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 AGENDA 

FOR DEVELOPMENT ASSESSMENT PANEL MEETING TO BE HELD ON 

22 MARCH 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 

Team Leader – Planning, Mr A Curtis 

Development Officer – Planning, Ms K Thrussell 

Development Officer – Planning, Ms K Brown 

 

APOLOGIES  

General Manager City Development, Mr T Sutcliffe 

LEAVE OF ABSENCE    

PRESENTATION OF MINUTES 

Presentation of the Minutes of the Development Assessment Panel Meeting held on 23 

February 2016.  
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REPORTS 

Development Applications 

5.1.1 361/1643/2015/2A ................................................................................................... 9 

 Demolition of Existing Dwelling and sheds (2) and Residential 

Development (Residential Flat Building) Comprising Six (6) Two Storey 

Dwellings at 12-14 Ada Street, Salisbury for Rendition Homes Pty Ltd.  

OTHER BUSINESS   

5.2.1 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 

5.2.2 Policy Issues Arising from Consideration of Development Applications 

5.2.3 Future Meetings and 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 DEVELOPMENT ASSESSMENT PANEL MEETING HELD IN THE 

COUNCIL CHAMBER, 12 JAMES STREET, SALISBURY ON 

23 FEBRUARY 2016 

 

MEMBERS PRESENT 

Mr D Wallace (Presiding Member) 

Mr R Bateup (from 6:17pm) 

Mr C Buchanan (from 6:09pm) 

Ms L Caruso 

Mr J Watson 

Mr S White  

 

STAFF 

General Manager City Development, Mr T Sutcliffe 

Team Leader – Planning, Mr A Curtis 

  

The meeting commenced at  6:00pm 

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

 

 

APOLOGIES  

Apologies were received from Ms S Johnston, and from Mr C Buchanan for late arrival. 

 

PRESENTATION OF MINUTES 

 Mr S White moved, and the Panel resolved that: 

The Minutes of the Development Assessment Panel Meeting held on 27 

January 2016, be taken and read as confirmed, subject to amending wording 

under ‘Representation’ to read: “ Mr David Bryant, resident, spoke to his 

representation”. 

 

  



 

Page 4 City of Salisbury 

Development Assessment Panel Agenda - 22 March 2016 

 
M

in
u

te
s 

o
f 

th
e 

D
ev

el
o
p

m
en

t 
A

ss
es

sm
en

t 
P

a
n

el
 M

ee
ti

n
g
 2

3
/0

2
/2

0
1
6

 
 

REPORTS 

Development Applications 

5.1.1 361/2465/2015/3B 
 

 Shop (Asian Grocery) at 200 Park Terrace, Salisbury Plain for Chin Hills Enterprise 

Pty Ltd 

 
REPRESENTORS 

Representor, Mr James Buckoke, spoke to his representation. 

Applicant, Mr Mang Hlei Sawn spoke in response to the representation and in relation 

to his proposal. 

Mr C Buchanan entered meeting at 6:09pm. 

Mr R Bateup entered meeting at 6:17pm. 

Mr C Buchanan moved, and the Panel resolved 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 361/2465/2015/3B for an Asian 

Grocery (Shop) 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, Received by Council dated 18
th

 January 2016 

Email from Mang H Sawn, Received by Council dated 18
th

 January 2016 

Front Elevation Plan, received by Council dated 29
th

 December 2015 

Floor Plan, received by Council dated 29
th

 December 2015 

 

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

   submitted plans. 

 

2. Except where otherwise approved, the operating hours for the shop shall not 

extend beyond the hours of 9am – 6pm, Monday to Saturday. 

 

Reason: To ensure that operating hours for the shop do not adversely 

   impact upon residential amenity within the locality. 
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3. 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. 

 

4. The advertisement approved as part of this application shall not: 

 

(a) Move; or 

(b) Flash; or 

(c) Reflect light so as to be an undue distraction to motorists; or 

(d) Be internally illuminated. 

 

Reason: To maintain the visual amenity of the locality. 

 

5. Any lighting associated with the herein approved use shall be constructed and 

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

traffic and/or 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. 

 

6. The car parking layout including car parking spaces and aisle width shall be 

designed, where practicably achievable, in accordance with Australian 

Standard 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. 

 

7. 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. 

 

8. All driveways, manoeuvring areas and car parking spaces shall be constructed 

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

intended 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 reasonable 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. 
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9. The following directional markings/signage shall be completed, prior to 

commencement of use: 

 

a) Directional arrow pavement markings shall be installed within the 

concrete entry and exit driveways to direct vehicles in this fashion; and 

b) Pavement markings shall be installed for car parking spaces one and two 

“Staff car park only”; and 

c) Fixed to the exit driveway, a “No Entry” sign shall be installed, to prevent 

vehicles entering the exit driveway; and 

d) Fixed to the eave overhang fascia above the entry and exit driveways, a 

sign indicating “Low Clearance” should be provided with the dimension 

shown; and 

e) At the rear car park, a sign advising customers that spillover car parking is 

available next door at 202 Park Terrace (for as long as 202 Park Terrace 

remains in the same ownership as 200 Park Terrace) at times when the car 

park is full. 

 

Reason: To ensure access and manoeuvring to and from the site is  

   orderly, safe and does not interrupt the free flow of traffic on 

   Park Terrace. 

 

10. All security gates servicing 200 and 202 Park Terrace shall be open at all 

times during approved operating hours. 

 

Reason: To ensure that customers can access available car parking 

   spaces at 200 and 202 Park Terrace. 

 

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

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

within the subject land. 

 

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

cause   disruption or danger to vehicles on Park Terrace. 

 

12. 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. 
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OTHER BUSINESS 

5.2.1 Review of Operating Procedures and Agenda Format 
 

 
Mr S White moved, and the Panel resolved: 

1. That the revised City of Salisbury Development Assessment Panel Operating 

Procedures forming an attachment to the agenda report be adopted. 

2. That the revised agenda and report content and format be noted, and feedback be 

provided by the Panel in relation to the revised content and format. 

 

5.2.2 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 

  Appeal lodged by Mark Aldridge in the Supreme Court against the decision of the 

  Environment Resources and Development Court to quash the development authorisation 

  for the farmers market.  Council resolved at its meeting on Monday 22 February 2016, 

  not to participate in defending the appeal and will abide with any decision of the Court. 

361/2343/2014/3X....................................... DAP Decision Date 15
 
December 2015 

Construction of Brick Wall (to be constructed on Portion of eastern 

boundary) at 10 David Road, Para Vista for B Stratford 

  A preliminary conference took place on 15
th

 February 2016 in the Environment  

  Resources and Development Court.  The parties were unable to reach a compromise, 

  consequently the matter was set down for a directions hearing on Monday 29
th

  

  February 2016, however we have received confirmation that the representor has  

  withdrawn their appeal. 

5.2.3 Policy Issues Arising from Consideration of Development Applications 

 Nil 

 

5.2.4 Future Meetings and Agenda Items 

  Meeting will be held on Tuesday 22 March 2016. 

 

The meeting closed at 6:32pm. 

PRESIDING 

MEMBER……………………………………….. 

 

DATE……………………………………………. 
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ITEM 5.1.1 

DEVELOPMENT ASSESSMENT PANEL   

DATE 22 March 2016 

APPLICATION NO. 361/1643/2015/2A 

APPLICANT Rendition Homes Pty. Ltd. 

PROPOSAL Demolition of Existing Dwelling and sheds (2) and Residential 

Development (Residential Flat Building) Comprising Six (6) Two 

Storey Dwellings 

LOCATION 12-14 Ada Street, Salisbury 

CERTIFICATE OF Volume 5664 Folio 882 & Volume 5664 Folio 884 

TITLE 

AUTHOR Katherine Thrussell, Development Officer - Planning, City 

Development  
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Residential Zone 

Application Type On-Merit 

Public Notification Representations received: Nine (9) 

Representations to be heard: Seven (7) 

Referrals - Statutory Nil 

Referrals – Internal Development Engineering 

Development Plan Version Salisbury (City) Development Plan  

Consolidated 6 August 2015 

Assessing Officer Katherine Thrussell, Development Officer – Planning, City 

Development 

Recommendation Grant Development Plan Consent subject to Conditions 

Meeting Date 22 March 2016 

2. REPORT CONTENTS 

Assessment Report 
 

Attachment 1: Proposal Plans 

Attachment 2: Supporting Information 

Attachment 3: Notice of Category 2 Application and Representations 

Attachment 4: Applicant Response to Representations 

Attachment 5: Relevant Development Plan Extracts, Consolidated 6 August 2015  
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3. EXECUTIVE SUMMARY 

The applicant seeks Development Plan Consent for six two storey dwellings at 12-14 Ada 

Street, Salisbury. 

 

The subject site is a rectangular shaped parcel of land of 1,589m
2
, comprising two Torrens 

Title allotments of 794.32m
2 

each.  A single storey dwelling and garage are located on 

allotment 126 (12 Ada Street).  A garage is also located in the south-western corner of 

allotment 127 (14 Ada Street).  The site has direct frontage to Ada Street of 34.75m in width. 

 

The site is served by one concrete access driveway at the western side of 12 Ada Street 

providing access to the existing dwelling.  The site does not contain any significant or 

regulated trees. 

 

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

was subject to Category 2 public notification.  Nine representations were received during the 

advertising period in opposition to the development, seven of whom have expressed a desire 

to be heard at the meeting.  In addition to the representations, a petition has been received in 

opposition to the proposed development.  The Notice of Petition requesting Council reject the 

proposed development at 12-14 Ada Street was received at the Council Meeting held on the 

22
nd

 of February 2016. 

 

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

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

 

a) Dwellings in a range of forms are clearly envisaged within the Residential Zone; 

b) The proposal will constitute medium density in close proximity to public transport 

routes, public open space, schools and centres – the zone encourages this type of 

development in this location; 

c) Each dwelling is provided with sufficient area of private open space; 

d) Adequate on-site car parking will be provided; 

e) On-street car parking will not be altered as the proposed driveway will utilise the 

existing crossover to 12 Ada Street and existing invert to 14 Ada Street. 

f) Privacy of adjoining dwellings will be achieved by provision of high level windows 

to habitable rooms; 

g) Overshadowing to adjoining properties will be minimal. 

 

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

conditions. 

4. SUBJECT SITE 

The subject site is a rectangular shaped parcel of land of 1,589m
2
, comprising two Torrens 

Title allotments of 794.32m
2 

each.  A single storey dwelling and garage are located on 

allotment 126 (12 Ada Street).  A garage is also located in the south-western corner of 

allotment 127 (14 Ada Street).  The site has direct frontage to Ada Street of 34.75m in width. 

The site is served by one concrete access driveway at the western side of 12 Ada Street 

providing access to the existing dwelling.  The site does not contain any significant or 

regulated trees. 
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5. LOCALITY 

Aerial View: 

 

Source: Nearmap 

 

Legend 
 

Subject site 
 

Zone boundary 
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Source: Dekho 

 

Legend 
 

Subject site 

 Properties Notified 

 Representor 
 

Locality boundary 

 

* Note: two representations were received from the owner and occupier of 15 Ada Street. 
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Source: Dekho 

 
Legend 
 

Subject site 

 Properties Notified 

 Representor 
 

Locality boundary 
 

 

The area is characterised by predominantly single storey double fronted homes (one two 

storey dwelling located at 22 Ada Street) with single garaging and pitched roof forms.  

Fencing, where provided is generally low in height (less than 1m) and constructed of brick.  

There are some examples of tubular open style front boundary fencing and some solid sheet 

Colorbond.  Homes are well maintained with landscaped front yards.  Ada Street is well treed 

with mature height trees within the road reserve.  A paved footpath is located on the northern 

side of Ada Street on the opposite side of the road to the subject site. 
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Site Photographs 

 

 
Photo 2: Looking south-west towards existing dwelling on subject site 

 

 
Photo 2: Looking south-east towards subject site 
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6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The applicant seeks Development Plan Consent for six (6) two storey dwellings at 12-14 Ada 

Street, Salisbury. 

 

The development proposes a residential flat building of two storeys comprising six dwellings 

under one roof as detailed in the proposed plans and details contained in attachments 1 and 2.  

The dwellings will be setback 12m from the front property boundary, 900mm from side 

boundaries and 15m from the rear boundary.  Upper floors will be setback 1.925m from the 

side boundaries of adjoining properties.  A low pitched colorbond roof is proposed. 

 

A mix of external materials is proposed including face brick and rendered cladding.  

Protruding balconies will provide open style balustrading that will minimise visual bulk. 

 

Access to the property is via the existing crossover to 12 Ada Street and existing invert to 14 

Ada Street.  As such there will be no impact on existing street trees in front of the property. 

 

One covered car parking space will be provided per dwelling accessed via a common 

driveway.  A verandah and balcony will project forward of the main building line; that is the 

ground floor entry and garage.  Visitor car parking will be provided directly in front of each 

garage. 

 

The floor plans for the dwellings are generally the same.  The ground floor comprises an entry 

hallway, single garage, laundry, wc, kitchen, meals and family rooms.  The upper floor 

comprises three bedrooms, media room, two bathrooms (including one ensuite connected to 

bedroom 1) and a balcony accessed from bedroom 1. 

 

Landscaping will be provided at the front of the dwellings as detailed on the landscape plan 

contained in attachment 1.  A 2m wide landscape strip will be provided on either side of the 

driveway access at the front property boundary that will separate the hard pavement of the 

common driveway from the Council verge.  Additional landscaping will be provided along 

side property boundaries and in front of dwelling entries that will further minimise the amount 

of hard pavement at the front of the property. 

7. CLASSIFICATION 

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

(Consolidated 6 August 2015).  Development of the kind proposed is neither listed as being a 

Complying or Non-Complying form of development in the Residential Zone and 

consequently should be assessed “on-merit” against the relevant provisions of the 

Development Plan. 

8. CHARACTERISATION AND PUBLIC NOTIFICATION 

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

development under the Residential Zone.  Therefore, pursuant to section 38 of the 

Development Act 1993, one must turn to Schedule 9 of the Development Regulations 2008. 
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Schedule 9, Part 2, Clause 18 of the Development Regulations 2008 states: 

 

Except where the development falls within Part 1 of this Schedule, is within the City of Adelaide, 

or is classified as non-complying development under the relevant Development Plan, any 

development which consists of the construction of the following, or a change of land use 

consequent on the construction of the following: 

(a) a building of 2 storeys comprising dwellings; or  

(b) 2 or more dwellings on the same site where at least 1 of those dwellings is 2 storeys high, 

but no residential building is to be more than 2 storeys high; or  

(c) a building in a situation referred to in clause 6 of this Schedule where the site of the 

proposed development is adjacent land to land in a zone under the relevant Development 

Plan which is different to the zone that applies to the site of the development.(emphasis 

added) 

The proposal consists of a building comprising six (6) two-storey dwellings and as such is 

deemed to fall under part (a) a building of two storeys comprising dwellings.  Therefore the 

application is a Category 2 form of development for public notification purposes. 

 

The Category 2 public notification period took place between 14
th

 January and 1
st
 February 

2016.  Council received nine (9) representations during the public notification period as 

follows: 

 

Representations received 

Representations received Wish to be Heard 

A Assiotis 

15 Ada Street, SALISBURY  SA  5108 √ 

Melissa and Allan Green  

21 Ada Street, SALISBURY  SA  5108  

V Lopresto 

59 Spains Rd, SALISBURY  SA  5108 √ 

Antonio and Rose Musolino 

55 Spains Road, SALISBURY  SA  5108 √ 

Z S Mysko 

11 Ada Street, SALISBURY  SA  5108 √ 

Arthur and Joy Nastou 

15 Ada Street, SALISBURY SA 5108 √ 

S D Round and R K Knoop 

9 Ada Street, SALISBURY  SA  5108 √ 

Stan Sever, 

10 Ada Street, SALISBURY  SA  

Kerry Waddell 

13 Ada Street, SALISBURY  SA  5108 √ 

 

The representations and the applicant’s response are provided in attachments 3 and 4 

respectively.  The content of the representations and the applicant’s response are summarised 

in the table below: 
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Summary of Representations 

Representation Applicant’s Response 

Overshadowing 

 The proposed development 

will unreasonably 

overshadow private open 

space and habitable rooms of 

55 Spains Road and 10 Ada 

Street. 

Shadow diagrams have been prepared which show that 

shadow cast by the proposed development at the Winter 

Solstice will not exceed 50% of the private open space of 

any adjacent residential allotment. 

Privacy 

 Loss of privacy will occur 

for Spains Road residents 

from upper floor balconies. 

 

 

The internal layout of each dwelling has been considered 

during the design phase such that all living areas are 

located on the ground floor.  All upper floor windows to 

the rear are high level windows having a sill height of 

1.7m above the upper floor level to preclude overlooking 

of adjoining properties. 

 

The side elevations of the two end dwellings are also 

designed with high level windows having a sill height of 

1.7m above upper floor level. 

 

Balconies are provided only to the front of the dwellings 

and which are setback 12m from the front boundary. 

Structural dominance 

 Two storey not in keeping 

with surrounding area. 

 The overall form of the 

development is not 

sympathetic to the scale of 

existing development in the 

area. 

 The proposed dwellings are 

not progressively setback for 

the second storey. 

 Two storey modern unit 

development will look out of 

place. 

 3-4 single storey courtyard 

homes would be more 

appropriate 

It is acknowledged that there is currently only one two 

storey dwelling in Ada Street, however surrounding 

streets contain a number of two storey dwellings. 

 

The proposed dwellings have been designed on a slab to 

minimize the overall height.  The low roof pitch of 17 

degrees also assists in keeping the building height down 

(8.5m).   

 

The end units have an upper floor setback of 900mm 

from the lower floor and a portion of the lower floor will 

be setback 1.925m from the side boundaries in line with 

the upper level.  Face brickwork and rendered panels are 

used on the side elevations and together with the 

progressive setback will reduce the building bulk. 

 

Articulation of the front façade is achieved by varying the 

roof structure through a combination of parapets, eaves, 

verandah and balcony structures.  The design has been 

amended as a result of Council’s further information 

request dated 18
th

 September 2015 which resulted in 

varying the setback of the porch and balcony structures 

and alternating the colours and materials. 
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Traffic and Vehicle Parking 

 The proposed development 

will increase traffic and 

vehicle noise and will result 

in parking congestion due to 

lack of adequate on site car 

parking. 

 Traffic calming devices are 

required to control speeding. 

 Visitor car parking should be 

communal rather than 

designed only to serve 

individual dwellings, contrary 

to the Development Plan. 

 

There are 24 sites with direct vehicle access to Ada 

Street.  It is estimated that these sites generate 

approximately 192 residential car movements per day 

based on 8 movements per site.  The proposed 

development is likely to create an additional 32 vehicle 

movements per day, an increase of 16.6%. 

 

The proposal utilises the existing driveway crossovers, 

thereby resulting in no loss of on street carparking on 

Ada Street. 

 

The proposal provides six covered car parking spaces 

and six visitor spaces.  The proposal provides three more 

spaces than is required by the Development Plan. 

 

Vehicle maneuvering has been designed such that all 

vehicles can enter and exit the site in a forward direction. 

 

Any concerns regarding speeding or vehicles parked 

illegally are police matters. 

Property Values 

 Property values will be 

negatively impacted by the 

development. 

 

Based on experience with similar Rendition Homes 

developments, it has been found that property and land 

values generally increase. 

Noise 

 The proposed development 

will result in increased noise 

from vehicle traffic and 

domestic noise. 

The proposed dwellings are to be constructed using a 

combination of brick veneer, aerated autoclaved concrete 

panels (Hebel) and Styrafoam render panel.  Both the 

external walls and ceilings will be insulated.  Internal 

party walls will be constructed of an AAC panel 

exceeding the National Construction Code requirements 

and acoustic rating requirements.  This construction 

method is stated as being superior to existing solid brick 

homes in their ability to prevent audible noise 

penetrating from inside the homes to neighbouring 

dwellings. 

Waste Storage 

 Rubbish bins will be left out 

on the street front. 

 No provision for waste 

storage 

The dwellings are provided with a dedicated garbage 

storage area within the garage located either at the rear of 

the garage or under the stairs. 

Other 

 Rental properties may lead to 

police attendance. 

 The proposed development 

will set a precedent for future 

similar developments. 

No response provided 
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In addition to the representations noted above, a petition has been received in opposition to 

the proposed development.  The Notice of Petition requesting Council reject the proposed 

development at 12-14 Ada Street was received at the Council Meeting held on the 22
nd

 of 

February 2016. 

 

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

  provided under the assessment section of this report. 

9. REFERRALS - INTERNAL 

DIVISION COMMENT 

Development Engineering The finished floor levels for the building and stormwater 

drainage are acceptable. 

 

The manoeuvrability for vehicles on the site is acceptable. 

 

 

10. DEVELOPMENT DATA 

Site Characteristics Guideline Proposed 

Site Area Not Stated 278m
2
 

241.6m
2
 

Sites 1 & 6 

Sites 2 - 5 

Site Dimensions Not Stated 6.083m x 45.72m 

5.285m x 45.72m 

Sites 1 & 6 

Sites 2 - 5 

Site Gradient Not Stated Generally level with slight fall to 

the rear of allotment 

Easement Not Applicable Nil 

Design Characteristics  Guideline Proposed 

Site Coverage   

 Buildings only Qualitative provision 

only 

31% 

Total building area 

181.43m
2
 

Ground floor 

footprint 97.42m
2 

Dwellings 1 

& 6 

Dwellings 2 

- 5 

  40% 

Total Building 

Area – 180.12m
2
 

Ground floor 

footprint – 95.51m
2 

Dwellings 2 

- 5 

Building Height   

 Storeys Qualitative provision 

only 

2 storeys 

2.72m ceiling height to both floors 

8.5m to top of ridge 

Set-backs   

 Primary street Qualitative provision 

only 

12.239m 

 Side(s) Qualitative provision 

only 

0.9m at closest point 

1.925m predominantly 

Boundary Walls  Not Applicable 
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Private Open Space   

 Site Area > 250m
2
 20% of site area 34% - 93.8m

2 
Sites 1 & 6 

 Site Area < 250m
2
 35m

2
 34% - 81.5m

2
 Sites 2 - 5 

 Dimensions 

Site Area > 250m
2
 

Minimum dimension 

5m 

15.421 deep x 

6.083m wide 

Sites 1 & 6 

 

Site Area < 250m
2
 Minimum dimension 

4m 

15.421m deep x 

5.285m wide 

Sites 2 - 5 

Car Parking & Access   

 Number of parks 9 

1 space per dwelling, 

plus 0.5 on-site visitor 

car parking spaces per 

dwelling  

12 

Single garage under the main roof. 

Visitor space provided directly in 

front of garages. 

 Driveway width 6m 6m at property boundary, double 

crossover. 

6m generally to the common 

driveway with some landscape 

intrusions. 

 Garage door width 6m or 50% of allotment 

frontage 

2.4m 

45% and 39% of property width 

Street Infrastructure   

 Crossover Not Stated Existing invert to be utilised 

 Trees Not Stated The existing street trees will not 

be affected as the proposal utilises 

the existing crossover to no. 12 

and the existing invert to no. 14 

Ada Street. 

Flooding Qualitative provision 

only 

The finished floor levels and 

stormwater drainage are 

acceptable 

11. ASSESSMENT 

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

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

Development Plan – Consolidated 6 August 2015.  Residential development of the kind 

proposed is clearly envisaged by the Development Plan. 

Assessment against Development Plan Objectives and Principles  

 

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. 

 

An extract of the relevant Development Plan, Consolidated 6 August 2015 is contained in 

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

 

Principle of Development Control 1 of the Residential Zone states that: 

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

affordable housing   

dwelling (emphasis added) 

Residential development in the form of six dwellings is clearly an appropriate land use in the 

Residential Zone as highlighted above. 

 

Density of Development 

 

The following extract from the Desired Character Statement for the Residential Zone states 

that: 

 

The zone is suitable for a range of low to medium density housing, with higher density in 

appropriate locations… 

Residential development will reflect a variety of building styles, yet where a consistent character 

exists, new buildings will be designed to harmonise with that which is existing in terms of form, 

mass, scale, colours and textures of materials and setback distances.  

Medium density forms of housing including semi-detached dwellings, row dwellings, residential 

flat buildings and group dwellings are encouraged in areas with good access to services and 

facilities. Concentrated nodes of medium density development of up to 4 storeys in height are 

anticipated in areas close to centres, public transport and significant public open space, and are 

to be developed in a co-ordinated and orderly manner. Typically this will involve the 

amalgamation of sites and will result in development that compliments the prevailing character. 

A transition in building height will be necessary to ensure issues of overlooking is minimised and 

solar access maintained. 

Development will be of a form and scale compatible with adjoining residential development. As 

part of the increase in residential density there will be an increase in the number of dwellings of 

two or more storeys. Such development will recognise the proximity of adjoining development 

and will be designed and sited to maintain the privacy of adjoining dwellings and their private 

open space areas, and will be designed to integrate with the existing built form (emphasis added). 

 

The proposal provides an increase in density and an alternate dwelling type specifically 

envisaged by the Desired Character Statement.  The subject site is located within close 

proximity to: 

 

a. Public transport routes; Salisbury Highway and Spains Road are both within walking 

distance, Salisbury Interchange is approximately 1.2km, three minute drive or 15 

minutes walking; 

b. Public open space; Middleton Green, Middleton Street and the Salisbury Downs Oval 

(approximately 1km; 12 minutes walking), Little Para Linear Park (approximately 

1.5km); 

c. Centres; Hollywood Plaza, (approximately 1km, 13 minutes walking, two minute 

drive) and Salisbury City Centre, (approximately 1.4km);  

d. Schools; Salisbury Downs Primary School, (approximately 1.3km, 16 minutes 

walking). 
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The proposed dwelling net density will be 38 dwellings per hectare which fits within the 

medium density category as defined in the document entitled “Understanding Residential 

Densities; A Pictorial Handbook of Adelaide Examples” prepared by the Government of 

South Australia.  Medium density is defined as 34-67 net dwellings per hectare.  Based on 

this definition the proposed development will fall within the lower end of the medium density 

category. 

 

Medium density development in the form of a residential flat building is clearly encouraged 

in the Residential Zone in locations close to public transport routes, public open space and 

centres.  This particular site is well located as described above, consequently the densities 

proposed are considered to be acceptable.  Furthermore the dwelling type is envisaged within 

the Residential Zone and is also considered to be acceptable. 

 

Building Height 

 

The following extract from the Desired Character Statement for the Residential Zone states 

that: 

 
Concentrated nodes of medium density development of up to 4 storeys in height are anticipated 

in areas close to centres, public transport and significant public open space, and are to be 

developed in a co-ordinated and orderly manner (emphasis added). 

 

Buildings of up to four storeys in height are clearly envisaged in the Residential Zone.  The 

proposed building height at two storeys is clearly acceptable. 

 

Front Setback 

 

Under the Council-wide “Design and Appearance” module Principle of Development Control 

18 states that: 

 

18  Except where specified in a particular zone, policy area or precinct, the main face of a 

building should be set back from the primary road frontage in accordance with the 

following table: 

 
buildings on adjacent allotments  Setback of new building  

Up to 2 metres  The same setback as one of the adjacent buildings, 

as illustrated below:  

 

 
Greater than 2 metres  At least the average setback of the adjacent 

buildings.  
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Existing dwellings on the adjoining properties are setback from the front property boundary in 

the order of approximately 7.5m.  The proposed building will be setback between 11.8m and 

12.2m.  While this distance is greater than the setbacks of the adjoining properties this setback 

provides for adequate manoeuvring area for vehicles within the site and adequate visitor car 

parking which, as mentioned earlier, is to be provided directly in front of the garages.  The 

setback enhances the appearance of the development from the street by reducing the 

perception of building bulk and by allowing for provision of front landscaping including a 2m 

wide landscape strip at the front boundary.  

 

The front setback is therefore considered to be acceptable and there are good reasons to depart 

from the expressed standard under Principle of Development Control 18 quoted above. 

 

Side and Rear Setbacks 

 

Under the Council-wide “Residential Development” module, Principles of Development 

Control 16 and 17 state that: 

16  Dwellings should be set back from allotment or site boundaries to:  

(a)  contribute to the desired character of the area  

(b)  provide adequate visual privacy by separating habitable rooms from pedestrian 

and vehicle movement.  

17  Dwelling setbacks from side and rear boundaries should be progressively increased as the 

height of the building increases to:  

(a) minimise the visual impact of buildings from adjoining properties  

(b) minimise the overshadowing of adjoining properties. 

 

The proposed building will be setback 900mm from the side boundaries at ground level and 

1.925m to the upper floor.  The building will be setback 15m from the rear boundary.  No 

boundary walls are proposed and the side setbacks are increased for the upper floor as per 

Principle of Development Control 17.  Further, the side and rear setbacks are consistent with 

existing built from setbacks in the locality. 

 

In summary the side and rear setbacks are considered to be acceptable. 

 

Design and Appearance 

 

There are a number of Development Plan provisions within the Council-wide “Design and 

Appearance” module and within the Residential Zone.  The following provisions are 

particularly relevant. 

 

“Design and Appearance” Council-wide module 

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

aspects of the local environment and built form. 

2  Buildings should be designed and sited to avoid creating extensive areas of uninterrupted 

walling facing areas exposed to public view.  

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

through design elements such as:  

 (a)  articulation  
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 (b) colour and detailing  

 (d) design and placing of windows  

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

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

Residential Zone  

7  Where a dwelling has direct frontage to a street the dwelling should be designed to provide 

surveillance and address the street.  

8  Entries to dwellings should be clearly visible from the streets that they front to enable 

visitors to identify a specific dwelling easily. 

9  The design of residential flat buildings should:  

(a)  define individual dwellings in the external appearance of the building  

(b)  provide transitional space around the entry  

(c)  ensure building entrances provide shelter, are visible and easily identifiable from 

the street. 

 

The design and appearance of the proposed building will introduce a scale of development 

that does not presently exist in Ada Street.  The building will be approximately 33m wide by 

18m deep, resulting in site coverage of approximately 37%. 

 

The building has been designed with a number of vertical and horizontal elements that, in 

conjunction with variation of external materials and colours, provide articulation to the front 

façade resulting a building that will present well to the street.  Portico entries protruding 

forward of the main building line, include either rendered or face brick pillars that extend to 

the upper floor balconies and are designed with parapet roof features.  Balcony balustrading is 

open in nature minimizing visual bulk.  A low pitched colorbond roof is proposed further 

reducing the perception of visual bulk. 

 

The main frontage of the building will be provided to Ada Street.  Individual dwellings will 

be distinguished through the stepping of façade elements, such as portico entries, in addition 

to a variation of colours and materials as stated above.  External materials will be a 

combination of face brick, rendered texture coated cladding, glass and colorbond sheeting.  

Colours are alternated as indicated on the coloured perspective contained in Attachment 1. 

 

Variation to the side setbacks is achieved through an upper floor setback of 1.925m and a 

ground floor setback of 900mm minimising the amount of uninterrupted two storey wall.  

Side walls facing to 10 and 16 Ada Street will be articulated by a ground floor section of wall 

8.5m in length at 900mm from the side boundary. 

 

Dwellings will be provided a front door that is visible to the street highlighted by a front 

porch / verandah beneath an upper floor balcony.  Surveillance to the street will be achieved 

through windows, glass sliding doors and balconies on the upper floor.   

 

In summary, while the proposed development introduces a new scale and form of 

development into the locality it is considered that the design and appearance of the building is 

acceptable.  
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Overshadowing 

11  Development should ensure that north-facing windows to habitable rooms of existing 

dwelling(s) on the same allotment, and on adjacent allotments, receive at least 3 hours of 

direct sunlight over a portion of their surface between 9 am and 5 pm on the 21 June.  

12  Development should ensure that ground-level open space of existing buildings receives 

direct sunlight for a minimum of two hours between 9 am and 3 pm on 21 June to at least 

the smaller of the following:  

(a)  half of the existing ground-level open space  

(b)  35 square metres of the existing ground-level open space (with at least one of 

the area’s dimensions measuring 2.5 metres).  

Development should not increase the overshadowed area by more than 20 per cent in cases 

where overshadowing already exceeds these requirements. 

Shadow diagrams have been prepared which show that shadow cast by the proposed 

development at the Winter Solstice will not exceed 50% of the private open space of any 

adjacent residential allotment.  Furthermore, north facing windows to the existing dwelling at 

10 Ada Street are shown to receive at least three hours of direct sunlight between 9am and 

5pm on the 21
st
 June. 

 

Therefore, the development satisfies Principles of Development Control 11 and 12 quoted 

above. 

 

Visual Privacy 

 

Under the Council-wide “Residential Development” module, Principle of Development 

Control 29 states that: 

 

29  Upper level windows, balconies, terraces and decks should have a sill height of not less 

than 1.7 metres or be permanently screened to a height of not less than 1.7 metres above 

finished floor level to avoid overlooking into habitable room windows or onto the useable 

private open spaces of other dwellings. 

All upper floor windows to habitable rooms will have a sill height of 1.7m above upper floor 

level.  Balconies situated at the front of the dwellings overlooking the street will not give rise 

to any privacy concerns as they will overlook the street and such design is in fact encouraged 

by the Development Plan to provide casual surveillance to public areas. 

 

The proposal therefore satisfies Principle of Development Control 29 quoted above. 

 

Car Parking 

 

Under the Council-wide “Residential Development” module, Principle of Development 

Control 39 states that: 

39  On-site visitor parking spaces for group and multiple dwellings and residential flat 

buildings should be sited and designed to:  

(a)  serve users efficiently and safely  

(b)  not dominate internal site layout 

(c)  be clearly defined as visitor spaces not specifically associated with any 

particular dwelling  
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(d)  ensure they are not sited behind locked garages and are accessible to visitors at 

all times. 

 

Council-wide “Transportation and Access” module, Principle of Development Control 32 

further states that: 

 

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

car parking places to meet anticipated demand in accordance with Table Sal/2 - Off Street 

Vehicle Parking Requirements unless an agreement is reached between the Council and the 

applicant for a reduced number of parking spaces where one of the following applies:  

(a) a financial contribution is paid into the Council Car Parking Funds specified by 

the Council, in accordance with the gazetted rate per car park associated with 

the ‘Car Park Fund Areas’ identified on Concept Plan Map Sal/27 - Salisbury 

District Centre Car Park Fund Area and Concept Plan Map Sal/29 - Ingle 

Farm District Centre Car Park Fund Area.  

(b) it can be demonstrated that fewer car parks would be required to meet the car 

parking needs associated with the development. 

 

Table Sal/2 – Off Street Vehicle Parking Requirements states the number of required car 

parking spaces for residential flat buildings as follows: 

 
1 space per dwelling, plus 0.5 on-site visitor spaces per dwelling. 

 

The proposed development will provide one under cover car parking space per dwelling 

beneath the upper floor of the main dwelling.  A visitor space will be provided directly in 

front of the garage for each dwelling.  As such, the proposed car parking provision exceeds 

the minimum standard under Table Sal/2.  In terms of the design of the visitor spaces, while 

Principle of Development Control 39 states that visitor spaces should not be directly 

associated with any particular dwelling, the proposed solution is considered to be reasonable 

given that the development will provide three spaces more than is required by Table Sal/2.  

In summary, the development will be served by an adequate number of off-street car parking 

spaces.  The development therefore satisfies Principle of Development Control 32 quoted 

above.  Variation to Principle of Development Control 39 (c) is considered to be reasonable. 

 

Access and Manoeuvring 

 

Under the Council-wide “Residential Development” module, Principle of Development 

Control 38 states that: 
 

38  Parking areas and internal driveways servicing more than one dwelling should be of a size 

and location to:  

(a)  serve users, including pedestrians, cyclists and motorists, efficiently, 

conveniently and safely  

(b) provide adequate space for vehicles to manoeuvre between the street and the 

parking area  

(c) reinforce or contribute to attractive streetscapes. 

 

As mentioned earlier, access to the property will be via the existing crossover to 12 Ada Street 

and existing invert to 14 Ada Street.  No additional crossovers are proposed; as such there 

will be no reduction in kerbside parking.  The internal driveway will be 6m wide, thereby 



ITEM 5.1.1   

City of Salisbury  Page 27 

Development Assessment Panel Agenda - 22 March 2016 

 I
te

m
 5

.1
.1

  

allowing for simultaneous two way movement.  It is acknowledged that some parts of the 

internal driveway narrow to 5m due to landscape incursions. 

 

Council’s Development Engineer has reviewed the car parking layout and has confirmed that 

this aspect of the development is acceptable.  All vehicles are able enter and exit the site in a 

forward direction consistent with Principle of Development Control 38.  In addition, the 

driveway will be formed of impervious material to a standard sufficient to service the 

dwellings.   

 

Overall, this aspect of the development is considered to be acceptable. 

 

Private Open Space 

 

Under the Council-wide “Residential Development” module, Principle of Development 

Control 24 states that: 

 

24  Dwellings, particularly those with ground-level habitable rooms should include private 

open space that conforms to the requirements identified in the following table: 

 
Site area of 

dwelling  

Minimum area of 

private open space  

Provisions  

250 square 

metres or 

greater  

20 per cent of site 

area  

Balconies, roof patios, decks and the like, can comprise part 

of this area provided the area of each is 10 square metres or 

greater.  

One part of the space should be directly accessible from a 

living room and have an area equal to or greater than 10 per 

cent of the site area with a minimum dimension of 5 metres 

and a maximum gradient of 1-in-10.  

Less than 250 

square metres  

35 square metres  Balconies, roof patios and the like can comprise part of this 

area provided the area of each is 8 square metres or greater.  

One part of the space is directly accessible from a living room 

and has an area of 16 square metres with a minimum 

dimension of 4 metres and a maximum gradient of 1-in-10.  

 

The dwellings are served by an area of private open space in the rear yard, directly accessible 

from the rear family room.  The total private open space provided per dwelling amounts to 

34% which exceeds the minimum 20% listed above and is capable of achieving a minimum 

dimension of 5m by 5m. 

 

The upper level balconies to the front elevation contribute to the external appearance of the 

building.  While the balconies are accessed from bedroom 1 rather than a living area, they will 

make a positive contribution to the internal amenity for occupants, particularly as they are 

oriented to the north. 

 

While there will be some shading of the rear yards during winter as shown on the shadow 

diagrams, this is considered to be acceptable given that the rear yards will not be in shade for 

the majority of the time.  Further the rear yards will be of level grade and will be ‘private’. 

 

In summary, the areas of private open space are acceptable and are directly accessible from 

the internal living areas, will be of level grade and be private. 
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Site Facilities and Storage 

 

Under the Council-wide “Residential Development” module, Principle of Development 

Control 28 states that: 

 

28  Site facilities for group dwellings, residential parks and residential flat buildings should 

include:  

(a)  mail box facilities sited close to the major pedestrian entrance to the site  

(b)  bicycle parking for residents and visitors  

(c)  household waste and recyclable material storage areas away from dwellings  

(d)  external clothes drying areas, which are readily accessible to each dwelling 

and complement the development and streetscape character for dwellings which 

do not incorporate ground level private open space. 

 

Bicycle parking facilities are able to be provided within the garage by way of a wall mounted 

rack and storage for domestic rubbish bins can also be accommodated within the garage.  A 

group letterbox is proposed at the street front boundary adjacent to the access driveway.  The 

size and dimensions of the rear yard space is sufficient to allow for external clothes drying 

and will not impact on the usability of the private open space. 
 

The development therefore satisfies Principle of Development Control 28 quoted above. 

 

Landscaping 

 

Under the Council-wide “Landscaping, Fences and Walls” module, Principle of Development 

Control 1 states that: 

 
1  Development should incorporate open space and landscaping and minimise hard paved 

surfaces in order to:  

(a) complement built form and reduce the visual impact of larger buildings (eg 

taller and broader plantings against taller and bulkier building components)  

(b) enhance the appearance of road frontages  

(c) screen service yards, loading areas and outdoor storage areas  

(d) minimise maintenance and watering requirements  

(e) enhance and define outdoor spaces, including car parking areas  

(f) maximise shade and shelter  

(g) assist in climate control within and around buildings  

(h) minimise heat absorption and reflection  

(i) maintain privacy  

(j) maximise stormwater re-use  

(k) complement existing vegetation, including native vegetation  

(l) contribute to the viability of ecosystems and species  

(m) promote water and biodiversity conservation. 

 

Landscaping will be provided at the front of the dwellings as detailed on the landscape plan 

contained in attachment 1.  A 2m wide landscape strip will be provided on either side of the 

driveway access at the front property boundary that will enhance the streetscape appearance 

and separate the hard pavement of the common driveway from the Council verge.  Additional 

landscaping will be provided alongside property boundaries and in front of the dwelling 

entries that will further minimise the amount of hard pavement at the front of the property. 
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12. CONCLUSION 

The applicant seeks approval for six (6) two storey dwellings at 12-14 Ada Street, Salisbury. 

 

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

provisions of the Salisbury (City) Development Plan.  In summary, the assessment found that: 

 

a) Dwellings in a range of forms are clearly envisaged within the Residential Zone; 

b) The proposal will constitute medium density in close proximity to public transport 

routes, public open space, schools and centres – the zone encourages this type of 

development in this location; 

c) Each dwelling is provided with sufficient area of private open space; 

d) Adequate on-site car parking will be provided; 

e) On-street car parking will not be altered as the proposed driveway will utilise the 

existing crossover to 12 Ada Street and existing invert to 14 Ada Street. 

f) Privacy of adjoining dwellings will be achieved by provision of high level windows 

to habitable rooms; 

g) Overshadowing to adjoining properties will be minimal. 

 

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

conditions. 
 

13. STAFF RECOMMENDATION 

That the Development Assessment Panel resolve that: 

 

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

Salisbury (City) Development Plan – Consolidated 06 August 2015.  

 

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

GRANTED to application number 361/1643/2015/2A for; residential development 

comprising six (6) two storey dwellings; 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. 

 

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

submitted plans. 

 

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

ground covers as appropriate to achieve a high level of residential amenity.  All 

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

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

Council.  All landscaping is to be completed prior to occupation. 

 

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

and environmental amenity of the locality. 
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3. Stormwater systems shall be designed and constructed to cater for minor storm 

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

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

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

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

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

 

  Reason: To ensure flood protection of the buildings. 

 

4. All driveways and car parking areas shall be constructed with either brick paving, 

concrete or bitumen to a standard appropriate for the intended traffic volumes and 

vehicle types.  Driveways and carparking areas shall be established prior to the 

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

 

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

that maintains and enhances the amenity of the locality. 

 

5. 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. 

 

 
 

 

CO-ORDINATION 

Officer:   GMCiD      

Date: 09.03.16      
 

ATTACHMENTS 

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

1. Proposal Plans  

2. Supporting Information  

3. Notice of Category 2 Application and Representations  

4. Applicant Response to Representations  

5. Relevant Development Plan Extracts, Consolidated 6 August 2015   
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