
 

City of Salisbury  Page 1 

Development Assessment Panel Agenda - 28 February 2017 

 
A

g
en

d
a
 -

 D
ev

el
o
p

m
en

t 
A

ss
es

sm
en

t 
P

a
n

el
 M

ee
ti

n
g
 -

 2
8
 F

eb
ru

a
ry

 2
0
1
7

 
 

 

 

 AGENDA 

FOR DEVELOPMENT ASSESSMENT PANEL MEETING TO BE HELD ON 

28 FEBRUARY 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, Ms K Thrussell 

    Darren Starr, Planning Consultant 

    Anthony Gatti, Senior Planning Advisor, Intro Design 

  

APOLOGIES  

PRESENTATION OF MINUTES 

Presentation of the Minutes of the Development Assessment Panel Meeting held on 24 

January 2017.  
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REPORTS 

Development Applications 

5.1.1 361/1238/2016/2A ................................................................................................. 11 

 Residential Development Comprising Six Two Storey Dwellings at 12- 14 

Ada Street, Salisbury for LJ Home Developments 

5.1.2 361/1549/2016/3B ............................................................................................... 119 

 Place of Worship with Associated Activities and Cemetery, Carparking, 

Landscaping and Stormwater Arrangements at 256-258 Bridge Road, 

Pooraka for Shia Community of South Australia  

5.1.3 361/1812/2016/1X ............................................................................................... 237  

 Coporate Directional Sign at Lot 512 Bolivar Road, Paralowie (Bolivar 

Road Interchange) for City of Salisbury 

OTHER BUSINESS 

5.2.1 Council Policy and Procedure for the Removal of Regulated and 

Significant Street Trees ..................................................................................... 277   

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 

24 JANUARY 2017 

 

MEMBERS PRESENT 

Mr D Wallace (Presiding Member) 

Mr R Bateup 

Ms L Caruso 

Ms S Johnston 

Mr G Reynolds 

Mr J Watson 

Mr S White  

 

 

STAFF 

Manager Development Services, Mr C Zafiropoulos  

Development Officer – Planning, Ms K Thrusell 

Development Officer – Planning, Mr C Carrey 

  

The meeting commenced at  6:01 pm. 

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

 

 

APOLOGIES  

 

Nil 

 

PRESENTATION OF MINUTES 

 Mr R Bateup moved and the Panel resolved that: 

The Minutes of the Development Assessment Panel Meeting held on 13 December 

2016, be taken and read as confirmed. 
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REPORTS 

Development Applications 

5.1.1 361/2086/2016/2T 
 

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

Parafield Gardens, SA 5107 for City of Salisbury 

  

REPRESENTORS 

 

Mr G Harward, spoke on behalf of Ms J Harward, on behalf of their representation. 

 

B & A Harward spoke on behalf of their representation. 

 

 

APPLICANT’S RESPONSE 

 

Mr M Oborn, City of Salisbury, Coordinator – Tree Services, spoke on behalf of the 

applicant. 

 

 

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 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. 
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5.1.2 361/2237/2016/2T 
 

 Removal of Regulated Tree on Road Reserve at Adjacent 58 Canterbury Drive, 

Salisbury Heights for City of Salisbury 

  

 

REPRESENTORS 

 

Mr J Mifsud spoke on behalf of Ms A Mifsud, to their representation. 

 

 

APPLICANT’S RESPONSE 

 

Mr M Oborn, City of Salisbury, Coordinator – Tree Services, spoke on behalf of the 

applicant. 

 

 

 

Ms S Johnston moved, and the Panel resolved 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. 

 

 

  



 

Page 6 City of Salisbury 

Development Assessment Panel Agenda - 28 February 2017 

 
M

in
u

te
s 

o
f 

th
e 

D
ev

el
o
p

m
en

t 
A

ss
es

sm
en

t 
P

a
n

el
 M

ee
ti

n
g
 2

4
/0

1
/2

0
1
7

 
 

 

5.1.3 361/1219/2016/NB 
 

 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. 

  

 

REPRESENTORS 

 

Nil 

 

 

APPLICANT’S RESPONSE 

 

M Richardson, Masterplan, appeared on behalf of the applicant. 

 

 

Mr S White 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 361/1219/2016/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 

26 September 

2016 

 

Masterplan 

Not stated Site Plan Received by 

Council dated 

26 September 

2016 

 

Masterplan 
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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. 

11.All carparking associated with the place of worship shall be contained to the 

marked carparks. 

 Reason: To ensure carparking is utilised in an orderly manner. 

 

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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OTHER BUSINESS  

5.2.1 Status of Current Appeal Matters and Deferred Items 

 Nil 

 

5.2.2 Policy Issues is Arising from Consideration of Development Applications 

 That staff provide a report on the policies and procedures for street tree removal, 

including the Council Tree Policy and the alignment with the Regulated and 

Significant Tree Policies of the Development Plan, Councils delegations and how 

the community can access HACC assistance with the maintenance of trees. 

 

5.2.3 Future Meetings & Agenda Items 

 Next meeting scheduled for Tuesday 28
th

 February 2017. 

 

 

The meeting closed at 7:50 pm. 

PRESIDING 

MEMBER……………………………………….. 

 

DATE……………………………………………. 
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ITEM 5.1.1 

DEVELOPMENT ASSESSMENT PANEL   

DATE 28 February 2017 

APPLICATION NO. 361/1238/2016/2A 

APPLICANT LJ Home Developments 

PROPOSAL Residential Development Comprising Six Two Storey Dwellings 

LOCATION 12-14 Ada Street, Salisbury SA 5108 

CERTIFICATE OF Volume 5664 Folio 882 & Volume 5664 Folio 884 

TITLE 

AUTHOR Katherine Thrussell, Development Officer - Planning, City 

Development  
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Residential Zone 

Application Type On-Merit 

Public Notification Representations received: Three (3) 

Representations to be heard: Three (3) 

Referrals - Statutory Nil 

Referrals – Internal Development Engineering 

Landscape Design 

Development Plan Version Salisbury (City) Development Plan  

Consolidated 5
th

 May 2016 

Assessing Officer Katherine Thrussell - Development Officer – Planning, City 

Development 

Recommendation Grant Development Plan Consent subject to conditions 

Meeting Date 28
th

 February 2017 

2. REPORT CONTENTS 

Assessment Report 
 

Attachment 1: Proposal Plans 

Attachment 2: Support Information 

Attachment 3: Notice of Category 2 Application and Representations 

Attachment 4: Applicant Response to Representations 

Attachment 5: Relevant Development Plan Extracts, Consolidated 05 May 2016  
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3. EXECUTIVE SUMMARY 

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

Street, Salisbury. 

 

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

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

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

be heard at the meeting. 

 

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

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

 

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

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

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

development in this location; 

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

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

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

former crossover location to 12 Ada Street and existing invert to 14 Ada Street; 

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

to habitable rooms; 

g) Overshadowing to adjoining properties will be minimal. 

 

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

conditions. 

4. BACKGROUND 

A previous development application, reference 361/1643/2015/2A, for a Residential 

development (residential flat building) comprising six (6) two storey dwellings was granted 

Development Plan Consent by the Development Assessment Panel on 22
nd

 March 2016.  The 

applicant, Rendition Homes, advised Council in writing dated 4
th

 July 2016 of their wish to 

cancel the application as a result of the client having cancelled their building contract with 

Rendition Homes. 

 

The former dwelling located at 12 Ada Street and ancillary structures have been demolished 

since the previous application was granted Development Plan Consent. 

 

Subsequently a new application was lodged for six two storey dwellings on 27
th

 June 2016.   

Amendments to the previous application include the incorporation of pitched roof forms for 

individual dwellings with the exception of dwellings 3 and 4 which are under one roof.  The 

previous application incorporated one main roof with parapet features to porticos and 

balconies to distinguish individual dwellings.  Minor variations to the building setbacks and 

internal floor plan have also been proposed. 
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5. SUBJECT SITE 

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

Title allotments of 794.32m
2
 each.  The site has direct frontage to Ada Street of 34.75m in 

width.  The site is currently vacant land. 

The site is served by two existing inverts; one former access to the recently demolished 

dwelling at the western side of 12 Ada Street and another at the eastern side of 14 Ada Street.  

The site does not contain any significant or regulated trees. 

 

Site photos are provided on the following page. 
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Site Photographs 

 

 
Photo 1: Looking south-east towards subject site 

 

 
Photo 2: Looking south-west towards the subject site 

 



ITEM 5.1.1   

City of Salisbury  Page 15 

Development Assessment Panel Agenda - 28 February 2017 

 I
te

m
 5

.1
.1

  

6. LOCALITY 

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

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

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

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

metal such as Colorbond® or similar.  Homes are well maintained with landscaped front 

yards.  Ada Street is well treed with mature height trees within the road reserve.  A paved 

footpath is located on the northern side of Ada Street on the opposite side of the road to the 

subject site. 

 

A locality plan and contextual plans are provided below. 

 

Aerial View: 

 

Source: Nearmap 

 

Legend 
 

Subject site 
 

Zone boundary 
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Locality Plan – Cadastre 

 

 
Source: Dekho 

 

Legend 
 

Subject site 

 Properties Notified 

 Representor 
 

Locality boundary 
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Locality Plan – Aerial 

 

 
 

Source: Dekho 

 
Legend 
 

Subject site 

 Properties Notified 

 Representor 
 

Locality boundary 

 

7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

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

Street, Salisbury. 

 

The dwellings will be setback from the front property boundary in the order of 11m and 

12.5m, 900mm from side boundaries and 15m from the rear boundary.  Upper floors will be 

setback 2m from the side boundaries of adjoining properties at 10 and 16 Ada Street. 

 

Pitched gable roof forms with a 25 degree pitch are proposed.  Dwellings 3 and 4 are under 

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

Protruding balconies are provided with open style tubular balustrading. 

 

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

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

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

garage. 

 

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

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

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

bedroom 1) and a balcony accessed from bedroom 1. 

 

Landscaping will be provided to the front of the dwellings.  A landscape strip will be 

provided on either side of the driveway access at the front property boundary that will 

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

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

that will further reduce the amount of hard pavement at the front of the property. 

 

A copy of the proposal plans is contained in Attachment 1 and supporting information in 

Attachment 2. 

8. CLASSIFICATION 

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

(Consolidated 5
th

 May 2016).  Development of the kind proposed is neither listed as being a 

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

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

Development Plan. 

9. PUBLIC NOTIFICATION 

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

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

Development Act 1993, one must turn to Schedule 9 of the Development Regulations 2008. 

 

Schedule 9, Part 2, Clause 18 of the Development Regulations 2008 states: 

 

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

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

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

consequent on the construction of the following: 

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

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

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

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

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

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

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

deemed to fall under part (b); 2 or more dwellings on the same site where at least 1 of those 

dwellings is 2 storeys high, but no residential building is to be more than 2 storeys high.  

Therefore the application is a Category 2 form of development for public notification 

purposes. 

 

The Category 2 public notification period took place between 19
th

 August and 5
th

 September 

2016.  Council received three (3) representations during the public notification period as 

follows: 

 

Representations received 

Representations received Wish to be Heard 

A Assiotis 

15 Ada Street, SALISBURY  SA  5108 
√ 

S D Round 

9 Ada Street, SALISBURY  SA  5108 
√ 

Z S Mysko 

11 Ada Street, SALISBURY  SA  5108 
√ 

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

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

in the table below: 

Summary of Representations 

Representation Applicant’s Response 

Scale of Development 

 The height of the proposed buildings is not 

consistent with the surrounding character of 

the area with no similar examples. 

 The number of dwellings is over 

development of the site. 

 4 single storey units would be more 

appropriate. 

 The proposed development satisfies 

Development Plan requirements with 

respect to building setbacks, private 

open space, overlooking, solar access, 

visual impact, off-street car parking and 

design and as such is considered to be 

appropriate and not over development of 

the subject site. 

Traffic and Vehicle Parking 

 Parking on the street will be an issue as 

additional visitors are expected to the site. 

 Traffic will increase in the street. 

 Manoeuvring is difficult on the road when 

vehicles are parked on both sides of the 

street. 

 Access for emergency services may be 

difficult.  

 Additional vehicle parking should be 

provided within the site. 

 It is acknowledged that the addition of 

four group dwellings may result in 

additional traffic movements, up to 8, in 

peak periods based on an assumption 

that each household will have two 

vehicles.  

 Utilising the existing crossover, the 

proposal does not alter on street car 

parking availability.  Four kerbside 

parking spaces will be available on the 

southern side of Ada Street. 

 The proposed development will provide 

sufficient on site car parking in 

accordance with the relevant provisions 

of the Development Plan. 
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Overshadowing 

Shadowing will occur to 10 and 16 Ada Street.  Shadow diagrams have been provided 

that shows that shadow cast by the 

proposed development at the Winter 

Solstice will result in limited shadowing 

of the adjoining property at 10 Ada 

Street which is considered to be 

reasonable. 

Waste Storage 

 Additional rubbish bins will result in an 

untidy street appearance. 

 Lack of external storage for rubbish bins. 

 Each dwelling is provided with a 

dedicated waste storage area within the 

garage located at the rear of the garage 

or under the staircase.  

Other 

 There will be a negative impact on property 

values 

 Noise 

 Visual impact to adjoining properties 

 The proposed design is not energy efficient. 

 No response provided 

 

Note: Officer’s consideration of the above representations and applicant’s response are 

provided under the assessment section of this report with the exception of concerns regarding 

property values as that is not a valid planning consideration. 

10. REFERRALS – INTERNAL 

DIVISION COMMENT 

Development Engineering The finished floor levels for the building and stormwater 

drainage are acceptable. 

 

The manoeuvrability for vehicles on the site is acceptable. 

Landscape Design The garden area behind the letterboxes and the bicycle racks 

should not be planted out so that these facilities can be 

accessed across or through. 

 

Initial comments regarding planting types, location of 

planting and consideration of the existing Council street trees 

have been addressed and approved. 

11. DEVELOPMENT DATA 

Site Characteristics Guideline Proposed 

Site Area Not stated 212m
2
 

174m
2
 

Sites 1 & 6 

Sites 2-5 

Site Dimensions Not stated 6.083m x 34.8m 

5.285m x 33m 

Sites 1 & 6 

Sites 2-5 

Site Gradient Not stated Generally level with slight fall to the 

rear of allotment 

Easement Not Applicable Nil 
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Design Characteristics  Guideline Proposed 

Site Coverage   

 Buildings only Qualitative provision 

only 

46%  

57% 

Sites 1 & 6 

Sites 2-5 

Building Height   

 Storeys Qualitative provision 

only 

2 storeys 

2.72m ceiling height to both floors 

7.3m to top of ridge generally and 8.5m 

to top of ridge for dwellings 3 & 4. 

Set-backs   

 Primary street Qualitative provision 

only 

12.4m and 13.8m 

 Side(s) Qualitative provision 

only 

0.9m at closest point 

2m generally and to upper floor 

Boundary Walls  Not Applicable 

Private Open Space   

 Site Area < 250m
2
 35m

2
 101m

2
 

79m
2
 

Sites 1 & 6 

Sites 2-5 

 Dimensions Minimum dimension 

4m 

16.64m x 6.083m 

15m x 5.285m 

Sites 1 & 6 

Sites 2-5 

Car Parking & Access   

 Number of parks 9 

1 space per dwelling, 

plus 0.5 on-site visitor 

car parking spaces per 

dwelling 

12 

Single garage under the main roof. 

Visitor space provided directly in front 

of garages. 

 Driveway width 6m  

 Garage door width 6m or 50% of allotment 

frontage 

2.4m 

45% and 39% of property width 

Street Infrastructure   

 Crossover Not Stated Existing inverts to be utilised 

 Trees Not Stated The existing street trees will not be 

affected as the proposal utilises the 

former crossover to no. 12 and the 

existing invert to no. 14 Ada Street. 

Flooding Qualitative provision 

only 

The finished floor levels and 

stormwater drainage are acceptable 
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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 (City) 

Development Plan, Consolidated 5
th

 May 2016.  Residential development of the kind 

proposed is clearly envisaged by the Development Plan. 

 

Assessment against Development Plan Objectives and Principles 

 

Assessment 

 

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

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

 

An extract of the relevant Development Plan, Consolidated 5
th

 May 2016, is contained in 

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

Land Use 

 

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

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

affordable housing   

dwelling (emphasis added) 

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

Residential Zone as highlighted above. 

 

Density of Development 

 

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

that: 

 

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

appropriate locations… 

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

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

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

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

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

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

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

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

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

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

solar access maintained. 

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

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

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

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

open space areas, and will be designed to integrate with the existing built form (emphasis added). 
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The proposal provides an increase in density and an alternate dwelling type specifically 

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

proximity to: 

 

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

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

minutes walking; 

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

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

1.5km); 

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

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

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

walking). 

 

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

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

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

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

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

category. 

 

The proposal will introduce a scale of development that does not presently exist in Ada 

Street.  The Desired Character Statement seeks development of a form and scale compatible 

with adjoining residential development.  The proposed development will provide pitched roof 

forms and use materials that are in keeping with the surrounding vernacular.  The scale of 

development while of a higher density than presently exists will be designed to maintain the 

privacy of adjoining dwellings and their private open space areas, and will be setback from 

the front property boundary such that visual perception of the dominance of the built form is 

reduced. 

 

Medium density development is clearly encouraged in the Residential Zone in locations close 

to public transport routes, public open space and centres.  This particular site is well located 

as described above, consequently the densities proposed are considered to be acceptable.  

Furthermore the dwelling type is envisaged within the Residential Zone and is also 

considered to be acceptable. 

 

Building Height 

 

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

that: 

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

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

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

 

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

proposed building height at two storeys is acceptable, subject to assessment against other 

relevant criteria. 

  



ITEM 5.1.1   

Page 24 City of Salisbury 

Development Assessment Panel Agenda - 28 February 2017 

 I
te

m
 5

.1
.1

  

Front Setback 

 

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

18 states that: 

 

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

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

following table: 

buildings on adjacent allotments  Setback of new building  

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

as illustrated below:  

 

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

buildings.  

 

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

the order of approximately 7.5m.  The proposed building will be setback between 12m and 

14m.  While this distance is greater than the setbacks of the adjoining properties this setback 

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

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

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

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

landscape strip at the front boundary.  

 

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

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

 

Side and Rear Setbacks 

 

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

Control 16 and 17 state that: 

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

(a)  contribute to the desired character of the area  

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

and vehicle movement.  

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

height of the building increases to:  

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

(b) minimise the overshadowing of adjoining properties. 
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The proposed building will be setback 900mm from the side boundaries at ground level and 

2.0m to the upper floor.  The building will be setback 15m as a minimum from the rear 

boundary.  No boundary walls are proposed and the side setbacks are increased for the upper 

floor as per Principle of Development Control 17.  Further, the side and rear setbacks are 

consistent with existing built from setbacks in the locality. 

 

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

 

Design and Appearance 

 

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

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

particularly relevant. 

 

“Design and Appearance” Council-wide module 

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

aspects of the local environment and built form. 

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

walling facing areas exposed to public view.  

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

through design elements such as:  

(a)  articulation  

(b) colour and detailing  

(d) design and placing of windows  

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

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

Residential Zone  

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

surveillance and address the street.  

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

visitors to identify a specific dwelling easily. 

9  The design of residential flat buildings should:  

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

(b)  provide transitional space around the entry  

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

the street. 

 

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

that does not presently exist in Ada Street.  The six dwellings will be approximately 33m 

wide by 19m deep, resulting in an overall site coverage of approximately 39%. 

 

The dwellings have been designed with a number of vertical and horizontal elements that, in 

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

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

forward of the main building line include face brick pillars that extend to the upper floor 

balconies.  Balcony balustrading is open in nature thereby minimising visual bulk. 
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The main frontage of the building will be provided to Ada Street.  Individual dwellings will 

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

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

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

 

Variation to the side setbacks is achieved through an upper floor setback of 2m and a ground 

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

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

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

 

Dwellings are provided with a front door that is visible to the street highlighted by a front 

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

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

 

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

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

incorporates many positive design elements encouraged by the Development Plan.  

 

Overshadowing 

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

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

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

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

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

the smaller of the following:  

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

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

the area’s dimensions measuring 2.5 metres).  

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

where overshadowing already exceeds these requirements. 

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

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

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

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

5pm on the 21
st
 June. 

 

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

above. 

  



ITEM 5.1.1   

City of Salisbury  Page 27 

Development Assessment Panel Agenda - 28 February 2017 

 I
te

m
 5

.1
.1

  

 

Visual Privacy 

 

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

Control 29 states that: 

 

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

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

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

private open spaces of other dwellings. 

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

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

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

by the Development Plan to provide casual surveillance to public areas.  Dwellings 1 and 6 

are provided with 1.7m high screens to the south east and north western elevations 

respectively to avoid overlooking into rear yards of adjacent properties. 

 

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

 

Car Parking 

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

Control 39 states that: 

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

buildings should be sited and designed to:  

(a)  serve users efficiently and safely  

(b)  not dominate internal site layout 

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

particular dwelling  

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

all times. 

 

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

further states that: 

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

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

Vehicle Parking Requirements … 

 

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

parking spaces for residential flat buildings and group dwellings as follows: 

 
1 space per dwelling, plus 0.5 on-site visitor spaces per dwelling. 
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The proposed development is served by one under cover car parking space per dwelling 

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

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

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

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

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

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

Furthermore, no additional crossovers are proposed, as such parking on-street is unchanged 

and available for visitor parking.  

 

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

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

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

 

Access and Manoeuvring 

 

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

Control 38 states that: 
 

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

and location to:  

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

conveniently and safely  

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

parking area  

(c) reinforce or contribute to attractive streetscapes. 

 

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

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

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

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

internal driveway narrow to 5m to allow landscape incursions, however this is considered to 

enhance the outlook to the street. 

 

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

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

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

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

dwellings.   

 

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

  



ITEM 5.1.1   

City of Salisbury  Page 29 

Development Assessment Panel Agenda - 28 February 2017 

 I
te

m
 5

.1
.1

  

 

Private Open Space 

 

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

Control 24 states that: 

 

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

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

 
Site area of 

dwelling  

Minimum area of 

private open space  

Provisions  

250 square 

metres or 

greater  

20 per cent of site 

area  

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

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

greater.  

One part of the space should be directly accessible from a 

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

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

and a maximum gradient of 1-in-10.  

Less than 250 

square metres  

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

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

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

and has an area of 16 square metres with a minimum 

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

 

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

from the rear family room.  The total private open space for dwellings 1 and 6 amounts to 

101m
2
, and for dwellings 2 to 5, 79m

2
 which exceeds the minimum 35m

2
 listed above and is 

capable of achieving a minimum dimension of 4m by 4m. 

 

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

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

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

oriented to the north. 

 

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

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

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

 

In summary, the areas of private open space exceed the minimum quantitative standard, are 

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

 

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

Control 28 states that: 

 

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

include:  

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

(b)  bicycle parking for residents and visitors  

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

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

and complement the development and streetscape character for dwellings which 

do not incorporate ground level private open space. 

 

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

mounted rack.  Storage for domestic rubbish bins can also be accommodated within the 

garage.  Additional bicycle parking is provided adjacent the common driveway at the front 

property boundary.  A group letterbox is proposed at the street front boundary adjacent to the 

access driveway.  The size and dimensions of the rear yard space is sufficient to allow for 

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

The development therefore satisfies all parts of Principle of Development Control 28 quoted 

above. 

 

Landscaping 

 

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

Control 1 states that: 

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

surfaces in order to:  

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

taller and broader plantings against taller and bulkier building components)  

(b) enhance the appearance of road frontages  

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

(d) minimise maintenance and watering requirements  

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

(f) maximise shade and shelter  

(g) assist in climate control within and around buildings  

(h) minimise heat absorption and reflection  

(i) maintain privacy  

(j) maximise stormwater re-use  

(k) complement existing vegetation, including native vegetation  

(l) contribute to the viability of ecosystems and species  

(m) promote water and biodiversity conservation. 
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Landscaping will be provided at the front of the dwellings as detailed on the landscape plan 

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

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

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

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

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

 

13. CONCLUSION 

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

 

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

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

 

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

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

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

development in this location; 

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

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

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

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

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

to habitable rooms; 

g) Overshadowing to adjoining properties will be minimal. 

 

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

conditions. 

 
 

14. STAFF RECOMMENDATION 

That the Development Assessment Panel resolve that: 

 

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

Salisbury Development Plan – Consolidated 5
th

 May 2016. 

 

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

GRANTED to application number 361/1238/2016/2A for Residential Development 

Comprising Six Two Storey Dwellings in accordance with the plans and details 

submitted with the application and subject to the following conditions: 

 

Reserved Matters: 

 

The following shall be submitted for further assessment and approval by the Manager 

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

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

 

1. Detailed designs and specifications for all civil works and retaining. 
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Development Plan Consent Conditions 

 

1. The proposal shall be developed in accordance with the details submitted with the 

application and the following Council stamped approved plans and documents, 

except where varied by the conditions herein: 

 

Drawing No. Drawing Type Date Prepared By 

 

Page 1 of 10 

Revision E 

Site Plan – Lower 

Floor 

Received by Council 

dated 18
th

 August 2016 

LJ Home 

Developments 

Page 2 of 10 

Revision E 

Site Plan – Upper 

Floor 

Received by Council 

dated 18
th

 August 2016 

LJ Home 

Developments 

Page 3 of 10 

Revision F 

Landscape Plan Received by Council 

dated 19
th

 September 

2016 

LJ Home 

Developments 

Page 4 of 10 

Revision E 

Floor Plan – Res 1 

& 6(mirror) 

Received by Council 

dated 19
th

 September 

2016 

LJ Home 

Developments 

Page 5 of 10 

Revision E 

Elevations Received by Council 

dated 19
th

 September 

2016 

LJ Home 

Developments 

Page 6 of 10 

Revision E 

Floor Plan – Res 2 

& 5 

Received by Council 

dated 19
th

 September 

2016 

LJ Home 

Developments 

Page 7 of 10 

Revision E 

Elevations Received by Council 

dated 19
th

 September 

2016 

LJ Home 

Developments 

Page 8 of 10 

Revision E 

Floor Plan – Res 3 

(mirror) & 4 

Received by Council 

dated 19
th

 September 

2016 

LJ Home 

Developments 

Page 9 of 10 

Revision E 

Elevations Received by Council 

dated 19
th

 September 

2016 

LJ Home 

Developments 

Page 10 of 10 

Revision E 

Streetscape 

Elevations 

Received by Council 

dated 19
th

 September 

2016 

LJ Home 

Developments 

 

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

submitted plans. 

 

2. The external finishes shall be maintained in good condition at all times. 

 

Reason: To ensure a high standard of external building appearance. 
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3. The designated landscaping areas shall be planted with shade trees, shrubs and 

ground covers as identified on the proposed plans.  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 at all 

times.  All landscaping is to be completed prior to occupation of the dwellings. 

 

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

and environmental amenity of the locality. 

 

4. Stormwater systems shall be designed and constructed to cater for minor storm 

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

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

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

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

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

 

  Reason: To ensure flood protection of the buildings. 

 

5. The proposed building(s) finished floor level is to be a minimum of 300mm 

above the top of the roadside kerb immediately adjacent to the building site. 

 

  Reason: To allow disposal of stormwater. 

 

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

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

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

occupation of any dwelling and shall be maintained at all times to the satisfaction 

of Council. 

 

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

that maintains and enhances the amenity of the locality. 

 
 

CO-ORDINATION 

Officer:   GMCiD  MDS     

Date: 15.02.17 08.02.17     
 

ATTACHMENTS 

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

1. Proposal Plans  

2. Support Information  

3. Notice of Category 2 Application and Representations  

4. Applicant Response to Representations  

5. Relevant Development Plan Extracts, Consolidated 05 May 2016   
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ITEM 5.1.2 

DEVELOPMENT ASSESSMENT PANEL   

DATE 28 February 2017 

APPLICATION NO. 361/1549/2016/3B 

APPLICANT Shia Community of South Australia 

PROPOSAL Place of Worship with Associated Activities and Cemetery, 

Carparking, Landscaping and Stormwater Arrangements 

LOCATION 256-258 Bridge Road, Pooraka 

CERTIFICATE OF Volume 6156 Folio 573 

TITLE 

AUTHOR Darren Starr, Planning Consultant  
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Industry Zone   

Application Type Merit  

Category 3 

Public Notification Representations received: 77 

Referrals - Statutory Department of Planning Transport and Infrastructure (DPTI)  

Referrals – Internal Development Engineering  

Development Plan Version Salisbury Development Plan  

Consolidated 07 July 2016  

Assessing Officer Darren Starr, Planning Consultant 

Recommendation Development Plan Consent subject to conditions 

Meeting Date 28 February 2017 

 

2. REPORT CONTENTS 

Assessment Report 

Attachment 1: Revised Application, Drawings and Supporting Information 

Attachment 2: Relevant Development Plan Extracts and Maps, Consolidated 7 July 

2016  
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3. EXECUTIVE SUMMARY 

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

the Salisbury Development Plan. The assessment found that: 

This report provides an assessment of the revised development application against the 

relevant provisions of the Salisbury Development Plan following the deferral of this 

application at the DAP meeting of 13 December 2016.  

 

At the 13 December 2016 meeting the DAP 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 

 

The proposed development involves the construction of a Place of Worship with associated 

activities and a cemetery with car parking, landscaping and stormwater arrangements at 256-

258 Bridge Road, Pooraka.  

 

The applicant has provided amended plans and information through their planning consultant 

that addresses the reasons for the DAP deferral.  

 

A revised site plan has been submitted to Council that details the relocation of the proposed 

playground from adjacent to Bridge Road to the rear of the Mosque Building. This will place 

the playground between the Mosque building and the main on-site car park.  

 

The revised site plan also nominates a specific area of additional on-site car parking (20 

spaces) in the form of an over-flow car parking area adjacent Bridge Road located where the 

playground was initially proposed. The over-flow car parking on a grassed area will provide 

additional parking on-site during special events and periods of high parking demand.  

 

A revised Traffic Impact Assessment was submitted to Council and it concluded that the 

provision of car parking (150 formal spaces and 20 nominated overflow spaces) is adequate to 

meet the expected short and longer term demands of the site. It also included a traffic survey 

for Jay Street and the traffic volume was found to be low.  Staff within Council’s 

Development Engineering team reviewed the revised Traffic Impact Assessment and were 

satisfied with its content and findings 

 

The original plans, reports and submissions are contained in the agenda papers provided to 

members on the 13
th

 December 2016. 

 

This report provides an assessment of the amended information against the relevant 

provisions of the Salisbury Development Plan and a summary of the report previously 

provided to the DAP in December 2016. The assessment found that: 

 

 The proposed development is located in the Industry Zone of the City of Salisbury 

Development Plan consolidated 7 July 2016, Map Sal/48 & Map Sal/49. 
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 The proposed development is not seriously at variance with the Salisbury 

Development Plan as the Development Plan recognises that large places of worship 

may be appropriate on the fringe of Industry Zones, subject to an assessment of the 

specific impacts of the proposed development.  

 

 A Place of Worship is classified as non-complying within the Industry Zone unless it 

has a floor area in excess of 500m² and is within 60m of the boundary of the Industry 

Zone.  The proposed development is a Place of Worship with a floor area in excess of 

500m²and is within 60m of the zone boundary, therefore the development application 

should be considered on-merit against the relevant provisions of the Development 

Plan.  

 

 A cemetery may be an appropriate land use within an Industry Zone subject to any 

impacts being suitably managed. 

 

 Department of Planning Transport and Infrastructure (DPTI) have no objections to the 

proposed development subject to the inclusion of appropriate conditions of consent.  

 

 This loss of industrial land, should the proposed development proceed, represents a 

small portion of the Industry Zone in this locality and a very small portion of the 

volume of land zoned industry throughout the Council area.  

 

 The design and finish of the Place of Worship would not be out of place in the 

locality.  

 

 Potential noise impacts of call to prayer have been addressed as the proposed 

development does not include a minaret nor external amplification.  

 

 The Environmental Report submitted in support of the development application found 

that the site has been used for a number of potentially contaminating land uses 

including agriculture, horticulture and works depot. The report concludes that the 

current contamination risk to human health and the environment is low and with 

management during construction the risks can be managed.   

 

 The Environmental Report submitted in support of the development application found 

that, in relation to the potential for contamination from the burial of bodies on the 

subject land, the potential impact on human health and the surrounding environment 

from the proposed grave site is low risk based on the vulnerability ranking. The report 

concludes that the risk can be managed through stormwater management and 

administrative controls.  

 

 The revised Traffic Impact Assessment (Tonkin Consulting January 2017) concluded 

that the provision of car parking (150 formal spaces and 20 nominated overflow 

spaces) is adequate to meet the expected short and longer term demands. 

 

 The proposed development of a Place of Worship with associated activities and a 

cemetery with car parking, landscaping and stormwater arrangements at 256-258 

Bridge Road, Pooraka is considered an appropriate land use within the zone and 

locality. 
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Panel Members are requested to refer to the Agenda report and attachments for the Panel 

meeting of 13 December 2016 for the full suite of application documents, as the current report 

has a focus on amendments made to the application arising from the Panel’s deferral of the 

application on 13 December 2016. 

 

4. SUBJECT SITE 

 

Allotment 30 in Deposited Plan 95434 fronts Bridge Road, Pooraka. The land slopes from 

Bridge Road down towards Jay Street which would form a second access to the proposed 

development. The site is vacant of buildings with scattered vegetation much of which will be 

removed, with the retention of some existing vegetation in the western and north western 

portion of the subject site. 

 

The site is accessed via Bridge Road and Jay Street and access points will be retained or 

developed as part of the proposed development.  

 

Allotment 30 has a site area of 1.387 hectares and at the time of the development application 

to Council was owned by the Commissioner of Highways.  The land is subject to an easement 

for drainage purposes to the City of Salisbury in the vicinity of Jay Street.  

 

The subject land has been used for a variety of land uses including as a public works depot.  

 

5. LOCALITY 

 

The immediate locality contains industrial and commercial development to the north, west 

and south of the subject site. To the east of the subject site is residential development 

including an aged housing development backing onto Bridge Road. During a site inspection 

of the Industry Zone it was noted that a large Place of Worship and café fronts Maxwell Road 

on the fringe of the Industry Zone. Another Place of Worship is located in close proximity to 

the subject site on Maxwell Road within the Residential Zone and the Imam Ali Mosque is 

located on Langford Street.  

 

Bridge Road is a secondary arterial road as nominated on Map Sal/48 & Map Sal/49.  

 

A locality plan and contextual plan are provided below. 
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Contextual Plan 

 

 
Source: Dekho 

 

Legend (Source: Dekho) 

 

Subject site 

 

  



ITEM 5.1.2   

Page 124 City of Salisbury 

Development Assessment Panel Agenda - 28 February 2017 

 I
te

m
 5

.1
.2

  

Locality Plan – Cadastre 

 

 
Source: Dekho 

 

Legend (Source: Dekho) 

 

Subject site 

 

Properties notified  

 

Representor 

 

Zone Boundary 
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Locality Plan - Aerial: 

 

 
Source: Dekho 
 

 

Legend (Source: Dekho) 

 

Subject site 

 

Properties notified  

 

Representor 

 

Zone Boundary 

 

  



ITEM 5.1.2   

Page 126 City of Salisbury 

Development Assessment Panel Agenda - 28 February 2017 

 I
te

m
 5

.1
.2

  

 

6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proposed development can be described as a Place of Worship with associated activities 
and a cemetery with car parking, landscaping and stormwater arrangements.  
 
The Place of Worship will take the form of a Mosque. The activities to be undertaken within 
the building and on-site are:  
 

Mosque (prayer hall) will be a place of worship for the Muslim Community. 

The main functions of the mosque will be:  

›  Daily prayers (3 times a day) and visitation, noting that call to prayer 

is now undertaken using mobile phone technology rather than the 

traditional loudspeaker. 

› Weekly Activities:  Classes for children and adults on language, 

religious learning and Quran studies every Sunday for one hour. 

› Yearly Events: Based on Islamic Calendar which is based on lunar 

calendar where the start of the month keeps changing every year such 

as: 

Ramadan: yearly event for 30 days. The event starts at sunset and 

goes for 3 hours. The event will have sunset prayer followed by meal 

to open the fast which is then followed by recitation of supplication 

and then a speech by a religious scholar. 

Eid Prayers, Muharram, Safar and Islamic Celebration and 

Commemoration:  

These prayers, celebrations and commemorations occur yearly, 

mainly after sunset and vary in duration from one (1) to 15 days and 

from 2 to 3 hours.  These prayer events generally involve sunset 

prayer followed by scholars giving a lecture on the importance of 

this month in the Islamic calendar  

 

›  Religious studies and education for adult, youth and children with 

education facilities to provide for the provision of religious teaching, 

for all age groups within the religious community;  

›  Counselling, meetings and community lectures;  

›  Administration/office for the day to day operation of the mosque;  

›  A kitchen area to enable users of the facilities to cook for themselves as 

part of religious celebrations and other activities typical for a place of 

worship;  

›  A small shop/library to enable the sale/loan of Islamic related religious 

material, such as books.  

›  Marriage and funeral prayers and ceremonies; and  

›  Other social functions associated with a Place of Worship.  
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 Common hall at basement level will be made available for use by the 

wider community as well as the Muslim community. It is accessed either 

via the main reception foyer, or externally from the car park to the 

south-west. It is envisaged that the space will be used by community 

groups for religious and social gatherings etc.  

 

 Funeral and Burial-Cemetery to provide full funeral service that 

involves the preparation of the body for internment, the religious 

ceremony and internment the body in the cemetery at the rear of the 

site. 4 burials each year are anticipated considering the size of the Shia 

Muslim population in SA. The cemetery has a total capacity of 1000 

sites and will developed over several stages depending on demand.  

 

 An on-site water harvesting based on a detention/retention basin sited 

below the cemetery with the water collected and reused within the 

building and the gardens. 

 

A copy of the revised site plan and supporting documentation for the development of a place 

of worship with associated facilities, a cemetery, car parking and landscaping at 256-258 

Bridge Road, Pooraka (Development Application 361/1549/2016) are contained in 

Attachment 1. 

 

The amended plans submitted by the application show the relocation of the proposed 

playground to the rear of the Mosque Building with an associated change to the car parking 

area to provide space for the playground and the provision of overflow car parking in a 

grassed area previously nominated for the playground.  

 

An amendment to the proposed hours of operation to 4.30am to 11pm in order to provide 

flexibility in operating hours because prayer times are informed by the lunar cycle has also 

been submitted with the revised site plan. The previous hours of operation proposed were 5am 

to 11pm.  

 

7. CLASSIFICATION 

A Place of Worship is classified as non-complying within the Industry Zone unless it has a 

floor area in excess of 500m² and is within 60m of the boundary of the Industry Zone.  

 

The proposed development is a Place of Worship with a floor area in excess of 500m²and is 

within 60m of the zone boundary, therefore the development application should be considered 

on-merit against the relevant provisions of the Development Plan.  
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8. PUBLIC NOTIFICATION 

 

The proposed development was determined to be a Category 3 form of development pursuant 

to the provisions of the Development Act 1993 and Development Regulations 2008.  

 

Public notification was undertaken in August 2016 and 77 valid written representations and a 

petition (opposed to the development) were received.  There was a mix of those in support of 

the development application and those opposed to it. 

 

Representors wishing to be heard by the Panel were heard at the 13 December 2016 DAP 

meeting.  

 

9. REFERRALS – STATUTORY 

Department of Planning Transport and Infrastructure (DPTI) 

 

The Department of Planning Transport and Infrastructure (DPTI), has raised no objection to 

the proposed development subject to the inclusion of conditions of consent.  

 

10. REFERRALS – INTERNAL 

Development Engineering: Council development engineering staff reviewed the Traffic 

Impact Assessment, Stormwater Management Plan and Environmental Report and were 

satisfied with the content.  

 

11. DEVELOPMENT DATA 

Site Characteristics Guideline Proposed 

Site Area  1.387ha (existing) 

Site Dimensions  Frontage:106.68m* 

Depth: 257.08m  

 

*reserve fronting Bridge 

Road limits access to the site 

Easement Easement to City of 

Salisbury for drainage 

purposes  

Easement to be retained  

Design Characteristics  Guideline Proposed 

Site Coverage   

 Buildings only 50 % (Industry Zone)  7.8%  

Building Height Any building or structure on, 

or abutting the boundary of, 

a non-industrial zone should 

be restricted to a height of 3 

metres above ground level at 

the boundary and a plane 

Between 6.83m (wall height 

at Bridge Road frontage) and 

9.93m (wall height at rear of 

building adjacent car 

parking).  
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projected at 31 degrees 

above the horizontal into the 

development site from that 3 

metre height 

(Industrial Development 

Council Wide)  

While Bridge Road forms a 

boundary between the 

Industry and Residential 

Zone, the subject land and 

proposed building is 

separated from residential 

land by the primary setback 

and Bridge Road.  

Set-backs   

 Primary street (a) buildings up to a height of 

6 metres should be sited at 

least 8 metres from the 

primary street alignment  

 

(b) buildings exceeding a 

height of 6 metres should be 

sited at least 10 metres from 

the primary street alignment 

Between 11m (approximate) 

at northern corner of the 

building adjacent the vehicles 

access) and 18m 

(approximate) at the southern 

corner of the building. 

 Side(s)  9m (approximate) northern 

boundary  

 

9.5m (approximate) southern 

boundary  

Car Parking & Access   

 Number of parks one car parking space for 

every three seats or every 

three attendees to the place 

of worship.  

 

Up to 500 people expected on 

site (generally not in excess 

of 450 people)  

150 formal spaces and 20 

overflow spaces provided 

with a requirement for 166 

spaces to cater for 500 people 

on site.  

Affected Trees   

 Significant  Nil  

 Regulated   Nil  

Street Infrastructure   

 Crossover  Access to be constructed to 

Bridge Road and retain 

existing access to Jay Street  

Flooding  0.025m-0.1m at rear of site in 

proximity to Jay Street  

(Stormwater Management 

Plan 2016 Tonkins 

Consulting) 

Landscaping  (a) at least 10 per cent of the 

site is landscaped  

(b) landscaping along 

allotment boundaries that 

adjoin roads or public 

reserve and at least one side 

boundary, for a width of at 

Landscaping is proposed on 

the site boundaries, within 

the car park, adjacent the 

Mosque, cemetery and bio-

retention swale in excess of 

10% of the site.  
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least 3 metres  

(c) landscaping within 

parking areas to break-up 

extensive areas of paving 

 

12. ASSESSMENT 

 

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

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

Development Plan, Consolidated 7
th

 July 2016.  The following reasons are given in support of 

this recommendation: 

 

a) The subject land is located within the Industry Zone of the Salisbury Development 

Plan.  Places of Worship have an exemption within the non-complying list of the zone 

where they are within 60m of the zone boundary and are in excess of 500m².  

 

It is considered that the intent of this policy is to recognise that large places of worship 

may be appropriate at the edge of Industry Zones, subject to an assessment of the 

specific impacts of the proposed development.  

 

In addition, within the Council wide provisions of the Development Plan there is 

further policy that confirms that large Places of Worship may be appropriate at the 

fringe of Industry Zones.   

 

On that basis it is considered that the proposed development is not seriously at 

variance with the Salisbury Development Plan and should undergo an assessment to 

determine its overall merit.  

 

 

Assessment 

 

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

Salisbury Development Plan.  

 

Land Use 
 

The proposed development consists of a Place of Worship with associated activities and a 

cemetery with car parking, landscaping and stormwater arrangements. Activities to occur on 

site will include daily prayers, religious events, religious studies, counselling, meetings and 

community lectures, administration/office for the day to day operation of the mosque, 

marriage and funeral prayers and ceremonies, funeral and burial services that will involve 

preparation and burial in the Islamic tradition.   

 

The subject land is located within the Industry Zone which has the following key objectives 

and principles that relate to suitable land uses within the zone.  
 

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

and transport land uses.  
 



 

City of Salisbury  Page 131 

Development Assessment Panel Agenda - 28 February 2017 

 I
te

m
 5

.1
.2

  
It

em
 5

.1
.2

 -
 A

tt
a
ch

m
en

t 
1
 -

 R
ev

is
ed

 A
p

p
li

ca
ti

o
n

, 
D

ra
w

in
g
s 

a
n

d
 S

u
p

p
o
rt

in
g
 I

n
fo

rm
a
ti

o
n

 

Land Use 

 

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

▪ industry  

▪ office in association with and ancillary to industry  

▪ transport distribution  

▪ warehouse.  

 

PDC3  Development listed as non-complying is generally inappropriate. 
 

Procedural Matters - Non Complying Development 

 

Development (including building work, a change in the use of land, or division of 

an allotment) for the following is non-complying 

 

 Place of worship 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. 
 

It can be seen by the above policy that the zone is envisaged to contain industrial and 

associated activities. There is limited support for the development of a Place of Worship with 

associated activities and a cemetery with car parking, landscaping and stormwater 

arrangements within the zone policy other than in the exemptions to the non-complying list.  

 

The non-complying exemptions (it is noted that this policy is a local variation to the Planning 

Policy Library) exclude a place of worship greater than 500m² and within 60 metres of the 

zone boundary from being non-complying.  

 

It is considered that the intent of this policy is to recognise that large Places of Worship may 

be appropriate on the fringe of industry zones. In these locations they may act as a buffer 

between residential and industrial land uses.  

 

It is noted that there are other examples of places of worship or community activities within 

the Industry Zone in this locality.  

 

The Salisbury Development Plan does contain specific policy that relates to the development 

of Places of Worship in the Council Wide section of the Plan.  

 

General Section – Community Facilities (Places of Worship) 

 

PDC4 Places of worship should be developed according to the following hierarchy: 

 

PDC5 Small (local) to medium (neighbourhood) scale places of worship within residential 

areas should be appropriately located on major collector roads to minimise 

congestion or traffic conflict within local streets.  
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PDC6 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.  

 

The above provisions reinforce that Places of Worship are envisaged on the periphery of 

industry zones. It is considered that there is sufficient policy guidance within the 

Development Plan to demonstrate that a Place of Worship may be an appropriate land use 

within an Industry Zone subject to its design and impact on the locality.  

 

There is limited reference to the appropriate locations of a cemetery within the Development 

Plan.  A cemetery is neither complying nor non-complying within the Industry Zone and it is 

not an envisaged land use within the zone.  The proposed cemetery would be a reasonably low 

impact activity based on the low numbers of burials anticipated each year.  

 

The potential impacts on the local environment were considered as part of the Environmental 

Report prepared for the site and are discussed in more detail later in this report. It is 

considered that a cemetery may be an appropriate land use within an Industry Zone subject to 

any impacts being suitably managed.  

 

In this instance the use of the land for a Place of Worship is likely to mean that the entire site 

is removed from industrial activities.  The subject site is located in an Industry Zone that is 

approximately 129 hectares (including roads) and the subject site is some 1.39 hectares.  This 

represents roughly 1% of the Industry Zone in this locality and a very small portion of the 

volume of land zoned industry throughout the Council area.  

 

General Section - Advertisements  

 

Obj. 3  Advertisements and/or advertising hoardings designed to enhance the appearance of 

the building and locality. 

 

There is no signage proposed as part of the current development application. 
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General Section - Design & Appearance  

 

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

aspects of the local environment and built form.  

 

PDC1 The design of a building may be of a contemporary nature and exhibit an innovative 

style provided the overall form is sympathetic to the scale of development in the 

locality and with the context of its setting with regard to shape, size, materials and 

colour.  

 

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

uninterrupted walling facing areas exposed to public view.  

 

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

through design elements such as:  

(a) articulation  

(b) colour and detailing  

(c) small vertical and horizontal components  

(d) design and placing of windows  

(e) variations to facades. 

 

The applicant has indicated that;   

 

The proposed architectural response reflects the traditional design pattern of a 

mosque and is based on the functional principles of existing mosques elsewhere in 

Australia. No minaret is proposed for the mosque building. 

 

The design of the building responds to the slope of the land and presents as a two storey 

building to Bridge Road.  

 

The Bridge Road facade is broken up by windows and entrance points to the building with 

landscaping and garden in the primary setback. The material of construction is brick veneer 

with face brick (Oyster) and Hebel render finish (Paperbark), aluminum windows and 

zinculume and colourbond roofing.  

 

While the design is unique for this facility (ie. Mosque), the building would not detract from 

the amenity of the locality given the primary setback of the building, the scale and bulk of the 

building, materials and finishes and the varied character of the locality.  

 

General Section – Community Facilities  

 

PDC7 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.  
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General Section- Industrial Development  

 

PDC3 Industrially zoned allotments and uses protected from encroachment by adjoining uses 

that would reduce industrial development or expansion. 

 

General Section - Interface between Land Uses  

 

Obj1 Development located and designed to minimise adverse impact and conflict between 

land uses.  

 

Obj2 Protect community health and amenity from adverse impacts of development.  

 

Obj3 Protect desired land uses from the encroachment of incompatible development.  

 

PDC1 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.  

 

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

and potential future land uses desired in the locality.  

 

PDC3 Development adjacent to a Residential Zone should be designed to minimise 

overlooking and overshadowing of adjacent dwellings and private open space.  

 

PDC5 Sensitive uses likely to conflict with the continuation of lawfully existing developments 

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

 

PDC6 Non-residential development on land abutting a residential zone should be designed to 

minimise noise impacts to achieve adequate levels of compatibility between existing 

and proposed uses. 

 

Industry Zone  

 

PDC 9 Building facades facing land zoned for residential purposes should not contain 

openings or entrance ways that would result in the transmission of noise that would 

adversely affect the residential amenity.  
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The proposed development will be located with the Industry Zone and there are a number of 

industrial and commercial activities on adjacent or nearby land. To the north of the subject 

land is an existing concrete batching plant and manufacturing facility and its owners have 

made a representation raising a number of queries in relation to the operation of the existing 

industrial activity should the proposed place of worship proceed.  [Note that this adjoining 

site was the subject of a separate development application to expand the concrete batching 

activities on the site which was approved by the Development Assessment Panel in December 

2016] 

 

A number of other representations raised the issues of potential for land use conflict between 

the Place of Worship and existing industrial activities, including the development of a 

‘sensitive receptor’ adjacent the existing concrete batching plant and the potential for the EPA 

to place limits on the license.  

 

Within the EPA’s Evaluation distances for effective air quality and noise management the 

indicative separation distance for noise and air quality from concrete batching works is 200m. 

This issue was addressed by Tonkin Consulting in the Environmental Report prepared for the 

proposed development.  The report found that the proposed place of worship is in excess of 

200m from the existing concrete batching plants in the locality.   

 

It also considered the proposed development on the land immediately to the north that 

proposes an additional concrete batching plant on the site that is 160m from the proposed 

place of worship, 60m from residential development and 100m from the Salvation Army 

Church on Maxwell Road.  On the basis that the new concrete batching activities would be 

subject to conditions of operation to cater to residential development within 60m (e.g. manage 

any risks to sensitive residential land use) the report finds that there would be no additional 

risk to industrial operations by the proposed place of worship.  

 

Many of the representations received highlighted the potential noise impacts of call to prayer 

at various hours of the day (recognising the extended hours detailed in the development 

application), particularly were a loudspeaker or minuet to be used.  

 

The applicant has responded to those concerns by confirming that the proposed development 

does not include a minaret nor external amplification for the call to prayer but rather the call 

to prayer will be issued via mobile phone. A condition of consent restricting the use of 

external loudspeakers or amplifiers is recommended to address this issue.  

 

General Section - Landscaping Fencing and Walls  

 

Obj1 The amenity of land and development enhanced with appropriate planting and other 

landscaping works, using locally indigenous plant species where possible.  

 

Obj2 Functional fences and walls that enhance the attractiveness of development.  
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A number of representations raised the issue of the proposed front fence reducing visibility of 

their shops/businesses (fronting Research Road) from Bridge Road.  

 

The odd shape of the allotment means that the subject site extends towards Research Road 

and separates the existing commercial activities from Bridge Road.  These shops have clearly 

benefited from the land owner (Commissioner of Highways) not fencing this portion of the 

land.  

 

The proposed fence is of a reasonable height and it is considered reasonable for the new land 

owners to fence the site and provide a level of site security. The option of a see-through 

security fence to the boundary with the adjacent shops was canvassed with the applicants, but 

they wish to retain a solid fence for security and visual privacy to the site. 

 

General Section - Natural Resources  

 

Obj7 Storage and use of stormwater which avoids adverse impact on public health and safety 

 

Water Sensitive Design  

 

PDC5 Development should be designed to maximise conservation, minimise consumption and 

encourage reuse of water resources.  

 

PDC7 Development should be sited and designed to:  

(a) capture and re-use stormwater, where practical  

(b) minimise surface water runoff  

(c) prevent soil erosion and water pollution  

(d) protect and enhance natural water flows  

(e) protect water quality by providing adequate separation distances from 

watercourses and other water bodies  

(f) not contribute to an increase in salinity levels   

(g) avoid the water logging of soil or the release of toxic elements  

(h) maintain natural hydrological systems and not adversely affect:  

(i) the quantity and quality of groundwater  

(ii) the depth and directional flow of groundwater  

(iii) the quality and function of natural springs.  

 

PDC8 Water discharged from a development site should:  

(a) be of a physical, chemical and biological condition equivalent to or 

better than its pre-developed state  

(b) not exceed the rate of discharge from the site as it existed in pre-

development conditions.  

 

PDC9 Development should include stormwater management systems to protect it from 

damage during a minimum of a 1-in-100 year average return interval flood.  
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PDC14 Stormwater management systems should:  

(a) maximise the potential for stormwater harvesting and re-use, either on-

site or as close as practicable to the source  

(b) utilise, but not be limited to, one or more of the following harvesting 

methods:  

(i) the collection of roof water in tanks  

(ii) the discharge to open space, landscaping or garden areas, including 

strips adjacent to car parks  

(iii) the incorporation of detention and retention facilities  

(iv) aquifer recharge.  

 

PDC15 Where it is not practicable to detain or dispose of stormwater on site, only 

clean stormwater runoff should enter the public stormwater drainage system.  

 

PDC16 Artificial wetland systems, including detention and retention basins, should be 

sited and designed to:  

(a) ensure public health and safety is protected  

(b) minimise potential public health risks arising from the breeding of mosquitoes. 

 

 

The proposed development includes the construction of a bio-retention basin area at the rear 

of the site (Jay Street) in proximity to the existing easement granted to Council for drainage 

purposes. The bio-retention area is adjacent to the cemetery/grave site area.  

 

The Development Report submitted as part of the development application indicated that 

stormwater will be harvested on-site and stored in the detention/retention basin with the water 

collected to be reused in the building on site and the garden and landscaping. Council 

requested that the applicant demonstrate that the methods of collecting and storing stormwater 

on site were appropriate and the applicant commissioned the preparation of a Stormwater 

Management Plan which was submitted to Council.   

 

The Stormwater Management Plan was reviewed by Council’s Development Engineering 

staff who indicated they were satisfied with the plan.  

 

Many of the written representations received during public notification raised the issue of 

potential for contamination of water by the proposed cemetery and burial practices.  The 

Development Report submitted as part of the development application indicated that:  

 
 

The Shia Community require specific facilities to undertake religious 

ceremonies especially funerals and burials according to Shia Islam traditions 

and rituals which are not provided within existing cemeteries.   

 

The operation of the cemetery must comply with the requirements of the Burial 

and Cremation Acts 2013 and Burial and Cremation Regulations 2014. The 

area will be benched to create to plateaus for the burials plots.  

 

Regulation 15(1) of the Burial and Cremation Regulation 2014 which sta tes. 
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“A person must not inter, or cause, suffer or permit the interment of, bodily 

remains in a cemetery or natural burial ground so that any of the remains are at a 

depth of less than 1 metre from the surface of the ground.”  

 

It is proposed that interments will occur at a minimum depth of 1.5 metres 

which exceeds the above statutory requirement 

 

Council requested the applicant to demonstrate that the cemetery and burial practices would 

not detrimentally impact on ground water and that the site was suitable for the intended use 

taking into consideration the potential for site contamination.  In response the applicant 

provided Council with an Environmental Report (November 2016) prepared by Tonkins 

Consulting.  

 

The Environmental Report included a Preliminary Site Investigation that sought to gain an 

understanding of the past use of the land and any potentially contaminating activities that may 

have occurred on the site. It also considered the potential for the cemetery burial site to 

contaminate groundwater or downstream watercourses or wetlands.  

 

The Environmental Report found that the site has been used for a number of potentially 

contaminating land uses including agriculture, horticulture and works depot.  

 

The report found any site contaminants present could impact on future users of the site where 

soil is excavated or ground water is sourced. The report concludes that the current 

contaminant risk to human health and the environment is low and that with management 

during construction and site development risks can be managed.   

 

In relation to the potential for contamination from the burial of bodies on the subject land the 

report finds that while the applicant has indicated that the cemetery could hold up to 1000 

graves it is unlikely that this volume will be accommodated on site given requirements for 

separation and paths between graves.  The report also includes soil analysis and the location 

of ground water which was detected at 9.5m.   

 

The investigations conclude that the potential impact on human health and the surrounding 

environment from the proposed grave site is low risk based on the vulnerability ranking. The 

report concludes that the risk can be managed through stormwater management and 

administrative controls.  

 

The issue of disposal of water used for the washing of bodies was raised during the public 

consultation period. The applicant through their planning consultant has responded to this 

issue by confirming that the premises would be licensed as are other funeral preparation 

facilities and water would be disposed of to the sewer system as trade waste.  
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General Section - Regulated Trees 

 

Obj1 The conservation of regulated trees that provide important aesthetic and/or 

environmental benefit. 

 

The development report submitted as part of the development application recognises that 

there are a number of native trees on the site (rear and northern boundary) that are proposed to 

be retained. The report details that there are no regulated or significant trees on site.  

 

It is recommend that should the DAP support the development application a condition of 

approval is included outlining that any existing native vegetation in proximity to the site 

boundaries should be retained on site and integrated into the proposed site landscaping.  

 

General Section- Transportation & Access  

 

Obj2 Development that:  

(a) provides safe and efficient movement for all motorised and non-motorised 

transport modes  

(b) ensures access for vehicles including emergency services, public 

infrastructure maintenance and commercial vehicles  

(c) provides off street parking  

(d) is appropriately located so that it supports and makes best use of existing 

transport facilities and networks. 

 

PDC22 Development should have direct access from an all weather public road.  

 

PDC23 Development should be provided with safe and convenient access which:  

(a) avoids unreasonable interference with the flow of traffic on adjoining roads  

(b) provides appropriate separation distances from existing roads or level 

crossings  

(c) accommodates the type and volume of traffic likely to be generated by the 

development or land use and minimises induced traffic through over-provision  

(d) is sited and designed to minimise any adverse impacts on the occupants of and 

visitors to neighbouring properties 

 

The proposed development will be provided access via Bridge Road and Jay Street. A new 

crossover will be constructed to Bridge Road and the existing access to Jay Street will remain.  

 

The development application was referred to the Department of Planning Transport and 

Infrastructure for comment and the Department indicted that no objections were raised subject 

to the inclusion of recommend conditions of consent.  

 

As part of the amended details submitted following deferral of the application by the DAP, 

the applicant has requested that the conditions proposed by DPTI (17, 18 & 19) requiring a 

left turn taper on Bridge Road not be included as conditions of consent due to low traffic 

volumes as outlined in the Tonkin’s Traffic Assessment.  
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The revised traffic information and request to not include the proposed conditions was 

provided to DTPI with the following response received:  

 

Due to the proximity of the proposed access to the Bridge Road/Research Road 

signalised junction and the curvilinear nature of the adjacent section of Bridge Road, it 

is imperative for the proposed access to have appropriate flaring/left turn taper to 

enable vehicles to conveniently enter the site with minimal disruption to the free flow of 

traffic.  

 

Ideally a left turn deceleration lane (60 metres long comprising a 30 metres taper and 

30 metres full lane width) should be provided. However, based on the traffic generated 

by the proposed development, it is hard to justify this treatment.  

 

Accordingly, the department recommended generous flaring/taper and 30 metres was 

chosen as a nominal taper. The flaring/left turn taper is not a deceleration lane. To 

determine the appropriate length of the flaring/taper, an appropriate design using the 

turning profile of the largest vehicle expected to enter the site must be undertaken. The 

design would indicate whether a taper less than 30 metres is appropriate.  

 

Accordingly, the following revised conditions should be included in any approval given: 

  

o The Bridge Road access point shall be provided with generous flaring for entry/left 

turn taper and exit movements to the satisfaction of Council and DPTI in order to 

allow convenient ingress and egress movements and to minimise the disruption to the 

free flow of traffic on Bridge Road. These works shall be completed prior to place of 

worship becoming operational. 

 

o The footpath along Bridge Road shall be modified as necessary to facilitate the 

required flaring/left turn taper and access. All modifications shall be in accordance 

with Council and DPTI requirements. 

 

The revised conditions provided by DPTI have been included as conditions of consent.  

 

General Section – Transportation and access (Vehicle Parking) 

 

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

disabled car parking places to meet anticipated demand in accordance with Table 

Sal/2 - Off Street Vehicle Parking Requirements unless an agreement is reached 

between the Council and the applicant for a reduced number of parking spaces 

where one of the following applies:  

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

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

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

Salisbury District Centre Car Park Fund Area, Concept Plan Map Sal/29 - 

Ingle Farm District Centre Car Park Fund Area and Concept Plan Map 

Sal/32 - Mawson Lakes Town Centre Car Parking Fund Area  

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

parking needs associated with the development.  
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PDC33 Development should be consistent with Australian Standard AS 2890 Parking 

facilities. 

 

General Section –Community Facilities (Places of Worship) 

 

PDC8 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 issue of on-site car parking and the potential impact on surrounding areas given a 

perceived lack of car parking was raised by numerous representors and was one of the reasons 

for the DAP deferral in December 2016.  In a revised Development Report the applicant has 

confirmed that no more than 500 persons will access the site at any one time. Should the DAP 

choose to grant Development Plan Consent to the development application it is recommended 

a condition is included to cap the total number of visitors to the site at 500 to ensure that car 

parking on-site can sufficiently cater to visitors.  

 

In response to this issue the applicants have also submitted a revised Traffic Impact 

Assessment (Tonkin Consulting January 2017) refer to Attachment 1. The revised Traffic 

Impact Assessment concluded that the provision of car parking (150 formal spaces and 20 

nominated overflow spaces with capacity for additional parking on the internal roadway) is 

adequate to meet the expected short and longer term demands of the site. 

 

The revised Traffic Impact Assessment also included a traffic survey for Jay Street and the 

traffic volume was found to be low.  The revised traffic assessment reaffirmed that in 

Tonkin’s opinion:  

 

The increase in traffic from the proposed development would not impact on the 

operation of the surrounding road network 

 

There is no requirement for a right turn treatment from Bridge Road into the proposed 

access 

 

The fence aligning Bridge Road is required to be shifted further back from Bridge Road 

to improve sight distance from the proposed access and meet Austroads requirements 

 

The parking arrangement will provide 150 formal and 20 overflow car parks. There is 

sufficient parking for normal weekly activities and special events. 

 

The design of the car park accords with AS2890.1 

 

Both access points and traffic flow within the site will provide for two-way movements 
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Staff within Council’s Development Engineering team reviewed the revised Traffic Impact 

Assessment and were satisfied with its content and findings. Specifically, they found that:  

 

1. The traffic data contained in the report appears sound.  

2. A conditions should be imposed on the development if approved, which limits the 

attendance in accordance with the data referred to in this report. 

3. Safety issues could arise during special occasions and times of high attendance. It 

may be necessary at these times to implement specific traffic control measures to 

manage the occasion and resultant traffic safety demands. Traffic Management Plans 

should be provided to Council for approval at least one week prior to these events.  

4. Safety bars in accordance with AS1742 should be designed and constructed at the 

intersection of Research Road and Jay Street to improve traffic controls at this 

intersection due to increased traffic.  

5. The provision of 150 on-site car parks is deemed satisfactory for the site.  

 

Proposed conditions of consent that address the above issues have been included.  

 

 

It is considered that the applicant has addressed the issues raised by the DAP in its deferral of 

the development application at is meeting of 16 December 2016.  

 

The proposed development of a Place of Worship with associated activities and a cemetery 

with car parking, landscaping and stormwater arrangements at 256-258 Bridge Road, Pooraka 

is considered an appropriate land use within the zone and locality.  

 

13. CONCLUSION 

 

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

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

 

 The proposed development is located in the Industry Zone of the City of Salisbury 

Development Plan consolidated 7 July 2016, Map Sal/48 & Map Sal/49. 

 

 The proposed development is not seriously at variance with the Salisbury 

Development Plan as the Development Plan recognises that large places of worship 

may be appropriate on the fringe of Industry Zones, subject to an assessment of the 

specific impacts of the proposed development.  

 

 A Place of Worship is classified as non-complying within the Industry Zone unless it 

has a floor area in excess of 500m² and is within 60m of the boundary of the Industry 

Zone.  The proposed development is a place of worship with a floor area in excess of 

500m²and is within 60m of the zone boundary, therefore the development application 

should be considered on-merit against the relevant provisions of the Development 

Plan.  

 

 A cemetery may be an appropriate land use within an Industry Zone subject to any 

impacts being suitably managed. 
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 Department of Planning Transport and Infrastructure (DPTI) have no objections to the 

proposed development subject to the inclusion of appropriate conditions of consent.  

 

 This loss of industrial land should the proposed development proceed represents a 

small portion of the Industry Zone in this locality and a very small portion of the 

volume of land zoned industry throughout the Council area.  

 

 The design and finish of the Place of Worship would not be out of place in the 

locality.  

 

 Potential noise impacts of call to prayer have been addressed as the proposed 

development does not include a minaret nor external amplification.  

 

 The Environmental Report submitted in support of the development application found 

that the site has been used for a number of potentially contaminating land uses 

including agriculture, horticulture and works depot. The report concludes that the 

current contamination risk to human health and the environment is low and that with 

management during construction the risks can be managed.   

 

 The Environmental Report submitted in support of the development application found 

that in relation to the potential for contamination from the burial of bodies on the 

subject land that the potential impact on human health and the surrounding 

environment from the proposed grave site is low risk based on the vulnerability 

ranking. The report concludes that the risk can be managed through stormwater 

management and administrative controls.  

 

 Traffic Impact Assessment concluded that that the existing road network is capable of 

dealing with the anticipated increase in traffic generated by the proposed development 

and the operation of the surrounding road network would not be impacted by the 

traffic generated by the proposed development.  

 

 Sufficient car parking spaces (formal and overflow) exist during peak site demand 

(major events) and for normal weekly activities on site.  

 

 The proposed development of a Place of Worship with associated activities and a 

cemetery with car parking, landscaping and stormwater arrangements at 256-258 

Bridge Road, Pooraka is considered an appropriate land use within the zone and 

locality. 

 

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

conditions.  
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14. STAFF RECOMMENDATION 

That the Development Assessment Panel resolve that: 

 

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

Salisbury Development Plan – Consolidated 7 July 2016 

 

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

GRANTED to application number 361/1549/2016 for a Place of Worship with 

associated activities and a cemetery with car parking, landscaping and stormwater 

arrangements at 256-258 Bridge Road, Pooraka in accordance with the plans and 

details submitted with the application and subject to the following conditions: 

 

Development Plan Consent Conditions 

 

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

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

where otherwise varied by the conditions herein: 

 

Plan Type Date Prepared By 

Site Plan 27/01/2017 

 ( Rev 4) 

Alborz Group 

Front Elevation 26/07/2016 Alborz Group 

East and West Elevations 26/07/2016 Alborz Group 

North and South Elevations 26/07/2016 Alborz Group 

Basement Floor Plan 26/07/2016 Alborz Group 

Ground Floor Plan 26/07/2016 Alborz Group 

First Floor Plan 26/07/2016 Alborz group 

Section Plan 26/07/2016 Alborz Group 

 

 

 

 

Additional Information Reports 

including 

  Traffic Impact Assessment 

 Stormwater Report 

 Site Investigation Report 

 Development Report 

 

  

 

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

  plans. 
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2. The finished floor level of the building is to be a minimum of 150mm above the post-

developed Q100 flood level within the site, adjacent to the building. 

 

Reason: To ensure flood protection of the buildings. 

 

3. All driveways and carparking areas shall be constructed with either brick paving, 

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

vehicle types.  Individual carparking bays shall be clearly linemarked.  Driveways and 

carparking areas shall be established prior to the approved use commencing and 

maintained at all times to the satisfaction of Council. 

 

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

   maintains end enhances the amenity of the locality. 

 

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

covers as appropriate to compliment the approved buildings and site layout and 

achieve a high level of amenity.  Shade trees shall be planted throughout the 

carparking areas and screening shrubs shall be located to obscure views of large blank 

walls and less attractive elements of the development. Existing native vegetation 

should be retained where possible.  All landscaping shall be maintained (including the 

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

the reasonable satisfaction of Council.  All landscaping is to be completed prior to the 

approved use commencing. 

 

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

  amenity of the locality. 

 

5. 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 or danger 

  to vehicles on adjoining public roads. 

 

6. No materials, goods or containers shall be stored in the designated carparking area or 

driveways. 

 

Reason: To ensure the carparking areas are always available for the purpose they 

  are designed.  Further that the site be maintained in a clean and tidy state. 

 

7. A Soil Erosion, Construction and Drainage Management Plan is to be prepared in 

accordance with the Environmental Protection Authority Guidelines. The plan is to be 

submitted to Council for approval prior to the commencement of earthworks. 

 

Reason: To ensure adequate compliance with the provisions of the    

  Development Act, 1993. 
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8. Detailed designs and specifications for all civil works are to be provided to Council 

for comment prior to construction, and no construction is to commence until 

requirements have been met. Damage sustained to any new or existing infrastructure 

during the course of the works is to be rectified to Council satisfaction prior to the 

completion of the development works. 

 

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

Engineering Practice and Council Policy. 

 

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

incorporation of water sensitive urban design methods, to ensure that pre-

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

 

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

construction period so as not to cause nuisance to nearby residents. 

 

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

 

11. Access to buildings and designated carparking spaces shall be designed and 

constructed in accordance with the provisions as outlined in the 'Guidelines for the 

Provision of Parking for People with Disabilities in South Australia' (March 1993) 

and in accordance with AS1428 Parts 1, 2 and 4. 

 

Reason:  Comply with DDA requirements 

 

12. All mechanical services to the building 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. 

 

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

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

screened from public view. 

 

   Reason: To maintain the amenity of the locality. 

14. No external speakers or other types of sound systems shall be operated outside of the 

approved building. 

 

  Reason:  So as not to detrimentally impact on adjoining property owners and users. 

 

15. The total number of people on the site at any one time shall not exceed 500 people 

with over flow car parking during special events to be provided on the subject land.  

 

  Reason:   To ensure that adequate onsite carparking is available at all times. 
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16. Where events on the subject land are likely to generate in excess of 250 people, the 

applicant shall comply at all times with the requirements of Part 4 of the Department 

of Planning, Transport and Infrastructure – Guidelines for Events on SA Roads.  

 

   Reason:   To ensure good traffic management practice. 

 

17. Safety bars in accordance with AS1742 to be designed and constructed at the 

intersection of Research Road and Jay Street to improve traffic controls at this 

intersection due to increased traffic.  

 

   Reason:   To ensure good traffic management practice. 

 

DPTI Conditions  

 

18. The access point to Bridge Road shall be constructed in general accordance with 

Alborz Group Pty Ltd, Site Plan, Revision 2, Page 1, Dated 17/11/2016 

 

19. The Bridge Road access point shall be provided with generous flaring for entry/left 

turn taper and exit movements to the satisfaction of Council and DPTI in order to allow 

convenient ingress and egress movements and to minimise the disruption to the free 

flow of traffic on Bridge Road. These works shall be completed prior to place of 

worship becoming operational. 

 

20. The footpath along Bridge Road shall be modified as necessary to facilitate the 

required flaring/left turn taper and access. All modifications shall be in accordance 

with Council and DPTI requirements. 

 

21. All road works deemed to be required to facilitate safe access must be designed and 

constructed to comply with Austroads Guides and Australian Standards and to the 

satisfaction of DPTI, with all costs (including design, construction, project 

management and any changes to road drainage, etc.) to be borne by the applicant. Prior 

to undertaking any detailed design, the applicant shall contact DPTI Traffic 

Operations, A/Project Liaison Engineer, Mrs Christina Canatselis on telephone (08) 

8226 8262 or mobile 0401 120 490 (christina.canatselis@sa.gov.au) to obtain approval 

and discuss any technical issues regarding the required works. 

 

22. The front fence shall be setback in accordance with Alborz Group Pty Ltd, Site Plan, 

Revision 2, Page 1, Dated 17/11/2016 to ensure driver sightlines are maximised 

to/from the Bridge Road access point. 

 

23. The gate shall be setback a minimum of 6.0 metres from the Bridge Road property 

boundary to ensure that a vehicle can store completely clear of the road prior to the 

gate being opened/closed. 

 

24. All vehicles shall enter and exit the site in a forward direction. 

 

25. Parking areas shall be designed in accordance with AS/NZS2890.1:2004 and AS/NZS 

2890.6. 

 

mailto:christina.canatselis@sa.gov.au


ITEM 5.1.2   

Page 148 City of Salisbury 

Development Assessment Panel Agenda - 28 February 2017 

 I
te

m
 5

.1
.2

  

26. All commercial parking facilities shall be designed in accordance with AS2890.2-2002. 

 

27. No stormwater from this development is permitted to discharge on-surface to Bridge 

Road and Jay Street. In addition, any existing drainage of the road shall be 

accommodated by the development and any alterations to road drainage infrastructure 

as a result of this development shall be at the expense of the developer. 

 

 

Advice Notes 

 

 The proposed cemetery shall be established and maintained in accordance with the 

 Burial and Cremation Act 2013, Burial and Cremation Regulations 2014 and other 

 relevant legislation. 

 

 
 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 15.02.17 10.02.17     
 

ATTACHMENTS 

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

1. Revised Application, Drawings and Supporting Information  

2. Relevant Development Plan Extracts and Maps, Consolidated 7 July 2016   

 



 

City of Salisbury  Page 149 

Development Assessment Panel Agenda - 28 February 2017 

 I
te

m
 5

.1
.2

  
It

em
 5

.1
.2

 -
 A

tt
a
ch

m
en

t 
1
 -

 R
ev

is
ed

 A
p

p
li

ca
ti

o
n

, 
D

ra
w

in
g
s 

a
n

d
 S

u
p

p
o
rt

in
g
 I

n
fo

rm
a
ti

o
n

 

 
  



5.1.2 Revised Application, Drawings and Supporting Information 
 

Page 150 City of Salisbury 

Development Assessment Panel Agenda - 28 February 2017 

It
em

 5
.1

.2
 -

 A
tt

a
ch

m
en

t 
1
 -

 R
ev

is
ed

 A
p

p
li

ca
ti

o
n

, 
D

ra
w

in
g
s 

a
n

d
 S

u
p

p
o
rt

in
g
 I

n
fo

rm
a
ti

o
n

 

 
  



 

City of Salisbury  Page 151 

Development Assessment Panel Agenda - 28 February 2017 

 I
te

m
 5

.1
.2

  
It

em
 5

.1
.2

 -
 A

tt
a
ch

m
en

t 
1
 -

 R
ev

is
ed

 A
p

p
li

ca
ti

o
n

, 
D

ra
w

in
g
s 

a
n

d
 S

u
p

p
o
rt

in
g
 I

n
fo

rm
a
ti

o
n

 

 
  



5.1.2 Revised Application, Drawings and Supporting Information 
 

Page 152 City of Salisbury 

Development Assessment Panel Agenda - 28 February 2017 

It
em

 5
.1

.2
 -

 A
tt

a
ch

m
en

t 
1
 -

 R
ev

is
ed

 A
p

p
li

ca
ti

o
n

, 
D

ra
w

in
g
s 

a
n

d
 S

u
p

p
o
rt

in
g
 I

n
fo

rm
a
ti

o
n

 

 
  



 

City of Salisbury  Page 153 

Development Assessment Panel Agenda - 28 February 2017 

 I
te

m
 5

.1
.2

  
It

em
 5

.1
.2

 -
 A

tt
a
ch

m
en

t 
1
 -

 R
ev

is
ed

 A
p

p
li

ca
ti

o
n

, 
D

ra
w

in
g
s 

a
n

d
 S

u
p

p
o
rt

in
g
 I

n
fo

rm
a
ti

o
n

 

 
  



5.1.2 Revised Application, Drawings and Supporting Information 
 

Page 154 City of Salisbury 

Development Assessment Panel Agenda - 28 February 2017 

It
em

 5
.1

.2
 -

 A
tt

a
ch

m
en

t 
1
 -

 R
ev

is
ed

 A
p

p
li

ca
ti

o
n

, 
D

ra
w

in
g
s 

a
n

d
 S

u
p

p
o
rt

in
g
 I

n
fo

rm
a
ti

o
n

 

 
  



 

City of Salisbury  Page 155 

Development Assessment Panel Agenda - 28 February 2017 

 I
te

m
 5

.1
.2

  
It

em
 5

.1
.2

 -
 A

tt
a
ch

m
en

t 
1
 -

 R
ev

is
ed

 A
p

p
li

ca
ti

o
n

, 
D

ra
w

in
g
s 

a
n

d
 S

u
p

p
o
rt

in
g
 I

n
fo

rm
a
ti

o
n
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ITEM 5.1.3 

DEVELOPMENT ASSESSMENT PANEL   

DATE 28 February 2017 

APPLICATION NO. 361/1812/2016/1X 

APPLICANT City of Salisbury 

PROPOSAL Corporate Directional Sign 

LOCATION Lot 512 Bolivar Road, Paralowie (Bolivar Road Interchange) 

CERTIFICATE OF Volume 6016 Folio 846 

TITLE 

AUTHOR Anthony Gatti, Senior Planning Advisor, Intro Design  
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Residential Zone 

Application Type Merit  

Public Notification Category 1 

Referrals – External Department of Planning, Transport and Infrastructure, Safety 

and Service Division - Informal 

Minister for Planning  

Development Plan Version Salisbury Council Development Plan  

Consolidated 7 July 2016 

Assessing Officer Anthony Gatti, Planning Consultant 

Recommendation Approval with Conditions 

Meeting Date 28 February 2017 

 

2. REPORT CONTENTS 

Assessment Report 

 
 

Attachment 1: Proposal Plans 

Attachment 2: Request for DAC Assessment 

Attachment 3: Development Plan Extracts  
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3. EXECUTIVE SUMMARY 

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

the Salisbury Development Plan. 

 

The assessment found that the proposed development: 

 

a) is an appropriate land use within the Residential Zone; 

b) will not deleteriously impact on the safety of the adjoining road network; 

c) has an appropriate height cognisant of the nature of the locality; and 

   utilises an appropriate visual pallete which is consistent with other City of Salisbury 

 Corporate signage. 

 

4. SUBJECT SITE 

 

The subject land is legally described as Allotment 512 and 613, Deposited Plan 76510, 

Certificate of Title Volume 6016, Folio 846. Formerly vacant land, the site has been 

redeveloped to facilitate the realignment of Bolivar Road and the installation of a new 

roundabout.  

 

The subject land is irregularly shaped and is approximately 1000sqm in size, with the 

proposed sign being located on the eastern boundary of the land, adjacent to a bike lane and 

pedestrian footpath. The sign is oriented to face oncoming traffic along Bolivar Road and 

Kings Road to the south-west and east respectively. 

 

The subject land is relatively flat, displaying no particular fall or gradient. No regulated trees 

or structures exist on the subject land. 

 

No easements, land management agreements or rights of way exist upon the Certificate of 

Title. 

 

Site photos are provided on the following page. 



ITEM 5.1.3   

City of Salisbury  Page 239 

Development Assessment Panel Agenda - 28 February 2017 

 I
te

m
 5

.1
.3

  

 
 

Photo 1:  View of the subject site - looking east towards Kings Road 

 

 
 

Photo 2:  View of the subject site - looking north-east towards Bolivar Road 
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Photo 3:  View of the subject site – looking west towards Bolivar Road and Port Wakefield 

  Road 

 

 

 
 

Photo 4:  View of the subject site – from Bolivar Road – looking south-west towards Port 

  Wakefield Road 
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5. BACKGROUND 

As a result of the reconfiguration of the Bolivar Road and Kings Road intersection, the owner 

of the Paralowie Shopping Centre (located on the corner of Bolivar Road and Liberator Drive, 

Paralowie) expressed a concern that the road alteration would result in a loss of patronage to 

the shopping centre, as the majority of traffic would utilise Kings Road instead of Bolivar 

Road. 

 

This concern led to a number of discussions between the owner of the shopping centre, 

Department of Planning, Transport and Infrastructure (DPTI) and Council regarding the 

establishment of a sign to inform vehicle commuters of the location of the Shopping Centre. 

 

As a result of these discussions, the proposed location for the sign was agreed upon by all 

parties. 

 

The subject land is currently owned by DPTI.  The future intent of DPTI’s Property Section is 

to transfer ownership of the portion of land where the sign is to be erected to Council.  That 

process will likely occur at the conclusion of the construction of the Northern Connector 

(approximately 3 years). 

 

In the interim period, Council will lease the portion of the site where the sign is to be erected 

via a Right of Entry agreement/lease. 

 

Although Council is the applicant for this development proposal, the sign and associated 

construction costs are being financed by the Paralowie Shopping Centre. 

 

6. LOCALITY 

 

The locality has been defined principally by the visual impact of the proposed sign. The site 

of the proposed sign is located some 60 metres from dwellings located to the north-west. The 

orientation of the proposed signage and the distance between the subject site and adjoining 

residential development render the locality as restricted to the north-west, north and north 

east. The subject land extends further to the south-west, south and east but is restricted to the 

approach along Bolivar Road and Kings Road. 

 

The land uses within the locality are related to the function of the road network, that is open 

space, road reserve and pedestrian and cyclist amenities. 

 

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

 

 
Legend (Source: Dekho) 

 

Subject site 

 

Locality Plan – Cadastre 

 

 
 

Legend (Source: Dekho) 

 

Subject site 
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Contextual Plan: 

 

 
 
Legend (Source: Nearmap) 

 

Subject site 

 
 

7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

 

The proposed development comprises the establishment of a corporate sign at allotment 512 

Bolivar Road, Paralowie. 

 

The proposed sign is a “V-Type” sign with hoarding facing south west and east. The sign is 

6.44m in height and the face of the sign is 2.23m in width. The top portion of the sign, being 

1.14m high and 2.23m wide displays the City of Salisbury logo. The remaining portion of the 

sign is used to identify the Paralowie Village Shopping Centre. The bottom of the sign is 

located 1m from the ground. 

 

A copy of the proposal plans are contained in Attachment 1. 
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8. CLASSIFICATION 

The proposed development is located within the Residential Zone. The Residential Zone does 

not describe any particular forms of development as Complying Development rather, it defers 

to Schedule 4 of the Development Regulations 2008. The proposed development is not 

described in Schedule 4. 

 

Within the Residential zone Advertisement and/or advertising hoarding is a non-complying 

development except where it complies with all of the following: 

 

(a)  it does not move, rotate or incorporate flashing lights 

(b)  it does not wholly or partly consists of bunting, streamers, flags, wind vanes and the like 

(c)  if attached to a building, it does not wholly or partly extend above the top of the wall or 

the fascia. 

 

The proposal satisfies all the tests above, and as such avoids the non-complying trigger.  

 

The application is not described as a complying development, nor as a non-complying 

development and will therefore be assessed on its merits. 

 

9. PUBLIC NOTIFICATION 

The Residential Zone defers the Categorisation of Development for public notification 

purposes to Schedule 9 of the Development Regulations 2008. 

 

Development of the kind proposed is neither listed as being a Category 1 or Category 2 form 

of development in Schedule 9.  However, it is considered appropriate to deal with the 

application as Category 1 pursuant to Clause 2(g) of Schedule 9 of the Development 

Regulations 2008. Clause 2(g) states: 

 

(g) a kind of development which, in the opinion of the relevant authority, is of a minor 

nature only and will not unreasonably impact on the owners or occupiers of land in the 

locality of the site of the development. 

 

In determining that the application is of a minor nature consideration has been given to Clause 

17 of Schedule 9 within the Development Regulations 2008. Clause 17 states: 

 

17  For the purpose of determining whether a development should be considered to be of a 

minor nature only, the relevant authority— 

 

(a) must not take into account what is included within Schedule 3; and 

(b) may take into account the size of the site of the development, the location of the 

development within that site, and the manner in which the development relates to the 

locality of the site; and 

(c) if relevant, may conclude that the development is of a minor nature only despite the fact 

that it satisfies some, but not all, of the criteria set out in item 2(d) 
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The application is considered to be minor in nature as it satisfies Clause 17 (a) and (b), insofar 

as: 

 

 the sign is 6.44m in height and has a face of 2.23m in width; 

 there is a significant spatial separation (in the order of 60m) between the sign and any 

sensitive land uses;  

 the sign will not cause deleterious impacts on the amenity of the Residential Zone; and 

 the sign is located adjacent to a busy road and will not cause any deleterious safety 

impacts to the function of the Bolivar Road and Kings Road roundabout (pursuant to 

information in Attachment 3). 

 

10. REFERRALS – EXTERNAL 

Minister for Planning 

 

A request was made to the Minister for Planning to appoint the Development Assessment 

Commission as the relevant authority, as Council is the applicant and may be deemed to have 

a conflict of interest. Formal advice from the Minister’s Delegate confirmed that their 

involvement is not warranted and the development does not fall within the ambit of Schedule 

10 of the Development Regulations 2008. To this end, Council is the relevant authority.  

 

Department of Planning, Transport and Infrastructure – Safety and Services Division 

 

Informal consultation was undertaken with the Safety and Services Division who in principle 

did not object to the proposed corporate signage. 

 

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 

Development Plan, Consolidated 7 July 2016.  The following reasons are given in support of 

this recommendation: 

 

Assessment 

 

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 July 2016, is contained in 

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

 

Objective 6:  Development that contributes to the desired character of the zone. 

 

Desired Character Statement 

 

…In addition to housing and open space, the zone will also contain a variety of community 

related, non-residential land uses that contribute to the creation of pleasant, connected, well 

serviced and socially inclusive neighbourhoods. 

 

The proposed development is a  non-residential land use which assists to create a connected 

neighbourhood. The realignment of Bolivar Road and Kings Road and the introduction of a 

roundabout at their junction has created a new gateway into the area. The establishment of 

corporate signage at this location will introduce people into the City of Salisbury, and more 

specifically Paralowie. The inclusion of information pertaining to the Paralowie Village 

Shopping Centre on this sign will facilitate convenient vehicular movement into the centre 

and will help to compensate for the loss of line of sight to the centre caused by the 

introduction of the roundabout. 

 

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

 

The proposed development is not listed as a non-complying development, and as such is not 

considered to be inappropriate. In understanding the appropriateness of the proposed 

corporate sign,the impacts of the sign on the locality have been considered  

 

The sign is 6.44m in height which is not substantially greater in height than a conventional 

single storey dwelling with a gabled roof, or the wall height of a two storey dwelling. The 

sign has a height which is commensurate with residential development.  The sign is located 

some 60m away from any residential development. This ensures that any potential visual 

impacts of the sign on sensitive development are avoided. 

 

The sign does not move, rotate or flash, nor is it internally illuminated and as such will not 

cause disturbance to sensitive development within the broader area or on passing motorists. 

 

The proposed sign is therefore considered to be appropriate. 

 

PDC 4:  Non-residential development such as shops, schools and consulting rooms should 

be of a nature and scale that: 

 

(a)  serves the local community 

(b)  is consistent with the character of the locality 

(c)  does not detrimentally impact on the amenity of nearby residents 

(d)  will not undermine the efficient operation of nearby centres. 
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The proposed signage is a form of non-residential development. It is of a nature and scale 

which: 

 

 serves the local community by identifying the City of Salisbury, and the Paralowie 

Village Shopping Centre at a new gateway into the City; 

 has a height commensurate with residential development and does not detract from the 

character of the locality; 

 will not affect the amenity of nearby residents; and 

 will advertise the proximity of a nearby centre. 

 

Appearance of Advertising Signage 

 

Objective 1:  Urban and rural landscapes that are not disfigured by advertisements 

and/or advertising hoardings. 

 

The proposed development is located at a new urban junction. The appearance of the sign is 

typical to that of other City of Salisbury corporate signs used for gateway statements and 

business identification. As such it will not appear out of place. 

 

Objective 2:  Advertisements and/or advertising hoardings that do not create a hazard. 

 

The proponent has undertaken informal consultation with the Safety and Services Division of 

the Department of Planning, Transport and Infrastructure who have not raised an objection 

with the sign. 

 

PDC 1:  The location, siting, design, materials, size, and shape of advertisements and/or 

advertising hoardings should be: 

 

(a)  consistent with the predominant character of the urban or rural landscape 

(b)  in harmony with any buildings or sites of historic significance or heritage value in 

the area 

(c)  co-ordinated with and complement the architectural form and design of the 

building they are to be located on. 

 

The proposed sign has been designed as a typical City of Salisbury corporate sign which are 

present throughout the City. The size, shape, design and colours of the sign are not out of 

character with the urban landscape. 

 

The sign is not located in close proximity to any buildings or sites of historic significance. 

The proposed sign is standalone and will not conflict with any adjacent buildings. 

 

PDC 4:  The content of advertisements should be limited to information relating to the 

legitimate use of the associated land. 

 

The proposed sign identifies the area as being within the City of Salisbury. The remainder of 

the sign is used to identify the Paralowie Village Shopping Centre. The sign, stylistically 

advertises the City of Salisbury. The shopping centre, which the sign further advertises, is 

located in close proximity. 
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PDC 5:  Advertisements and/or advertising hoardings should: 

 

(a)  be completely contained within the boundaries of the subject allotment 

(b)  be sited to avoid damage to, or pruning or lopping off, on-site landscaping or 

street trees 

(c)  not obscure views to vistas or objects of high amenity value. 

 

The proposed corporate sign, is: 

 

 located completely within the allotment to which it is sited upon; 

 will not impact on existing site landscaping or street trees; and 

 will not obscure view to vistas or objects of high amenity value. 

 

PDC 6:  Advertisements and/or advertising hoardings should not be erected on: 

 

(a)  a public footpath or veranda post 

(b)  a road, median strip or traffic island 

(c)  a vehicle adapted and exhibited primarily as an advertisement 

(d)  residential land. 

 

The proposed signage is standalone and has not been erected on: 

 

 a public footpath or verandah post; 

 a road, median strip or traffic island; or 

 a vehicle. 

 

 

The subject land is located within the Residential Zone; however, it is not residential land. 

The land is irregular in shape, and is located adjacent to a primary arterial road. It is not likely 

to be used as residential land in the future due to its irregular shape and adjacency to the 

arterial road. 

 

PDC 10:  Advertisements should convey the owner/occupier and/or generic type of business, 

merchandise or services using simple, clear and concise language, symbols, print 

style and layout and a small number of colours. 

 

The proposed sign utilises  simple language and colour palette. The sign identifies the City of 

Salisbury, the Paralowie Village Shopping Centre and the types of tenancies that are present 

within the centre. 

 

PDC 13:  Advertisements and/or advertising hoardings should not create a hazard by: 

 

(a)  being so highly illuminated as to cause discomfort to an approaching driver, or to 

create difficulty in the driver’s perception of the road or persons or objects on the 

road 

(b)  being liable to interpretation by drivers as an official traffic sign, or convey to 

drivers information that might be confused with instructions given by traffic 

signals or other control devices, or impair the conspicuous nature of traffic signs 

or signals 
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(c)  distracting drivers from the primary driving task at a location especially where 

the demands on driver concentration are high 

(d)  obscuring a driver's view of other road or rail vehicles at/or approaching level 

crossings, or of pedestrians or of features of the road that are potentially 

hazardous (eg junctions, bends, changes in width, traffic control devices). 

 

The design of the proposed corporate sign is appropriate as it: 

 

 is not illuminated; 

 has been designed to accord with a standard template and will not create confusion; 

 will not distract drivers from driving; and 

 has been sited so it will not obscure drivers views. 

 

 

PDC 18:  Freestanding advertisements should not exceed the total height (measured from 

natural ground level) as specified within the following table: 

 

Location of freestanding advertisement Total height (in metres) 

… … 

In all other locations 3 

 

 

The proposed corporate sign is located in an area where the total envisaged height for signage 

is 3m. The proposed sign has a height of 6.44m which represents a significant quantitative 

departure from the provision. To understand the appropriateness of the departure, a qualitative 

assessment on the sign and its locality has been undertaken. The departure is considered to be 

appropriate as the sign: 

 

 is located adjacent to a large piece of infrastructure and is separated (60m) from any 

residential development in proximity; 

 will not cause any impacts from overshadowing on residential land; 

 will not cause a deleterious visual impact on existing residential development; 

 is generally compatible in height with a two storey dwelling; and 

 is not illuminated and does not move, rotate or flash. 

 

Despite the quantitative departure, the additional height does not create any deleterious 

qualitative impacts on existing residential development in proximity. It is therefore concluded 

that the proposed sign is appropriate. 
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12. CONCLUSION 

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

provisions of the Salisbury Development Plan.  The assessment found that the proposed 

development: 

 

a) is an appropriate land use within the Residential Zone; 

b) will not deleteriously impact on the safety of the adjoining road network; 

c) has an appropriate height cognisant of the nature of the locality; and 

d) utilises an appropriate visual pallete which is consistent with other City of Salisbury 

Corporate signage. 

 

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

conditions. 

 

 
 

13. STAFF RECOMMENDATION 

That the Development Assessment Panel resolve that: 

 

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

Salisbury Development Plan – Consolidated 7 July 2016. 

 

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

GRANTED to application number 361/1812/2016/1X for Corporate Directional Sign 

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

the following conditions: 

 

Development Plan Consent Conditions 

 

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

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

otherwise varied by the conditions herein: 

 

Drawing No. Prepared By 

Proposed Bolivar Interchange Corporate Directional Signage City of Salisbury 

DPTI-SKT-7366-99-1077 – AMEND No: D DPTI 
 

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

  plans. 

 

2. The corporate sign and associated structure shall be maintained in good repair at all 

times. 

 

Reason:  To maintain the visual amenity of the locality. 
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3. The corporate sign shall not move, flash, be internally illuminated or reflect light so as 

to be an undue distraction to motorists, 

 

Reason:  To maintain the visual amenity of the locality and prevent distraction to 

  motorists. 

 

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. 

 
 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 15.02.17 14.02.17     
 

ATTACHMENTS 

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

1. Proposal Plans  

2. Request for DAC Assessment  

3. Development Plan Extracts   
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ITEM 5.2.1 

DEVELOPMENT ASSESSMENT PANEL   

DATE 28 February 2017  

HEADING Council Policy and Procedure for the Removal of Regulated and 

Significant Street Trees 

AUTHOR Chris Zafiropoulos, Manager Development Services, City 

Development  
 

CITY PLAN LINKS 2.3 Have natural resources and landscapes that support biodiversity 

and community wellbeing. 

4.3 Have robust processes that support consistent service delivery 

and informed decision making. 

 

SUMMARY The report provides advice in relation to Council’s Street Tree 

Management Policy and its alignment with the statutory 

requirements for Regulated and Significant Trees. 
 

RECOMMENDATION 

1. The information be received and noted. 

 
 

ATTACHMENTS 

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

1. Tree Management Policy  

2. Tree Removal Procedure   
 

1. BACKGROUND 

1.1 The Panel resolved the following at its January 2017 meeting: 

1.1.1 That staff provide a report on the policies and procedures for street tree 

removal, including the Council Tree Policy and the alignment with the 

Regulated and Significant Tree Policies of the Development Plan, 

Council’s delegations and how the community can access HACC 

assistance with the maintenance of trees. 

2. CONSULTATION / COMMUNICATION 

2.1 Internal 

2.1.1 City Infrastructure (Field Services) Division 

2.1.2 Community Health and Wellbeing Division 
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3. REPORT 

Council Street Tree Policies & Procedures 

3.1 Council has a Tree Management Policy and Tree Removal Procedure for the 

management of trees that are under the direct control of Council (public trees). 

The policy includes a process for individuals to request the removal of public 

trees. Council receives between 1000 to 1300 requests for the removal of public 

trees per annum.   

3.2 All requests for the removal of public trees are considered by an internal staff 

committee, the Tree Removal Committee (TRC). Staff on TRC are qualified 

arborists, landscape architects and an urban planner attends the meeting to provide 

advice in relation to the statutory requirements for Regulated and Significant 

Trees. 

3.3 The TRC will determine the removal or retention of public trees based on the 

criteria set down in Council’s Tree Removal Procedure. Where a tree qualifies as 

a Regulated or Significant tree and the advice from the planner is that approval for 

the removal of the tree is unlikely, the TRC will refuse the application. 

3.4 The person that requested the removal of the tree is informed of the TRC’s 

decision in writing and given a copy of the Councils Tree Removal Criteria.  

3.5 A review option is available where the removal of a tree has been refused and the 

person that requested the removal is aggrieved by the decision. This includes 

where the tree is Regulated or Significant, which has created some confusion 

about process. 

3.6 Tree Removal review is undertaken by the Manager Field Services and/or General 

Manager City Infrastructure and they may overturn the refusal decision of the 

TRC where they believe the removal request may meet one of the Council’s 

removal criteria, including trees that have been identified as being Regulated or 

Significant.  

3.7 Where a review has overturned the refusal decision of a Regulated or Significant 

tree, this has created some confusion about process for the applicant given this 

simply commences the statutory process and is not the final decision on the tree. 

3.8 Where a decision is made to support the removal of a Regulated or Significant 

Tree in accordance with Council’s Policy, the development application for the 

removal of the tree is made by Council’s Field Services Division. 

3.9 Some refinements have been made to this process recently in light of the 

confusion in the community, including; 

3.9.1 The notification of a refusal from the TRC of a Regulated or Significant 

Tree is accompanied with a copy of the Regulated or Significant Tree 

Development Plan criteria not Council’s policy criteria. 

3.9.2 Under the review part of the process, a site inspection by a qualified 

planner has now been introduced to determine the likelihood of an 

application being approved. If this site review does not reveal an 

approval is likely, the application is refused and the applicant advised the 

reason for refusal is that the request does not satisfy the Regulated or 

Significant Tree criteria. 
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3.10 A copy of Council’s Tree Management Policy and Tree Removal Procedure is 

provided in the Attachments.  

Alignment of Street Tree Policy to Development Act 

3.11 The Council Policy acknowledges that the removal of Regulated or Significant 

Trees requires Development Approval. The procedure includes the preliminary 

advice of a qualified planner in the process. This is essentially a desktop review at 

the TRC. 

3.12 Council’s tree removal criteria do not align with the Development Act criteria. 

Council’s Policy includes a broader range of circumstances for removal of trees in 

the public realm given the criteria is applied to all public trees. The additional 

criteria include hardship / health of adjoining residents and lower thresholds for 

damage to public infrastructure. 

3.13 Council makes a relatively large number of development applications for the 

removal of street trees. The vast majority of the applications are as a result of the 

Streetscape Renewal Program which is a program that reviews and renews trees 

across the City for whole streets or localities. The program focusses on streets that 

have a high number of unsuitable tree specimens which are diseased, dying, dead 

or where large trees are planted too close together, or where existing trees have 

had a significant detrimental impact on infrastructure. The program also extends 

to include streets with few or no existing street trees, and new developments 

where funds have been received from a developer for tree planting in lieu of 

undertaking the work themselves.  

3.14 The Regulated and Significant Tree Policies under the Development Act are 

generally about the assessment of trees on private land. The policies do not 

necessarily support the programs such as the streetscape renewal program where 

significant new landscape environments are being created. These trees are not 

under pressure from development as such, but their removal is driven from a new 

landscape character that is sought in a locality or by the age and condition of tree 

plantings. Council undertakes extensive consultation on these programs and in 

relation to Regulated or Significant Trees, repeats the consultation as a Category 2 

Development for individual trees. Arguably, the Development Plan Policies could 

better support such a program.  

Delegated Authority 

3.15 The Development Assessment Panel is the authority for all developments where a 

representor wishes to make a verbal submission in support to their written 

submission. The vast majority of development applications for the removal of 

street trees are determined by Council staff under delegation as most representors 

do not wish to be heard in support of their submission (approximately 100 in the 

last financial year). 

Home and Community Care Program 

3.16 Council operates a program that offers support to help people to remain living 

independently in their own homes. The service is essentially available to those 

residents who are frail aged and younger people with disability. 
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3.17 Entry to the program for people over 65 years of age is through “My Aged Care” 

which is a Commonwealth Government initiative introduced in 2014 as part of 

Aged Care Reform.  My Aged Care determines eligibility and undertakes an 

assessment process and then makes a referral to an Aged Care Provider, such as 

Salisbury Home and Community Services to provide a service. Younger people 

with disability  are also eligible for support, however they can contact Salisbury 

Home and Community Services direct who will determine their eligibility and 

undertake an assessment.  

3.18 Assistance provided through this program for younger people with disability is 

funded through the SA Home and Community Care Program grant with Council. 

The resources available are minimal, therefore a weekly service is not possible, 

however seasonal support approximately 4-6 times per annum may be offered. A 

person will also be requested to contribute to the service.  

3.19 In addition, people may also seek support from other organisations such as 

Disabilities SA or Helping Hand. This information is provided to people by 

Salisbury Home and Community Services staff if considered appropriate for their 

needs. 

4. CONCLUSION / PROPOSAL 

4.1 The Council invests considerable resources in the management of public trees, 

including street trees. The process for those trees that are Regulated or Significant 

has recently been altered so that only those applications likely to be approved are 

lodged by Council for Development Approval.  

4.2 Given the extensive nature of Council’s Streetscape Renewal Program, it may be 

appropriate for Council to seek the Minister for Planning’s approval for 

amendments to the Development Plan for the consideration of street trees in such 

programs, given that the Development Plan criteria were created by the State 

Government. 

4.3 Assistance for maintenance associated with Regulated or Significant Trees is 

available for older people and younger people with disability, but the assistance 

available is dependent on the resources available at the time of the request.  
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Officer:   GMCiD      
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