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 AGENDA 

FOR DEVELOPMENT ASSESSMENT PANEL MEETING TO BE HELD ON 

22 NOVEMBER 2016 AT 6:00 PM 

IN THE COUNCIL CHAMBER, 12 JAMES STREET, SALISBURY 

MEMBERS 

Mr D Wallace (Presiding Member) 

Mr R Bateup 

Ms L Caruso 

Ms S Johnston 

Mr G Reynolds 

Mr J Watson 

Mr S White  

 

REQUIRED STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos  

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 25 

October 2016.  

PRESENTATIONS  
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REPORTS 

Development Applications 

5.1.1 361/1443/2016/2A ................................................................................................... 7 

 Four (4) Two Storey Dwellings on One Allotment at 3 Penelope Avenue, 

Valley View by F.I. Investments Pty Ltd 

5.1.2 361/11/2016/NA .................................................................................................. 153  

 Fifteen (15) Two-Storey Dwellings with Associated Carparking 

Independent of Existing Hotel (Non-Complying Development) at 1572-

1582 Main North Road, Brahma Lodge by Studio Nine Architects 

OTHER BUSINESS   

 

OB1  Status of Current Appeal Matters and Deferred Items 

 

OB2  Policy Issues is Included 

 

OB3  Future Meetings & Agenda Items 

CLOSE 

Please note: 

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

However, some documents contained within attachments to the Development Assessment 

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

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

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

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

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

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

COUNCIL CHAMBER, 12 JAMES STREET, SALISBURY ON 

25 OCTOBER 2016 

 

MEMBERS PRESENT 

Mr D Wallace (Presiding Member) 

Mr R Bateup 

Ms L Caruso 

Mr G Reynolds 

Mr J Watson 

Mr S White  

 

 

STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos  

Team Leader – Planning, Mr A Curtis 

  

The meeting commenced at  6:00 pm 

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

 

 

APOLOGIES  

Apologies were received from Ms S Johnston. 

 

PRESENTATION OF MINUTES 

 Ms L Caruso moved, and the Panel resolved that: 

The Minutes of the Development Assessment Panel Meeting held on 27 September 

2016, be taken and read as confirmed. 
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REPORTS 

Development Applications 

5.1.1 361/1057/2016/2T 
 

 Removal of a Regulated Tree on Road Reserve at Adjacent 38 Halifax Avenue, 

Parafield Gardens for City of Salisbury 

  

REPRESENTORS 

 

Mr Jason Mallia, on behalf of the J & L Mallia, spoke to their representation. 

 

 

APPLICANT 

 

Mr Michael Oborn, on behalf of the City of Salisbury, as applicant. 

 

 

Ms L Caruso 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 5 May 2016. 

 

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

Consent is REFUSED to application number 361/1057/2016/2T for Removal of 

a Regulated Tree on Road Reserve Adjacent 38 Halifax Avenue, Parafield 

Gardens for the following reasons: 

 

a) The tree warrants retention as it provides important aesthetic benefit to the 

locality and significantly contributes to the character and visual amenity of 

the locality, consistent with Objective 1 and 2, Council-wide “Regulated 

Trees” module. 

 

b) There are no relevant grounds for removal of the tree under Principle of 

Development Control 2, Council-wide “Regulated Trees” module. 

 

 

5.1.2 361/1512/2016/LD 
 

 Land Division at 5-15 Orange Avenue, Salisbury for City of Salisbury 

  

Mr R Bateup moved, and the Panel resolved that: 

 

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

Salisbury Development Plan – Consolidated 7 July 2016. 

 

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

Consent is GRANTED to application number 361/1512/2016/LD for Land 

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

and subject to the following condition and requirements. 
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Development Plan Consent Condition 

 

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

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

except where otherwise varied by the conditions herein: 

 

Drawing No. Plan Type Date Prepared By 

18451-DIV Plan of Division Version 1 John C Bested & 

Associates Pty 

Ltd 
 

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

  submitted plans. 

 

Council Requirement 

 

2. All structures and materials are to be removed from proposed Allotment 2.  

 

Land Division Requirements 

 

3. The financial requirements of the SA Water Corporation shall be met for the 

provision of water supply and sewerage services. (S A Water H0049013). SA 

Water advises on receipt of the developer details and site specifications an 

investigation will be carried out to determine if the connections to your 

development will be standard or non-standard fees. A sewer extension may be 

required.  On approval of the application, all internal water piping that crosses 

the allotment boundaries must be severed or redirected at the developers/owners 

cost to ensure that the pipework relating to each allotment is contained within 

its boundaries. 

 

4. Payment of $6676 into the Planning and Development Fund (1 allotment/s @ 

$6676/allotment). Payment may be made by credit card via the internet at 

www.edala.sa.gov.au or by phone (7109 7018), by cheque payable to the 

Development Assessment Commission marked “Not Negotiable” and sent to 

GPO Box 1815, Adelaide 5001 or in person, at Ground Floor,101 Grenfell 

Street, Adelaide. 

 

5. A final plan complying with the requirements for plans as set out in the Manual 

of Survey Practice Volume 1 (Plan Presentation and Guidelines) issued by the 

Registrar General to be lodged with the Development Assessment Commission 

for Land Division Certificate purposes. 
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OTHER BUSINESS  

5.2.1 Status of Current Appeal Matters and Deferred Items 

 Mr R Bateup moved, and the Panel resolved, that it be noted that DA 

361/1075/2016/2B, previously deferred by the Panel pending the receipt of legal 

advice on the relevant authority, has been referred by the Council administration 

to the Development Assessment Commission for determination as the relevant 

authority on the basis of legal advice received subsequent to the deferral of the 

application. 

5.2.2 Policy Issues is Arising from Consideration of Development Applications 

 Nil 

5.2.3 Future Meetings & Agenda Items 

 Next meeting scheduled for Tuesday 22
nd

 November 2016. 

 The Panel requested consideration be given to holding the December DAP 

meeting on Tuesday 13
th

 December 2016 (to be confirmed). 

 

 

The meeting closed at 7:13 pm. 

PRESIDING 

MEMBER……………………………………….. 

 

DATE……………………………………………. 
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ITEM 5.1.1 

DEVELOPMENT ASSESSMENT PANEL   

DATE 22 November 2016 

APPLICATION NO. 361/1443/2016/2A 

APPLICANT F.I. Investments Pty Ltd 

PROPOSAL Four (4) two storey dwellings on one allotment 

LOCATION 3 Penelope Avenue, Valley View, SA 5093 

CERTIFICATE OF Allotment 161 Deposited Plan 7013 Volume 5577 Folio 154 

TITLE 

AUTHOR Chris Carrey, Development Officer, City Development  
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Residential Zone 

Application Type Merit 

Category 2 

Public Notification Representations received: Five (5) 

Representations to be heard: Three (3) 

Referrals - Statutory Nil 

Referrals – Internal Development Engineering 

Tree Services 

Development Plan Version Salisbury Council Development Plan  

Consolidated 7 July 2016 

Assessing Officer Chris Carrey, Development Officer – Planning and 

Compliance, City Development 

Recommendation Grant Development Plan Consent subject to Conditions 

Meeting Date 22 November 2016 

2. REPORT CONTENTS 

Assessment Report 

 

Attachment 1: Proposal Plans and Other Supporting Documents 

Attachment 2: Shadow Drawings 

Attachment 3: Notice of Category 2 Application and Representations 

Attachment 4: Applicant Response to Representations 

Attachment 5: Relevant Development Plan Extracts and Maps - Consolidated 7 July 

2016  

 

 
 

 
 



ITEM 5.1.1   

Page 8 City of Salisbury 

Development Assessment Panel Agenda - 22 November 2016 

 I
te

m
 5

.1
.1

  

3. EXECUTIVE SUMMARY 

The applicant seeks Development Plan Consent for the construction of four (4) two storey 

dwellings at 3 Penelope Avenue, Valley View. 

 

The subject site is an irregular shaped allotment of approximately 796m
2
 in area.  The site has 

a primary frontage to Penelope Avenue of 27.43m and is served by two existing crossovers to 

the north and south of the site. 

 

The site is currently vacant with development approval granted for the demolition of the 

previous dwelling and associated structures approved by Council on 8 July 2016 

(Development Application 361/128/2016/BDEM). 

 

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

was subject to Category 2 public notification.  Five (5) representations were received during 

the advertising period in opposition to the development, with three (3) wishing to be heard.   

 

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

the Salisbury Council Development Plan.  The assessment found that: 

 

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

 The proposal will constitute medium density and is proposed in close proximity to 

public transport routes, public open space, schools and centres – the zone encourages 

this type of development in this location; 

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

 Adequate on-site car parking will be provided; 

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

habitable rooms; and 

 Overshadowing to adjoining properties is acceptable. 

 

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

conditions. 

4. SUBJECT SITE 

The subject site is an irregular shaped allotment of approximately 796 m
2 

in area. The site has 

a primary frontage to Penelope Avenue of 27.43m and is served by two existing crossovers to 

the north and south of the site.  The site does not contain any Significant or Regulated trees 

and there is one street tree located on the road verge in front of the property. 

 

The predominant slope of the site is from north to south-east. 

 

There are no easements, Land Management Agreements (LMAs) or Encumbrances registered 

on the Certificate of Title. 
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5. LOCALITY 

A locality plan and contextual plan are provided below. 

 

Aerial View: 

 

 
Figure 1 

Source: Dekho 

 
Legend  

 
Subject site 

 
Zone boundaries 
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Figure 2 

Source: Dekho 

 
Legend  

 
Subject site 

 Properties notified  

 

Representor 

 Locality Boundary 

 
Zone / Council Boundary 
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Figure 3 

Source: Dekho 

 
Legend  

 
Subject site 

 Properties notified  

 

Representor 

 
Zone / Council Boundary 

 
The predominant character of the locality is single storey dwellings on large allotments with 

the exception of two storey dwellings located at 66 Helen Terrace, 14 Florence Avenue and 

11 Penelope Avenue.  There has been some recent infill development in the locality, with land 

divisions (and subsequent single storey dwellings) having recently been approved at 18 

Florence Avenue (341m
2
), 20 Florence Avenue (340m

2
) (see Photograph 1), 8A Penelope 

Avenue (354m
2 

and 8B Penelope Avenue (354m
2
). 

 

Penelope Avenue slopes from the north (at Helen Terrace) to the south.  Distant views of the 

Adelaide Hills to the east are available from several vantage points within the locality.  The 

street has a number of large street trees and is served by a paved footpath on the western side 

of the street. 

 

The majority of properties in the locality are well maintained with open, landscaped front 

yards. 
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Other two storey dwellings are evident outside of the defined locality, with five (5) two storey 

town houses located at 20-28 Helen Terrace which have allotment sizes of around 250m
2
(see 

Photograph 2). 

 

  
         Photograph 1       Photograph 2 

  18-20 Florence Avenue         20-28 Helen Terrace 

 

Site Photographs 

 

 
Photograph 3: Subject site (vacant) from Penelope Avenue 
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Photograph 4: Looking south along Penelope Avenue from Helen Terrace – subject site on right 

 

 
Photograph 5: Looking north along Penelope Avenue from junction at Florence Avenue – subject site on left 
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6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The applicant seeks Development Plan Consent for the construction of four (4) two storey 

dwellings at 3 Penelope Avenue, Valley View. 

 

Although a land division has not been lodged, the site area for dwellings 1 and 4 is 203m
2 

and 

the site coverage is 49.90%.  The site area for dwellings 2 and 3 is 191.2 m
2
 and the site 

coverage is 52%. 

 

The proposed dwellings are to be semi-detached, with dwellings 1/2 and 3/4 connected via a 

party wall. A distance of 1.8m is proposed between dwellings 2 and 3. 

 

There is a 200mm difference in finished floor levels between dwellings 3/4 and 1/2 and the 

overall development steps down (south) following the slope of Penelope Avenue. 

 

The dwellings are of a modern contemporary design incorporating a front projecting porch, 

upper level parapet wall, galvanized shade canopies over upper floor windows (front and 

rear), single garage panel lift door and a colorbond roof.  The main roof has a 22.5 degree 

pitch and is mostly hidden behind the parapet wall.  The proposal also incorporates a flat roof 

verandah to the rear of each dwelling (4.3m x 3.0m x 2.55m).  External materials consist of 

face brickwork to the front porch, rendered parapet wall and aluminum windows.   

 

Upper floor windows to the side and rear of the dwellings are either screened with obscure 

glazing to a height of 1.7m above floor level or have a sill height of 1.7m above floor level. 

 

One covered car park (garage) and one visitor car parking space (directly in front of the 

garage) will be provided for each dwelling.  Access to the site for dwellings 1 and 4 is via the 

two existing crossovers (with a portion of the northern crossover to be reinstated as required) 

and two new crossovers to be created to service dwellings 2 and 3.   

 

The existing street tree located close to the centre of the subject site is to be retained with the 

nearest crossover being 2.5m from the tree.  There is also a Regulated street tree located to the 

south of the subject site.  The applicant’s site plan demonstrates the proposal will intrude into 

the Tree Protection Zone (TPZ) of the tree by 8%. 

 

The floor plans for each dwelling are similar.  The ground floor consists of an entry hallway, 

single garage, toilet, kitchen and family/meals area and flat roof verandah in the rear yard.  A 

small laundry area is located within the garage.  The upper floor consists of three bedrooms, 

study area, and two bathrooms (including one ensuite connected to bedroom one). 

 

The landscaping plan provides for landscaping to the front and rear of the dwellings. 

 

The proposal requires the construction of retaining walls as follows: 

- Fill retaining wall along the southern side boundary up to 400mm. 

- Cut retaining wall along the western rear boundary up to 400mm. 

- Fill retaining wall along the northern side boundary up to 150mm. There is an existing 

concrete retaining wall along this boundary. 
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The proposal will involve both re-use of existing perimeter fencing and establishment of new 

colorbond fencing.  The cumulative height of retaining walls and fencing will not exceed 

2.1m in height.  Colorbond fencing of 1.8m is to be used internally to separate the sites. 

 

A copy of the proposal plans are contained in Attachment 1.  The applicant has also submitted 

shadow diagrams for the Winter Solstice (21 June) which are contained in Attachment 2. 

7. CLASSIFICATION 

The site is located within the Residential Zone of the Salisbury Council Development Plan 

(consolidated 7 July 2016).  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. PUBLIC NOTIFICATION 

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

development within the Residential Zone.  Therefore, pursuant to Section 38 of the 

Development Act 1993 (“the Act”), consideration must be given to Schedule 9 of the 

Development Regulations 2008 (“the Regulations”). 

 

Schedule 9, Part 2, Clause 18 of the Regulations 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 comprises construction of four (4) two-storey dwellings on one allotment and 

therefore falls under part (b) listed above.  Therefore the application is a Category 2 form of 

development for public notification purposes. 

 

Whilst the proposed dwellings are to be semi-detached dwellings, they are treated as an 

undefined form of development until such times as a land division has occurred and new titles 

have been created. 
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The Category 2 public notification period took place between 22 August and 6 September 

2016.  Council received five (5) representations during the public notification period as 

follows: 

 

Representations received 

Representations received Wish to be Heard 

1 Amanda Jean Hocking 

20 Florence Avenue 

VALLEY VIEW SA 5093 
  

2 Peter Foley 

6 Penelope Avenue 

VALLEY VIEW SA 5093 
√ 

3 Garry and Cassandra McMahon 

1 Penelope Avenue 

VALLEY VIEW SA 5093 
√ 

4 Winston and Yvonne Folland 

4 Penelope Avenue 

VALLEY VIEW SA 5093 
√ 

5 Christine and Geoffrey Smith 

49 Helen Terrace 

VALLEY VIEW SA 5093 
 

 

The representations and the applicant’s response (prepared by Heynen Planning Consultants) 

on behalf of the applicant are provided in Attachments 3 and 4 respectively.   

 

The content of the representations and the applicant’s response are summarised in the table 

below: 

 

Summary of Representations 

Representation Applicant’s Response 

The density of the 

development is too 

high and the 

development of two-

storeys are out of 

character with existing 

development  

- The proposal will assist in creating a ‘range of dwellings’ 

within the Zone. 

- There is an expectation that the design of built form will 

change over time and the Zone seeks an increase in density. 

- Two storey development is appropriate and consistent with the 

Desired Character of the Zone. 

- This proposal is for a medium density development which is 

appropriate as the site is within 200 metres of the Local Centre 

Zone and 200 metres of Thomas Turner Reserve (within City 

of Port Adelaide Enfield). 

- The subject site sits with a designated  Residential Code Area 

where two storey developments can be a form of Complying 

Development. 

The appearance of the 

proposed dwellings are 

considered to be 

incompatible with 

existing development  

- The proposed dwellings will contribute to the range of dwelling 

types within the Residential Zone. 

- The style of the dwellings provide a contemporary façade 

which presents to the streetscape in a well-articulated manner 

with face brick, render and galvanized window canopies. 

- The Residential Zone does not seek “more of the same”, nor 
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does it apply strict criteria with regard to materials, roof pitch, 

building scale, fencing form and fenestration as may be the 

case in a Historic Conservation or Streetscape Zone or Policy 

Area. 

- ERD Court case law has considered the concept of ‘taste’ 

versus ‘desired character’.  The design and appearance of the 

buildings are highly appropriate within the Residential Zone 

with the bulk and scale of the proposal commensurate with the 

provisions of the Development Plan.  

- The design of the dwellings and materials of construction will 

contribute to the Desired Character by increasing in the range 

of architectural styles.  

- The “style” or “look” of the dwellings is in accordance with the 

Development Plan, noting the site is not a historic area or area 

where similar restrictions are sought. 

The development will 

result in excessive 

overlooking and loss of 

privacy 

- Upper level windows provide obscure glazing where window 

sill levels are below 1700mm and clear glazing is only 

provided above 1700mm floor level height for upper level 

windows. 

- There is no direct or indirect overlooking from lower floor 

windows. 

Overshadowing of 

adjoining properties 

- Shadow diagrams have been prepared which document the 

impact of overshadowing to adjoining dwellings. 

- The shadow cast by the development will not affect properties 

at 49 Helen Terrace, or 1, 4 and 6 Penelope Avenue. 

- Some shadow will be cast on 5 Penelope Avenue, however 

their private open space will remain largely unaffected from 12 

noon onwards.  With regards to the dwelling itself - only the 

laundry, toilet and kitchen will be shaded.  The living room, 

dining room and all bedrooms will remain unaffected. 

- The shadow will stop at the fence and will not reach the 

dwelling at 20 Florence Avenue. No north facing windows will 

be impacted by the development. 

The development will 

result in loss of views  

- While distant views of the hills and trees may be lost, any 

reduction of these views is clearly not unreasonable noting the 

views are distant and general in nature (i.e. more akin to a 

vista). 

- While the general outlook of adjoining properties will change 

as a result of the proposal, no unreasonable loss of views are 

anticipated. 

The development will 

lead to additional 

traffic on Penelope 

Avenue 

- A standard of 8 to 10 vehicle movements per day is generally 

applied to each new residence.  

- When this rate is considered between a 15 hour time span (of 

7:00 am to 10:00 pm) a resultant frequency of between 0.53 

and 0.66 vehicle movements per hour can be anticipated per 

dwelling or approximately 2 to 3 vehicle movements per hour 

as a result of the proposed development.  

- The additional vehicle movements are not expected to be 

noticeable and will not create any adverse conditions on the 

road network. 
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The development will 

lead to additional 

parking issues on 

Penelope Avenue 

- Each dwelling provides two parking spaces per dwelling 

- This car parking provision is highly appropriate, functional and 

complies with the relevant Development Plan provisions. 

There will be increased 

noise and associated 

impact on the amenity 

of existing residents 

- The noise generated from the site would come from two 

sources, firstly vehicles moving to and from the site and 

secondly, from occupants living in the dwellings and utilizing 

their respective private open space. 

- Noting that peak periods of vehicle movement occur when 

other activity is also occurring on adjacent land and the road 

network, it can be reasonably expected that the noise from 

associated vehicles will be negligible. 

- In relation to noise from occupants, presumably this stems from 

noise generated within open space areas, noting that the noise 

from residents when living in their individual residences will 

be no different than adjoining dwellings. The relationship 

between the private open space of the proposed dwellings and 

that of the adjoining properties is highly appropriate with 

“backyards” facing “backyards” in a typical residential manner.  

- Noise beyond reasonable residential tolerances is a matter for 

the Police and not the planning system. 

The dwellings may be 

rented out and the 

behavior of the tenants 

will have a negative 

effect on the area 

- The occupancy of the dwellings (that being that only owner 

occupied dwellings should be permitted) is not an issue that can 

be dealt with under the Development Act (as the type of 

occupants does not find “voice” in the Development Plan). 

The development will 

result in a reduction in 

property values 

- Any potential shift in property values as a result of the 

proposed development is not a valid planning concern and 

therefore do not alter the merit of the proposal. 

 

NOTE:  The assessing officer’s considerations of the above representations are addressed 

within 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 finished floor levels for the buildings and stormwater 

drainage are acceptable.  There are no traffic concerns. 

- No stormwater contribution is payable as there is no 

significant net increase in stormwater discharge. 

Tree Services - The Council street tree should be retained and the 

applicant should amend their plans to show all driveways 

and underground services to be a minimum of 2.5 metres 

from street trees (note: the applicant amended the plan as 

a result of this request). 
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11. DEVELOPMENT DATA 

Site Characteristics Guideline Proposed 

Site Area Not stated Site 1 & 4 - 203m
2
 

Site 2 & 3 – 191.2m
2
 

Site Dimensions Not stated Site 1 – 6.9m frontage, 32m depth 

Site 2 – 7m frontage, 32m depth 

Site 3 – 7m frontage, 32m depth 

Site 4 – 6.9m, 32m frontage 

Site Gradient Not stated Site slopes downwards from north to south-east 

Easement Not Applicable Nil 

Design 

Characteristics  

Guideline Proposed 

Site Coverage   

 Buildings only Qualitative 

provision only 

Site 1 & 4 – 49.9%  

Site 2 & 3 – 52% 

 

Building Height   

 Storeys Qualitative 

provision only 

2 storeys 

6.7m to apex of roof 

Set-backs   

 Primary street Qualitative 

provision only 

Site 1 & 4 

6.25m to garage 

5.65m to main wall 

Site 2 & 3 

6.005m to garage 

5.18m to main wall 

 Side(s) Qualitative 

provision only 

Site 1 

Ground floor - 0.944m at closest point at front, 

increases to 1.632m at rear 

Upper floor – 2m at closest point at front, 

increases to 2.69m at rear 

 

Site 2 & 3 

Ground floor – 900mm 

Upper floor – 1.968m 

 

Site 4 

Ground floor - 0.944m at closest point at front, 

increases to 1.624m at rear 

Upper floor – 2m at closest point at front, 

increases to 2.66m at rear 

Boundary Walls   

 Length < 10.0 m Not Applicable to external boundaries 

Private Open Space   

 Site Area < 

250m
2
 

35 m
2
 Site 1 & 4 – 43.7m

2 

Minimum dimension 5.8m 

 

Site 2 & 3 - 44m
2 

Minimum dimension 4.8m 
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 Dimensions 

         Site Area < 

250m
2
 

Minimum 

dimension of 4m 

and greater than 2.5 

m 

Site 1 & 4 – 
 

Minimum dimension 5.9m 

 

Site 2 & 3 -
 

Minimum dimension 4.8m 

Car Parking & 

Access 

  

 Number of 

parks 

1 undercover + 1 

visitor 

1 undercover + 1 visitor for each dwelling 

 Driveway width Not stated 3.2m for all dwellings 

 Garage door  

width 

Maximum width of 

6m or 50% of the 

allotment or 

building site 

frontage width, 

whichever is the 

lesser distance 

2.4m for all dwellings 

Affected Trees   

 Significant Nil Nil 

 Regulated  Nil Regulated Council street tree located south of 

site adjacent 5 Penelope Avenue.  Intrusion into 

the TPZ is 8%. 

Street Infrastructure   

 Crossover Nil Existing inverts to be utilized.  New crossovers 

also required. 

 Electricity pole Nil Crossover 2.63m from stobie pole located south 

of the site. 

 Trees Nil Crossover to be 2.5m from street tree at closest 

point. 

Flooding Qualitative 

provision only 

The finished floor levels and stormwater 

drainage are acceptable and no stormwater 

contribution is required. 

 

12. ASSESSMENT 

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

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

Council Development Plan – Consolidated 7 July 2016.  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 Development Plan and is described below under headings. 

 

Extracts from the relevant Development Plan, Consolidated 7 July 2016 are contained in 

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

 

Principle of Development Control (PDC) 1 of the Residential Zone states that: 

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

dwelling (emphasis added) 

Residential development in the form of four 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 complements 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 quoted above.  The subject site is located 

within close proximity to: 

 

a. Public transport routes - Helen Terrace, Wright Road and Nelson Road are all within 

walking distance.  North East Road and Grand Junction Road are also within an 800 

metre radius of the subject site (see Figure 4 below). 

b. Public open space; Illberry Green, Thomas Turner Reserve are within walking 

distance. Valley View Golf Course is also located approximately 1.5km from the site. 

c. Schools; Valley View Secondary School, Para Vista Primary School, Modbury West 

School and Prescott Primary (Northern) School are all within close distance. 
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Figure 4 – 800m radius from subject site showing bus stops identified in blue 

Source : NearMap 

 

The nearest centres are situated at the corner of Grand Junction Road and North East Road 

(Neighbourhood Centre containing a Foodland Supermarket) at about 800m away and the 

Clovercrest District Centre (also containing a Foodland Supermarket) at about 1,000m.  While 

these sites are not located within walking distance of the site, it is noted that the site is 

situated in close proximity to public transport routes which connect to the nearby shopping 

facilities as depicted in Figure 4 above. 

 

The proposed dwelling net density will be approximately 50 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 mid-range of 

the medium density category. 

 

The proposed density of development is clearly higher than existing development within the 

locality but when considering all relevant aspects of the design including the proposed front 

setback, side setbacks at ground floor and upper floor, private open space, building design and 

massing, is considered to be compatible with the existing character. 

 

Medium density development 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 considered to 

be acceptable. 
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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 acceptable. 

 

Front Setback 
 

PDC 18 of the General Section: Design and Appearance states: 

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.  

 

Existing dwellings on the adjoining properties are setback from the Penelope Avenue 

boundary at around 7m.  The setback of the former dwelling on the subject site (now 

demolished) was setback at around 5.5m across the entire frontage of the property. 

 

Dwellings 1 and 4 are proposed to be setback 6.25m to the garage and 5.65m to the main wall 

(with the open front porch projecting forward of this).  Dwellings 2 and 3 are proposed to be  

setback 6m to the garage and 5.18m to the main wall (with the open front porch projecting 

forward of this).   

 

Therefore, the proposed front setback does not accord with PDC 18.   

 

However, there is a fairly consistent pattern of development across the Council area which 

recognises that ‘newer’ infill development often projects slightly forward of more established 

residential dwellings.  The variance from PDC 18 is considered to be acceptable given: 

 

- consistency will be maintained with the front setback of the former dwelling and the 

proposed development; 
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- the front setback is sufficient to allow for off street visitor parking and landscaping; 

- the proposed setback will not result in any unreasonable loss of views from adjoining 

dwellings; and 

- there are other examples of dwellings within the locality which have a reduced front 

setback – for example, 6 Penelope Avenue has a front setback of approximately 3m to its 

verandah and carport. 

 

Side and Rear Setbacks 

 

PDCs 16 and 17 under the General Section: Residential Development module provide:  

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. 

 

Dwellings 1 and 4 will be setback between 944mm and 1.6m from the side boundaries at 

ground level and the upper floor setback will vary between 2m and 2.6m.  The dwellings will 

be setback 7m from the rear boundary at their closest point. 

 

Dwellings 2 and 3 will be setback 900mm from the side boundaries at ground level and the 

upper floor setback will be 1.968m.  The dwellings will be setback 8.2m from the rear 

boundary at their closest point. 

 

Dwellings 1/2 and 3/4 will share a party wall.  No perimeter boundary walls are proposed and 

the side setbacks are increased for the upper floor as per PDC 17.  Further, the side and rear 

setbacks are consistent with the setbacks of ‘new’ infill development in the locality. 

 

Therefore, the side and rear setbacks are considered to be acceptable. 

 

Design and Appearance 

 

The following provisions contained within the General Section: Design and Appearance and 

General Section: Residential Development are of particular relevance: 

 

Design and Appearance 

 
o Objective 1 - Development of a high architectural standard that responds to and 

reinforces positive aspects of the local environment and built form. 

o PDC 2 - Buildings should be designed and sited to avoid creating extensive areas of 

uninterrupted walling facing areas exposed to public view.  

o PDC 3 - Buildings should be designed to reduce their visual bulk and provide visual 

interest through design elements such as:  

  (a)  articulation  

  (b) colour and detailing  
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  (d) design and placing of windows  

o PDC 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 Development 

 
o PDC 7- Where a dwelling has direct frontage to a street the dwelling should be designed 

to provide surveillance and address the street.  

o PDC 8 - Entries to dwellings should be clearly visible from the streets that they front to 

enable visitors to identify a specific dwelling easily. 

 

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

development that does not presently exist in Penelope Avenue. 

 

The building façade of each dwelling faces Penelope Avenue and has been designed to 

include a number of elements and external colours and materials which provide articulation to 

the street.  The front porch projects forward of the main building line and includes face brick 

pillars which highlight the point of entry to each dwelling.  The rendered parapet wall extends 

to the upper floor which mostly hides the colorbond pitched roof.  This, coupled with the 

absence of eaves, gives each dwelling a modern and straight edged appearance.  The 

incorporation of aluminum awning windows with galvanized shade structures also adds detail 

and depth to the front façade. 

 

The applicant has also provided a detailed colour schedule which is contained within a 

Streetscape Elevation (Sheet 10 of 10). 

 

Surveillance to the street will be achieved through the placement of the front door and 

bedroom windows on the upper floor. 

 

The proposal is acknowledged to have some visual impact when viewed from the single 

storey neighbouring dwellings and their areas of private open space.  However, the visual 

interest of each dwelling is reduced through the placement of numerous windows on the side 

elevation (which are suitably screened for privacy purposes).  Further, the increased side 

setback of the upper levels, the space provided between dwellings 2 and 3, and the reasonable 

rear setback will reduce the overall visual bulk of the proposal.   

 

In addition, the stepped nature of the proposal following the downward slope of Penelope 

Avenue will minimise the overall bulk and scale of the built from and improve the 

presentation to the streetscape.  

 

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 and will have an acceptable impact on adjoining dwellings. 

 

Overshadowing 

 

The following provisions within the General Section – Residential Development are of 

relevance: 
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o PDC 10 - The design and location of buildings should ensure that direct winter sunlight 

is available to adjacent dwellings, with particular consideration given to: 

(a) windows of habitable rooms, particularly living areas  

(b) ground-level private open space  

(c) upper-level private balconies that provide the primary open space area for any 

dwelling  

(d) access to solar energy.  

 

o PDC 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.  

 

o PDC 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 percent in 

  cases where overshadowing already exceeds these requirements. 
 

Shadow diagrams have been prepared by the applicant which show that some shadow will be 

cast by the proposed development at the Winter Solstice upon the neighbouring properties at 

20 Florence Avenue and 5 Penelope Avenue. 

 

With regards to 5 Penelope Avenue: 

- At 9.00am the private open space will be affected. 

- From 12.00pm onwards, the private open space remains largely unaffected. 

- The north side of the dwelling will be affected by overshadowing between 9.00am and 

5.00pm.  However, the applicant has provided a floor plan for 5 Penelope Avenue which 

confirms there are no living room windows to the north side of the dwelling (see their 

Response to Representations).  The floor plan indicates that the overshadowing will 

mainly impact upon the dwelling’s kitchen and laundry.  Further, it notes this property 

has a shade sail which already covers those affected windows. 

 

With regards to 20 Florence Avenue: 

- At 9.00am a portion of the north side of the dwelling and a portion of the private open 

space will be affected. 

- From 12.00pm onwards there will be no overshadowing of the property . 

 

Therefore, overshadowing will have a minimal impact on both 5 Penelope Avenue and 20 

Florence Avenue and, on balance, the proposal is consistent with PDCs 11 and 12. 

 

Visual Privacy 

 

PDC 29 of the General Section – Residential Development states: 
 

- 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 
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level to avoid overlooking into habitable room windows or onto the useable private open spaces 

of other dwellings. 

 

All upper level windows to the side and rear of the dwellings are either screened with obscure 

glazing to a height of 1.7m above floor level or have a sill height of 1.7m above floor level.  

The obscured windows are of an awning design which can only be opened a maximum of 

150mm.  These design elements will prevent overlooking into habitable room windows or 

onto the private open space of adjoining dwellings. 

 

The proposal therefore satisfies the requirements of PDC 29. 

 

Car Parking 

PDC 36 of the General Section – Residential Development states: 

- The number of driveway crossovers should be minimised and appropriately separated to optimise 

the provision of on-street visitor parking and preserve and enhance street character including 

opportunities for landscaping, tree planting and fences. 

PDC 32 of the General Section – Transportation and Access is also of relevance: 

- 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 dwellings and semi-detached dwellings are as follows: 

 
- 2 spaces per dwelling, one of which is to be covered 

 

PDC 35 of the General Section – Transportation and Access states: 

Vehicle parking areas should be designed to reduce opportunities for crime by:  

 

a) maximising the potential for passive surveillance by ensuring they can be overlooked from 

nearby buildings and roads 

 

All dwellings are served by one under cover parking space (single garage) and one visitor 

space directly in front of the garage.  Therefore, the proposal satisfies the requirements of 

Table Sal/2 and PDC 32. 

 

Whilst the development will involve the establishment of four (4) crossovers onto Penelope 

Avenue, the proposal will allow for one (1) on-street visitor parking space, provision of 

landscaping to the front of each dwelling and the retention of the existing street tree. The 

number of crossovers cannot be minimised given the proposed number of dwellings, however, 

on balance the proposal satisfies PDC 36. 
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The proposal is consistent with PDC 35 as the proposed visitor parking spaces are located to 

the front of each dwelling, which ensures they can be overlooked both from the upper floor of 

the proposed dwellings and nearby dwellings in the street.   

 

Private Open Space (POS) 

 

PDC 21 of the General Section – Residential Development provides: 

 
- Private open space (land available for exclusive use by residents of each dwelling) should be 

provided for each dwelling and should be sited and designed: 

(a) to be accessed directly from the internal living areas of the dwelling  

(b) generally at ground level to the side or rear of a dwelling and screened for privacy 

(c) to take advantage of but not adversely affect natural features of the site 

(d) to minimise overlooking from adjacent building 

(e) to achieve separation from bedroom windows on adjoining sites 

(f) to have a northerly aspect to provide for comfortable year-round use 

(g) to not be significantly shaded during winter by the associated dwelling or adjacent 

development 

(h) to be shaded in summer. 

 

PDC 24 of the General Section – Residential Development states 

 
- 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.  

 

Each dwelling is served by an area of private open space in the rear yard, directly accessible 

from the rear family room.   

 

Dwellings 1 and 4 provide an area of private open space of 43.7 m
2 

,whilst dwellings 2 and 3 

provide an area of 44m
2
.  In all cases the minimum dimension provided exceeds 4 metres.  

Therefore, the proposal is consistent with the provisions of PDC 24. 

 

A flat roof verandah of 12.9 m
2  

is also provided at ground level to the rear of each dwelling 

which will offer some shade during summer months. 
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The shadow diagrams provided by the applicant demonstrate there will be some shading of 

the rear yards at 9.00am on the Winter Solstice.  However, from 12.00pm onwards there will 

be no overshadowing of the rear yards.   

 

The rear yards will be of a relatively level grade and will be ‘private’ and therefore the 

proposal generally satisfies the provisions of PDC 21. 

 

Landscaping 

 

PDC 21 of the General Section – Landscaping, Fences and Walls states: 

 
 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 to the front and rear of each dwelling as detailed on the 

landscape plan that has been submitted.  Low level landscaped pockets will be provided in 

front of the porch/entry to each dwelling.  This will enhance the appearance of the 

dvelopment and minimise the amount of hard pavement at the front of the property. 

 

A small amount of hedging is also proposed along the rear boundary fence which will also 

contribute to the amenity of individual private yard areas. 

 

Additional matters raised by Representors 

 

The following concerns, which have not been addressed above were also raised by 

representors during the public notification process: 

 

- loss of views 

- stormwater impact 

- behaviour of occupiers; and 

- devaluing of property values. 

 

Loss of Views 

 

PDC 5 of the General Section – Design and Appearance provides: 

 
- Building form should not unreasonably restrict existing views available from neighbouring 

properties and public spaces. 
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The proposed development is most likely to impact on the views from the front of 1 Penelope 

Avenue when looking south (down the hill at Penelope Avenue).  As mentioned earlier, the 

front setback of the proposed development closely mirrors the front setback of the dwelling 

which formerly existed on the site.  Further, the front setback is considered to be acceptable 

relative to buildings in the immediate locality and is consistent with infill development across 

the Council area.  Views to the south from 1 Penelope Avenue will still be available and in 

accordance with PDC 5, there will be no unreasonable impact. 

 

Although the proposed dwellings are two storey in height, they will not restrict views to the 

east (to the Hills) from adjoining properties any more than a single storey dwelling with 

pitched roof.  Again, there will be no unreasonable impact. 

 

Stormwater Impact 

 

PDC 1(c) of the General Section – Infrastructure provides: 

 
-  Development should not occur without the provision of adequate utilities and services, 

 including:  

 

 (c) drainage and stormwater systems 

 

The proposal was reviewed by Council’s Development Engineer who confirmed the finished 

floor levels for the buildings and the proposed method of stormwater drainage are acceptable.  

It was also noted there was no significant net increase in stormwater discharge. 

 

Therefore, the proposal satisfies PDC 1(c). 

 

Behaviour of occupiers 

 

This matter cannot be dealt with under the Development Act 1993 and is not addressed within 

Council’s Development Plan.   

 

Devaluing of Property Values 

 

The impact of a proposal on property valuation should not form part of a planning assessment 

and this is a view which has been supported in the Environment, Resources and Development 

Court.  For example, in the matter of Boswell v Mid Murray Council & Ors (2012) SAERDC 

31, the Commissioner made the following remarks with respect to property values: 

 
‘A peripheral issue raised by the appellant – of the impact of the proposal on the re-sale 

prospects and value of his adjoining property – is to be given no consideration or weight. 

Values of other property in a locality may fall (or rise) as a result of the outcome of planning 

decisions and new development or redevelopment. It is an outcome, not criteria to judge a 

development proposal upon, nor founded in the primary Development Plan guide for 

assessing development and decision making’  
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13. CONCLUSION 

The applicant seeks Development Plan Consent for the construction of four (4) two storey 

dwellings at 3 Penelope Avenue, Valley View. 

 

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

provisions of the Salisbury Council 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 and is proposed 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) Privacy of adjoining dwellings will be achieved by provision of high level windows to 

habitable rooms; and 

f) Overshadowing to adjoining properties is acceptable. 

 

In addition, the applicant has appropriately addressed the concerns raised by the representors, 

which has also been supported by the planning assessment.  

 

Therefore, 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 Council Development Plan – Consolidated 7 July 2016. 

 

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

GRANTED to application number 361/1443/2016/2A for Four (4) two storey 

dwellings on one allotment in accordance with the plans and details submitted with 

the application and subject to the following conditions: 

 

Development Plan Consent Conditions 

 

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

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

where otherwise varied by the conditions herein: 
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Drawing No. Plan Type Date Prepared By 

C21931  

Sheet 1 of 2 

Siteworks Plan 15 July 2016 – 

amended 

26/08/2016 

RCI 

C21931  

Sheet 2 of 2 

Siteworks Plan 15 July 2016 – 

amended 

26/08/2016 

RCI 

Sheet 2 of 10 

Revision D 

Site Plan Date Received 

17 August 2016 

ET Design 

Sheet 3 of 10 

Revision D 

Landscape Plan Date Received 

17 August 2016 

ET Design 

Sheet 4 of 10 

Revision D 

Lower and Upper 

Floor Plan Res 1 & 3 

Date Received 

17 August 2016 

ET Design 

Sheet 5 of 10 

Revision D 

Front and Rear 

Elevation 

Date Received 

17 August 2016 

ET Design 

Sheet 6 of 10 

Revision D 

Side Elevation Date Received 

17 August 2016 

ET Design 

Sheet 4 of 10 

Revision D 

Lower and Upper 

Floor Plan Res 2 & 4 

Date Received 

17 August 2016 

ET Design 

Sheet 8 of 10 

Revision D 

Front and Rear 

Elevation 

Date Received 

17 August 2016 

ET Design 

Sheet 9 of 10 

Revision D 

Side Elevation Date Received 

17 August 2016 

ET Design 

Sheet 10 of 10 

Revision D 

Streetscape Elevation 

/ Rear Elevations 

Date Received 

17 August 2016 

ET Design 

 

 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. 

 

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. 
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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. 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. 

 

6. The applicant shall ensure that any proposed driveway, stormwater and/or other 

underground infrastructure or services shall be built a minimum of 2.5m away from 

any Council street tree, otherwise the applicant shall pay for the full cost of relocation 

of these items.  

 

 Reason:  To ensure orderly development. 

 
 

 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 09.11.16 04.11.16     
 

ATTACHMENTS 

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

1. Proposal Plans and Other Supporting Documents  

2. Shadow Drawings  

3. Notice of Category 2 Application and Representations  

4. Applicant Response to Representations  

5. Relevant Development Plan Extracts and Maps - Consolidated 7 July 2016   
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ITEM 5.1.2 

DEVELOPMENT ASSESSMENT PANEL   

DATE 22 November 2016 

APPLICATION NO. 361/11/2016/NA 

APPLICANT Studio Nine Architects 

PROPOSAL FIFTEEN (15) TWO-STOREY DWELLINGS WITH 

ASSOCIATED CARPARKING INDEPENDENT OF EXISTING 

HOTEL (NON-COMPLYING DEVELOPMENT) 

LOCATION 1572-1582 Main North Road, Brahma Lodge 

CERTIFICATE OF Volume 5145 Folio 150, Volume 5145 Folio76 and  

Volume  5743 Foli407 

TITLE 

AUTHOR George Pantelos, Principal Planner, City Development  
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Commercial 

Application Type Non-Complying 

Public Notification Representations received: 3 

Representations to be heard: Nil 

Referrals - Statutory Nil 

Referrals – Internal Economic Development and Urban Policy 

Development Engineering 

Development Plan Version Salisbury Development Plan  

Consolidated 7
th

 January 2016 

Assessing Officer George Pantelos Principal Planner 

Recommendation Grant Development Plan Consent and seek concurrence from 

the Development Assessment Commission. 

Meeting Date Tuesday 22
nd

 November 2016 

2. REPORT CONTENTS 

Assessment Report 
 

Attachment 1: Proposal Plans 

Attachment 2: Supporting Documentation 

Attachment 3: Statement of Effect and Traffic and Carparking Assessment Report 

Attachment 4: Notice of Category 3 Notification and Representations 

Attachment 5: Applicant's Response to Representations 

Attachment 6: Relevant Development Plan Extracts, Consolidated 7th January 2016  
 

  



ITEM 5.1.2   

Page 154 City of Salisbury 

Development Assessment Panel Agenda - 22 November 2016 

 I
te

m
 5

.1
.2

  

3. EXECUTIVE SUMMARY 

The applicant seeks Development Plan Consent for fifteen two-storey dwellings with 

associated carparking independent of the existing Brahma Lodge Hotel on land situated at 

1572-1582 Main North Road, Brahma Lodge. 

 

The subject land is a rectangular shaped parcel of land located on the north side of the 

junction of Main North Road and Frost Road, Brahma Lodge. The land covers an area of 

12,159m2 and supports the Brahma Lodge Hotel which is located in the southern portion of 

the site. Formalised carparks associated with the hotel are located to the north, east and west 

of the site. 

 

Vehicle access to the subject land is achieved by way of existing cross overs from Francis 

Road, Frost Road, and the Main North Road  service road.  The subject land does not support 

any regulated or significant trees.  

 

The site of the proposed development will be on the west side of the subject land between the 

existing Hotel and Francis Road property boundary. The proposed development will cover 

approximately 3,630m
2
 (30%) of the subject land.  

 

The site of the proposed development is located within a Commercial Zone. Dwellings are 

non-complying within a Commercial Zone. The application was lodged in January 2016. The 

application was initially for eighteen (18) two –storey dwellings and included plans, 

elevations and a statement in support of the proposal.   Council’s Development Assessment 

Unit on the 9
th

 June 2016 considered the proposal as a non-complying form of development 

and resolved under Regulation 17(3)(b) to proceed with the assessment of the application. 

 

The application has subsequently been amended reducing the number of dwellings from 

eighteen to fifteen and modifying the overall layout of the proposed development.  

 

The application has been assessed as a “non-complying” form of development and was 

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

notification period, one in support and two against. None of the representors requested to be 

heard by the Panel. 

 

The following report provides a detailed assessment against the relevant provisions of the 

Salisbury Council Development Plan Consolidated 7
th

 January 2016. The assessment found 

that, on balance: 

 

a) The redevelopment of a portion of the underutilised carpark associated with the existing 

hotel for residential development will not detrimentally impact or erode the integrity of 

the Commercial Zone;  

b) The location of the proposed residential development and consequent reduction in on 

site Hotel carparking will not detrimentally impact on the operations of the existing 

hotel; 

c) The proposed residential development, whist in a Commercial Zone, is a more 

appropriate development at the interface of the zone boundary with existing residential 

development located to the west and north of the site than further possible commercial 

development; 
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Given the above, it is recommended that Development Plan Consent be granted and Council 

seek the concurrence of the Development Assessment Commission. 

4. SUBJECT LAND AND SITE 

The subject land is a rectangular shaped parcel of land covering 12,159m2 and located on the 

north side of the Main North Road and Frost Road junction. The subject land supports the 

Brahma Lodge Hotel with associated bottle shop and drive through and onsite carparking. The 

subject land has road frontage on three sides, Francis Road to the north-west, Frost Road to 

the south-west and the Main North Road service road to the north-east. 

 

Vehicle access to the subject land currently occurs via five crossovers, two off Francis Road, 

two off Frost Road and one off the Main North Road service road. The subject land supports 

minimal landscaping, predominantly adjacent all property boundaries. Within the landscaped 

area adjacent the Francis Road/Frost Road junction exists a large Monterey Cypress 

(Cupressus macrocarpa) with a circumference of 2.7 metres as measured 1 metre above the 

natural ground level. The tree is of a species not subject to development controls and can be 

removed. 

 

The proposed development will be located on the north-west side of the subject land, between 

the north eastern property boundary and Frost Road extending 33.2 metres in from the Francis 

Road property boundary. The site of the proposed development will cover an area of 

3,630m2. 

 

The following site photographs are provided. 

 

 
 Photo 1: View of site from Francis Road facing south-east 
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 Photo 2:View of site (left) and existing streetscape from Francis Road facing south-west 

 

 
 Photo 3: View of site from carkpark rear of the Hotel 
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 Photo 4: View of site from the front Hotel carpark adjacent Frost Road 

 

 
 Photo 5: Existing two-storey residential development corner of Francis and Frost Roads 
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 Photo 6: Residential development adjacent the north-eastern boundary of the site 

 

 
 Photo 7: Residential development adjacent the north-eastern boundary of the site 
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5. LOCALITY 

The locality although mixed use in character, is predominantly residential.  To the northwest 

and north east is found residential development of varying density, comprising detached 

dwellings, group dwellings and a residential flat building, both single and two storey in scale. 

Residential development, predominantly detached dwellings at low density, is also located on 

the south side of the Clayson Road/ Main North Road junction. 

 

On the southwest side of Frost Road, within the Commercial Zone is located a small single 

storey  (in scale) Centre on the corner with Main North Road supporting consulting rooms, a 

real estate office and weight watching Centre .  A nursing home, independent living 

accommodation and serviced apartments, all single storey in scale, are located off Frost Road, 

west of the Centre, within the Commercial Zone.  

 

The Commercial Zone extends onto the south east side of Main North Road and supports a 

variety of commercial/ retail development which includes an Indoor Bowling Centre, Indoor 

Soccer Centre, Childs Play Centre and Place of Worship. 

 

A locality plan and contextual plan are provided below. 

 

Locality Plan – Aerial 

 

 
 

Legend (Source: Dekho) 

 

Subject site 

 
 

Site boundary 

 
Locality boundary 

 

 

Locality Plan – Cadastre 
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Legend (Source: Dekho) 

 

Subject site 

 
 

Site boundary 

 Locality boundary 

 Properties notified (occupiers within 

the subject site were also notified) 
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Contextual Plan: 

 

 
 
Legend (Source: Nearmap) 

 

Subject site 

 
 

Zone boundary 

 
 

6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The applicant is seeking Development Plan Consent for fifteen (15) two storey dwellings with 

associated carparking independent of the existing hotel on the northwest side of the subject 

land located at 1572-1582 Main North Road, Brahma Lodge. 

 

The site of the proposed development extends from the north-east property boundary of the 

subject land to Frost Road and some 33.2 metres in from the Francis Street property 

boundary. The proposed development will have a site area of 3,640m2. One hundred and 

eighteen (118) of the two hundred and eighteen (218) onsite carparks associated with the hotel 

will be lost to the development.  Vehicle access to the hotel will be restricted to the existing 

access points off Frost Road and the Main North Road service road. 

 

The applicant proposes fifteen two-storey dwellings, eleven with frontage to Francis Road, 

and four with frontage and access off common driveways. 
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Key aspects of the proposal can be summarised as follows; 

 Site area per dwelling will range from 190.8m2 to 451.8m2 

 Building area per dwelling (two-storey) will range from 130.8 m2 to 157.7m2 and 

includes garage/carport.  

 Private open space per dwelling will range from 40.5m2 to 199.5m2 

 All dwellings are two-storey; 

 All dwellings will be provided with one covered and one visitor space; 

 Dwelling heights will be 7.2m overall with a wall height of 6.4m; 

 All dwellings will contain three bedrooms; 

 Dwellings with frontage to Francis Road will have their own driveway and crossover. 

Rear dwelling will be serviced by a shared driveway; 

 Dwellings fronting Francis Road will be setback 6.0m from the street property 

boundary. Dwelling 1 will be located 1metre from the northern property boundary. 

Dwelling 15 will be located 6.75m from the Frost Road property boundary. Carports 

of dwellings 4,7,10 and 13 will abut the new south-eastern property boundary with the 

hotel;  

 Material finishes of the dwellings will comprise face and rendered brick, expressed 

fibre-cement, Hebel power panels, tongue and groove timber panels, powder coated 

steel and clear glass;  

 Each dwelling will have thickened glass and insulation to the rear elevation to reduce 

noise generated by traffic and patrons within the adjacent hotel carpark . 

  

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

contained in Attachment 2. The Statement of Effect and Traffic and Carparking Assessment 

Report are contained within Attachment 3 

7. CLASSIFICATION 

The site is located within the Commercial Zone as identified within the Salisbury Council 

Development Plan (Consolidated 7
th

 January 2016). Dwellings are a non-complying form of 

development with the Commercial Zone. As the application is for a residential development 

comprising fifteen two-storey dwellings, it has be assessed as a non-complying form of 

development against the relevant provisions of the Development Plan 

8. PUBLIC NOTIFICATION 

The application is for a non-complying form of development.  The proposed development 

does not fall within Part 1 or Part 2 of Schedule 9 of the Development Regulations 2008 and 

as such in accordance with Section 38(2)(c) of the Development Act 1993, is to be taken to be 

a Category 3 form of development. 

 

Public notification took place between the 19th September and 4
th

 October 2016.  Three 

representations were received, 1 in support and 2 against the proposal.   None of the 

representors with to be heard. 

 

A copy of the Category 3 public notice, copies of submissions from representors are contained 

within Attachment 4. 

 

A copy of the Applicant’s response to the representations is contained within Attachment 5. 
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Representations received 

Representations received Wish to be Heard 

1 Terence Snell 

147 Frost Road, Salisbury South 
  

2 Mathew Snell 

147 Frost Road, Salisbury South 
 

3 Shibhon Eskau 

7/1584 Main North Road, Brahma Lodge 
 

The content of the representation and the applicant’s response are summarised in the table 

below: 

 

Summary of Representations 

Representation Applicant’s Response 

 Zoning 
 

 The site is not suitable for residential 

development as occupiers will be 

impacted on by the hotel’s operations 

The site is on the periphery with residential 

development and an appropriate form of 

development 

Density  

 The residential development will result 

in over development of the site. 
 

The number of dwellings was reduced from 

18 to 15. 

 

The lots now range in size from 190.8 

square metres to 451.9 square metres, and 

the average lot size, excluding those areas 

that have been set aside as common 

property, has increased to 216.7 square 

metres The average lot size in this 

development (216.7 square metres) now 

compares favourably to the average 

lot size in the adjoining development to the 

north of the site (192.0 square metres). The 

site areas satisfies the requirements of the 

assessing Officer 

Traffic and Vehicle Parking  

 Reduced onsite carparking available to 

the hotel will result in an increase in 

onstreet carparking and possibly on 

adjacent properties.  

 

According to Table Sal/2 of the 

Development Plan, this development 

generates a theoretical demand for 23 

spaces (15 spaces for the prospective 

occupants and eight for their respective 

guests). 

 

Given that each dwelling will come 

equipped with two spaces, one of which is 

to be covered, it is quite clear that this 

development comfortably exceeds the 
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requirements of Table Sal/2 by seven 

spaces. 

 

In addition to this, the survey recently 

undertaken by Mr Phil Weaver, a qualified 

and experienced traffic engineer, indicates 

that even though this development will 

reduce the number of spaces associated with 

the hotel from 218 to 98, there should still 

be a surplus of 22 spaces when the hotel’s 

patronage peaks. 
 

Built form  

 The bulk and scale of the development 

and the external appearance of the 

proposed dwellings is inappropriate. 

The dwellings have been carefully designed 

to ensure that each and every façade will be 

expressive but not overpowering. The use of 

contemporary materials and the application 

of contrasting colours will greatly assist in 

this regard. So too for that matter will the 

parapet walls, canopies and porticos. 

 

None of the façades will contain any bland 

or highly reflective surfaces. Instead, they 

will be brought to life by small vertical and 

horizontal components which will also serve 

to break up the width of each dwelling 

whilst reducing its apparent height. 

 

The height of each dwelling is also 

consistent with the height of those dwellings 

which form part of the adjoining 

development to the north of the site, and the 

quantitative guidance provided under 

Principle 5 of the ‘Residential 

Development’ Module. 

 

None of the residents on the western 

(opposite) side of Francis Road have raised 

concerns about the external appearance of 

the dwellings. They are the ones who will 

have to stare straight at these dwellings, not 

the residents of the retirement village on the 

opposite side of Frost Road. 

Street setback  

Concerns with the setback of the dwelling to 

Frost Road. 

 

The dwelling on Lot 6 will be set back 6.8 

metres from the northern boundary of Frost 

Road and 18.8 metres from the closest 

section of the adjacent carriageway. 

The latter of these two distances complies 

with Principle 19 of the ‘Design and 
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Appearance’ Module and the minimum 

quantitative guideline expressed under 

Table Sal/1 of the Development Plan. 

It also compares favourably to the distance 

between the aforementioned carriageway 

and the southern façade of the two storey 

residential flat building on the north 

western corner of the T – junction between 

Francis and Frost Roads, conservatively  

equating to 13.0 metres 

Noise  

Noise associated with the hotel will 

detrimentally impact on the amenity of 

dwelling occupiers. 

Firstly, and in accordance with Principles 4 

and 5 of the ‘Interface between Land Uses’ 

Module, my client has commissioned their 

architects to minimise the effects of those 

noises associated with the hotel and the 

adjoining car park to the east by: 

 

• locating all three of the bedrooms on the 

first floor level of each dwelling; 

 

• providing each dwelling with thickened 

glass and insulation to the point where they 

comfortably satisfy the minimum 

requirements of the National Construction 

Code; and 

 

• including a powder coated steel fence 

along the eastern boundary of the site for its 

entire length. 

 

Secondly, Mr Jason Turner, a qualified and 

experienced acoustic engineer, was recently 

asked to undertake an assessment of the 

acoustic environment between the site and 

the hotel. Whilst Mr Turner’s findings were 

appended to my Statement of Effect, I take 

this opportunity to reiterate that he opines 

that: 

 

• the prospective occupants “will have 

suitable residential amenity and the 

ongoing lawful operation of the Lodge 

Hotel will not be compromised by the 

proposal;” and 

 

• “with the incorporation of specific 

building constructions, the noise from all 

sources at the Hotel will achieve the 

Environment Protection (Noise) Policy 
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2007 and the noise from music will achieve 

the EPA Guidelines – Music noise from 

indoor venues and the South Australian 

PlanningSystem – July 2015, within the 

proposed residences.” 
 

9. REFERRALS – STATUTORY 

There were no statutory referrals under Schedule 8 of the Development Regulations 2008 

10. REFERRALS – INTERNAL 

DIVISION COMMENT 

Urban Policy There are no strategic issues with what is 

proposed. Carpark assessment does not 

reference the Development Plan Table Sal/2 

carparking for the hotel.  

Development Engineering The proposed drainage/ site works plan 

prepared by MQZ is generally satisfactory.  

 

11. DEVELOPMENT DATA 

Site Characteristics Guideline Proposed 

Site Area Not stated 3,640m2 

Site Dimensions Not stated 33.2 m x109.7m2 

Site Gradient Not stated Generally level 

Easement Not applicable nil 

Design Characteristics  Guideline Proposed 

Site Coverage   

 Buildings only Qualitative provision only Approx. 1200m2 (33%) 

Building Height   

 Storeys Qualitative provision only Two-storey 

Set-backs   

 Primary street Qualitative provision only 6.0m 

 Secondary street Qualitative provision only 8.75m ( Dwelling 15 to Frost 

Road) 

 Side(s) Qualitative provision only 1.0m ( dwelling 1 to north 

property boundary) 

 Garage / Carport  Carports of dwellings 4, 7, 10 

and 13 to side boundary 

(5.5m overall length)  

Boundary Walls   

 Length < 10.0 m Walls to one side boundary 

for dwellings 

1,2,5,6,8,9,11,12,14 and 15 

 Height  Two-storey 
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Private Open Space   

Site Area >250m2 20% Dwellings 14 and 15 have 

POS > 20% 

 Site Area <250m2 35 m
2
 min 41.34m2 minimum for all 

dwellings 

 Dimensions > 4.0 m  

Car Parking & Access   

 Number of parks 1 covered+1 visitor / 

detached/semidetached 

dwelling  

1 undercover + 0.5 visitor/ 

group dwelling 

1 covered and 1 visitor space 

provided per dwelling. 

 Driveway width 6.0m for driveways that 

service >1 dwelling. 

Shared driveways will be 

4.82m wide at narrowest 

point 

 Garage door width 6.0m or 50% of allotment 

frontage 

Garage/carport doors will be 

less than the 6.0m or 50% 

requirement 

 Access gradient 1 : 5 Complies 

Affected Trees   

 Significant  n/a 

 Regulated   n/a 

Street Infrastructure   

 Crossover Nil New crossovers proposed. 

Existing crossovers made 

redundant by proposal should 

be removed and kerb 

reinstated. 

 SEP Nil None affected by the 

proposal 

 Electricity pole Nil None affected by the 

proposal 

 Telecommunication pit Nil None affected by the 

proposal 

 Trees Nil None affected by the 

proposal 

Flooding Qualitative provision only  

   

 

12. ASSESSMENT 

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

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

Development Plan, Consolidated 7
th

 January 2016.  The following reasons are given in 

support of this recommendation: 

 

a) The proposed residential development is on the periphery of the Commercial Zone 

adjacent existing residential development to the west and north of the site; 
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b) The proposal will not detrimentally impact on the ongoing operations of the Hotel and 

other existing uses within the Commercial Zone; 

c) The proposed residential development reinforces the residential character of Francis 

Road and will provide a buffer from existing hotel operations and the residential 

development on the northwest side of Francis Road; 

d) The Zone currently supports other forms of residential development within the zone 

on the southwest side of Frost Road. ( Independent living and serviced 

accommodation)  

 

Assessment 

 

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

Salisbury Council Development Plan and is described below under headings. 

 

An extract of the relevant sections and provisions of the Development Plan, Consolidated 7
th

 

January 2016 is contained within Attachment 6.   

 

The subject land is located within the Commercial Zone. 

 

The Commercial Zone has limited policies that apply for this site.  The policies generally 

support commercial and business uses that minimise adverse impacts on the amenity of the 

locality.  

 

Zoning and Land Use 
Commercial Zone 

 

Obj 1   A zone accommodating a range of commercial and business land uses.  

Obj 2  Development that minimises any adverse impacts upon the amenity of the locality within 

the zone.  

Obj3   Development that contributes to the desired character of the zone. 

 

The proposed development, being residential is at odds with Objective 1 and 3 in that it is not 

commercial or business related and does not contribute to the desired character of the Zone.  

That said it could be argued the proposed residential development achieves the requirements 

of Objectives 2 in that the development is adjacent a Commercial /Residential Zone boundary 

where the character appears mixed in use (residential and commercial) and not in the heart of 

the Commercial Zone. The proposed development reinforces the residential character of 

Francis Road and provides a buffer between the hotel’s operations and existing residential 

development on the northwest side of Francis Road, but introduces a new interface between 

the hotel use and residential use that is not separated by Francis Road, as is currently the case. 
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Principle of Development Control 1 of the Zone further identifies the following forms of 

development as being envisaged within the zone; 

 
PDC1  The following forms of development are envisaged in the zone:  

▪ bulky goods outlet  

▪ caravan park within Precinct 20 Globe Derby Park Commercial  

▪ consulting room  

▪ harness racing associated facilities within Precinct 20 Globe Derby Park Commercial  

▪ light industry  

▪ motel within Precinct 20 Globe Derby Park Commercial  

▪ motor vehicle related business other than wrecking yard  

▪ non-residential club  

▪ office  

▪ petrol filling station  

▪ service trade premises  

▪ shop with a gross leasable area less than 250 square metres (except in Precinct 20 

Globe Derby Park Commercial where shops should have a gross leasable area 2500 

square metres in area, with no single tenancy greater than 1500 square metres in area)  

▪ store 

▪ tavern/hotel within Precinct 20 Globe Derby Park Commercial  

▪ warehouse  

  

Residential development is not envisaged within the Commercial Zone. 

 
PDC 2 Development listed as non-complying is generally inappropriate. 

 

Under Procedural Matters within the Commercial Zone, a dwelling is deemed a non-

complying form of development. 

 

The proposed development is at variance with the above provision. That said, the impact of 

the proposed development on the function of the zone is not in my opinion fatal and at the 

lower range given the proposed development is on a zone boundary with existing residential 

development to the north and west.  The proposed residential development is not likely to 

have a detrimental impact on the ongoing operations of the hotel nor given it’s location, 

impact on other Commercial uses within the Zone. 

 

Interface between land Uses 

 

General Section “Interface between Land Uses” module  

 
Obj1 Development located and designed to minimise adverse impact and conflict between land uses. 

 

PDC2 Development should be sited and designed to minimise negative impacts on existing and 

potential future land uses desired in the locality.  

 

The proposed residential development will provide a buffer between existing residential 

development to the northwest and the operations of the existing hotel. The proposed 

residential development will not detrimentally impact on the operations of the Hotel as it will 

incorporate acoustic treatment to protect the residential amenity and enable the continued 

operation of the hotel.  (Refer to discussion under ‘Noise’). 
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PDC3 Development adjacent to a Residential Zone should be designed to minimise overlooking and 

overshadowing of adjacent dwellings and private open space.  

 

The proposed residential development will not detrimentally impact on residential properties 

on the northwest side of Francis Road. Dwelling 1 adjacent existing residential development 

to the northeast of the site will have minimal impact by way of overshadowing on the adjacent 

residential development. Side and rear windows on the upper floor will have minimum sill 

height of 1700mm above the finished floor level ensuring privacy is retained. 

 
PDC4 Residential development adjacent to non-residential zones and land uses should be located, 

designed and/or sited to protect residents from potential adverse impacts from non-residential 

activities.  

 

PDC 5 Sensitive uses likely to conflict with the continuation of lawfully existing developments and 

land uses desired for the zone should be designed to minimise negative impacts. 
 

The proposed dwellings will incorporate acoustic treatments that reduce the risk of occupiers 

being detrimentally impacted on by the adjacent hotel’s operations and activity in the carpark. 

 

In addition, a landscape strip is proposed adjacent the fence and between the carpark to the 

hotel. 

 

Contamination 

 

General Section “Hazards – Site Contamination” module; 

 
PDC 22 Development, including land division, should not occur where site contamination has 

occurred unless the site has been assessed and remediated as necessary to ensure that it is suitable 

and safe for the proposed use. 

 

The applicant proposes a residential development over what is currently bitumen carpark 

associated with the existing Lodge Hotel. 

 

A preliminary site investigation was undertaken by Ms. Lauren Harvey of Tierra 

Environmental P/L of the past history of the site to determine whether there was a likelihood 

of contamination on the site that would preclude the site from being developed for residential 

purposes. The desk top assessment concluded that the likelihood of contaminated fill was low. 

Contamination from asphalt laid over the land was however possible. (expected to be present 

sometimes) ( Refer Attachment 3 – Appendix D of the Statement of Effect) 

 

The statement whilst suggesting the risk is low, is not definitive in saying the site is suitable 

for residential development. The consultant has suggested that there could be minor 

contamination from the bitumen.  I do not believe the level envisaged would be fatal to the 

application. Given this a condition (reserved matter) is recommended requiring a report from 

a qualified Environment Engineer be submitted that investigates the level of contamination 

under the bitumen and provides a management plan for it’s removal.  

  



ITEM 5.1.2   

City of Salisbury  Page 171 

Development Assessment Panel Agenda - 22 November 2016 

 I
te

m
 5

.1
.2

  

  

Residential Character statement 

 

Whilst the proposed residential development is to be located within a Commercial Zone and 

not a Residential Zone, in considering the functional aspects of the proposed development,  

assessment should also consider the relevant Residential Zone and General Section Objectives 

and Principles of the Development Plan relating to residential 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 desired character statement does not apply to the subject land as it is in a commercial 

zone.  However, if the proposed development is to be approved, some consideration should be 

given to the form and density sought in the adjacent residential zone to ensure a level of 

consistent and compatibility of the Residential/Commercial zone interface. 

 
 

Density of Development 

 

Although not in a Residential Zone, the proposal provides an increase in density and an 

alternate dwelling type as envisaged by the Desired Character Statement.  The subject site is 

located within close proximity to public transport and facilities: 

 

 Public transport routes;  

Main North Road, Frost Road and Clayson Road support public transport routes 

which are within walking distance of the development site; 

 Public open space; 

Brahma Lodge Oval (290 metres)  and Cockburn Green (approximately 540 metres) 

are within walking distance of the subject site; 
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 Centres; 

Salisbury Town Centre, (approximately 2.8km), Northbri  Neighbourhood Centre 

(approximately 900metres) ,  Dansie Crescent Neighbourhood Centre (approximately 

800metres)  and Daphne Street Local Centre (approximately. 1.0km);  

 

 Schools; 

Salisbury Junior Primary School, (approximately 2.5km), Brahma Lodge Junior 

Primary School ( approximately 1.1 km), Madison Park Junior School (approximately 

1.0km) and Thomas More College ( approximately 2.4km). 

 

The proposed dwelling net density will be 41.2 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 low range of the medium density 

category. 

 

Medium density development in the form of two storey detached, semi-detached and group 

dwellings is clearly encouraged in the Residential Zone in locations close to public transport 

routes, public open space and centres.  This particular site, whilst not in a Residential Zone, 

is well serviced as described above. As such, the density proposed is considered to be 

acceptable.  Furthermore the dwelling types proposed are compatible with those envisaged 

within the adjacent Residential Zone. 

 

 

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). 

 

There is no building height maximum within the Commercial Zone. Buildings of up to four 

storeys in height are envisaged in the Residential Zone in appropriate locations.  The proposed 

development is two storey which is considered appropriate and in keeping with existing 

residential development in the immediate locality. 

 

Setbacks 

 

There are no minimum setback requirements for development within a Commercial Zone. 

 

General Section “Design and Appearance – Building Setbacks from Road Boundaries” 

module; 
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Front Setback 

 
 PDC 17 The setback of buildings from public roads should:  

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

buildings in the locality  

(b) contribute positively to the streetscape character of the locality  

(c) not result in or contribute to a detrimental impact upon the function, appearance or 

character of the locality. 

 

PDC 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.  

 

 

All dwellings to Francis Road will have a minimum setback of 6.0 metres, further back than 

the recently approved dwellings located northeast of the subject land.  The setback of 

dwelling 15 to the Frost Road property boundary is 6.75metres, a greater setback than the 

residential flat building on the northwest side of Francis Road opposite the proposed 

development.  Dwelling 15 will be well forward of the existing hotel which is located some 

16 metres from the Frost Road property boundary. As Frost Road will be the secondary street 

to dwelling 15, the proposed setback is deemed acceptable. 

 

The setback of the proposed dwellings to Francis Road enhances the appearance of the 

development from the street by allowing for landscaping between the building and property 

boundaries.  
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General Section “Residential Development –Street and Boundary Setbacks” module: 

 

Side and Rear Setbacks 

 

PDC 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.  

PDC 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. 

 

Dwelling 1, both levels, will be setback 1.0 metre from the northern property boundary.  This 

is at odds with the requirement of PDC 17 which requires the upper level to be set in further 

to reduce the visual impact of the dwelling from adjoining properties.  That said, the length of 

the wall is not excessive (12.5 metres) and will comprise face brick and texture painted power 

panel wall and window to provide visual interest. As the proposed dwelling is to the south-

west of the existing residential development adjacent the site, the proposal will have 

negligible overshadowing impact.  

 

Within the site, all dwellings with frontage to Francis Road and dwelling 4 have been 

designed with a zero setback on one side and at least 1.0 metre on the other side boundary.  

The built form to Francis Road provides an appearance of a residential development 

comprising both detached and semi- detached dwellings sympathetic to the existing  

residential development west and north of the site. 

 

Rear setbacks are consistent with recently approved residential development north of the site. 

 

On balance, the proposed setbacks are considered to be acceptable. 

 

 

Design and Appearance 

 

General Section “Design and Appearance” module 

 
Obj1 Development of a high architectural standard that responds to and reinforces positive 

aspects of the local environment and built form. 

PDC2  Buildings should be designed and sited to avoid creating extensive areas of uninterrupted 

walling facing areas exposed to public view.  

PDC3  Buildings should be designed to reduce their visual bulk and provide visual interest 

through design elements such as:  

 (a)  articulation  

 (b) colour and detailing  

 (d) design and placing of windows  

PDC12 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.  
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General Section “Residential Development - Design and Appearance” module 

PDC7  Where a dwelling has direct frontage to a street the dwelling should be designed to 

provide surveillance and address the street.  

PDC8  Entries to dwellings should be clearly visible from the streets that they front to enable 

visitors to identify a specific dwelling easily. 

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

built form to Francis Road that will complement and reinforce the predominant residential 

character of the street in the immediate locality whilst at the same time not detracting from the 

commercial nature (hotel) of the remainder of the subject land.  The built form to Francis 

Road will be two- storey and present as detached and semi-detached dwellings. 

 

Individual dwellings will be distinguished through differing form comprising vertical and 

horizontal elements, street setback, portico entry and window treatments, colours and 

materials finishes.  External materials will be a combination of face brick, rendered texture 

coated cladding and glass.  A low pitched colorbond roof is proposed for each dwelling 

reducing the perception of visual bulk. 

 

All dwellings with frontage to Francis Road will enable surveillance of the street through 

windows from both ground and upper levels.  Doorways will be clearly identified from 

Francis Road.  

 

Details of the finishes can be found within Attachment 1 – external elevations 

 

As stated earlier in the report the proposed development has been designed to appear to 

Francis road as a residential development comprising two storey detached and semidetached 

dwellings in a form and with finishes that will provide visual interest. 

 

The development is of a high architectural standard reinforcing the residential character of 

Francis Road. The proposed development introduces a new scale and form of development 

into the locality that is considered acceptable.  

 

Noise 

 

General Section “Residential Development - Noise” module: 

 
PDC 32 Residential development close to high noise sources (eg major roads, railway lines, tram 

lines, industry, and airports) should be designed to locate bedrooms, living rooms and 

private open spaces away from those noise sources, or protect these areas with 

appropriate noise attenuation measures. 

 

The applicant engaged the services of Jason Turner of Sonus to prepare an Environmental 

Noise Assessment Report to determine the extent of acoustic treatments required to the 

proposed dwellings to enable, the continued unimpeded operations of the Hotel and provide a 

reasonable level of residential amenity within the proposed dwellings. 
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The Engineer concluded that with the incorporation of specific building constructions, as 

outlined in the report, the noise from all sources at the hotel will achieve the requirements of 

the Environment Protection ( Noise) Policy 2007 and noise from music will achieve the EPA 

Guidelines – Music noise from indoor venues and the South Australian Planning System –

July 2015. Refer Attachment 3 –  Statement of Effect Appendix E 

 

The requirements of the Acoustic report are critical to the mitigation of the interface and it is 

recommended that these requirements are reinforced by conditions of approval.  

 

Overshadowing 

 

General Section “Residential Development- Overshadowing” module:  

 

PDC11  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.  

PDC12  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. 

The proposed development is to the south west of the adjacent existing two-storey residential 

development. Dwelling 1 of the proposed development is the nearest dwelling and will have 

minimal detrimental impact (from mid afternoon) by way of overshadowing on Units 1 and 3 

of the adjacent residential development. Dwellings 1 and 2 create more overshadowing on 

their own private open space than the proposed development. 

 

The development generally satisfies the requirements of the above Principles of Development 

Control. 

 

Visual Privacy 

 

General Section “Residential Development- Visual Privacy ” module; 

 

PDC29  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 side and rear windows to habitable rooms will have a minimum sill height of 

1.7m above upper floor level.   

 

The proposal satisfies the requirements of the Principle of Development Control. 
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Car Parking 

General Section “Residential Development” module: 

PDC39  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  

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

all times. 

 

General Section “Transportation and Access” module: 

PDC32  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 the residential development; 

 

 Detached and semi detached dwellings is; 

   2 spaces per dwelling, 1 of which is covered 

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

 

The proposed development will provide two carparking spaces, one covered space and one 

visitor space per dwelling. Car parking associated with the proposed development complies 

with the requirements of Table Sal/2.   

 

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

parking spaces for the Lodge Hotel: 

 

Hotel  

Public bar  

 

Lounge or beer garden  

 

Gaming room  

 

1 space per 2 square metres of floor area 

available to the public  

1 space per 6 square metres of floor area 

available to the public  

1 space per 2 machines  

 

The Lodge Hotel supports a main bar, lounge areas, TAB and sports bar areas, a gaming 

room, beer gardens, bistro, drive through and bottle shop together with service areas and 

amenity areas. The number of carparks that would be required to satisfy Table Sal/2 is 186, 
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compared to the 121 that are proposed to be provided.  The carparks will be accessed via the 

existing driveways.  Some alteration to the existing car park is required and as a result of 

these alterations, 21 additional car parking spaces will be provided for the hotel.  The existing 

hotel carpark layout and the proposed hotel car park layout are provided in Attachment 1. 

 

The applicant engaged the services of Phil Weaver, Consultant Traffic Engineer to review the 

parking and manoeuvring arrangements of the proposed development and considered whether 

adequate onsite carparking remained for the Hotel. The report considered the requirements of 

Table Sal/2 relating to hotels and concluded through surveys conducted during peak trading 

periods of the hotel that, whilst not complying with the requirements of Table Sal/2, the 

reduced capacity of the carpark will be more than adequate to meet the peak parking demands 

of the hotel. The report by Phil Weaver can be found at the end of Attachment 3. 

 

Access and Manoeuvring 

 

General Section “Residential Development – Carparking and Access” module: 
 

PDC38  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. 

 

Eleven of the fifteen dwellings will have direct vehicle access to Francis Road.  Two common 

driveways are proposed, each servicing two dwellings. The common driveways will have a 

width of 6.12 metres at the street property boundary narrowing to 4.82 metres before 

widening to 9.23 metres at the rear of the site to enable vehicles to enter and exit carparking 

spaces for the rear group dwellings in a forward motion.  

 

Whilst at the narrowest point two way vehicle movement is possible, although extremely 

difficult, it is more likely passing will occur within the 6.12m metre wide driveway area at the 

street front.  

 

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 to enter and exit the site in 

a forward direction consistent with Principle of Development Control 38.   

 

Phil Weaver, Consultant Traffic Engineer in his report reviewed the parking and manoeuvring 

arrangements of the proposed development. The consultant concluded that adequate onsite 

carparking would be provided in a safe manner and the volume of traffic generated by the 

proposed residential development will not adversely impact on the adjoining road network. 

 

The proposal complies with the requirements of the above Principle of Development Control. 

  



ITEM 5.1.2   

City of Salisbury  Page 179 

Development Assessment Panel Agenda - 22 November 2016 

 I
te

m
 5

.1
.2

  

Private Open Space 

 

General Section “Residential Development-Private Open Space” module: 

 

PDC24  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.  

 

All proposed dwellings have access to an area of private open space in the rear yard, directly 

accessible from the rear living area. 

 

Thirteen of the fifteen dwellings will have site areas less than 250m2. All of these dwellings 

provide open space in excess of the 35m2 required in the above provision. 

 

The remaining two dwellings will have site areas greater than 250m2. Private open space 

associated with both dwellings exceeds the 20% minimum required by the above provision. 

 

The proposal satisfies the requirements of the above Principle of development Control. 

 

 

Site Facilities and Storage 

 

General Section “Residential Development- Site facilities and storage” module: 

 

PDC28  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. 

 

No details have been provided with regards the location of letterboxes facilities. Letterboxes 

servicing the group dwellings could be provided adjacent the common driveway / Francis 

Road property boundary. 
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No details on the plan have been provided regarding on site bicycle parking facilities. Mr 

Fabian Barone, Planning Consultant has indicated that provision could be made within the 

garage or under the carports.  I agree with this view. 

 

Domestic rubbish bins for each dwelling will be accommodated within the rear yards. 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 proposed development complies with the requirements of the above Principle of 

Development Control  

 

Landscaping 

 

General Section “Landscaping, Fences and Walls” module; 

 
PDC1  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 and rear of the dwellings and on 1 side of the 

common driveways as detailed in the landscape plan prepared by Yardstick Landscape 

Services contained in attachment 1.  The proposed landscaping will enhance the streetscape 

appearance and soften the overall appearance of the development. 

 

13. CONCLUSION 

The applicant seeks approval to construct fifteen (15) two-storey dwellings with associated 

carparking independent of the existing Lodge Hotel at 1572-1582 Main North Road, Brahma 

Lodge. The proposed residential development is non-complying form of development within 

a Commercial Zone. 

 

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

provisions of the Salisbury Council Development Plan.  In summary, the assessment found 

that: 

 

a) The residential development whilst non- complying  in nature, is an acceptable 

form of  development on the subject site given that it is to be located on the 

periphery of the Commercial Zone, adjacent residential development and will act as 



ITEM 5.1.2   

City of Salisbury  Page 181 

Development Assessment Panel Agenda - 22 November 2016 

 I
te

m
 5

.1
.2

  

a buffer between existing residential development on the north west side of Francis 

Road and the Hotel and its subsequent operation;  

b) The proposed residential development will not unduly impinge on the lawful 

operations of the existing Hotel; 

c) Adequate onsite carparking will remain for the Hotel, should the residential 

development proceed; 

d) Vehicle access to the hotel off Frost Road and the Service Road will be unaffected 

and adequately service the hotel;  

e) The proposed residential development is in a range of forms that  would be clearly 

envisaged within the adjacent Residential Zone, if located in such zone; 

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

routes, public open space, schools and centres; 

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

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

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

to habitable rooms; 

j) Overshadowing to adjoining properties north east of the site will be minimal; 

k) Acoustic treatments proposed for the dwellings will enable, the continued 

unimpeded operations of the hotel and provide a reasonable level of residential 

amenity within the proposed dwellings. 

 

Accordingly, it is recommended that Development Plan Consent be granted with conditions 

and Council seek the concurrence of the Development Assessment Commission. 

 

 
 

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 Development Plan – Consolidated 7
th

 January 2016. 

 

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

GRANTED to application number 361/11/2016/NA for FIFTEEN (15) TWO-STOREY 

DWELLINGS WITH ASSOCIATED CARPARKING INDEPENDENT OF EXISTING 

HOTEL (NON-COMPLYING DEVELOPMENT) 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: 

 

Reserved Matters: 

 

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

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

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

 

1. The applicant shall engage a qualified Environmental Engineer to carry out further 

testing of soil under the existing bitumen hardstand on the subject site to determine 

the level of contamination that may exist and prepare a management plan for its 

removal if so required. The report is to be prepared to the reasonable satisfaction of 



ITEM 5.1.2   

Page 182 City of Salisbury 

Development Assessment Panel Agenda - 22 November 2016 

 I
te

m
 5

.1
.2

  

Council and shall be submitted to Council for approval prior to Development Act 

1993Approval being granted.   

 

Development Plan Consent Conditions 

 

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

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

otherwise varied by the conditions herein: 

 

Drawing No. Plan Type Date Prepared By 

0901-291-

PA01 

Locality and 

perspectives 

2.09.2016 Studio Nine 

Architects 

0901-291-

PA02 

Site Plan 31.10.2016 Studio Nine 

Architects 

0901-291-

PA07 Rev A 

Car Park Plan 09.11.2016 Studio Nine 

Architects 

0901-291-

PA03 Rev.3 

Floor Plan 2.09.2016 Studio Nine 

Architects 

0901-291-

PA04 Rev.1 

External Elevations 1 2.09.2016 Studio Nine 

Architects 

0901-291-

PA05 Rev 1 

External Elevations 2 2.09.2016 Studio Nine 

Architects 

Not Stated Amended Traffic and 

Parking Review 

10 November 

2016 

Phil Weaver and 

Associates 

Not Stated Statement of Effect 

and attachments 

September 2016 Masterplan 

Not Stated Civil report and 

details 

5 September 

2016 

MCZ Consulting 

Engineers 

SK01 Landscaping Plan 6 September 

2016 

Yardstick 

Landscaping 

Services P/L 

Not Stated Preliminary Site 

Investigation 

23 August 2016 Tierra 

Environment 

S4882C1 Environmental Noise 

Report 

September 2016 Sonus 

 

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

   submitted plans. 

 

2. 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. 
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3. 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 

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

 

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

   that maintains and enhances the amenity of the locality. 

 

4. The remaining carpark of Lodge Hotel, not affected by the proposed development, 

shall be re-line marked in accordance with the relevant Australian standard, clearly 

identifying individual carparking bays and driveways.  Driveways and carparking 

areas shall be established prior to the approved use commencing and maintained at all 

times to the satisfaction of Council. 

 

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

   that maintains and enhances the amenity of the locality. 

 

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. 

 

6. The proposed development shall incorporate the noise attenuation measures outlined 

in the Environmental Assessment Report S4882C1 prepared by Jason Turner of Sonus 

and dated September 2006 submitted with the Statement of Effect. 

 

Reason:  To protect the amenity of future dwelling occupiers. 

 

7. Prior to Approval being granted, the applicant shall submit a final landscape plan to 

Council for Approval.  The landscaping plan shall provide: 

 

a) Location of all proposed landscape plantings; 

b) Species of all landscaping to be used; 

c) Landscaped buffer on the hotel side of the new dividing fence (between the hotel 

and residential development); 

d) A mix of shade trees, shrubs and groundcovers; 

e) An appropriate irrigation system. 

 

Once approved, the designated landscaping areas 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 at all times.  All landscaping is to be completed 

prior to the commencement of use. 

 

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

   and environmental amenity of the locality. 
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Advice Notes 

 

1. The applicant shall ensure that any proposed driveway shall be built a minimum of 1m 

away from any public infrastructure or services and 2.5m away from any Council 

street tree, otherwise the applicant shall pay for the full cost of relocation of these 

items. Such works may include but are not limited to light poles, pram ramps and 

stormwater entry pits.   

 
 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 09.11.16 04.11.16     
 

ATTACHMENTS 

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

1. Proposal Plans  

2. Supporting Documentation  

3. Statement of Effect and Traffic and Carparking Assessment Report  

4. Notice of Category 3 Notification and Representations  

5. Applicant's Response to Representations  

6. Relevant Development Plan Extracts, Consolidated 7th January 2016   
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