

 

Community Facilities: 

PDC 8 

 

Transportation and Access: 

Objective 2 

PDCs 23, 32, 33, 37, 38, 39, 

40 

 

Table Sal/2 – Off Street 

Vehicle Parking 

 Community facilities PDC 8 and Table Sal/2 – off 

street vehicle parking requirements recommend that 

places of worship provide one parking space for every 

3 attendees.  The proposed place of worship will have 

up to 90 attendees, meaning the place of worship 

should be served by 30 car parking spaces.  The 

submitted plans confirm that the place of worship will 

be served by 30 car parking spaces, consistent with 

PDC 8 referred to above and Table Sal/2. 

 

Access to Kesters Road will be via one 2-way access 

point, having a flared crossover and connected to an 

internal 6.2m wide 2-way aisle.  The new access point 

connects to a straight section of Kesters Road and is a 

suitable location having regard to existing road 
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Requirements 

 

Zone Provisions 

 

Objective(s)  

PDC  

 

junctions, access points and service infrastructure.  

Council’s Development Engineering section have 

reviewed the location for the new crossover and have 

confirmed that it is satisfactory.  

 

The internal car parking and manoeuvring layout is 

designed to meet Australian Standard 2890.  Council’s 

Development Engineering section have reviewed the 

layout and have confirmed that it is acceptable, subject 

to condition. 

 

In the traffic response provided by GTA Consultants, 

the report found that the place of worship would have 

an expected worst case scenario peak of an additional 

25 inbound trips on Kesters Road between 8:15am and 

9:15am on a Sunday and 25 outbound trips between 

12:45pm and 1:45pm also on a Sunday.  The report 

estimates that up to 40% of trips could be distributed 

to/from the south-east along Kesters Road with the 

remaining 60% to/from Main North Road.  The peak 

traffic generation of the proposal will occur outside the 

peak traffic periods on Kesters Road.  Against existing 

volumes on Kesters Road and Main North Road, the 

estimated increase in traffic as a result of the proposed 

development is considered to be negligible.  The 

conclusions drawn by GTA Consultants are considered 

to be reasonable and have been endorsed by Council’s 

Development Engineering section. 

Stormwater 

 

Council-wide 

 

Natural Resources 

Objectives 6, 7 

PDCs 7, 9, 10, 11, 14, 15  

 

 Roof water from the building is proposed to be 

directed into a rainwater tank, to be positioned 

adjacent the rear wall of the building within the ‘bbq 

area’.  Overflow from the tank will be directed into a 

stormwater sump opposite car park 20.  A surface 

drain will be installed adjacent car parks 2-20 and will 

be designed to capture all surface water from the car 

parking spaces and manoeuvring areas, which is to 

grade into the surface drain, and which will discharge 

directly out to the street water table.  Council’s 

Development Engineering section have reviewed the 

stormwater management arrangements and have 

confirmed that they are acceptable, subject to 

condition.  Overall, this aspect of the development is 

considered to be acceptable. 

Landscaping 

 

Council-wide 

 

Landscaping, Fences and 

Walls 

Objectives 1 and 2 

 PDC 13 under the Industry Zone states that a 

minimum 10% of the site be landscaped and 3m wide 

landscaping strips be established along the road 

boundary and along at least one side boundary. 

 

With reference to the site plan, the total area for 

landscaping is 246m
2
 which equates to 10% of the site 
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PDCs 1, 2, 4 

 

Industry Zone 

PDC 13  

 

area.  Further, a 4m wide landscaping strip is provided 

adjacent the Kesters Road boundary along the full 

length of the boundary (except where intersected by 

the access driveway) and portion of the front yard will 

be landscaped to a depth of about 10m.  This well 

exceeds the minimum 3m wide landscaping strip 

required adjacent the road boundary. 

 

The side boundaries are only provided with 

landscaping strips of about 800mm, which is less than 

the minimum of 3m, however, the landscaping 

provided elsewhere on the site in excess of the 

minimum standard counter balances this shortfall. 

 

The larger pockets of landscaping, having dimensions 

of more than 4m, adjacent the front and rear ends of 

the car parking area will allow for the planting of 

shade trees that will enhance the amenity of the site 

and locality.  Groundcover and shrub species can be 

planted adjacent the car parking areas and beneath the 

shade trees which is acceptable. 

 

The applicant has provided a landscaping schedule, 

which provides for the species list for all trees, shrubs, 

grasses and ground covers.  The majority of these 

species are native to Australia. 

 

The rear part of the site is identified as “Greenscape 

and overflow parking”.  As can be seen on the site 

photos, this area is subject to existing established trees, 

some of which would need to be removed if this area 

were to be used for overflow car parking in the future.  

None of the trees appear to be Regulated or Significant 

Trees. 

 

13. CONCLUSION 

The applicant seeks approval for a place of worship in the form of a part two storey building 

at 30-32 Kesters Road, Para Hills West.   

 

The site is a rectangular shaped parcel of land of 2,460m
2
, being relatively level in grade and 

devoid of any vegetation, other than with respect to a cluster of trees adjacent the rear 

boundary of the site.  The site has direct frontage to the sealed Kesters Road along its south-

western boundary. 

 

The new building will have a footprint of 394.80m
2
 (inclusive of portico of 10.80m

2
) and total 

floor area of 522.80m
2
.  The upper floor is 128m

2
 in total floor area.  The building will be 

sited on the north-western side boundary for a length of 24m.  The building will be setback 

11.50m from the road boundary, and will have a maximum height of 7m. 
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The site is located within the Industry Zone.  The application was assessed “on-merit” and 

was subject to Category 3 public notification.  Two representations were received during the 

advertising period, one in opposition to the development who has expressed a desire to be 

heard at the meeting. 

 

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

provisions of the Salisbury (City) Development Plan.  The assessment has found that: 

 

a) The site is suitable for the proposed development, being at the edge of the Industry 

Zone, amongst uses that are compatible with a place of worship; 

b) There is no previous evidence of contaminating activity on the site and the applicant 

has confirmed that potential “at risk” uses such as a vegetable garden or children’s 

playground are not proposed; 

c) The building is appropriately sited on the land in terms of its front setback, length on 

wall boundary and rear setbacks; 

d) While being relatively plain and “industrial” in terms of its appearance, the façade is 

considered to be of sufficient design standard; 

e) Development Engineering have determined that the car parking design, aisle, access 

point and stormwater design are all acceptable; 

f) Sufficient on-site car parking is provided to service the maximum number of attendees 

using the place of worship;  

g) Kesters Road is of sufficient capacity to handle traffic movements to and from the site, 

taking into account expected traffic movements; 

h) Landscaping is provided in the form of trees, shrubs, grasses and ground covers to 

enhance the appearance of the building, car park and aisle. 

 

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

conditions. 

 
 

14. STAFF RECOMMENDATION 

That the Development Assessment Panel resolve that: 

 

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

 Salisbury (City) Development Plan – Consolidated 10
th

 September 2015.  

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

 GRANTED to application number 361/1970/2015/3B for part two storey building with 

 attached porch to be used as place of worship in accordance with the plans and details 

 submitted with the application and subject to the following conditions: 

 

1. The proposal shall be developed in accordance with the details and Council stamped 

approved plans lodged with the application, except where varied by the conditions 

herein. 

 

Relevant plans and documents are listed as follows: 

 

 Site Plan, Revision D, Plan No. S3015 DA 1 

 Floor Plan, Revision D, Plan No. S3015 DA2 
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 Elevation Plan, Revision D, Plan No. S3015 DA 3 

 Summary of Ebenezer Pentecostal Assembly Place of Worship, received by 

Council dated 23
rd

 October 2015 

 

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

  plans. 

 

2. The maximum number of attendees within the facility at any one time shall not 

exceed 90. 

 

Reason: To ensure that sufficient car parking is provided commensurate with the 

  maximum number of attendees. 

 

3. Except where otherwise approved, the operating hours for the place of worship shall 

not extend beyond the times specified in the Approved Summary of Ebenezer 

Pentecostal Assembly Place of Worship, received by Council dated 23
rd

 October 

2015. 

 

Reason: To ensure that operating hours for the place of worship do not adversely 

  impact upon residential amenity within the locality.  

 

4. Except where otherwise approved, the external finishes and colours of the new 

building shall: 

 

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

(b) Be of colours to the reasonable satisfaction of Council; and 

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

 

A final materials and colours schedule shall be provided to Council for approval, prior 

to Development Approval. 

 

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

  existing buildings and uses within the locality. 

 

5. Except where otherwise approved, no advertisements or advertising displays 

including flags, streamers or bunting, shall be displayed on or about the subject land 

at any time. 

 

Reason: To restrict the proliferation of advertisements on the site. 

 

6. The designated landscaping areas shall be planted with shade trees, shrubs and ground 

covers as appropriate to complement the approved building and site layout and 

achieve a high level of amenity.  All landscaping is to be completed prior to use of the 

building and shall be maintained at all times to the 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. All lighting associated with the herein approved use shall be constructed and 

maintained in such a way as to limit any nuisance or inconvenience to traffic and 

adjoining properties.  All lighting is to be kept in good repair and post construction, 

should light spillage be deemed unreasonable by Council, further adjustment and/or 

screening may be required. 

 

Reason: To preserve the amenity of adjacent properties. 

 

8. Stormwater systems shall be designated and constructed to cater for minor storm 

flows (Industrial / Commercial ARI = 10 years).  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 properties for the major storm event ARI = 100 years. 

 

Reason: To ensure flood protection for the building. 

 

9. The stormwater drainage system for the development is to demonstrate the 

incorporation of Water Sensitive Urban Design methods, to ensure that pre-

development peak flows are not exceeded and that water quality targets are met. 

 

Reason: To ensure that stormwater is disposed of in a controlled manner, and  

  ensure the quality of Council’s downstream drainage system is maintained. 

 

10. The Finished Floor Level for the new building is to be a minimum of 150mm above 

the Q100 flood level adjacent the building. 

 

Reason: To ensure flood protection for the building. 

 

11. The car parking 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. 

 

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. 
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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 car parking bays shall be clearly linemarked.  Driveways 

and car parking areas shall be established prior to the approved use commencing and 

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. 

 

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

designs and specifications for all civil works are to be provided to Council for 

comment prior to construction and no construction is to commence until requirements 

have been met.  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. No amplification devices of any type are to be used outside of the building on the 

subject land. 

 

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

  owners thereby reducing the amenity of the locality. 

 

16. The growing of fruit and/or vegetables is not permitted on the subject land at any 

time, unless the owner undertakes a site contamination assessment meeting the 

requirements of the Environment Protection Authority that demonstrates that the land 

is suitable for planting of edible vegetation. 

 

Reason: To ensure that risk to human health is avoided. 

 
 

CO-ORDINATION 

Officer:   GMCiD      

Date: 12.01.16      
 

ATTACHMENTS 

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

1. Proposal Plans  

2. Supporting Information  

3. Notice of Category 3 Application and Copy of Representations  

4. Response to Representations   
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