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 AGENDA 

FOR DEVELOPMENT ASSESSMENT PANEL MEETING TO BE HELD ON 

24 JANUARY 2017 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 

Development Officer – Planning, Mr C Carrey 

Development Officer – Planning, Ms K Thrussell 

  

APOLOGIES  

LEAVE OF ABSENCE    

PRESENTATION OF MINUTES 

Presentation of the Minutes of the Development Assessment Panel Meeting held on 13 

December 2016.  
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REPORTS 

Development Applications 

5.1.1 361/2086/2016/2T ................................................................................................. 13 

 Removal of a Regulated Tree on Road Reserve Adjacent 27 Andrew Smith 

Drive, Parafield Gardens for City of Salisbury  

5.1.2 361/2237/2016/2T ................................................................................................. 83 

 Removal of a Regulated Tree on Road Reserve Adjacent 58 Canterbury 

Drive, Salisbury Heights for City of Salisbury 

5.1.3 361/1219/2016/NB .............................................................................................. 141  

 Change of use (unit 7) to place of worship for temporary period of five (5) years 

(non-complying development) at Unit 7, 38-50 Barndioota Road, Salisbury Plain 

for Omega Fire Ministries International Inc. 

 

OTHER BUSINESS   

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 

13 DECEMBER 2016 

 

MEMBERS PRESENT 

Mr D Wallace (Presiding Member) 

Mr R Bateup 

Ms L Caruso 

Ms S Johnston 

Mr G Reynolds 

Mr S White  

 

 

STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos  

Team Leader – Planning, Mr A Curtis 

Development Officer – Planning, Mr C Carrey 

Principal Planner, Mr G Pantelos 

Planning Consultant, Mr D Starr 

  

The meeting commenced at  6:00 pm. 

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

overview of the meeting procedure and role of the Panel. 

 

APOLOGIES  

Apologies were received from Mr J Watson. 

PRESENTATION OF MINUTES 

 The Panel resolved that: 

The Minutes of the Development Assessment Panel Meeting held on 22 November 

2016, be taken and read as confirmed. 
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REPORTS 

Development Applications 

5.1.1 361/1258/2016/2B 
 

 Concrete batching plant incorporating 13 metre high cement storage silo and acoustic 

wall in association with existing concrete production facility (industry) at 39-45 

Maxwell Road, Pooraka, SA 5095 for Holcim Pty Ltd 

  

 

Hearing commenced at 6:03 pm. 

 

 

REPRESENTORS 

 

R & L Thalbourne, spoke to their representation. 

 

 

APPLICANT’S RESPONSE 

 

Damien Richards, National Operation and Engineering Manager, appeared on behalf of 

the applicant, Holcim. 

 

Simone Fogarty, GHD Planning Consultant, appeared on behalf of the application, 

Holcim. 

 

 

Hearing concluded 6:32 pm. 

 

 

Mr R Bateup moved, and the Panel resolved that: 

 

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

Salisbury Council Development Plan – Consolidated 5 May 2016. 

 

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

Consent is GRANTED to application number 361/1258/2016/2B for Concrete 

batching plant incorporating 13 metre high cement storage silo and acoustic 

wall in association with existing concrete production facility (industry) in 

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

to the following conditions: 

 

Reserved Matters: 

 

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

the Manager – Development Services, as delegate of the Development 

Assessment Panel, as Reserved Matters under Section 33(3) of the Development 

Act 1993: 
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1. The Applicant shall submit to Council for Approval, a detailed landscaping 

schedule which shall include the following: 

a) Provide for a mix of shade trees, shrubs and groundcovers 

b) Provide for screening trees and shrubs, achieving a height of at least 4m 

at maturity, adjacent to the acoustic wall (i.e. between the wall and 

Bridge Road) 

c) Designate the location for all landscaping areas (existing and proposed) 

d) Provide for an appropriate irrigation system 

 

2. The Applicant shall submit to Council for Approval, a detailed final design 

for the acoustic wall which shall include finishes, colours and surface 

treatments. 

 

 

Development Plan Consent Conditions 

 

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

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

except where otherwise varied by the conditions herein: 

 

Drawing No. Plan Type Date Prepared By 

HOL-774-001 

Revision F 

 

Site Plan Received 

stamped 

25/11/2016 

Holcim 

HOL-774-006 

Revision C 

Batch Plant Site Plan Received 

stamped 

25/11/2016 

Holcim 

HOL-777-008 Mobile 15 GA - 

Elevation 

Received 

stamped 

29/06/2016 

 

Holcim 

HOL-774-009 Mobile 15 – GA - 

Plan 

Received 

stamped 

29/06/2016 

Holcim 

Drawing 1 – 

Revision A – 

Project 774 

Batching Plant 

Pavement Plan 

Received 

Stamped 

26/10/2016 

Holcim 

HOL-990-01 

Revision C 

Admixture Tank 

Container Layout 

Received 

stamped 

29/06/2016 

Holcim 

GHD Planning 

Report 

‘Concrete 

Batching Plant 

– Planning 

Application’ 

 

 

 

Planning Report and 

associated appendices 

28 June 2016 GHD 
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Response to 

the 

Environment 

Protection 

Authority 

Request for 

Additional 

Information 

Response letter and 

associated appendices 

26 October 2016 Holcim 

Response to 

Public 

Submissions 

Response letter and 

associated appendices 

26 October 2016 Holcim 

 

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

  submitted plans. 

 

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

during construction period and during operation so as not to cause nuisance to 

adjoining residents 

 

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

  operation of the site. 

 

3. Measures shall be employed to minimise dust emission from all proposed 

hardstand areas.  Any material spills shall be immediately removed and the 

affected area hosed down with water. 

 

   Reason:  To minimise dust emissions from the site.  

 

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

the hours of 7.00am to 6.00pm Monday to Saturday 

 

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

 

5. Except where varied by Development Plan Condition 23 (as directed by the 

EPA) the approved use operating times shall be limited Monday to Friday 

6.00am to 6.00pm and Saturday 7.00am to 2.00pm with no activity on Sundays 

and Public Holidays 

 

Reason: To limit the effect of nuisance to residents living in the locality. 

 

5. Prior to operation, the acoustic wall must be fully constructed on the subject 

land. 

 

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

 

7. The acoustic wall shall be maintained in good repair at all times to the 

reasonable satisfaction of Council.  All graffiti is to be removed within 24 

hours. 

 

Reason: To maintain the visual amenity of the locality. 
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8. The designated landscaping areas shall be planted with shade trees, shrubs and 

ground covers as appropriate to complement the approved buildings and site 

layout and achieve a high level of amenity.  Trees and screening shrubs shall be 

located to obscure views of large blank walls and less attractive elements of the 

development.  All landscaping shall be maintained (including the replacement 

of diseased or dying plants and the removal of weeds and pest plants) to the 

reasonable satisfaction of Council.  All landscaping is to be completed within 3 

months of the approved use commencing. 

 

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

  and environmental amenity of the locality. 

 

9. Outside lighting shall be restricted to that necessary for security purposes only 

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

adjacent occupiers or distraction to drivers on adjacent public roads. 

 

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

  adjoining occupiers or road users thereby reducing the amenity of the 

  locality and/or making road use unsafe. 

 

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

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

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

nuisance or inconvenience from noise or fumes. 

 

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

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

  locality. 

 

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

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

the subject land. 

 

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

  disruption  of danger to vehicles on adjoining public roads. 

 

Conditions Directed by the Environment Protection Authority (EPA) 

 

12. All stockpiles of raw materials must be located within storage bunkers and 

stored below the height of the bunker walls in order to minimise dust effects 

from prevailing winds. 

 

 Reason: EPA Directed Condition 

 

13. Sprinklers must be installed and utilised on the bunker walls as required to keep 

the material damp 

 

Reason: EPA Directed Condition 
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14. Prior to operation, the weigh hopper must be roofed and enclosed on three sides 

to minimise dust during the loading of sand and aggregate and the cement 

hopper must be fitted with a filter to capture cement dust 

 

Reason: EPA Directed Condition 

 

15. Prior to operation, the storage silos must be fitted with a filter to eliminate dust 

emissions whilst filling. 

 

Reason: EPA Directed Condition 

 

16. The storage silos must be fitted with high level visible and audible alarms, to 

guard against overfilling and be fitted with an automatic delivery shutdown and 

test capability. 

 

Reason: EPA Directed Condition 

 

17. All stormwater must be captured within the batching area and reused within the 

concrete batching process. 

 

Reason: EPA Directed Condition 

 

18. Prior to operation, the truck washout pits and settlement ponds must be concrete 

lined. 

Reason: EPA Directed Condition 

 

19. All truck barrel washwater must be directed to the wastewater collection 

system. 

 

Reason: EPA Directed Condition 

 

20. Solid waste must be stored in a concrete-lined bay for drying and all leachate 

must be directed to the wastewater collection system. 

Reason: EPA Directed Condition 

 

21. Chemical liquids must be stored within a bunded area with a capacity of at least 

120% of the net capacity of the largest container and be designed and 

constructed to prevent the escape of material into surface or underground water 

resources. 

 

Reason: EPA Directed Condition 

 

22. Prior to operation, all recommended acoustic treatment measures listed on page 

9 of the report titled Environmental Noise Assessment (prepared by Sonus, 

dated 23 June 2016, reference S4788C5) must be constructed. 

 

Reason: EPA Directed Condition 
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23. Concrete mixer truck activities at the hardstand area must only occur after 7am. 

 

Reason: EPA Directed Condition 

 

24. Prior to operation, the acoustic treatment measures detailed in the letter from 

Sonus to GHD dated 20 October 2016 must be constructed (reference: 

S4788C7). 

 

Reason: EPA Directed Condition 

 

25. The acoustic wall must be constructed to the extent indicated in Figure 1 of the 

letter from Sonus to GHD dated 20 October 2016 (reference: S4788C7) and in 

accordance (i.e. height and acoustic performance) with Appendix D of the letter 

from Holcim to the EPA dated 26 October 2016. 

 

Reason: EPA Directed Condition 

 

 

Advice Notes  

 

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

the subject property from previous approvals that remain active. 

 

2. A clearance separation area should be provided between opposing flows of 

material delivery to the storage bins (on the northern side of the proposed batch 

plant) and trucks moving into the loading positions within the batch plant. 

 

3. A Standard Operating Procedure (SOP) should be implemented to support the 

behavior of staff and/or contractors using the batch plant area to ensure caution 

is taken when a vehicle can leave the loading bay while a vehicle is in the 

material storage area (or vice versa). 

 

 

Environment Protection Authority 

 

2. The applicant is reminded of its general environmental duty, as required by 

Section 25 of the Environment Protection Act 1993, to take all reasonable and 

practicable measures to ensure that the activities on the whole site, including 

during construction, do not pollute the environment in a way which causes or 

may cause environmental harm. 

 

3. An environmental authorisation in the form of a licence is required for the 

operation of this development. The applicant is required to contact the 

Environment Protection Authority before acting on this approval to ascertain 

any changes to current licensing requirements. Information on applying for a 

licence (including licence application forms) can be accessed here: 

http://www.epa.sa.gov.au/business_and_industry/applying_for_a_licence 

 

 

 

http://www.epa.sa.gov.au/business_and_industry/applying_for_a_licence
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4. A licence may be refused where the applicant has failed to comply with any 

conditions of development approval imposed at the direction of the 

Environment Protection Authority. 

 

5. The EPA's Guidelines for Bunding and Spill Management provide assistance 

with appropriate design and management of bunded areas and can be obtained 

from: http://www.epa.sa.gov.au/files/47717_guide_bunding.pdf 

 EPA information sheets, guidelines documents, codes of practice, technical 

bulletins etc can be accessed on the following web site: 

http://www.epa.sa.gov.au 

 

 

5.1.2 361/1549/2016/3B 
 

 Place of Worship and associated activities and a cemetery, carparking, landscaping and 

stormwater arrangements. at 256-258 Bridge Road, Pooraka for Shia Community of 

South Australia 

  

Hearing commenced at 6:54 pm. 

 

 

REPRESENTORS 

 

Cr D Bryant spoke on behalf of Mrs Phillips and Ms Higgins, residents of retirement 

village, on behalf of their representation. 

 

Cr S Reardon spoke to their representation. 

 

CJ Byster and RP Byster spoke to their representation. 

 

A Eldridge, spoke to their representation. 

 

A Linscott, spoke to their representation. 

 

K Bennett, spoke to their representation and petition. 

 

S Burgess, Concerned Citizens South Australia Inc., spoke to their representation. 

 

V Tipping represented JP Tipping, and spoke to their representation. 

 

 

APPLICANT’S RESEPONSE 

 

Lou Fantasia, Planning Consultant, spoke on behalf of the applicant. 

 

Paul Simons, Tonkin Consulting, spoke on behalf of the applicant. 

 

Jack Horan, Tonkin Consulting, spoke on behalf of the applicant. 

 

Samantha West, Tonkin Consulting, spoke on behalf of the applicant. 

 

http://www.epa.sa.gov.au/files/47717_guide_bunding.pdf
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Hearing adjourned at 7:56 pm. 

 

Hearing resumed at 8:02 pm. 

 

Hearing concluded at 8:26 pm. 

 

 

The Presiding Member asked people in the gallery that were disrupting the meeting to 

leave the meeting at 8:37pm. 

 

 

Mr R Bateup moved, Ms S Johnston seconded, and the Panel resolved: 

 

A. That consideration of the application be deferred to enable the applicant to 

 provide further information in relation to: 

 

 An alternative location(s) for the proposed playground. 

 Provision for overflow parking for peak demand periods. 

 Validation of existing traffic volumes and currency of traffic data. 

 

  

OTHER BUSINESS  

 

5.2.1 Status of Current Appeal Matters and Deferred Items 

 No updates. 

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 24
th

 January 2017. 

 

 

The meeting closed at 8:57 pm. 

PRESIDING 

MEMBER……………………………………….. 

 

DATE……………………………………………. 
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ITEM 5.1.1 

DEVELOPMENT ASSESSMENT PANEL   

DATE 24 January 2017 

APPLICATION NO. 361/2086/2016/2T 

APPLICANT City of Salisbury 

PROPOSAL Removal of a Regulated Tree on Road Reserve 

LOCATION Adjacent 27 Andrew Smith Drive, Parafield Gardens, SA 5107 

CERTIFICATE OF N/A 

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: Four (4) 

Referrals - Statutory Nil 

Referrals – Internal Independent arborist report 

Development Plan Version Salisbury Council Development Plan  

Consolidated 7 July 2016  

Assessing Officer Chris Carrey, Development Officer, City Development 

Recommendation Refuse Development Plan Consent 

Meeting Date 24 January 2017 

2. REPORT CONTENTS 

Assessment Report 
 

Attachment 1: Supporting Documentation 

Attachment 2: Notice of Category 2 Application and Copies of Representations 

Attachment 3: Independent Arborist Report 

Attachment 4: Relevant Development Plan Provisions  
 

3. EXECUTIVE SUMMARY 

Council’s Tree Services Staff have lodged a development application for removal of a street 

tree that is a Regulated Tree known as a Eucalyptus sideroxylon (Iron Bark) adjacent 27 

Andrew Smith Drive, Parafield Gardens. 
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This report has assessed the request for removal of the tree against the Development Plan and 

has concluded that there is no basis to warrant removal, having regard to the health, structure 

and appearance of the tree. 

 

Accordingly, this report recommends that Development Plan Consent be refused. 

4. BACKGROUND 

An initial request for the removal of the tree was made in early/mid 2016 by Mrs Anna 

Harward, the tenant of 27 Andrew Smith Drive, Parafield Gardens who raised concerns 

regarding the dropping of tree litter, safety concerns related to the dropping of limbs and 

health concerns of her husband which affect their ability to manage the property.   

 

Council’s Tree Services inspected the tree and subsequently arranged for an independent 

contractor to inspect and treat the tree for termites.  Termite treatment was carried out on 11 

July 2016.   

 

Based on their inspection and the results of the termite assessment, Council’s Tree Services 

Section considered the tree to be structurally sound.  However, the request for removal of the 

tree was considered at Council’s Tree Removal Committee on 14 September 2016 and 

consistent with their internal procedures, they considered that the request for removal of the 

tree satisfied Clause 12 under the City of Salisbury’s Tree Removal Criteria as follows: 

 

Genuine Hardship 

a. The person/resident is receiving HACC or a community care service; or 

b. The persons/resident does not have the functional ability to relieve the nuisance 

caused by the tree; or 

c. The person/resident is aged or frail and has moderate, severe or profound disabilities 

which prevent them from relieving the nuisance caused by the tree; or 

d. The person/resident is a carer of a person that meets the above criteria 

 

Due to the tree being a regulated tree with a circumference of 2.67m at 1m above ground 

level, Council’s Tree Services staff lodged a development application on 21 October 2016 

requesting removal of the tree under the Development Act 1993.   

5. SUBJECT SITE 

The site of the development comprises road verge adjacent 27 Andrew Smith Drive, Parafield 

Gardens.  The road reserve in this location is approximately 20m wide with the formed road 

carriageway being about 13m, constructed of bitumen and having concrete kerb and channel 

on both sides.  Andrew Smith Drive has a 50km/h speed limit, single lanes in both directions 

with painted cycle lanes on both sides of the carriageway. 

 

The subject tree is a Eucalyptus sideroxylon (Iron Bark), located on the northern side of 

Andrew Smith Drive, approximately 0.5m west of the existing crossover serving 27 Andrew 

Smith Drive and very close to the back of the kerb. 

 

Photos of the tree are provided below. 
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Photo 1: Looking east toward the tree on Andrew Smith Drive 

 

 
Photo 2: Looking north-east toward the tree from the Andrew Smith Drive junction with 

Hemming Street 
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Photo 3: Looking west toward the tree on Andrew Smith Drive 

 

 
Photo 4: Looking west toward the tree on Andrew Smith Drive 
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6. LOCALITY 

A locality plan and contextual plan are provided below. 

 

Locality Plan – Aerial 

 

 
Source: NearMap 

 

Legend  

 

Subject tree 

 

  



ITEM 5.1.1   

Page 18 City of Salisbury 

Development Assessment Panel Agenda - 24 January 2017 

 I
te

m
 5

.1
.1

  

 

Locality Plan – Cadastre 

 

 
Source: Dekho 

(Note: 2 representations were received from 27 Andrew Smith Drive) 

 

Legend  

 

Subject tree 

 Locality boundary 

 Properties notified  

 
Representor 
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Contextual Plan: 

 

 
Source: Dekho 

(Note: 2 representations were received from 27 Andrew Smith Drive) 

 

Legend  

 

Subject tree 

 Locality boundary 

 Properties notified  

 
Representor 

 

7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The application seeks removal of a Eucalyptus sideroxylon (Iron Bark).  The subject tree has a 

height of about 21m, a trunk circumference of 2.67m at 1m above ground level and has a 

canopy spread south of 8.8m, north of 7.7m, west of 9m and east of 10m. 

 

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

8. CLASSIFICATION 

The site is located within the Residential Zone under the Salisbury Council Development 

Plan, Consolidated 7 July 2016.  Removal of a Regulated Tree is neither listed as being a 

Complying or Non-complying form of development in the Residential Zone.  On this basis, 

the Application shall be assessed “on-merit” against the Development Plan. 
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9. PUBLIC NOTIFICATION 

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

development under the Residential Zone.  However, under the Development Regulations 

2008, Schedule 9, Part 2, Clause 25 states that: 

 
25 Except where the activity is undertaken under Section 54A of the Act, any development which 

 comprises a tree-damaging activity in relation to a regulated tree on land owned or occupied by 

 a council where the council is the relevant authority in relation to the development. 
 

Therefore, the application must be a Category 2 form of development. 

 

The Category 2 public notification period took place between 26 October and 11 November 

2016.  Five representations were received within that period, all supporting removal.  Their 

names and addresses are listed below: 

 

Representations received 

Representations received Wish to be Heard 

1 Julie Harward 

27 Andrew Smith Drive 

Parafield Gardens SA 5107 
√ 

2 John & Judith Allman 

32 Andrew Smith Drive 

Parafield Gardens SA 5107 
√ 

3 Maria Lucas Tago 

29 Andrew Smith Drive 

Parafield Gardens SA 5107 
√ 

4 Brad & Anna Harward 

27 Andrew Smith Drive 

Parafield Gardens SA 5107 
√ 

5 James & Jenelle King 

31 Andrew Smith Drive 

Parafield Gardens SA 5107 
No 

Copies of the representations are contained in Attachment 2.  The content of the 

representations are summarised in the table below.  A response to the representations was not 

received from Tree Services staff. 

 

Summary of Representations 

Julie Harward, 27 Andrew Smith Drive, Parafield Gardens 

 The positioning of the tree and the size of the trunk obscures our vision when 

reversing out of the property and may cause a traffic accident 

 The tree drops branches on to the property and road verge creating an unsightly mess 

 Clearing of the dropped branches is a financial burden 

John & Judith Allman, 32 Andrew Smith Drive, Parafield Gardens 

 The tree poses a risk to the safety of residents at 27 Andrew Smith Drive and to other 

parked cars, pedestrians especially at school pick up/drop off times 

 The tree previously dropped one major branch which blocked Andrew Smith Drive 
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Maria Lucas Tiago, 29 Andrew Smith Drive, Parafield Gardens 

 The tree poses a risk to pedestrians and traffic due to falling branches 

 Falling branches/litter block road drains 

Brad & Anna Harward, 27 Andrew Smith Drive, Parafield Gardens 

 The tree poses a risk to our safety, as well as to pedestrians and traffic 

 We have witnessed school children slipping on fallen leaf litter and trip over the 

footpath which has been lifted by the tree roots 

 The tree has previously dropped a large limb 

 Branches may fall on children/parents/cars during school pick up and drop off times 

 Tree litter is unsightly 

 The root system of the tree has damaged stormwater drains 

 We have had to replace roof gutters and install gutter guard due to the falling tree litter 

James & Jenelle King, 31 Andrew Smith Drive, Parafield Gardens 

 Removal of the tree would benefit our neighbours at 27 Andrew Smith Drive and 

make their life easier without leaves dropping into their gutters and on their lawn 

10. REFERRALS – STATUTORY 

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

Regulations 2008. 

11. REFERRALS – INTERNAL 

A report was sought by Council from an independent arborist, Symatree, for the purpose of 

providing a detailed assessment of the health and structure of the tree.  A copy of the 

independent report is contained under Attachment 3.  This report concluded that: 

 

- The subject tree is in good health, displays no notable defects and does not constitute 

a material risk to persons or property of significant value 

- Applying the International Society of Arboriculture tree risk assessment method, a low 

risk rating was determined 

- The subject tree provides a high level of amenity to the locality and pruning options 

are available 

- The subject tree is worthy of retention 

Further analysis of the Symatree report is contained under the assessment section of this 

report. 

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.   
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Assessment 

 

A detailed assessment of the application has taken place against the relevant provisions of the 

Salisbury Council Development Plan and is described below under headings. 

 

An extract of the relevant Development Plan, Consolidated 7 July 2016, is contained in 

Attachment 4.  The relevant provisions are also highlighted in the Attachment. 

 

Appearance of Tree 

 

Under the General Section: Regulated Trees module in the Development Plan, Objective 1 

and 2(a) state that: 

 
1 The conservation of regulated trees that provide important aesthetic and/or 

environmental benefit. 

 

 2 Development in balance with preserving regulated trees that demonstrate one or more of 

  the following attributes: 

 

(a) Significantly contributes to the character or visual amenity of the locality. 

 

To consider the aesthetic benefits of the tree and its contribution to the character and visual 

amenity of the locality, a visual inspection was undertaken from a number of vantage points 

within the locality. 

 

The tree was observed as being a notable element in the locality, having regard to its height 

and appearance.  The tree is readily visible from a number of vantage points within the street 

and is considered to have an attractive canopy and trunk. 

 

As part of Council’s 2015/2016 Streetscape Renewal Program a number of trees were 

removed from this locality, with replacement planting having taken place.  The subject tree 

was reviewed at that time and was considered appropriate to be retained as part of this 

program.  At 21m tall, the tree is considered to form a notable element of the landscape and is 

visually dominant relative to the replacement trees.  It is considered that removal of the tree 

would detract from the character and visual amenity of the locality.   

 

In summary, the tree is considered worthy of retention as it provides important aesthetic 

benefit. 

 

Health and Structure of Tree 

 

Under the General Section: Regulated Trees module in the Development Plan, Principle of 

Development Control (PDC) 2 states that: 

 
 2 A regulated tree should not be removed or damaged other than where it can be  

  demonstrated that one or more of the following apply: 

 

(a) The tree is diseased and its life expectancy is short; 

(b) The tree represents a material risk to public or private safety; 

(c) The tree is causing damage to a building; 
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The Symatree report provides expert advice with respect to the health, life expectancy and 

structure of the tree.  Key extracts relating to these matters are summarised from the report: 

 

Health and Life Expectancy 

 
Tree health is considered to be good.  All leaders and lateral branches are healthy and actively 

growing.  The tree is free from notable pests and diseases.   

 

It is expected to offer a relatively long useful life expectancy under existing environmental 

conditions and with ongoing management and regular maintenance by a qualified arborist. 

 

Structure 
 

The trunk appears to be sound, stable with no cavities.  There is no evidence of internal decay or 

termite damage.  Good trunk taper is also apparent.   

 
Attachment points appear to be sound and free of any recognisable structural flaws or 

weaknesses that can be observed from ground.  The tree displays no apparent history of branch 

failure. 

 

Tree form is typical of the species; however minor overextension issues are noted particularly on 

the tree’s southern side upper-crown. 

 

A number of pruning scars are noted on the tree’s northern side.  The pruning has been 

completed to provide clearance away from adjacent private property.  This pruning has occurred 

over a number of pruning events.  Reactionary wood is noted around or has completely engulfed 

the older of these scars. 

 

Given existing defects are relatively minor in nature, pruning is not immediately necessary. 

 

Damage to a Building 

 
The tree is not causing damage to a building or property of significant value. 

 

Only a minor section of the crown extends over private property.  

 

No structures of significant value are located under the canopy of the subject tree except adjacent 

privately owned boundary fencing. 

 

No constant use (habitable) targets such as a dwelling are located under the canopy of the 

subject tree. 

 

Given the above, it is clear that removal is not warranted under clauses (a), (b) or (c) of PDC 

2.   

 

It is noted the representors raised concern that the tree had previously dropped a large limb 

and photographs were provided to that effect.  Council’s Tree Services section has advised 

that particular branch failure occurred in 2011 and it did not affect the structural integrity of 

the tree.  Maintenance pruning has been undertaken on two occasions since then.  There is no 

record of maintenance pruning having occurred prior to 2011. 
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The concerns raised by the representors that the tree is damaging the stormwater drains and 

footpath paving is not considered to be relevant to clause (c) as these are not ‘buildings’ and 

so carry limited weight in this assessment.  Similarly, the concern that the tree drops excess 

litter which is unsafe and unsightly, is not a reason for removal as contained within the 

provisions of the General Section: Regulated Trees module of the Development Plan and thus 

carries limited weight in this assessment. 

 

Tree Pruning 

 

The independent consultant has turned their mind to appropriate pruning which should be 

considered by Tree Services as part of ongoing management of the tree.  The independent 

assessment provided by Symatree confirmed that: 

 
Pruning options are available to address crown defects to reduce the future failure potential of 

this tree and to maintain risk to acceptable levels. 

 

I do recommend pruning occur as part of Council’s ongoing maintenance program and 

assessment of tree health, stability and management requirements every 18 to 24 months, subject 

to the growth rate of the tree 

 

A copy of the Symatree report has been provided to Council’s Tree Services Staff to consider 

as part of their ongoing maintenance program should the tree be retained. 

 

Traffic Concern 

 

As some of the representors raised concerns that the tree is obstructive and poses a traffic risk, 

the development was referred to Council’s Traffic Section for consideration.  A summary of 

their response is included below: 

 
The typical road cross-section of the overall length of Andrew Smith Drive, and in particular 

adjacent to this property includes a 1.20 metre wide on-road bicycle lane and a 2.30 - 2.50 

metre wide on-street parking lane. These existing features provide separation between the verge 

area and the traffic lane for north-bound traffic flow along this section of Andrew Smith Drive, 

these auxiliary lanes provide more than adequate sight-distance to the left between a vehicle 

attempting to reverse out from this property and oncoming traffic flow 

 
The use of these auxiliary type lanes when attempting to reverse out from private property at 

this site will assist in efficient and safe egress.  They provide the ability for a stationary vehicle 

(provided the lanes being clear) to wait on-road whilst attempting to merge with north-bound 

traffic flow along Andrew Smith Drive. Or alternatively, provide adequate sight-distance to the 

left between a vehicle attempting to reverse out from this property to travel south and oncoming 

traffic flow in either direction 

 

Given the above comments, the subject tree is not considered to pose a risk to traffic safety.  

This adequately addresses the concerns raised by the representors. 
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13. CONCLUSION 

This report has assessed the request for removal of the tree against the Development Plan and 

has concluded that there is no basis to warrant removal, having regard to the health, structure 

and appearance of the tree.  Regular maintenance, monitoring and pruning of the tree is 

recommended as part of Council’s tree management program. 

 

Accordingly, it is recommended that Development Plan Consent be refused. 
 

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 

REFUSED to application number 361/2086/2016/2T for Removal of a Regulated 

Tree on Road Reserve adjacent 27 Andrew Smith Drive, 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, General Section: Regulated Trees 

module. 

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

Development Control 2, General Section: Regulated Trees module. 

 
 

CO-ORDINATION 

Officer:   MDS GMCID     

Date: 05.01.17 06.01.17     
 

ATTACHMENTS 

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

1. Supporting Documentation  

2. Notice of Category 2 Application and Copies of Representations  

3. Independent Arborist Report  

4. Relevant Development Plan Provisions   
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ITEM 5.1.2 

DEVELOPMENT ASSESSMENT PANEL   

DATE 24 January 2017 

APPLICATION NO. 361/2237/2016/2T 

APPLICANT City of Salisbury 

PROPOSAL Removal of Regulated Tree on Road Reserve 

LOCATION Adjacent 58 Canterbury Drive, Salisbury Heights 

CERTIFICATE OF Not Applicable 

TITLE 

AUTHOR Katherine Thrussell, Development Officer - Planning, City 

Development  
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Residential Zone 

Application Type On-merit 

Public Notification Representations received: Two (2) 

Representations to be heard: One (1) 

Referrals - Statutory Nil 

Referrals – Internal Independent Arborist Report 

Development Plan Version Salisbury (City) Development Plan  

Consolidated 7 July 2016 

Assessing Officer Katherine Thrussell 

Recommendation Refuse Development Plan Consent 

Meeting Date 24 January 2017 

2. REPORT CONTENTS 

Assessment Report 

Attachment 1: Supporting Documentation 

Attachment 2: Notice of Category 2 Application and Copy of Representations 

Attachment 3: Independent Arborist Report 

Attachment 4: Relevant Development Plan Provisions  
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3. EXECUTIVE SUMMARY 

Council’s City Infrastructure Section, Tree Services, lodged a development application for 

removal of a Regulated street tree adjacent 58 Canterbury Road, Salisbury Heights, species 

Eucalyptus sideroxylon (Red Iron Bark). 

 

This report has assessed the request for removal of the tree against the Salisbury (City) 

Development Plan and has concluded that there is no basis to warrant removal, having regard 

to the health, structure and appearance of the tree. 

 

Accordingly, this report recommends that Development Plan Consent be refused. 

4. BACKGROUND 

A request to remove the tree was made in early May 2016 by Ms Amanda Mifsud, owner of 

58 Canterbury Drive, Salisbury Heights.  In accordance with Council’s Tree Removal 

Procedure, this request was considered by Council’s Tree Removal Committee at its meeting 

on 18 May 2016.  The Committee refused the request and agreed to undertake root pruning. 

 

The decision of 18 May 2016 was appealed by Ms Mifsud by way of letter dated 11 July 

2016.  A review of the Committee’s decision was undertaken by the Manager – Parks and 

Landscape, consistent with Council’s endorsed procedure, and a determination was made that 

the tree has the potential to meet criteria 6 under the City of Salisbury’s Tree Removal 

Criteria as follows: 

 

The trees roots are shown to be causing or threatening to cause damage exceeding two 

thousand dollars to adjacent infrastructure. 

 

As a result of the above process, Council’s Tree Services staff lodged a development 

application with Council’s Development Services section on 18
th

 November 2016 requesting 

removal of the tree under the Development Act 1993. 

 

5. SUBJECT SITE 

The subject site comprises road verge adjacent 58 Canterbury Drive, Salisbury Heights.  The 

road reserve is 18m wide in this location with the formed road carriageway being 

approximately 9.5m wide, constructed of bitumen and having concrete kerb and channel on 

both sides.  There is a roundabout located at the intersection of Canterbury Drive and 

Southwark Avenue to the west of the site. 

 

The subject tree is a Eucalyptus sideroxylon (Red Iron Bark) and is located on the northern 

side of Canterbury Drive, 3.4m east from the existing driveway crossover serving 58 

Canterbury Drive and 1.3m to the north of the street kerb. 

 

Photos of the tree are provided on the following pages. 
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Photo 1: Looking north east along Southwark Avenue towards the subject tree 
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Photo 2: Looking south east towards the subject tree on Canterbury Drive 
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Photo 3: Looking north west towards the subject tree on Canterbury Drive 
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6. LOCALITY 

The locality is characterised by predominantly single storey dwellings on large allotments 

with generous setbacks from front property boundaries.  Dwellings are well maintained with 

landscaped front yards.  Canterbury Drive is well treed with mature height trees within the 

road reserve.  A paved footpath is located on the southern side of Canterbury Drive on the 

opposite side of the road to the site.  Southwark Avenue Reserve is located on the southern 

side of Canterbury Drive south west of the site. 

 

A locality plan and contextual plan are provided below. 

 

Locality Plan - Aerial 

 

 
Source: Dekho 

 

Legend 
 

Subject Tree 

 Properties Notified 

 Representor 
 

Locality boundary 

 

  



ITEM 5.1.2   

City of Salisbury  Page 89 

Development Assessment Panel Agenda - 24 January 2017 

 I
te

m
 5

.1
.2

  

Locality Plan – Cadastre 

 

Source: Dekho 
 
Legend 
 

Subject Tree 

 Properties Notified 

 Representor 
 

Locality boundary 
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Contextual Plan: 

 

Source: Nearmap 

 
Legend 
 

Subject tree 
 

Zone boundary 

 

7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The applicant proposes the removal of the Eucalyptus sideroxylon (Red Ironbark).  The 

subject tree has a height of 13m, a crown spread of approximately 15m and a trunk 

circumference of 2.41m at 1m above ground level. 

 

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

8. CLASSIFICATION 

The site is located within the Residential Zone under the Salisbury Development Plan, 

Consolidated 7 July 2016.  Removal of a Regulated Tree is neither listed as being a 

Complying or Non-complying form of development in the Residential Zone.  On this basis, 

the Application should be assessed “on-merit” against the Development Plan. 
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9. PUBLIC NOTIFICATION 

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

development under the Residential Zone provisions of the Development Plan.  However, 

under the Development Regulations 2008, Schedule 9, Part 2, Clause 25 states that the 

following is Category 2 development: 

25 Except where the activity is undertaken under Section 54A of the Act, any development which 

 comprises a tree-damaging activity in relation to a regulated tree on land owned or occupied by 

 a council where the council is the relevant authority in relation to the development. 

 

The Category 2 public notification period took place between 14
th

 and 30
th

 November 2016.  

Two representations were received within that period, both supporting removal as follows: 

 

Representations received 

Representations received Wish to be Heard 

1 Amanda Mifsud 

58 Canterbury Drive 

Salisbury Heights SA 5109 

 

2 Shannon Souter 

60 Canterbury Drive 

Salisbury Heights SA 5109 

 

Copies of the representations are contained in Attachment 2.  The content of the 

representations are summarised in the table below.  A response to the representations was not 

received from Tree Services staff. 

 

Summary of Representations 

Amanda Mifsud, 58 Canterbury Drive, Salisbury Heights 

 The tree roots are causing damage to the paving in the front yard and driveway which 

has caused problems with the electric gate that is located on the front property 

boundary at the entry to the driveway, resulting from the gate hitting the raised pavers.  

Shannon Souter, 60 Canterbury Drive, Salisbury Heights 

 The tree is dangerous, particularly on windy days. 

10. REFERRALS – STATUTORY 

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

Regulations 2008. 
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11. REFERRALS – INTERNAL 

A report was sought by Council from an independent arborist, Tree Environs, for the purpose 

of providing an independent assessment of the health and structure of the tree.  A copy of the 

independent report is contained in Attachment 3.  This report concluded that: 

 

 The Eucalyptus sideroxylon in the verge adjacent to 58 Canterbury Drive is a 

regulated tree with attributes worthy of preservation. 

 The tree is in good health and is actively growing.  It does not have a short life 

expectancy. 

 The tree has a good form with a limited history of branch failure and has been well 

pruned in recent years.  The tree is not considered to pose a material risk to public or 

private safety. 

 Tree roots are likely to be affecting the driveway crossover, pavers within the site and 

the function of the automatic gate controller. Root pruning could occur (outside the 

structural root zone) to address the damage found at the property, but this will not 

provide a long term solution. 

Further analysis of the Tree Environs report is contained under the assessment section of this 

report. 

12. ASSESSMENT 

A detailed assessment of the application has taken place against the relevant provisions of the 

Salisbury Development Plan and is described below under headings. 

 

An extract of the relevant Development Plan, Consolidated 7
th

 July 2016, is contained in 

Attachment 4.  The relevant provisions are also highlighted in the Attachment. 

 

Appearance of Tree 

 

Under the Council-wide “Regulated Trees” module in the Development Plan, Objective 1 and 

2(a) state that: 

 
1 The conservation of regulated trees that provide important aesthetic and/or 

environmental benefit. 

 

 2 Development in balance with preserving regulated trees that demonstrate one or more of 

  the following attributes: 

 

(a) Significantly contributes to the character or visual amenity of the locality. 

 

An assessment of the aesthetic benefits of the tree and its contribution to the character and 

visual amenity of the locality has taken place which involved visual inspection of the tree 

from a number of vantage points within the locality. 

 

The tree was observed to be a highly visible and notable element in the locality, having regard 

to the height, attractive appearance of the tree and the consistent character of verge planting 

within the locality. 

 

The tree is clearly a notable element in the landscape.  It is considered that removal of the tree 

would detract from the character and visual amenity of the locality.   
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In summary, the tree is considered worthy of retention when assessed against these objectives, 

as it provides important aesthetic benefit. 

 

Health and Structure of Tree 

 

Under the Council-wide “Regulated Trees” module in the Development Plan, Principle of 

Development Control 2 states that: 

 
 2 A regulated tree should not be removed or damaged other than where it can be  

  demonstrated that one or more of the following apply: 

 

(a) The tree is diseased and its life expectancy is short; 

(b) The tree represents a material risk to public or private safety; 

(c) The tree is causing damage to a building; 

(d) Development that is reasonable and expected would not otherwise be possible; 

(e) The work is required for the removal of dead wood, treatment of disease, or is in the 

general interests of the health of the tree. 

 

The Tree Environs report provides expert advice with respect to the health, life expectancy 

and structure of the tree.  Key extracts relating to these matters are summarised from the 

report: 

 

Health and Life Expectancy 

 
This tree is in good health. 

 

The foliage is moderately dense and healthy, with good colour and is free of major foliar 

pests. 

 

There are a very few notable dead branches in the crown. 

 

The tree is free of notable pests or diseases. 

 

This tree is well suited to the local conditions, is proven to perform well in the area, and is 

not considered to be diseased with a short life expectancy. 

 

Structure 

 
The primary stems and branches are well attached, being free of bark inclusions or other 

notable defects. The smaller second and third order branches are also well attached, free of 

defects and are not considered to be excessively long or heavy. 

 

I found no evidence, nor was I advised of any recent notable branch failure from the crown 

of this tree. 

 

I found evidence of pruning works in the past to remove larger dead branches, to lift the 

crown over the roadway and to reduce overhang to the front yard of 58 Canterbury Drive. 

This pruning is of a good qualify and complies with Australian Standard AS 4373 Pruning 

of Amenity Trees. 
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I found no evidence to indicate that this tree has a history of notable branch failure or that 

it is unstable. It has been well managed and is not considered to pose an unacceptable risk 

to road users or the adjoining residents. 

 

Damage to surrounding structures 

 
I identified a large woody root growing close to the soil surface in a westward direction 

towards the crossover/driveway outside the property boundary. This root is visible above 

ground for 2.20m from the tree (measured from centre of trunk). The concrete sections in 

the driveway crossover are lifting in the order of 10-15mm. In my view, it is possible that 

the tree root is contributing to this concrete movement. 

 

In summary, the tree is healthy, is structurally sound and does not pose a risk to public or 

private safety. The damage that the tree could be creating is not to a ‘building’ as required by 

Principle of Development Control 2(c) above. Note that the Development Regulation criteria 

is different to that of Council’s tree removal criteria which relate to damage to infrastructure 

rather than buildings. Whilst meeting the Council criteria for removal, as a regulated tree the 

subject tree must also meet one of more of the criteria under the Development Regulations in 

order to be considered for removal pursuant to the Development Act. 

 

As such, there is no basis for removal when assessed against Principle of Development 

Control 2. 

 

Conclusions 

 

The independent arborist concluded that: 

 

 The Eucalyptus sideroxylon in the verge adjacent to 58 Canterbury Drive is a 

regulated tree with attributes worthy of preservation. 

 The tree is in good health and is actively growing. It does not have a short life 

expectancy PDC 2(a)). 

 The tree has a good form with a limited history of branch failure and has been well 

pruned in recent years. The tree is not considered to pose a material risk to public 

or private safety (PDC 2(b)). 

 Tree roots are likely to be affecting the driveway crossover, pavers within the site 

and the function of the automatic gate controller. Root pruning could occur (outside 

the structural root zone) to address the damage found at the property, but this will 

not provide a long term solution (PDC 2(c)). 

 

Remedial Measures 

 

The independent arborist has turned their mind to appropriate pruning which should be 

considered by Tree Services as part of ongoing management of the tree.  The independent 

assessment provided by Tree Environs recommends that: 
 

To address the issues with lifting of the driveway, the following remedial actions could be 

considered: 

 

 Grind down the raised concrete edge if this is deemed to be a trip hazard. 
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 Root pruning adjacent to the edge of driveway (3.4m from centre of tree) could 

occur without adversely affecting tree stability as this is outside the structural root 

zone of the tree (2.9m from the centre of tree). 

 

This work constitutes maintenance pruning as defined under the Development Act 1993 and 

can therefore occur without requiring a separate Development Approval. 

 

13. CONCLUSION 

This report has assessed the request for removal of the tree against the Development Plan and 

has concluded that there is no basis to warrant removal, having regard to the health, structure 

and appearance of the tree.  However, pruning of the tree is recommended. 

 

Accordingly, it is recommended that Development Plan Consent be refused. 

 
 

A. STAFF RECOMMENDATION 

That the Development Assessment Panel resolve that: 

 

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

Salisbury Development Plan – Consolidated 7 July 2016. 

 

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

REFUSED to application number 361/2237/2016/2T for Removal of Regulated Tree 

on Road Reserve adjacent 58 Canterbury Road, Salisbury Heights 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. 
 

CO-ORDINATION 

Officer:   GMCID MDS     

Date: 30.12.16 29.12.16     
 

ATTACHMENTS 

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

1. Supporting Documentation  

2. Notice of Category 2 Application and Copy of Representations  

3. Independent Arborist Report  

4. Relevant Development Plan Provisions   
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ITEM 5.1.3 

DEVELOPMENT ASSESSMENT PANEL   

DATE 24 January 2017 

APPLICATION NO. 361/1219/2016/NB 

APPLICANT Omega Fire Ministries International Inc. 

PROPOSAL Change of use (unit 7) to place of worship for temporary period of 

five (5) years (non-complying development) 

LOCATION Unit 7, 38-50 Barndioota Road, Salisbury Plain 

CERTIFICATE OF Volume 5240 Folio 947 & Volume 5240 Folio 946 

TITLE 

AUTHOR Chris Carrey, Development Officer, City Development  
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Industry Zone 

Application Type Non-complying 

Public Notification Representations received: 5 

Representations to be heard: 1 

Referrals - Statutory Nil 

Referrals – Internal Development Engineering 

Urban Policy  

Development Plan Version Salisbury Council Development Plan  

Consolidated 5 May 2016 

Assessing Officer Chris Carrey, Development Officer - Planning 

Recommendation Grant Development Plan Consent subject to conditions and 

seek the concurrence of the Development Assessment 

Commission 

Meeting Date 24 January 2017 

2. REPORT CONTENTS 

 
 

 

Assessment Report 

 

Attachment 1: Proposals Plans and Supporting Documentation, including Statement 

of Support and Statement of Effect 

Attachment 2: Notice of Category 3 Application, Copies of Representations and 

Applicant's Response 

Attachment 3: Relevant Development Plan Extracts and Location Maps consolidated 

5 May 2016  
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3. EXECUTIVE SUMMARY 

The applicant seeks Development Plan Consent for a change of use to a Place of Worship for 

a temporary period of five (5) years at Unit 7, 38-50 Barndioota Road, Salisbury Plain.  The 

proposed development is retrospective with the land use having commenced around April 

2016.  The proposed development is a form of non-complying development in the Industry 

Zone of Council’s Development Plan. 

 

At the time of lodging the application the applicant provided a Statement in Support of the 

proposal.  Council’s Development Assessment Unit subsequently considered the proposed 

development and in accordance with Regulation 17(3)(b) of the Development Regulations 

2008, resolved to proceed with an assessment of the application.  The applicant subsequently 

provided a Statement of Effect in support of the proposal. 

 

The application was subject to Category 3 public notification.  Five representations were 

received during the notification period.  Four of the representors were in opposition, one was 

in support (subject to a number of concerns and suggested control) and one requested 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: 

 

a) The proposed land use is appropriate within the Industry Zone having  regard to the 

proposed hours of use, number of attendees, and temporary nature of the use. 

b) The overall appearance of the site will not be altered by the proposal, given that the 

use will be accommodated within an existing building. 

c) The use will not result in any unreasonable impacts to the locality with regards to 

noise, traffic or lighting. 

d) Adequate car parking will be available, given that the use will operate for limited 

periods with main church services taking place outside of weekday business hours. 

e) Proposed operational hours will increase surveillance opportunities within the site and 

to the surrounding locality. 

 

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

conditions and Council seek the concurrence of the Development Assessment Commission. 

4. SUBJECT SITE 

The subject site is located at 38-50 Barndioota Road, Salisbury Plain which is comprised of 

two allotments; Lot 41, Filed Plan 114257, Certificate of Title Volume 5240 Folio 947; and 

Lot 44, Filed Plan 114260, Certificate of Title Volume 5240 Folio 946. 

 

The site has a primary frontage to Barndioota Road of approximately 75m, a secondary 

frontage to Lolands Road of approximately 75m and a total site area of approximately 

9,788m
2
.  Double width driveways providing access and egress to the site are available from 

both Barndioota Road and Lolands Road. 
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The site contains a large industrial building located along the north-west and south-west 

boundaries (hereinafter referred to as the ‘main building’).  This building is divided into ten 

individual tenancies.  A second smaller industrial building is located in the eastern corner of 

the site.  This building is divided into four individual tenancies.   The tenancies comprise a 

range of uses including light industrial, warehousing and commercial activities. 

 

The subject site includes 59 line marked car parking spaces which are provided internally and 

around the perimeter of the site.  The car parking spaces are available for shared use between 

all 14 tenancies. 

 

The place of worship is proposed for Unit 7, which is located in the main building.  The 

façade of Unit 7 faces internally to the site and consists of brick wall, barred glass windows 

and doors, one large roller door and a personal access door.  A second emergency access door 

is also fixed to the rear wall of the building.  The tenancy has a total floor area of 559m
2
, 

which comprises a main space of 480m
2
, office space of 54m

2
; and small bathroom/toilet. 

 

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

Certificates of Title. 

 

Site photos are provided below: 

 

 
Photo 1: Front façade of Unit 7 (looking south-west) 
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Photo 2: Looking east - manoeuvring and parking areas in front of Unit 7  

 

 
Photo 3: Looking west into the site from Barndioota Road 

 

 
Photo 4: Looking south-west into the site from Lolands Road 
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5. LOCALITY 

The site is located in the Industry Zone of Council’s Development Plan.  The north-west 

boundary of the site is approximately 120m from the Residential Zone boundary which is 

located to the north-west of the site.  

 

The locality is generally characterised by industrial and commercial land uses; however there 

are also a number of residential dwellings and vacant parcels of land present within the 

locality.  

 

The site is bounded by established industrial uses to the north-west and to the north-east 

across Lolands Road.  On the south-west side there are two adjoining properties, one of which 

is an established industrial site and the other a residential dwelling (36 Barndioota Road).   

 

Further, residential dwellings are located at 38-44 Willochra Road, (approximately 90m to the 

east of the site), 1-9 Lolands Road and 2 Lolands Road (approximately 85m to the north-west) 

and 28A Barndioota Road (approximately 95m to the south-west).  All of these dwellings are 

located in the Industry Zone.  To the east across Barndioota Road is a vacant property, and to 

the south-east is a mostly vacant allotment with a shed located thereon. 

Aerial and contextual plans are provided below. 

 

Locality Plan – Aerial 

 

 
Source: Dekho 

 
Legend  

 

Subject site 
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Locality Plan – Cadastre 

 

 
Source: Dekho 

(Note: 3 representations were received from other tenancies within the subject site) 

 
Legend  

 
Subject site 

 Properties notified  

 

Representor 

 
Zone Boundary 

 
  



ITEM 5.1.3   

City of Salisbury  Page 147 

Development Assessment Panel Agenda - 24 January 2017 

 I
te

m
 5

.1
.3

  

Contextual Plan: 

 

 
Source: Dekho 

(Note: 3 representations were received from other tenancies within the subject site) 

 
Legend  

 
Subject site 

 Properties notified  

 

Representor 

 
Zone Boundary 

 

6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The applicant seeks Development Plan Consent for a change of use to a Place of Worship for 

a temporary period of five (5) years at Unit 7, 38-50 Barndioota Road, Salisbury Plain.  The 

proposed development is retrospective with the land use having commenced around April 

2016. 

 

The record for previous development approvals for the site is limited and the previous use for 

the subject tenancy is unclear.  However, it would appear that over time the overall site has 

been used for a range of industrial, light industrial and commercial uses.  There are no 

previous approvals for a place of worship for any of the tenancies on this site.  

 

Omega Fire Ministries Incorporated seeks to conduct church services and smaller gatherings 

(such as bible study groups and worship gatherings) within Unit 7 at the subject site.  Church 

services are proposed to take place as follows: 

- Tuesday    7.00pm to 9.00pm 

- Friday    7.00pm to 9.00pm 

- Last Friday of each month 10.00pm to Midnight 



ITEM 5.1.3   

Page 148 City of Salisbury 

Development Assessment Panel Agenda - 24 January 2017 

 I
te

m
 5

.1
.3

  

- Saturday    6.00pm to 8.00pm 

- Sunday    10.00am to 2.00pm 

The maximum number of attendees will be 50. 

 

The small gatherings (such as bible study groups and worship gatherings) will occur seven (7) 

days per week between 9.00am and 9.00pm.  The applicant has confirmed that no more than 

10 attendees will attend these gatherings at any one time. 

 

The proposed floor layout incorporates a main hall of 480m
2
, office space of 54m

2
, and a 

small bathroom/toilet.  The main hall comprises a stage, seating area, an area for a band and 

choir and basic kitchen facilities. 

 

No internal building work, landscaping or advertising signage is proposed in association with 

this development, except where otherwise required to satisfy the building rules assessment. 

 

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

7. CLASSIFICATION 

The subject site is located in the Industry Zone of Council’s Development Plan (Consolidated 

5 May 2016). In this Zone, a place of worship is listed as a non-complying form of 

development, except where: 

 

it has a floor area greater than 500 square metres and is less than 60 metres from the 

boundary of the Industry Zone. 

 

Unit 7 has a total floor area of 559m
2
; however, the site is located more than 60m from the 

boundary of the Industry Zone.  The site is located approximately 120m from the Zone 

boundary in Willochra Road.  Accordingly, the application must be treated as a non-

complying form of development. 

 

In accordance with Regulation 17(1) of the Development Regulations 2008, the Applicant 

provided a Statement in Support of the non-complying proposal at the time of lodging the 

development application (23 June 2016). 

 

On 30 June 2016, Council’s Development Assessment Unit considered the Statement of 

Support and given the planning merits argued by the applicant and temporary nature of the 

proposal resolved to proceed with an assessment of the application  in accordance with 

Regulation 17(3)(b) of the Development Regulations 2008,. 

 

On 26 September 2016, and in accordance with Regulation 17(4) of the Development 

Regulations 2008, the applicant submitted a Statement of Effect in support of the 

development. 

 

Note: the Applicant’s Statement of Support and Statement of Effect are contained within 

Attachment 1 of this report. 
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8. PUBLIC NOTIFICATION 

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

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

Accordingly, the application must be a default Category 3 form of development under Section 

38 of the Development Act 1993. 

 

Public notification took place between 29 September and 17 October 2016. Council received 

five representations during the notification period.   Four representors were in opposition and 

one was in support (subject to a number of concerns and suggested controls).  The 

representors are listed in the table below. 

 

Representations received 

Representations received Wish to be Heard 

1 Ian Hague Showell 

Unit 8 & 12 

38-46 Barndioota Road 

SALISBURY PLAIN 5109 

√ 

2 Joseph Gervasi & Matt Ryan 

Unit 4 & 6 

38-46 Barndioota Road 

SALISBURY PLAIN 5109 

 

3 Kon & Magdalini Georgiadis 

38-44 Willochra Road 

SALISBURY PLAIN 5109 
 

4 KJ Dales 

Unit 5, 38-46 Barndioota Road 

SALISBURY PLAIN 5109 
 

5 Angela Marchesan 

22 Barndioota Road 

SALISBURY PLAIN 5109 
 

A copy of the Category 3 public notice, the representations and the applicant’s response are 

contained in Attachment 2.   
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The content of the representations and the applicant’s response are summarised in the table 

below: 

 

Summary of Representations 

Representation Applicant’s Response 

The proposed 

development will result 

in noise impacts from 

music and singing and 

from increased traffic 

during church services 

In order to ensure that the noise associated with the land use will be 

appropriately managed, Resonate Acoustics, a suitably qualified 

and experienced acoustic engineer, was engaged to undertake noise 

monitoring and prepare an assessment of the acoustic performance 

of the proposed development.  

 

The Music Noise Assessment concluded that the music played 

during scheduled services will comply with the requirements of the 

Salisbury Council Development Plan and satisfy the requirements 

of the EPA. The proposal will not have an unreasonable impact on 

the amenity of the adjacent residential dwelling.  

 

The other potential noise source is from vehicles entering and 

exiting the site. In the context of this locality it is important to note 

that the noise environment is already dominated by local traffic and 

industrial activities. Additional vehicle movements to the proposed 

place of worship are not expected to result in unreasonable levels of 

additional vehicle noise given that the existing car-park is used by 

other tenancies within the industrial complex. It is also noteworthy 

that the proposed vehicles would be standard passenger vehicles, 

which generally produce less noise than trucks or machinery which 

are anticipated within the current industrial land use.  

 

On balance, and having regard to the information available, it is 

considered unlikely that the proposed use will create unreasonable 

acoustic impacts upon adjoining land uses, in particular residential 

uses, in the locality. 

 

The proposed hours of 

operation should be 

restricted after 7.00pm 

as late night services 

will have an impact on 

the locality, particularly 

with regards to noise. 

The desire expressed by several representors for services to be 

restricted after 7:00 pm emanates from the representations from 

occupiers of dwellings in the locality and relates to concern around 

acoustic impacts. It has subsequently been demonstrated by a 

qualified acoustic engineer that the acoustic impact on the locality 

during services will be appropriate and should not have an 

unreasonable impact on sensitive receptors in the locality. 

 

The proposed 

development should 

not occur during 

weekday business 

hours as there will be 

conflict with existing 

The desire expressed by several representors for limitations on the 

land use during business hours (7:00am to 4:00pm weekdays) 

already occurs in part, as scheduled services are limited to 

weeknights and weekends.  
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land uses within the 

subject site.  In 

particular, there is a 

concern for the safety 

of children attending 

the church and 

industrial/commercial 

vehicle movements 

within the site. 

 

The use of the site during normal business hours will be minimal, 

with maximum numbers limited to a maximum of ten people 

present at the site at any one time. This minimises potential for 

conflict with the operations of other tenancies in the complex. 

The proposed 

development is not 

suitable within an 

industrial location, and 

more than 50 persons 

will attend church 

services which will 

result in additional 

safety and car parking 

problems. 

The proposed place of worship will typically accommodate 40 to 50 

people, which is considered somewhere between a small and a 

medium scale (as defined in the Development Plan).  

 

At its current size, the congregation is too small and lacks the 

resources to purchase a purpose built building, yet is too large to 

locate within a residence.  

 

The proposed use of an industrial tenancy over the next five years is 

considered to be an ideal solution to facilitate the place of worship 

during this interim phase, until such time as it grows to the extent 

that it can economically relocate to a purpose built facility.  

 

We note that if the congregation grew significantly faster than 

anticipated, that the period of five years may be reduced. 

The proposed 

development will result 

in car parking problems 

within the site and 

there have been 

instances where 

vehicles have blocked 

access to other 

tenancies within the 

site. 

A maximum of 50 persons are anticipated to attend the place of 

worship at any one time. Applying the applicable car parking 

guidelines, the maximum anticipated number of attendees would 

necessitate provision of 17 car parking spaces.  

 

The 59 line-marked car parking spaces existing on the subject land 

are shared between the tenancies without restriction for the use of 

staff and customers. Tenancies within the centre typically operate 

during normal daytime business hours. There is therefore limited 

potential for the peak times of demand for persons accessing the 

place of worship (consisting primarily of evenings and weekends) 

to coincide with peak daytime traffic demand associated with 

customers of the existing businesses. 

 

When a Friday evening service was observed by the writer in the 

course of preparation of the application, an attendance of 

approximately 45 persons generated a maximum parking demand 

for 11 vehicles. A number of attendees were dropped at the site in 

vehicles which subsequently left. The only other activity occurring 

on the site at this time was the fitness studio facility which 

generated a demand for approximately 7 vehicles. More than 30 

additional car parks remained available at all times. Our client 

indicated that the attendance at this service was one of their largest 

attendances for a service at this time. This observation would 

suggest that the provision of car parking is more than adequate.  
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As the available car parking spaces exceeds the demand, it is not 

anticipated that vehicles would need to be parking inappropriately 

or blocking access to other businesses.  

 

Our client seeks to remind their congregation on an ongoing basis 

of the importance of parking within the identified spaces on the site, 

and, in particular, not parking in locations where obstruction of 

other tenancies could result. 

The proposed 

development will and 

has resulted in poor 

waste management 

practices. In particular, 

overflowing rubbish 

bins, waste scattered 

around the site, and 

storage of wastes to the 

rear of the building 

blocking emergency 

access routes. 

The concerns expressed by representors, particularly those from 

other tenancies within the subject site have been noted by our 

client. Our client understands the need to ensure that waste 

generated from their use of the site is appropriately managed.  

Our client has advised that they have had issues on occasion with 

rubbish being dumped by others in the vicinity of their tenancy.  

 

 

In response to concerns raised by representors our client will make 

arrangements for the provision of a larger general waste bin from a 

private contractor which will be emptied on at least a weekly basis. 

This will ensure that all waste generated by the tenancy can be 

stored within the bin.  

 

Additionally, our client has now instituted additional procedures to 

ensure that any rubbish which may have been deposited outside of 

the tenancy is removed prior to the facility being vacated each day. 

 

The proposed 

development will result 

in increased crime 

within the site as the 

gates will be left open 

for longer periods of 

time. 

We consider that integrating the proposed place of worship will 

increase levels of passive surveillance in the area through the 

extension of times where people are present at the site. 

 

Our client recognises a need for management associated with site 

security, including securing the gates to the site when they depart 

(and there is no one else remaining on the site) as agreed with the 

agent for the landlord. 

 

A concern that children 

attending the site in 

association with the 

proposed development 

will not be supervised, 

which will result in 

safety and other 

behavioural issues 

As observed, almost all of the tenancies within the industrial 

complex operate during normal daytime business hours.  

The proposed scheduled services at the church are on weeknights 

(from 7:00pm) and weekends. At these times it is not anticipated 

that the other industrial businesses will be operating machinery or 

vehicles. As such the chance for conflict between children and 

vehicles is considered minimal.  

 

We also note that the proposed worship services occur within the 

building and do not extend out into the car park or driveway area.  

 

As such, children will not be in the car parking area for long 

periods of time, only when coming to or from the site, when it is 

anticipated that they will be supervised by an adult.  
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Notwithstanding, our client recognises these concerns and is 

committed to ensuring that members of the congregation provide 

appropriate supervision for children, particularly at times when 

other tenancies are operating. 

 

NOTE:  With the exception of management issues raised by the representors, the assessing 

officer’s consideration of the above representations is addressed within the 

assessment section of this report. 

 

Management issues raised by Representors 

As this is a retrospective application, a number of the representors have raised concerns 

regarding current practices associated with the place of worship.  In particular, management 

of rubbish and the cleanliness of the site, children left unsupervised within the site, and cars 

blocking access to other tenancies.  These are considered to be management issues rather than 

specific land use or development assessment matters.  However, it is noted these issues have 

been addressed by the Applicant in their response to representations.  Further, if an approval 

is granted, these are issues which can be controlled through development plan conditions and 

a number of conditions have been recommended to this effect. 

9. REFERRALS – STATUTORY 

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

Regulations 2008. 

10. REFERRALS – INTERNAL 

DIVISION SUMMARISED COMMENT 

Urban Policy The non-complying exceptions listed within the Industry Zone 

for a Place of Worship come from the State Government’s 

desire to protect industrial areas from the intrusion of more 

sensitive/incompatible developments.  The intent was to have 

places of worship at the fringe of the Zone, with the 60m 

distance being taken from the Category 2 public notification 

requirements as set out in the Development Regulations 2008.  

 

With regards to the noise provisions contained within the 

Development Plan and the Environment Protection (Noise) 

Policy 2007 – these are more geared to music/noise impacts 

associated with licensed venues, not necessarily other uses, 

however the Development Plan does not make this explicit. 

Development Engineering Line marking within the car parking area is existing and 

appears to comply with Australian Standards 2890.  As the 

site is already developed and sealed, with no additional built 

form proposed, there are no engineering concerns or 

requirements. 
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11. ASSESSMENT 

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

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

Council Development Plan, Consolidated 5
th

 May 2016 as a place of worship may be 

anticipated in the Industry Zone, subject to it being of an appropriate size and sited in a 

suitable location. 

 

Assessment 

 

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

Salisbury Council Development Plan and is described below under headings. 

 

An extract of the relevant Development Plan, Consolidated 5
th

 May 2016, is contained in 

Attachment 3.  The relevant provisions are also highlighted in the Attachment. 

 

Zoning and Land Use 

 

Objective 1 of the Industry Zone states: 
 

1 A zone primarily accommodating a wide range of industrial, warehouse, storage and 

transport land uses. 

 

Principle of Development Control (PDC) 1 of the Industry Zone further identifies the 

following forms of development as being envisaged within the Zone: 
 

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

▪ industry  

▪ office in association with and ancillary to industry  

▪ transport distribution  

▪ warehouse.  

 

A place of worship is not an envisaged use in the Industry Zone.  It is also noted that non-

complying development is listed as being generally inappropriate (PDC 3). However, the non-

complying exceptions for a place of worship within the Industry Zone suggest that such a use 

may be an appropriate form of development, subject to it being of an appropriate size and 

sited in a suitable location. 
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PDC 4 of the General Section: Community Facilities module provides further guidance with 

respect to appropriate locations for a Place of Worship in the City of Salisbury as follows: 

 

 4 Places of worship should be developed according to the following hierarchy 

 

  

The development is for a maximum of 50 persons to attend church services at any one time 

which is not specifically identified in the categories within PDC 4.  The development sits 

somewhere between a ‘small’ and ‘medium’ scale place of worship which are identified as 

being either ancillary to a residence or within a building of a ‘medium footprint’ (the size of 

which is not specified).  The applicant has advised that the congregation is too small and lacks 

the funds to purchase a purpose built building and is too large to locate within a residence.  

The applicant considers the industrial location to be an interim solution, until the congregation 

grows and can afford to relocate to a purpose built facility.  This position is considered to be 

reasonable. 

 

PDC 6 of the General Section: Community Facilities module specifically considers the 

location of ‘large’ places of worship as follows: 

 
6 Large places of worship should:  

 

(a) be located within centre, commercial or the periphery of industrial zones  

(b) demonstrate the following design features:  

(i) reuse of existing buildings  

(ii) the bulk, mass and height of development compatible with the character of the locality  

(iii) sharing of car parking facilities 

(iv) siting on arterial or collector roads rather than narrower local residential streets  

(v) promote crime prevention through environmental design principles  

(vi) reduced land use conflicts in relation to the scale of building form and hours of operation  

(vii) provide value added functions and facilities that can be used by neighbouring activities.  

 

This provision identifies that a ‘large’ place of worship is a suitable form of development 

within an Industry Zone, provided it is located on the periphery of the Zone and does not 

result in detrimental impacts to existing industrial land uses and road networks.   

 

Scale Development Form Congregation Size 
Small (local) Associated with an area of worship 

ancillary to a residence. These activities 

are particularly common for religious 

organisations that do not have a large 

following and/or lack funds to purchase 

a standalone building 

Typically accommodate 

approximately 5 to 30 worshippers 

in any one session 

Medium 

(neighbourhood) 

Purpose built or re-use of existing 

buildings with medium footprints that 

are found in most suburbs and country 

towns 

Typically have congregations of up 

to 100-300 persons in any one 

session 

Large (regional) Purpose built or re-use of existing 

buildings with large footprints and 

catering for a variety of ancillary 

activities 

In excess of 300 persons in any one 

session 
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While the development is not of a ‘large’ scale and technically does not fall within the ambit 

of PDC 6, it is not located on the periphery of the Industry Zone. The subject site is located 

approximately: 

 120m from the Residential Zone to the north-west 

 300m from the Residential Zone to the north-east 

 175m from the Bulky Goods Zone to the south-east; and 

 540m from the Commercial Zone to the south-west. 

 

This may suggest the subject site is not appropriate for the proposed use and could represent 

an undesired intrusion into the Industry Zone beyond its fringes.  However, given the 

proposed hours of use for main church services (outside of regular weekday business hours), 

the temporary nature of the proposal (5 years), the small footprint occupied by the use relative 

to existing industrial uses on the site and the relatively modest number of attendees (50 

persons), the subject site is not considered to be an inappropriate location. 

 

Potential impacts associated with the proposal are considered below under headings, however, 

in general terms it is considered that there will be limited impact on existing tenancies within 

the site, established industrial/commercial activities in the locality and on surrounding 

residential dwellings within the Industry Zone and Residential Zone. 

 

Further, it is noted that the development represents the re-use of an existing building and does 

not seek to alter the appearance of the building.  This will reduce the impact upon existing 

uses and the character of the locality and ensure that the building remains suitable for 

industrial/commercial re-use at the end of the temporary approval period. 

 

Interface Between Land Uses 

 

PDC 7 of the General Section: Community Facilities module states: 

 
7 Large scale places of worship located in commercial or industry zones should not 

detrimentally impact on the operations of existing commercial or industrial land uses.  

 

PDC 1 of the General Section: Interface between land uses further states: 

 
1 Development should not detrimentally affect the amenity of the locality or cause unreasonable 

interference through any of the following:  

(a) the emission of effluent, odour, smoke, fumes, dust or other airborne pollutants  

(b) noise  

(c) vibration  

(d) electrical interference  

(e) light spill  

(f) glare  

(g) hours of operation  

(h) traffic impacts. 
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As discussed earlier, the proposed hours of operation are unlikely to have a negative impact 

on the locality.  The main church services are proposed to occur outside of regular weekday 

business hours.  The use of the building during regular weekday business hours is for small 

gatherings only with a maximum of 10 persons attending at any one time.  This is unlikely to 

unreasonably interfere with surrounding land uses or other tenancies within the site. 

 

The potential impacts on the locality are likely to relate to noise, traffic and lighting.  These 

issues are discussed below. 

 

Noise 

 

The development will generate noise in the form of amplified music, singing and talking 

during church services and from vehicles travelling to and from the site.  All worship 

activities will occur inside the building.   

 

Daytime noise in the locality is dominated by established industrial activities and traffic 

movements.  Industrial/commercial premises are unlikely to be affected by noise from the 

development.  However, given the proposed hours of use for main church services (which 

occur outside of normal business hours), it is recognised that surrounding residential 

dwellings may be affected by noise emissions from the site (especially from church services). 

 

PDC 10 of the General Section: Interface Between Land Uses states: 

 
10 Development proposing music should include noise attenuation measures that achieve the 

following desired noise levels: 

 

 
 

The applicant has provided a music noise assessment report, prepared by Resonate Acoustics 

which involved unattended noise monitoring between 7pm August 12
th

 and 7pm August 19
th

 

2016; and attended noise monitoring at a number of locations around the subject site on 19
th

 

August 2016.  The report considers that the nearest sensitive noise receptor is the adjacent 

residential dwelling to the south-west (36 Barndioota Road). 
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The report concluded that ‘predicted music levels at the nearest noise sensitive receiver are 

predicted to comply with the requirements of the Salisbury Council Development Plan and 

therefore the requirements of the EPA Music Noise Guideline (Music Noise from indoor 

venues and the South Australian Planning System 2015)’. 

 

Given the findings of the acoustic assessment the development is considered to satisfy PDC 

10. 

 

Traffic 

 

Vehicle movements to and from the site are established in association with existing tenancies 

on the site and traffic movements within the locality are also established across the various 

industrial, commercial and residential land uses present within the locality. 

 

The development is unlikely to generate an unreasonable volume of traffic given the relatively 

modest number of persons proposed to attend the site.  Further, traffic conflict with 

surrounding land uses will be limited given the proposed hours of operation for main church 

services. 

 

In addition, given the nature of the use, the development is unlikely to generate many heavy 

vehicle movements to/from the site.  The majority of vehicle movements will be restricted to 

passenger vehicles. 

 

It is acknowledged that some noise will be associated with traffic entering/exiting the site and 

persons making their way to/from the building.  However, these impacts are unlikely to be 

unreasonable having regard to the proposed hours of use, number of persons attending and the 

established character of the locality. 

 

 

Lighting 

 

No additional lighting is proposed as part of this development, beyond existing on-site 

arrangements. External lighting is limited to security lighting, internal to the site, which 

provides light to persons entering/exiting the building.  Given the location and orientation of 

the building and its brick construction, use of lighting inside the building is unlikely to result 

in any unreasonable interference to surrounding properties. 

 

Car Parking 

 

PDC 8 of the General Section; Community Facilities states that: 

 
8 Places of worship should be established with one car parking space for every three seats or 

every three attendees to the place of worship.  

 

The proposed place of worship will have up to 50 attendees, meaning the development should 

be served by 17 car parking spaces. The site contains 59 line marked spaces, which are shared 

across all 14 tenancies. 
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Given that a substantial amount of car parking exists on-site and given that the majority of 

attendees will attend the site outside of regular weekday business hours, it is expected that 

ample car parking will be available to service the place of worship, consistent with PDC 8. 

 

The car parking layout is already established and Council’s Development Engineer is satisfied 

all spaces comply with Australian Standard 2890. 

 

Crime Prevention 

 

Objective 1 of the General Section: Crime Prevention module states: 

 
1 A safe, secure, crime resistant environment where land uses are integrated and designed to 

facilitate community surveillance 

 

Some of the representors raised concerns that as a result of the proposed operational hours, 

gates to the premises will remain open for longer periods of time which may result in 

increased crime within the site.  It is considered that increased operational hours will ensure 

increased activity and surveillance within the site and the surrounding locality, thereby 

satisfying the intent of Objective 1 above. 

 

Waste Management 

 

Objective 1 of the General Section: Waste module states: 

 
1 Development that, in order of priority, avoids the production of waste, minimises the 

production of waste, reuses waste, recycles waste for reuse, treats waste and disposes of waste 

in an environmentally sound manner. 

 

 

 

It is considered that the place of worship is unlikely to generate any significant amounts of 

waste.  Some of the representors raised concern with current waste management practices 

associated with the use and referred to instances of overflowing bins and the unsightly 

appearance of the site following church services.  It is recognised this is a site management 

issue; however, the applicant has provided a satisfactory response to this issue.  Further, it 

was noted on a recent site inspection that a commercial waste bin is now located in front of 

Unit 7 (see photograph 1 on page 3). 

 

Therefore, waste management associated with the development is considered to be 

appropriate and accords with Objective 1.   
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12. CONCLUSION 

The applicant seeks Development Plan Consent for a change of use to a Place of Worship for 

a temporary period of five (5) years at Unit 7, 38-50 Barndioota Road, Salisbury Plain.  The 

proposed development is a form of non-complying development in the Industry Zone of 

Council’s Development Plan. 

 

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

provisions of the Salisbury Council Development Plan.  The assessment found that: 

 

a) The proposed land use is not inappropriate within the Industry Zone having  regard to 

the proposed hours of use, number of attendees, and temporary nature of the use. 

b) The overall appearance of the site will not be altered by the proposal, given that the 

use will be accommodated within an existing building. 

c) The use will not result in any unreasonable impacts to the locality with regards to 

noise, traffic or lighting. 

d) Adequate car parking will be available, given that the use will operate for limited 

periods with main church services taking place outside of weekday business hours. 

e) Proposed operational hours will increase surveillance opportunities within the site and 

to the surrounding locality. 

 

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

conditions and Council seek the concurrence of the Development Assessment Commission. 

 
 

13. STAFF RECOMMENDATION 

That the Development Assessment Panel resolve that: 

 

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

Salisbury Council Development Plan – Consolidated 5 May 2016. 

 

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

GRANTED to application number 361/1219/2016/NB for Change of use (unit 7) to 

place of worship for temporary period of five (5) years (non-complying development) 

in accordance with the plans and details submitted with the application. subject to the 

following conditions and the concurrence of the Development Assessment 

Commission: 

 

Development Plan Consent Conditions 

 

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

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

where otherwise varied by the conditions herein: 

 

Drawing No. Plan Type Date Prepared By 

Dated 20 June 

2016 

Statement of Support Received by 

Council dated 

23 June 2016 

Masterplan 

Not stated Statement of Effect Received by 

Council dated 

Masterplan 
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26 September 

2016 

Not stated Site Plan Received by 

Council dated 

26 September 

2016 

Masterplan 

Not stated Floor Plan Received by 

Council dated 

26 September 

2016 

Masterplan 

A16437RP1, 

Revision B 

Omega Fire Ministries 

Acoustic Consultancy 

Report: Music Noise 

Assessment 

Received by 

Council dated 

26 September 

2016 

Resonate 

Acoustics – Josh 

Loh 

Dated 10 

November 

2016 

Response to 

Representations 

Received by 

Council dated 

16 November  

2016 

Masterplan 

 

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

  plans. 

 

2. Use of Unit 7 for a place of worship shall cease 5 years from the date of development 

approval. 

 

   Reason: To ensure the use is for a temporary period only. 

 

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

not extend beyond the times specified in the approved Statement of Support and 

Statement of Effect. 

 

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

   documentation. 

 

4. The maximum number of worshippers within the tenancy at any one time between 

9.00am and 6.00pm Monday to Friday shall not exceed 10 persons. 

 

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

   maximum number of attendees. 

 

5. The maximum number of worshippers within the tenancy at any one time for church 

services shall not exceed 50 persons. 

 

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

   maximum number of attendees. 

 

6. Internal noise levels within Unit 7 shall not exceed 88db(A). 

 

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

  owners. 
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7. External noise levels measured at 36 Barndioota Road, Salisbury Plain shall not 

exceed the criteria (L10) in any octave band as identified in Table 4 of Omega Fire 

Ministries Acoustic Consultancy Report: Music Noise Assessment (Report Number 

A16437RP1, Revision B). 

 

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

  owners. 

 

8. No amplification devices of any type are to be used outside of the building on the site 

at any time. 

 

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

  owners. 

 

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

containers and waste containers must not be located within designated car parks, 

manoeuvring areas or traffic aisles. 

 

     Reason: To maintain the amenity of the locality. 

 

10. No materials, goods or containers shall be stored outside of the building at any time. 

 

            Reason: To ensure the carparking and emergency access areas are always available 

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

 clean and tidy state. 

Advice Notes 

 

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

Rules Consent has to be submitted before Council can issue a Development Approval. 

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

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

advertising signage. 

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

be in addition to conditions that apply to the subject property from previous approvals 

that remain active. 
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CO-ORDINATION 

Officer:   MDS GMCID     

Date: 05.01.17 10.01.17     
 

ATTACHMENTS 

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

1. Proposals Plans and Supporting Documentation, including Statement of Support and 

Statement of Effect  

2. Notice of Category 3 Application, Copies of Representations and Applicant's Response  

3. Relevant Development Plan Extracts and Location Maps consolidated 5 May 2016   
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