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 AGENDA 

FOR DEVELOPMENT ASSESSMENT PANEL MEETING TO BE HELD ON 

28 MARCH 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  

Development Officer – Planning, Mrs K Thrussell 

 

APOLOGIES  

LEAVE OF ABSENCE    

PRESENTATION OF MINUTES 

Presentation of the Minutes of the Development Assessment Panel Meeting held on 28 

February 2017.  

PRESENTATIONS  
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REPORTS 

Development Applications 

5.1.1 361/1428/2016/2B ................................................................................................. 15 

 Change of land use to General Industry (Manufacture of concrete panels), 

incidental parking of 1 tray top truck, 2 shipping containers and ancillary 

storage of materials and finished concrete panels at 13 Ceafield Road, Para 

Hills West for Steven Conlon 

5.1.2 361/1775/2016/2A ................................................................................................. 87 

 Twenty one (21) two storey dwellings and associated internal driveway, 

landscaping and construction of new vehicle access and refuse collection 

area on Public Road at 29-41 Resthaven Road, Parafield Gardens for 

Esmond Fok 

5.1.3 361/1755/2016/3B ............................................................................................... 243  

 Entertainment facility comprising three go kart tracks, family entertainment 

shed, mechanical shed, corporate shed, fuel storage trank and associated 

boundary fencing, signage, carparking, manoeuvring areas and landscaping 

at 1113-1117 Port Wakefield Road and 73-79 Summary Road, Bolivar for 

ESD Planning & Design 

OTHER BUSINESS   

 

5.2.1  Status of Current Appeal Matters and Deferred Items 

 

5.2.2  Policy Issues is Included 

 

5.2.3  Future Meetings & Agenda Items   

CLOSE 

Please note: 

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

However, some documents contained within attachments to the Development Assessment 

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

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

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

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

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

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

COUNCIL CHAMBER, 12 JAMES STREET, SALISBURY ON 

28 FEBRUARY 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 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos  

Principal Planner, Mr G Pantelos 

Development Officer – Planning, Ms K Thrussell 

Consultant Planner, Mr D Starr 

  

The meeting commenced at  6:03pm. 

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

 

APOLOGIES  

Nil 

PRESENTATION OF MINUTES 

 Ms L Caruso moved and the Panel resolved that: 

 

The Minutes of the Development Assessment Panel Meeting held on 24 January 

2017, be taken and read as confirmed. 
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REPORTS 

Development Applications 

5.1.1 361/1238/2016/2A 
 

 Residential Development Comprising Six Two Storey Dwellings at 12-14 Ada Street, 

Salisbury SA 5108 for LJ Home Developments 

  

REPRESENTORS 

 

Cr David Balaza spoke on behalf of S.D. Round, to their representation. 

 

Mr Z.S. Mysko spoke to his representation. 

 

 

APPLICANT’S RESPONSE 

 

Mr Nick Simos, LJ Home Developments, spoke on behalf of the applicant. 

 

 

Mr R Bateup moved, seconded Mr S White, 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. 

 

 

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: 
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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. 

 

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. 
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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. 

 

The motion was CARRIED 

 

 

5.1.2 361/1549/2016/3B 
 

 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 

  

Mr J Watson advised that he was absent from the previous meeting and hearing at 

which the application was considered and he did not participate in the debate or vote on 

the application, but remained in the meeting as an observer. 

 

REPRESENTORS 

 

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

DAP meeting.  

 

Clarification was sought by the Panel from the applicant represented by Lou Fantasia 

(Lou Fantasia Planning Pty Ltd) and Paul Simons (Tonkin Consulting) regarding the 

further information provided in the Traffic Impact Assessment (January 2017). 
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The meeting adjourned at 7.13pm and resumed at 7.20pm. 

 

 

Ms S Johnston moved, seconded Mr R Bateup, 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. 

 

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. 
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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. 
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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. 

 

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. 

 

mailto:christina.canatselis@sa.gov.au
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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. 

 

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. 

 

 

Upon putting the motion to a vote the vote was TIED and was subsequently 

CARRIED on the casting vote of the Presiding Member. 

 

 

5.1.3 361/1812/2016/1X 
 

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

Interchange) for City of Salisbury 

  

 

Mr S White moved, and the Panel resolved that: 

 

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

Salisbury Development Plan – Consolidated 7 July 2016. 

 

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

Consent is GRANTED to application number 361/1812/2016/1X for Corporate 

Directional Sign in accordance with the plans and details submitted with the 

application and subject to the following conditions: 
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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. 

 

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. 
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OTHER BUSINESS 

 

5.2.1 Council Policy and Procedure for the Removal of Regulated and Significant 

Street Trees 

 

  

Mr G Reynolds moved, and the Panel resolved that: 

1. The information be received and noted. 

  

5.2.2 Status of Current Appeal Matters and Deferred Items 

 Nil 

5.2.3 Policy Issues is Arising from Consideration of Development Applications 

 Nil 

5.2.4 Future Meetings & Agenda Items 

Next meeting scheduled for Tuesday 28 March 2017. 

 

 

 

The meeting closed at 7:45pm. 

PRESIDING 

MEMBER……………………………………….. 

 

DATE……………………………………………. 
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ITEM 5.1.1 

DEVELOPMENT ASSESSMENT PANEL   

DATE 28 March 2017 

APPLICATION NO. 361/1428/2016/2B 

APPLICANT Steven Conlon 

PROPOSAL Change of land use to General Industry (Manufacture of concrete 

panels), incidental parking of 1 tray top truck, 2 shipping containers 

and ancillary storage of materials and finished concrete panels 

LOCATION 13 Ceafield Road, Para Hills West 

CERTIFICATE OF 5738/324 

TITLE 

AUTHOR Aaron Curtis, Team Leader - Planning, City Development  
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Industry Zone 

Application Type None 

Public Notification Representations received: 2 

Representations to be heard: 1 

Referrals - Statutory Nil 

Referrals – Internal Development Engineering 

Development Plan Version Salisbury (City) Development Plan  

Consolidated 7
th

 July 2016 

Assessing Officer Aaron Curtis, Team Leader - Planning 

Recommendation Grant Development Plan Consent subject to conditions 

Meeting Date 28
th

 March 2017 

2. REPORT CONTENTS 

Assessment Report 
 

Attachment 1: Application Documentation 

Attachment 2: Copy of Representations and Applicant's Response 

Attachment 3: Extract of Relevant Provisions - Development Plan 7.7.16  
 

3. EXECUTIVE SUMMARY 

The applicant seeks Development Plan Consent for a change of land use to General Industry 

(manufacture of concrete panels). 

 

The applicant seeks retrospective approval for the activity which is believed to have occurred 

on the site since at least 2009. 

 



ITEM 5.1.1   
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This report provides a detailed assessment of the application against the relevant provisions of 

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

 

a) The proposed land use (general industry) is clearly envisaged within the Industry 

Zone; 

b) The activity is relatively low impact and is considered to be appropriate at the 

Residential Zone interface having regard to the proposed hours of operation, low 

scale, limited truck movements and limited processes to be undertaken on-site; 

c) Landscaping is proposed to screen the activities on the site from Ceafield Road; 

d) The site is to be partly sealed (at the entry) to minimise dust emissions and no dry 

cement mixing shall occur on-site; 

e) A suitably sized driveway and manoeuvring area is proposed to facilitate the entry and 

exit of heavy vehicles in a forward direction. 

4. BACKGROUND 

The applicant seeks retrospective approval for the manufacture of concrete panels on the site.   

A series of complaints were received in 2015 from residents living adjacent to the site, 

concerning the movement of trucks to and from the site.  Council followed up this matter, 

culminating in this application being lodged in 2016. 

 

The concrete sleeper manufacturing is believed to have occurred on the site since at least 

2009.  In addition to this activity, between 2012 and 2016, the site was being concurrently 

used as a truck and trailer depot.  It is understood that the majority of complaints received in 

relation to the activities on this site were with respect to the truck and trailer depot. 

 

In discussions with the owner, the applicant has not renewed the lease arrangements with the 

tenant and consequently the truck and trailer depot use ceased in 2016.  The applicant seeks to 

formalise the use of the site by way of a planning consent for the manufacture of concrete 

sleepers predominantly for use as part of his landscaping business.  

 

The applicant intends to redevelop the property in the next five years in the form of a new 

warehouse or industrial development.   

5. SUBJECT SITE 

The subject site is 13 Ceafield Road, Para Hills West, formally described as allotment 65 in F 

112419, Certificate of Title Volume 5738 Folio 324.  The site comprises one rectangular 

shaped Torrens Title allotment of 4,871m
2
, having a frontage to Ceafield Road of 27.33m and 

a depth of 178.26m. 

The site is level in grade and is generally devoid of any vegetation other than several small 

trees adjacent the front fence and a passionfruit vine fixed to an internal fence.  The site is 

devoid of any buildings other than a 20 foot shipping container, located next to the western 

boundary fence some 60m back from the Ceafield Road boundary. 

 

A concrete pad exists for the formation of concrete sleepers which is positioned about half 

way into the depth of the site, next to the western side boundary.  Various stockpiles of 

materials and rubbish are stacked adjacent to the western and eastern boundary fencelines in a 

semi neat configuration.  A tray top truck is often parked near the rear fenceline. 

 

The site is served by a single access point to Ceafield Road, formed of rubble and is subject to 

entry through a metal hinged gate.  The gravel entry leads into a rubble driveway which 
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extends the majority of the site depth, past the shipping container, concrete pad and material 

stockpiles.  Parking and manoeuvring can occur within the hardstand area.   

Site photos are provided below: 

 

 
Photo 1: Looking north-west toward the entry gate to the subject site 
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Photo 2: Looking south from the site toward Ceafield Road 

 

 
Photo 3: Looking north-west toward the rear fenceline 

 

 
Photo 4: Looking north-west from Ceafield Road toward the subject site 
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6. LOCALITY 

The locality is defined principally by visual reference to the site.   

 

Some heavy vehicle traffic associated with this development takes place to/from the site using 

Ceafield Road, however, the number of movements is low and as these types of movements 

occur in conjunction with other businesses in Ceafield Road. This is considered to have 

limited influence in terms of defining the locality for this development. 

 

The locality extends along Ceafield Road some 70m north-east and some 65m to the south-

west to take in residential properties fronting Ceafield Road, comprising a mix of single 

storey detached dwellings on large allotments and one unit complex comprising at least four 

dwellings, situated near the junction with Beafield Road. 

 

On the north-western side of Ceafield Road, land uses are industrial in nature.  The locality 

encompasses the two adjacent industrial allotments, which are occupied by a bus depot and a 

timber furniture manufacturer.  The site at the rear also falls within the locality and comprises 

a Community Titled industrial unit complex.   

 

A locality plan and contextual plan are provided below. 
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Locality Plan - Aerial 

 

 
 

Legend (Source: Dekho) 

 

Subject site 

 
 

Site boundary 

 Locality boundary 

 Properties notified 

 Representor 
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Locality Plan – Cadastre 

 

 
 

Legend (Source: Dekho) 

 

Subject site 

 
 

Site boundary 

 Locality boundary 

 Properties notified 

 Representor 
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Contextual Plan: 

 

 
Legend (Source: Nearmap) 

 Subject site 

 
 

Zone boundary 

 School 

 Reserve 

 

7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The applicant seeks Development Plan Consent for a change of land use to General Industry 

(manufacture of concrete panels).  The applicant seeks retrospective approval for the activity 

which is believed to have occurred on the site since at least 2009.  The applicant manufactures 

precast retaining wall panels on a periodic basis in association with his landscaping business. 

 

The key details relating to the proposed development are as follows: 

 

- Hours of operation, 7am – 6pm, Monday to Saturday; 

- Concrete trucks deliver wet concrete two to three times per week, the load size varies 

between 2m
3
 – 10m

3
 per week dependent upon panel sizes (vary between 1m

2
 to 8m

2
); 

- No mixing of concrete on-site; 

- No more than two staff members on-site; 

- One tray top truck parked on site, used to shift the excavator to the site; 

- Deliveries of 12m long steel beams (I-beams for retaining walls) and 6m long steel 

mesh, twice a month, using a semi-trailer; 

- Material storage includes steel universal beams and mesh, finished concrete panels; 

- Concrete is poured into preform moulds on a concrete pouring bed; 
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- Finished sleepers are transported off-site using a semi-trailer or flat bed rigid truck 

(depending on load size); 

- Limited waste is generated on-site.  Surplus concrete is returned in the truck.  Waste 

will be stored in a designated storage bin and taken to Resource Co. periodically; and 

- Wash down is not required, except to otherwise mitigate dust as required. 

The applicant has provided a maximum estimated throughput of work under busiest 

conditions which is 2-3 concrete truck movements per week and two material deliveries per 

month.  The applicant’s work is variable and based on 2017 figures, the above estimates are 

significantly higher than actual movements – for example, in 2017, only one semi-load of 

steel has occurred and only one load of sleepers transported from the site. 

 

The applicant has experienced a decline in demand for his fabricated sleepers.  Some clients 

prefer to use pre-fabricated concrete sleepers and when these sleepers are used, they are 

transported direct to the client’s site, meaning that concrete deliveries to the Ceafield Road 

site are not required nor is the collection and transport of the finished product. 

 

The submitted site plan provides for planting of new trees, shrubs and bushes adjacent to the 

Ceafield Road boundary, comprising Kentia Palms, Yucca Elephantipes, passionfruit vine and 

Bottle Brush.  On the eastern side of the boundary, a 25m long by 12m wide bitumen 

driveway will be constructed from the boundary into the site.  

 

A pouring slab is identified adjacent the western side boundary about half way into the depth 

of the block where the sleepers are formed.  Behind the pouring slab is a waste material 

storage area.  In front of the pouring slab, a 20 foot and 40 foot container will be positioned 

which are to be used for storage. 

 

Opposite the pouring slab adjacent to the eastern boundary will be a dedicated area for the 

storage of finished concrete panels and for materials/steel beams.  The bitumen entry leads 

into a rubble driveway through the middle of the site which extends the majority of the site 

depth, past the shipping container, concrete pad and material stockpiles.   

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

8. CLASSIFICATION 

The proposed development constitutes a form of “industry” as defined under Schedule 1 of 

the Development Regulations 2008 as follows: 

 
Industry means the carrying on, in the course of a trade or business, of any process (other than a 

process in the course of farming or mining) for, or incidental to – 

 

(a) The making of any article, ship or vessel, or of part of any article, ship or vessel; or 

(b) The altering, repairing, ornamenting, finishing, assembling, cleaning, washing, packing, 

bottling, canning or adapting for sale, or the breaking up or demolition, of any article, ship or 

vessel; or 

(c) The getting, dressing or treatment of materials (and industrial will be construed accordingly). 
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The subject land is located within the Industry Zone under the Salisbury (City) Development 

Plan (Consolidated 7
th

 July 2016).  Development in the form of an “industry” is neither listed 

as being a complying or non-complying form of development.  Therefore, the application 

should be assessed “on-merit” against the relevant provisions of the Development Plan. 

9. PUBLIC NOTIFICATION 

In the Industry Zone, under the heading “Public Notification” it states “Categories of public 

notification are prescribed in Schedule 9 of the Development Regulations 2008”. 

 

Under Schedule 9, Part 1, (6)(1)(g), development in the form of “industry” is Category 1 as 

follows: 

 
The construction of a building for the purposes of, or a change of use to, general industry in a 

General Industry Zone or Industry Zone as delineated in the relevant Development Plan. 

 

However, due to the site being adjacent to land within a different zone, the application must 

be a Category 2 form of development under Schedule 9, Part 2, (19) as follows: 

 
A change of land use in a situation referred to in clause 6 of this Schedule where the site 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. 

 

Given the above, the application is a Category 2 form of development.  The Category 2 

notification period commenced on 13
th

 January 2017 and closed on 27
th

 January 2017.  

Council received two representations during the notification period as follows: 

 

Representations received 

Representations received Wish to be Heard 

1 Con Nicholas 

1 Armson Court 

PARA HILLS WEST 
  

2 Gail Buchanan 

16 Ceafield Road 

PARA HILLS WEST 

√ 

The representations and the applicant’s response are both contained in Attachment 2.  The 

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

 

Summary of Representations 

Representations received Applicant’s Response 

 

Con Nicholas 

The layout shown on the plan is supported.  

For years the site was full of rubbish and trucks 

and semi-trailers coming and going.  The setup 

is more compatible with residential properties. 

- Noted 

Gail Buchanan 

- Additional heavy vehicles on Ceafield - The number of heavy vehicles using 
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Road will create noise and increase 

conflict with passenger vehicles. 

 

- Dust emissions from the property – 

20m bitumen driveway is not sufficient.  

The full length of the driveway should 

be sealed. 

 

- Landscaping proposed is not sufficient 

to screen the untidy property.  

Landscaping should be maintained. 

 

 

- Dust emissions from the finishing of 

concrete panels. 

 

 

- No amenities for workers shown on the 

proposal plan. 

 

 

- All rubbish and weeds should be 

removed from the property.   

 

 

- An EPA report should be provided. 

 

- If approved, Council shall monitor the 

use regularly. 

Ceafield Road is insignificant 

(approx. 5-6 trucks per week). 

 

- 20m of bitumen surface is 

considered adequate to minimise 

dust.  The remainder of the site is 

finished in gravel. 

 

- The existing and proposed 

landscaping in the front yard will 

largely obscure views into the site 

looking from Ceafield Road. 

 

- Dust emissions are not generated 

from the activity as only wet 

concrete will be used. 

 

- We have a commercial agreement 

with Buses R Us to use their toilets 

and amenities during business hours. 

 

- The proposed landscaping is 

considered to be sufficient to address 

any aesthetic concerns. 

 

With respect to some of the matters identified by Ms Buchanan, the following commentary is 

provided: 

 

 The Development Plan does not regulate the provision of toilet facilities on-site.  

Typically, this is dealt with as a Building Code matter, however, as this application 

will not require Building Rules Consent (apart from the shipping containers), there is 

no means by which toilet facilities can be mandated.  Notwithstanding this, the 

arrangements in place with the neighbouring property are considered to be acceptable.  

 

 The application does not trigger referral to the EPA under Schedule 8 of the 

Development Regulations 2008 and consequently EPA input is not required. 

 

 If the application is approved, the applicant has an ongoing obligation to comply with 

all relevant conditions attached to the approval.  Council will monitor the activities on 

the site to ensure compliance. 

 

The remaining concerns expressed by Ms Buchanan will be addressed under the assessment 

section of this report. 
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10. REFERRALS – STATUTORY 

The application does not trigger any referrals under Schedule 8 of the Development 

Regulations 2008. 

11. REFERRALS – INTERNAL 

Internal consultation took place with Development Engineering.  The following comments 

were received: 

 

Development Engineering 

 

Turning circle for a 19m articulated vehicle is 27m.  The proposed 26m turning circle caters 

for an articulated vehicle turning circle. 

 

The proposed stormwater detention swale is acceptable. Flows into Ceafield Road must be 

limited to 10 litres per second.  The swale must achieve a depth of at least 0.75m. 

 

The swale must be planted out with lawn to filter water prior to discharge to Ceafield Road. 

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.  This conclusion is drawn given that the 

proposed land use (industry) is clearly envisaged within the Industry Zone. 

 

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
th

 July 2016, is contained in 

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

 

Land Use 

 

Objective 1 and Principle of Development Control 1 of the Industry Zone state that: 

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

   and transport land uses. 

 

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

 

 Industry 

 

The proposed development constitutes a form of industry.  Such form of development is 

clearly envisaged within the Industry Zone. 

 

Appearance of Built Form 

 

Under the General Section, “Design and Appearance” module, Principles of Development 

Control 1 and 2 state that: 
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1 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 the development in the locality and with 

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

 

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

 walling facing areas exposed to public view. 

 

Principle of Development Control 8 of the Industry Zone further states that: 

 
8 Industrial buildings should present an attractive façade by incorporating offices of masonry or 

 similar construction at the front of the building and through the use of architectural elements 

 that will enhance the appearance of the locality, such as surface treatments, form or decoration. 

 

The development does not involve construction of any permanent buildings.  The only 

structures that will be erected will be two shipping containers that will be placed in front of 

the pouring slab.  They will be setback some 40 metres from Ceafield Road. At the Ceafield 

Road boundary, the site will be landscaped, meaning views into the site will not be readily 

achievable, except where looking from the entry, which is to have a sealed internal driveway. 

 

The containers are clearly not of a contemporary or attractive appearance, contrary to 

Principles of Development Control 1 and 8 above, however, as the containers will be set 

behind the landscaping and well setback from the road, they will not be readily visible.  

Shipping containers are also commonly located within Industry Zones. 

 

The site layout as articulated on the site plan provides for an organised arrangement, 

incorporating a bin storage area, truck manoeuvring area at the rear and materials storage area 

adjacent to the eastern side fence.  This arrangement is considered to be orderly and will assist 

in maintaining a neat and tidy site as viewed from the driveway. 

 

The proposed development will not have a significant detrimental impact on the appearance 

of the streetscape with the inclusion of the proposed landscaping and is therefore considered 

to be acceptable.  

 

Land Use Conflict 

 

Under the General Section, “Industrial Development” module, Principle of Development 

Control 7 states that: 

 
7 Development within 50 metres of the Residential Zone boundary should: 

 

(a) Demonstrate appropriate acoustic performance; 

(b) Ensure that all noise sources including machinery, outside loading, unloading and other 

service areas are located away from the Residential Zone boundary; 

(c) Comprise buildings of masonry or equivalent construction to minimize the transmission of 

noise with openings located away from residential properties; 

(d) Limit operating hours to between 7am and 6pm. 

 

The primary source of noise will be from the entry, idling and exit of heavy vehicles.  All 

movements are to occur during the hours of 7am and 6pm, consistent with (d) above.  The site 

layout is designed such that truck idling and parking will be positioned 85m from Ceafield 

Road and manoeuvring will take place further behind, in excess of 100m from Ceafield Road. 
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The scale of the activity is also considered to be appropriate for an industrial use at the 

interface.  Not more than two staff will work on-site and heavy vehicle movements will not 

exceed two to three times per week for concrete deliveries and material deliveries of not more 

than two per month.   

 

Having regard to the limited scale of the activity and the positioning of noisier activities 

including truck idling, loading and manoeuvring away from the Zone boundary, consistent 

with (b) above, the overall level of impact on adjacent residents in terms of noise impact is 

considered to be acceptable.  

 

With respect to dust management, the applicant has confirmed that the first 25m section of the 

site, including the crossover section, is to be sealed, to mitigate dust generated by truck 

movements to and from the site.   

 

It is acknowledged there is potential for truck movements to generate dust when using the 

remaining gravel hardstand and manoeuvring areas.  The applicant has confirmed this will be 

managed by way of a water cart and limiting the number of movements to and from the site. 

 

This is considered to be reasonable, given that the hardstand/manoeuvring areas are well 

setback from the road and the number of vehicle movements expected is negligible. 

 

Finally, Ms Buchanan expressed concern regarding the emission of dust from preparation of 

concrete.  As stated earlier by the applicant, only wet concrete will be delivered to the site, 

which is pre-mixed, meaning that this activity will not generate any dust emissions. 

 

Overall, the proposed activity is considered to be compatible with adjacent residential uses. 

 

Landscaping 

 

Principle of Development Control 13 of the Industry Zone states that: 

 
13 Development should ensure that the following is achieved: 

 

(a) At least 10 percent 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 least 3 metres; 

(c) Landscaping within parking areas to break-up extensive areas of paving. 

 

The application provides for a 3m wide landscaping strip adjacent to the Ceafield Road 

boundary and a landscaping strip of 1m wide adjacent the majority of the western boundary, 

which is to accommodate a drainage swale.  The total area set aside for landscaping will 

comprise about 8% of the total site area. 

 

The total area provided for landscaping is slightly less than 10% stipulated under (a) above 

and the landscaping strip provided along the western boundary is less than the 3m desired 

under (b).  While these departures are noted, the proposed areas of landscaping are considered 

to be acceptable given that: 

 

a) The landscaping is in excess of existing development in the locality; 
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b) The majority of the proposed landscaping is in the front yard, where the site is most 

visible and will assist in the presentation to the street and screen internal activities 

from Ceafield Road. 

 

Car Parking 

 

Under the General Section, “Transportation and Access” module, Principle of Development 

Control 32 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. 

 

The applicable parking rate under Table Sal/2 is of limited relevance to this development, 

given that no building work is proposed other than in the form of the two shipping containers. 

 

The applicant has advised that only two staff will work on-site at any one time.  There is 

ample area available for parking on the site, exclusive of hardstand and manoeuvring areas.  

Heavy vehicles can also idle and manoeuvre without impacting on staff parking areas. 

 

This aspect of the development satisfies Principle of Development Control 32.   

 

Vehicular Access and Manoeuvring 

 

Under the General Section, “Transportation and Access” module, Principle of Development 

Control 29 and 38 states that: 

 
29 Driveways, access tracks and parking areas should be designed and constructed to: 

 

(a) Follow the natural contours of the land; 

(b) Minimise excavation and/or fill; 

(c) Minimise the potential for erosion from run-off; 

(d) Avoid the removal of existing vegetation; 

(e) Be consistent with Australian Standard AS 2890 Parking Facilities. 

 

38 Parking areas should be sealed or paved in order to minimize dust and mud nuisance. 

 

On the eastern side of the boundary, a 25m long by 12m wide bitumen driveway will be 

constructed from the boundary into the site.  The bitumen entry leads into a rubble driveway 

through the middle of the site which extends the majority of the site depth, past the shipping 

container, concrete pad and material stockpiles with a turn-around area provided at the rear. 

 

Council’s Principal Development Engineer has reviewed the dimensions for the proposed 

vehicle access and manoeuvring areas and has confirmed that this plan is acceptable.  An 

articulated vehicle (19m long semi-trailer) has a turning radius of 26m, whereas the site has a 

total width of about 27.5m, sufficient to permit turning movements. 

 

In terms of the driveway surfacing in gravel, this does not satisfy Principle of Development 

Control 38, however, as the number of heavy movements is considered to be low and the high 

trafficable areas nearest to the Residential Zone boundary will be sealed. This departure is 

considered to be acceptable as dust and mud nuisance will be minimised. 
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Stormwater Management 

 

Under the General Section, “Natural Resources” module, Principles of Development Control 

8 and 11 state that: 

 
8 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. 

 

11 Development should include stormwater management systems to mitigate peak flows and 

 manage the rate and duration of stormwater discharges from the site to ensure the carrying 

 capacities of downstream systems are not overloaded. 

 

The rear of the site has been raised and is consequently higher than the road, thereby 

permitting surface water to flow toward Ceafield Road.  There is also a slight cross fall to the 

western boundary. 

 

While the site does not contain any substantive buildings, the extent of impervious and semi-

impervious surfaces will mean that stormwater overland flow is in excess of undeveloped 

conditions.  As such, the applicant was requested to demonstrate how surface stormwater will 

be managed from a water volume and water quality perspective. 

 

Surface stormwater is proposed to be managed by way of a constructed swale adjacent to the 

western boundary which is to be planted and form part of the proposed landscaping.  The 

swale must also be planted out with lawn to provide filtering prior to discharge to Ceafield 

Road. 

 

A 600mm x 600mm grated pit is proposed at the end of the swale, in the south-western corner 

of the site, designed to capture any silt.  Outflow from the pit will permit discharge of clean 

stormwater out to Ceafield Road, with the pipe to be designed to be at least 200mm above the 

invert of the pit and shall restrict flows to not greater than 10 litres per second. 

 

Council’s Development Engineering section have reviewed the stormwater design and have 

confirmed that this is acceptable from a water volume and water quality perspective. 

 

Waste Management 

 

Under the General Section, “Waste” module, Principle of Development Control 5 states that: 

 
5 Development should include appropriately sized area to facilitate the storage of receptacles 

 that will enable the efficient recycling of waste. 

 

Waste from the activity is minimal.  Surplus concrete is returned in the truck.  Waste is 

primarily in the form of steel off-cuts and general waste from the landscaping activities which 

occur off-site.  Waste will be stored in a designated storage bin and taken to Resource Co. 

periodically, consistent with Principle of Development Control 5. 
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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: 

 

a) The proposed land use (general industry) is clearly envisaged within the Industry 

Zone; 

b) The activity is relatively low impact and is considered to be appropriate at the 

Residential Zone interface having regard to the proposed hours of operation, low 

scale, limited truck movements and limited processes to be undertaken on-site; 

c) Landscaping is proposed to screen the activities on the site from Ceafield Road; 

d) The site is to be partly sealed (at the entry) to minimise dust emissions and no dry 

cement mixing shall occur on-site; 

e) A suitably sized driveway and manoeuvring area is proposed to facilitate the entry and 

exit of heavy vehicles in a forward direction. 

 

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

conditions. 

 
 

14. STAFF RECOMMENDATION 

That the Development Assessment Panel resolve that: 

 

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

Salisbury Development Plan – Consolidated. 

 

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

GRANTED to application number 361/1428/2016/2B for Change of land use to 

General Industry (Manufacture of concrete panels), incidental parking of 1 tray top 

truck, 2 shipping containers and ancillary storage of materials and finished concrete 

panels 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. Plan Type Date Prepared By 

Not Stated Site Plan Received by 

Council dated 

09.01.17 

 

Innovative 

Walling 

Dated 09.01.17 Letter to Council Received by 

Council dated 

10.01.17 

Innovative 

Walling 
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Dated 23.02.17 Letter to Council – 

Response to 

Representations 

Received by 

Council dated 

27.02.17 

Innovative 

Walling 

 

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

  plans. 

 

2. The hours of operation shall be restricted to Monday to Saturday, 7am to 6pm.  No 

operations are permitted on Sundays or Public Holidays. 

 

Reason: To maintain the residential amenity of the locality and to minimize  

  disturbance. 

 

3. Except where otherwise approved, no materials, goods or containers shall be stored in 

the designated car parking area or driveways at any time.  Any storage within the 

designated hardstand area shall be designed in such a manner so as to facilitate 

appropriate vehicular manoeuvring and shall be maintained in a neat and tidy manner 

at all times. 

 

Reason: To ensure the car parking areas are always available for the purpose they 

  are designed.  Further, that the site be maintained in a clean and tidy state. 

 

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

containers which shall be screened from public view at all times. 

 

Reason: To ensure the building appears as one and maintains the 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. The designated landscaping areas as shown on the Approved Site Plan, prepared by 

Steven Conlon, received by Council dated 9
th

 January 2017, shall be planted with 

shade trees, shrubs and vine in order to screen the activities from Ceafield Road and 

to provide for filtering of dust.  All landscaping shall be completed within 3 months 

from the date of Development Approval and shall be maintained at all times thereafter 

(including the replacement of diseased or dying plants and the removal of weeds and 

pest plants) to the reasonable satisfaction of Council. 

 

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

  environmental amenity of the locality. 

 

7. All vehicles shall enter and exit the site in a forward direction at all times. 

 

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

  or danger to vehicles on adjoining public roads. 
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8. External lighting shall be restricted to that necessary for security purposes only and 

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

occupiers or distraction to drivers on adjacent public roads. 

 

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

  occupiers or road users thereby reducing the amenity of the locality and/or 

  making road use unsafe. 

 

9. All driveways, manoeuvring areas and hardstand areas as shown on the Approved Site 

Plan, prepared by Steven Conlon, received by Council dated 9
th

 January 2017, shall 

be constructed with bitumen (or rubble where otherwise shown) to a standard 

appropriate for the intended traffic volumes and vehicle types.  Driveways, 

manoeuvring areas and hardstand areas shall be established prior to the 

commencement of use and shall be maintained at all times to the satisfaction of 

Council. 

 

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

  maintains and enhances the amenity of the locality. 

 

10. Driveways and manoeuvring areas shall be designed in accordance with AS 2890.2 – 

Facilities for Commercial Vehicles.  

 

Reason: To ensure that access and car parking complies with best practice  

  standards. 

 

11. The site stormwater drainage system shall be designed to control the quantity and 

quality of stormwater discharged from the site to minimize flooding to prevent 

adverse impacts on downstream drainage systems and to protect the quality of 

receiving waters.  In particular, the following principles and components are to be 

included in the stormwater drainage design: 

 

a) The stormwater swale shall be grassed and vegetated.  The swale shall be 

designed to provide primary treatment of stormwater runoff by filtering and 

removal of silt, sediments, oil and grease prior to discharge to the downstream 

drainage system; 

b) The capacity of the grassed swale, pipes and pits shall be designed so that the 

maximum discharge to the kerb and water table is 10 litres per second; 

c) The swale shall achieve a width of at least 1m and a depth of at least 750mm. 

 

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

  the quality of Council’s downstream drainage system is maintained. 
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CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 14.03.17 10.03.17     
 

ATTACHMENTS 

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

1. Application Documentation  

2. Copy of Representations and Applicant's Response  

3. Extract of Relevant Provisions - Development Plan 7.7.16   
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ITEM 5.1.2 

DEVELOPMENT ASSESSMENT PANEL   

DATE 28 March 2017 

APPLICATION NO. 361/1775/2016/2A 

APPLICANT Esmond Fok 

PROPOSAL Twenty one (21) two storey dwellings and associated internal 

driveway, landscaping and construction of new vehicle access and 

refuse collection area on Public Road 

LOCATION 29-41 Resthaven Road, Parafield Gardens SA 5107 

CERTIFICATE OF Volume 6136 Folio 90 

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: One (1) 

Referrals - Statutory Nil 

Referrals – Internal Development Engineering 

Tree Services 

Urban Policy 

Landscape Design 

Northern Adelaide Waste Management Authority (NAWMA) 

Development Plan Version Salisbury (City) Development Plan  

Consolidated 7
th

 July 2016 

Assessing Officer Katherine Thrussell, Development Officer – Planning, City 

Development 

Recommendation Grant Development Plan Consent subject to Reserved 

Matters and Conditions 

Meeting Date 28 March 2017 

2. REPORT CONTENTS 

Assessment Report 
 

Attachment 1: Proposal Plans 

Attachment 2: Supporting Information 

Attachment 3: Notice of Category 2 Application and Representations 

Attachment 4: Applicant Response to Representations 

Attachment 5: Relevant Development Plan Extracts - Consolidated 7.7.16  
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3. EXECUTIVE SUMMARY 

The applicant seeks Development Plan Consent for twenty one (21) two storey dwellings and 

associated internal driveway, landscaping and construction of a new vehicle access and refuse 

collection area on Public Road, at 29-41 Resthaven Road, Parafield Gardens. 

 

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, one of whom has expressed a desire to be heard at the meeting. 

 

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

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

 

a) 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) Visitor car parking will be available on-street on Resthaven Road; 

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

screening devices to habitable rooms; 

g) Overshadowing to adjoining properties will be minimal; and 

h) Construction of a new vehicle access and refuse collection area (extension of 

Resthaven Road) is proposed to enable access to the site and for appropriate waste 

disposal. 

4. BACKGROUND 

A previous development application, reference 361/548/2015/2A,  for “Residential 

development comprising seven (7) two storey dwellings and eight (8) single storey dwellings 

on one allotment”, was granted Development Plan Consent by Council dated 30 March 2015. 

 

The development was subject to Category 2 public notification and one representation was 

received.  The average allotment size was 240m
2
.  

5. SUBJECT SITE 

The subject site is a rectangular shaped parcel of land of 3,785m
2 

on a single allotment, 

referred to as lot 500 Volume 6136, Folio 90.  The site has direct frontage to Resthaven Road, 

a portion of which is unmade.  The subject site is currently vacant land.  

 

The site does not contain any Significant or Regulated Trees. 

 

Site photos are provided on the following pages. 
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Photo 1: Looking south-east towards subject site from Resthaven Road 

 

 
Photo 2: Looking south-east towards subject site, unmade road and railway from Resthaven 

Road 



ITEM 5.1.2   

Page 90 City of Salisbury 

Development Assessment Panel Agenda - 28 March 2017 

 I
te

m
 5

.1
.2

  

 
Photo 3: Looking north-west towards subject site from Resthaven Road 

6. LOCALITY 

The locality consists of predominantly single storey dwellings with some two storey 

dwellings located at 1 Ventra Street and 7 Quick Street.  Homes are typically designed with 

pitched roof forms.  There is minimal front fencing present and where provided is generally 

low in height or open in style, such as tubular fencing.  Dwellings are well maintained with 

landscaped front yards.   

 

Land to the north of the site, Carmelina Court, was divided under Development Approval 

361/1142/2013/LD into 18 allotments.  These allotments average 360m
2
 in area and range 

between 300m
2
 to 450m

2
.  Land immediately north west fronting Resthaven Road, was also 

divided under Development Approval 361/1222/2013/LD into four allotments having an 

average site area of 321m
2
. 

 

Moss Green is located directly opposite the site and Resthaven Reserve is located on the 

corner of Resthaven Road and Derwent Street west of the subject site.  The railway corridor is 

directly east of the site adjacent the drainage reserve. 

 

The site is located at the end of Resthaven Road and meets the Resthaven Road Plantation 

drainage reserve and railway. 

 

Locality and contextual plans are provided below. 
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Aerial View: 

 

Source: Nearmap 

Legend 
 

Subject site 
 

Zone boundary 
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Source: Dekho 

Legend 
 

Subject site 

 Properties Notified 

 Representor 
 

Locality boundary 
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Source: Dekho 

 
Legend 
 

Subject site 

 Properties Notified 

 Representor 
 

Locality boundary 

 

7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The applicant seeks approval for the construction of 21 two storey dwellings, associated 

landscaping and a common driveway.  In order to provide access to the proposed development 

the applicant also seeks to construct new vehicle access and refuse collection over the public 

road (extension of Resthaven Road) at the eastern end of Resthaven Road directly in front of 

the site. 

 

Five dwellings will have direct access from Resthaven Road, (dwellings 1-5) with the 

remaining dwellings served by an internal driveway.  Dwellings 1-5 will be setback 4.5m to 

the ground floor wall and 9m to the single carport.  The upper level overhangs the ground 

floor to create a small entry porch and provides a “Juliette” balcony from bedroom 1.   

 

Dwellings 5, 6 and 15 provide an address to the internal driveway though the provision of 

window treatments and variation in external materials.  Dwelling 21 is accessed via the 

internal driveway, however will have the front entry facing Resthaven Road.  Pitched roof 

forms are proposed to dwellings 1-4 and 7-14, at 22.5 degrees.  Skillion roof forms at 8 

degrees and flat roof sections are proposed to the remaining dwellings. 
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One covered car parking space will be provided per dwelling accessed via a common 

driveway for dwellings 6-21.  Carports are setback behind the front wall of the dwellings in 

order to allow a second parking space directly in front of the carport. 

 

Floor plans are divided onto three layouts that are generally the same. 

 

The ground floor of dwellings 1-4 and 7-14 comprise an entry into the living, single carport, 

wc, kitchen, laundry cupboard adjacent the kitchen, meals and pergola accessed from the 

meals.  The upper floor comprises three bedrooms and one bathroom and separate wc. 

 

An alternate floor plan is proposed for dwellings 5-16.  The ground floor for these dwellings 

comprises an entry into the living, single carport,  kitchen, separate laundry, wc, meals and 

Alfresco accessed via sliding doors from the meals area.  The upper floor comprises three 

bedrooms and two bathrooms (including one ensuite connected to bedroom 1). 

 

Dwellings 17-20 propose another configuration comprising entry into the meals, kitchen, 

living, wc, laundry under the stair, single carport and alfresco on the ground floor and three 

bedrooms, study and two bathrooms (including one ensuite connected to bedroom 1) on the 

upper floor. 

 

Dwelling 21 comprises a similar floor plan to dwellings 17-20 with the addition of a small 

balcony accessed from bedroom 1 facing Resthaven Road. 

 

Landscaping will be provided to the front of the dwellings facing Resthaven Road.  

Landscaping will also be provided alongside the common driveway. 

 

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 7
th

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

complying or non-complying form of development in the Residential Zone and consequently 

should be assessed “on-merit” against the relevant provisions of the Development Plan. 

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

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

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

added) 

The proposal consists of twenty one (21) two-storey dwellings and as such is deemed to fall 

under part (b) - two or more dwellings on the same site where at least one of those dwellings 

is two storeys high, but no residential building is to be more than two 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 16
th

 December 2016 and 10
th

 

January 2017.  Council received three (3) representations during the public notification period 

as follows: 

 

Representations received 

Representations received Wish to be Heard 

1 Daniel Minther 

Australian Rail Track Corporation 

11 Sir Donald Bradman Drive, Keswick Terminal 

SA 5035 

 

2 Christine and David Jarrett 

38 Hatherleigh Road 

Parafield Gardens SA 5107 
√ 

3 Jody and Trevor Meadows 

21 Carmelina Court 

Parafield Gardens SA 5107 
 

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 

Australian Rail Track Corporation 

 Consideration should be given to rail noise 

and vibration, in particular the Guidelines 

for the Assessment of Noise from Rail 

Infrastructure (SA EPA, April 2013) and the 

Noise and Air Emissions Overlay and SA8. 

 An average of 10 freight services pass the 

subject site per day in addition to the 

adjacent DPTI passenger line.  Freight 

movements are forecast to double by 2020 

and triple by 2050. 

 The close proximity of the rail line is 

noted. 

 The proposal will be designed in 

accordance with the Ministers 

Specification SA 78B “construction 

requirements for the control of external 

sound”. 
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Christine and David Jarrett  

 The proposal will impact Hatherleigh Road 

as this would be a highly utilised route to 

the subject site from Salisbury Highway. 

 Traffic along Hatherleigh Road will be 

increased which in turn will affect residents 

entering and exiting their properties. 

 Speeding traffic will be increased causing 

risk to residents. 

 Demolition trucks use Hatherleigh Road. 

 All Hatherleigh Road residents were not 

informed of the proposed development. 

 There are alternate options for through 

traffic from Salisbury Highway in 

addition to Hatherleigh Road such as 

Lamorna Parade and Blue Hills Road. 

 Demolition trucks using Hatherleigh 

Road is not relevant to this application. 

 Speeding traffic is not relevant to this 

application.  Whether traffic calming 

measures are required is not relevant to 

the assessment of this application. 

Jody and Trevor Meadows 

 Privacy will be affected. 

 The height of the rear boundary fence 

should be increased to minimise loss of 

privacy. 

 Privacy of adjacent rear yards will be 

protected through the provision of 

obscure windows to 1.7m above upper 

floor level as noted on the proposed 

plans. 

 A 400mm high retaining wall will be 

provided on the rear boundary with a 

1.8m high fence ensuring privacy. 

 

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

are provided under the assessment section of this report. 

10. REFERRALS – INTERNAL 

Development Engineering 

 

Council’s Principal Development Engineer has reviewed the proposal and provided the 

following comments; 

 

a. Construction of new vehicle access and refuse collection area over the public road is 

to be approved by Coucnil under Section 221 of the Local Government Act 1999 and 

is the whole responsibility of the developer and Community Corporation; 

b. A stormwater management plan is required; 

c. Turning paths for vehicles shall be in accordance with Australian Standard AS2890.1; 

d. Driveways are to be provided at 90 degrees to the street kerb and not skew; 

e. A traffic impact statement is not required. 

 

Traffic 

 

Council’s Principal Development Engineer and Traffic Section have reviewed the proposal 

and provided the following comments; 

 

a. In the City of Salisbury road hierarchy, Hatherleigh Road is classified as a Local 

Collector road. 

b. Targets for local collector roads are less than 3000 vehicles per day, and less than 

1000 vehicles per day for local roads. 
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c. Council has survey data (using the Metrocount system) which indicates that traffic 

volumes on Hatherleigh Road are currently recorded as being between 125 to 275 

vehicles per day at the eastern end, and between 755 and 781 vehicles per day at the 

T-junction with Salisbury Highway.  The Metrocount system records vehicles 

travelling in both directions. 

d. Allowing for 10 trips per day for each new dwelling, that will be an additional 210 

vehicle movements per day, which at the Salisbury Highway intersection, equates to 

991 vehicle movements per day which is significantly less than the target of 3000 

vehicles per day for a minor collector, and equates to less than 500 vehicle movements 

per day at the eastern end of Hatherleigh Road assuming that all additional vehicle 

movements are down Hatherleigh Road onto Derwent Street, and not via Carpenter 

Road and Resthaven Road. 

e. In regards to speed, the Metrocount survey system has indicated that the 85
th

 

percentile speeds along Hatherleigh Road are between 42kph and 45kph which is less 

than the allowable speed limit of 50kph.  Council’s traffic division will report the 

speed concerns of the respondent to the Road Policing Section at the Parks Police 

Station, Ottoway to arrange surveillance and monitoring. 

f. Council undertook a Local Area Traffic Management study of Parafield Gardens in 

2001 and 2002. Based on the data at that time, Hatherleigh Road was not identified as 

a high priority for the implementation of traffic controls to reduce vehicle speeds.  The 

density of the area surrounding Hatherleigh Road has remained relatively consistent 

since that time, and given the more recent Metrocount data, the priority status has not 

changed. 

 

Based on the above information, Council’s Traffic Section do not object to the proposed 

development. 

 

Tree Services 

 

Council’s Tree Removal Committee has approved the removal of a street tree within the 

Resthaven Road verge at the 28
th

 September 2016 interim meeting. 

 

Urban Policy 

 

Council’s Policy Planner has reviewed the proposal and provided the following comments; 

 

a. the site is located within the area identified by both the 30 Year Plan and Council’s 

Growth Action Plan as a growth corridor as it is located within close proximity to 

regular public transport and has good access to open space and nearby services.  

Therefore from a strategic perspective, medium density development is supported on 

this site. 

b. The site is outside of the area identified as the 20 ANEF noise contour.  Therefore 

there is no requirement for noise attenuation to address aircraft noise, however the 

site may be impacted by train noise. 
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Landscape Design 

 

Council’s Team Leader Landscape Design has reviewed the landscape plan and provided the 

following comments; 

 

a. The proposed species as identified on the landscape plan are supported; 

b. Spacing between planting for all units facing Resthaven Road (Residences 1-5) is of 

concern, noting that the Ornamental Pear and the Lagerstroemia grow to 3 metres in 

width and they are shown within 1 metre of each other; 

c. The lagerstroemia (screen planting) shown for residences 5, 6 and 15 are too close or 

in conflict with the fold away clothesline. 

d. Additional detail of the rainwater tank overflow management should be provided. 

 

Northern Adelaide Waste Management Authority (NAWMA) 

 

The Northern Adelaide Waste Management Authority has reviewed the proposal and provided 

the following comments regarding waste collection; 

 

a. The plan is suitable for Suez side lift trucks to service from the two bin areas.  The two 

areas shall be a minimum length of 20m.   

b. The driveway entrance is to be a minimum width of 6m to allow a fully loaded truck to 

turn around at that point.  Tapering of the entrance would further assist this turning 

movement.   

c. The driveway shall be constructed to withstand the weight of a fully loaded truck (22.5 

tonne gross). 

11. DEVELOPMENT DATA 

Site Characteristics Guideline Proposed 

Site Area Not Stated Site areas range from 135m
2
 to 183m

2
 

with an average site area of 151m
2
. 

Site Dimensions Not Stated Dwellings 1-4 

Dwelling 5 

Dwellings 7-14 

Dwellings 6 & 15 

Dwelling 16 

Dwellings 17-20 

Dwelling 21 

10.2m x 17.42m 

11m x 17.42m 

10.2m  x 13.29m 

11m x 13.29m 

9.55m x 18.17m 

7.55m x 18.17m 

10.25m x 18.17m 

Site Gradient Not Stated Generally level 

Easement Not Applicable Nil 

Design Characteristics  Guideline Proposed 

Site Coverage   

 Buildings only Qualitative provision 

only 

42% 

Building Height   

 Storeys Qualitative provision 

only 

2 storeys 

2.72m ceiling height to lower floor and 

2.52m to upper floor. 

Set-backs   
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 Primary street Qualitative provision 

only 

4.5m generally at ground level and 4.0 

upper level and 2.7m to dwelling 21. 

The upper floor protrudes forward of 

the ground floor by 500mm. 

 Secondary street  Not Applicable 

 Side(s) Qualitative provision 

only 
 923mm at closest point to north 

western boundary (dwelling 1), 

1.6m generally to lower floor, 2m 

to upper floor. 

 1.5m rear setback to lower floor, 

dwellings 11-15, 3.4m to upper 

floor.  2m rear setback to dwelling 

16 (both lower and upper floors). 

 3.5m setback to south eastern 

boundary adjacent drainage reserve. 

Boundary Walls   

 Length Qualitative provision 

only 

No boundary walls proposed other 

than internal to the subject site. 

The proposed carports are located on 

adjoining boundaries and are 

approximately 5.8m in length. 

Dwellings 1-4 and 7-14 include an 

upper floor party wall 4.2m in length 

(bedroom 3). 

Dwellings 18-20 will abut each other 

with a party wall 13m in length. 

 Height Qualitative provision 

only 

Carports will be 3m in height and 

include a portion of bedroom 3 wall 

directly above. 

Two storey party walls are 5.64m in 

height and directly abut the adjoining 

dwelling. 

Private Open Space   

 Site Area < 250m
2
 35m

2
 Dwellings 1-4 37m

2
 

Dwelling 5 48m
2
 

Dwellings 7-14 36m
2
 

Dwellings 6 & 15 46m
2
 

Dwelling 16 44m
2
 

Dwellings 17-20 38m
2
 

Dwelling 21 50m
2
 

 Dimensions Minimum dimension 

4m 

Dwellings 1-4 (4.385 x 6.8) + 

(2.5 x 3) 

Dwelling 5 (5.6 x 6.2) +(5 x 

2.57) 

Dwellings 7-14 (4.15 x 6.8) + (2.5 

x 3) 

Dwellings 6 & 15 (5.36 x 6.2) + (2.5 

x 5) 
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Dwelling 16 (5.5 x 6.2) + (3.4 

x 3) 

Dwellings 17-20 (5.5 x 6.2) + (1.2 

x 3.4) 

Dwelling 21 (5.5 x 6) + (5.5 x 

3) 

Car Parking & Access   

 Number of car parks 34 

1 space per dwelling, 

plus 0.5 on-site visitor 

car parking spaces per 

dwelling for group 

dwellings and 

residential flat buildings 

2 spaces per dwelling, 

one of which is to be 

covered for detached 

dwellings (dwellings 1-

5) 

42 

Single carport under the main roof. 

Visitor space provided directly in front 

of carports. 

Visitor parking is available on 

Resthaven Road directly in front of the 

subject site on both sides of the road. 

 Driveway width 6m 6m 

 Garage door width 6m or 50% of allotment 

frontage 

2.4m 

Minimum property width is 7.55m, 

this equates to 32% of the property 

width. 

   

Street Infrastructure   

 Crossover Not Stated A new crossover is required from the 

new access on the public road to be 

constructed by the applicant. 

 Trees Not Stated The street tree was been approved for 

removal by Council’s Tree Removal 

Committee at the 28
th

 September 2016 

interim meeting. 

Flooding Qualitative provision 

only 

A stormwater management plan has 

not been provided to date.  This will be 

required as a Reserved Matter. 
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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 

Development Plan, Consolidated 7
th

 July 2016.  Residential development of the kind proposed 

is clearly envisaged by the Development Plan. 

Assessment against Development Plan Objectives and Principles  

 

Assessment 

 

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

Salisbury Development Plan and is described below under headings. 

 

An extract of the relevant Development Plan, Consolidated 7
th

 July 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 twenty one (21) dwellings is clearly an appropriate 

form of development 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 Open Space – Moss Green directly across the road, Resthaven Reserve, Joseph 

Broadstock Reserve less than 250m to the north; 

b. Public Transport Routes – Salisbury Highway bus stop approximately 650m to the 

west, Parafield Gardens Railway Station within 400m to the south and Parafield 

Railway Station approximately 800m to the north; 

c. Neighbourhood Centre – Parafield Plaza, Kelleway Street, Salisbury Highway, 

Parafield Gardens approximately 1.2km to the south west, (three minute drive or 15 

minutes walking); 

d. Schools – Karrendi Primary School, Bradman Road Parafield Gardens, Parafield 

Gardens R-7 School and Parafield High School approximately 1.2km to the west on 

the western side of Salisbury Highway. 

 

The proposed dwelling net density will be 55 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 medium density category. 

 

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

locality.  Original allotment sizes are typically in the order of 650m
2
 to 800m

2
.  As 

mentioned previously, allotment sizes within the locality have been changing in recent years 

with a number of land divisions resulting in smaller allotment sizes in the order of 283m
2
 – 

450m
2
.   

 

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

adjoining residential development designed to harmonise in terms of form, mass, scale, 

colours and textures of materials and setback distances.  However this is also a tension in the 

policy which seeks redevelopment of underutilised sites and increased densities in areas well 

served by public transport and open space.  The proposed development will provide pitched 

roof forms that are in keeping with the surrounding vernacular and setback distances 

consistent with surrounding development such as existing dwellings located on Carmelina 

Court north of the site.  Space is provided between buildings with the exception of the six 

dwellings adjacent the south eastern boundary of the site.  These dwellings are oriented north 

west to south east, are located away from existing residential properties and provide rear 

yards adjacent John Broadstock reserve.  While these dwellings present a form and mass that 

is not currently present within the locality the siting and orientation minimises impact on 

surrounding residential properties.  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.   

 

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, 

consequently the densities proposed are considered to be acceptable.  Furthermore the 

dwelling type is envisaged within the Residential Zone. 
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Building Height 

 

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

that: 

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

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

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

 

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

proposed building height at two storeys is acceptable and is compatible with surrounding 

buildings, some of which are two storeys. 

 

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.  

 

The dwelling at 25 Resthaven Road is setback 5m from Resthaven Road and the existing 

dwelling at 19 Resthaven Road is also setback 5m.  The proposed ground floor setback of 

4.5m and 4.0m to the upper floor is less than that of nearby dwellings, but this allows for an 

adequate area of private open space at the rear of the dwellings and is considered to be a 

minor variation.  The upper floor protrusion of 500mm provides cover to the ground floor 

entry and allows for a Juliette balcony off bedroom 1.  Furthermore the setback to the carport 

and upper floor bedroom 3 is significantly greater at 9m.   This variation in setbacks provides 

articulation to the front façade enhancing the streetscape appearance.  

 

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. 
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Side and Rear Setbacks 

 

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

Control 16 and 17 state that: 

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

(a)  contribute to the desired character of the area  

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

and vehicle movement.  

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

height of the building increases to:  

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

(b) minimise the overshadowing of adjoining properties. 

 

The proposed buildings will be setback from the rear northern boundary 1.5m to the lower 

floor.  This dimension is provided to the rear alfresco area (or carport in the case of dwelling 

15).  The upper floor is setback 3.4m in the case of dwellings 11-15 and 2m to dwelling 16.  

Boundary walls are not proposed other than internally to the site.  Side setbacks to the north 

western boundary are 1.6m to the lower floor and 2m to the upper floor.  Dwelling 1 is 

setback 923mm to the lower floor and 1.3m to the upper floor at the closest point.  Rear 

setbacks to the south eastern boundary (adjacent the drainage reserve) are 3.4m at the closest 

point to the lower floor and 5.6m to the upper floor.  Buildings are generally grouped in twos 

(with the exception of dwellings 5, 6, 15 and 16-21),  thereby allowing a separation distance 

of at least 3m between buildings. 

 

The side and rear setbacks generally achieve a setback of 1m to ground floor and at least 2m 

or greater to the upper floor.  This is sufficient to minimise overshadowing and sense of 

enclosure for adjacent properties. 

 

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.  
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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 development will introduce a scale of 

development that does not presently exist in Resthaven Road.  The twenty one dwellings will 

be grouped into a number of buildings; six grouped as twos, six grouped as one building and 

three standalone dwellings.  The overall site coverage will be 42%. 

 

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

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

front façades, resulting in buildings that will present well to the street as well as to the internal 

driveway.  Dwellings that provide side walls to the internal driveway include additional 

window treatments and a variation in materials to these facades.  Dwelling 21 is designed 

with an upper floor balcony accessible from bedroom 1.  Balcony balustrading is open in 

nature thus allowing views to the street and minimising bulk. 

 

The dwellings are designed with a variety of floor plans and elevations as well as a variety of 

roof types, some traditional pitched hip roof styles, skillion and flat sections proposed thereby 

providing further visual interest. 

 

External materials will be a combination of “scyon axon” cladding, rendered hebel panels, 

glass and Colorbond® sheeting. 

 

The main frontage to Resthaven Road, dwellings 1 – 5, are designed with “Juliette” balconies 

and a stepped façade whereby the upper floor protrudes forward of the lower floor thus 

creating a covered entry.  The carport and upper floor bedroom 3 are further setback behind 

the front wall by approximately 4m.  

 

Dwellings facing Resthaven Road are designed with a front door that is visible to the street.  

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.  
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Overshadowing 

 

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

Control 11 and 12 state that: 

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.  While there will be some overshadowing internal to the 

proposal this does not exceed half of the ground level open space at the winter solstice. 

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

above. 

Visual Privacy 

 

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

Control 29 states that: 

 

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

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

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

private open spaces of other dwellings. 

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

level or are provided with fixed obscure glass to 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.  Such design is in fact encouraged by the Development Plan to provide casual 

surveillance to public areas.  Similarly upper floor windows facing to the common driveway 

are encouraged to overlook these common areas and are not provided with screening with the 

exception of dwellings 10, 11 and 16 as they have the potential to overlook adjacent 

residential properties.  In the case of dwelling 16, the upper floor window to bedroom 2 has a 

sill height of 1.7m.  Bedroom 1 windows will only have views to the common area as these 

windows are setback behind the front wall.  Similarly the window to the stair is setback 

behind the front wall and will not give rise to overlooking concerns.  Dwellings 10 and 11 are 

provided with an external privacy screen that will restrict direct views from the upper floor 

bedroom 1 window into adjacent properties at 27 Resthaven Road and 13 Carmelina Court. 

 

The proposal therefore satisfies Principle of Development Control 29 quoted above. 
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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 unless an agreement is reached between the Council and the 

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

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

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

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

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

Farm District Centre Car Park Fund Area.  

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

parking needs associated with the development. 

 

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

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

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

The proposed development is served by one covered parking space per dwelling beneath the 

upper floor of the dwelling.  A visitor space will be provided directly in front of the carport 

per dwelling.  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, eight 

visitor parking spaces will be available on Resthaven Road as detailed on the “Proposed New 

Road” plan contained in Attachment 1.  The visitor parking arrangement is considered 

reasonable given that the development will provide eight spaces in excess of the minimum 

requirements under Table Sal/2. 

 

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

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

above.  Variation to Principle of Development Control 39 (c) is considered to be reasonable. 
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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 a new crossover to Resthaven Road.  

A new vehicle access and refuse collection area over Public Road reserve will constructed by 

the applicant at the eastern end of Resthaven Road. 

 

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 4m to allow 

landscape incursions, however this is considered to enhance the amenity for residents, thereby 

reducing the amount of hard pavement and will assist in slowing internal traffic movements. 

 

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

the design 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. 

 

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

from the rear meals or living room.  The amount of private open space provided for each 

dwelling ranges from 36m
2
 to 50m

2
 which exceeds the minimum 35m

2
 listed above and 

achieves a minimum dimension of 4m. 

 

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. 

 

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 can be accommodated within the carport by way of a wall mounted 

rack.  Additional bicycle parking is provided adjacent the common driveway entry which is 

available for visitor parking.  Storage for domestic waste bins is provided either at the side of 

the dwelling or in the rear yard.  A group letterbox is proposed at the street front entry 

adjacent the common driveway. 

 

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

Landscaping 

 

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

Control 1 states that: 

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

surfaces in order to:  

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

taller and broader plantings against taller and bulkier building components)  

(b) enhance the appearance of road frontages  

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

(d) minimise maintenance and watering requirements  

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

(f) maximise shade and shelter  

(g) assist in climate control within and around buildings  

(h) minimise heat absorption and reflection  

(i) maintain privacy  
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(j) maximise stormwater re-use  

(k) complement existing vegetation, including native vegetation  

(l) contribute to the viability of ecosystems and species  

(m) promote water and biodiversity conservation. 

 

Landscaping will be provided at the front of the dwellings and within the common driveway 

as detailed on the landscape plan contained in attachment 1.  Council’s Landscape Design 

Team has provided advice regarding the proposed species and spacing of planting.  It is 

recommended that an amended landscape plan be provided as a Reserved Matter.  Subject to a 

final plan being provided, the development will satisfy Principle of Development Control 1. 

13. CONCLUSION 

The applicant seeks Development Plan Consent for twenty one (21) two storey dwellings and 

associated internal driveway, landscaping and vehicle access and waste collection area on 

public road, at 29-41 Resthaven Road, Parafield Gardens. 

 

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

provisions of the Salisbury 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) Visitor car parking will be available on-street on Resthaven Road; 

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

screening devices to habitable rooms; 

g) Overshadowing to adjoining properties will be minimal; 

h) Construction of a new vehicle access and refuse collection area on Public Road 

reserve (extension of Resthaven Road) is proposed to enable access to the site and for 

appropriate waste disposal. 

 

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

Reserved Matters and 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 7
th

 July 2016. 

 

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

GRANTED to application number 361/1775/2016/2A for Twenty one (21) two storey 

dwellings and associated internal driveway, landscaping and construction of new 

vehicle access and refuse collection area on Public Road in accordance with the plans 

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

 

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

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

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

 

1. Detailed designs and specifications for all civil works and retaining. 

2. Stormwater Management Plan. 

3. Detailed designs for the construction of a vehicle access and refuse collection 

area on public road at the eastern end of Resthaven Road in order for Council to 

provide approval under Section 221 of the Local Government Act 1999. 

4. A Construction Environmental Management Plan (CEMP). 

5. A detailed landscaping plan including details of species, irrigation systems and 

maintenance plans. 

 

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: 

 

Page No. Plan Type Date Prepared By 

3 of 22  

Revision E 

Site Plan – Lower 

Floor 

09/12/2016 ET Design 

4 of 22 

Revision E 

Site Plan – Upper 

Floor 

09/12/2016 ET Design 

5 of 22 

Revision E 

Landscape Plan 09/12/2016 ET Design 

6 of 22 

Revision E 

Site Plan 09/12/2016 ET Design 

7 of 22 

Revision E 

Floor Plan – Res 1-4 09/12/2016 ET Design 

8 of 22 

Revision E 

Elevations 09/12/2016 ET Design 

9 of 22 

Revision E 

Floor Plan – Res 5 09/12/2016 ET Design 

10 of 22 

Revision E 

Elevations 09/12/2016 ET Design 

11 of 22 

Revision E 

Floor Plan – Res 6 & 

15 

09/12/2016 ET Design 

12 of 22 

Revision E 

Elevations 09/12/2016 ET Design 

13 of 22 

Revision E 

Floor Plan – Res 7-14 09/12/2016 ET Design 

14 of 22 

Revision F 

Elevations 30/01/2017 ET Design 

15 of 22 

Revision E 

Floor Plan – Res 16 09/12/2016 ET Design 

16 of 22 Elevations 09/12/2016 ET Design 
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Revision E 

17 of 22 

Revision E 

Floor Plan – Res 17-

20 

09/12/2016 ET Design 

18 of 22 

Revision E 

Elevations 09/12/2016 ET Design 

19 of 22 

Revision E 

Floor Plan – Res 21 09/12/2016 ET Design 

20 of 22 

Revision E 

Elevations 09/12/2016 ET Design 

21 of 22 

Revision E 

Streetscape Elevations 

SS01 & SS03 

09/12/2016 ET Design 

22 of 22 

Revision E 

Streetscape Elevations 

SS02 & SS04 

09/12/2016 ET Design 

23 of 22 

Revision G 

Floor Plan – Res 10 

&11 

09/03/2017 ET Design 

24 of 22 

Revision G 

Elevations – Res 10 & 

11 

09/03/2017 ET Design 

A of A Proposed New Road 

Plan 

06/02/2017 ET Design 

 

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

plans. 

 

Note: All plans and documents approved by Council under Reserved Matters 1-5 form part of 

this Consent and shall be implemented in full prior to occupation of the dwellings except 

where otherwise varied by the conditions of consent. 

 

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

 

Reason: To ensure a high standard of external building appearance. 

 

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

(ARI = 5 years). The design of the stormwater system shall ensure that no stormwater 

is discharged onto any adjoining land. Surface stormwater is to be managed in a 

manner that ensures no ponding of water against buildings and structures, no creation 

of any insanitary condition and no runoff into neighbouring property for the major 

storm event ARI = 100 years. All stormwater systems are to comply with AS3500.3 – 

Stormwater Drainage. An overland flow path to the drainage reserve is to be provided 

for the major storm event ARI = 100 years. 

 

Reason: To ensure flood protection of the buildings. 

 

4. The finished floor levels of the buildings are to be a minimum of 150mm above the 

calculated post-development flood level adjacent each building for the major storm 

ARI = 100 years. 

 

Reason: To allow disposal of stormwater. 
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5. All driveways and car parking areas shall be constructed with either brick paving, 

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

vehicle types. Individual car parking bays shall be clearly line marked. Driveways and 

car parking areas are to be designed and constructed in accordance with AS2890.1 – 

Off-street Parking, and shall be established prior to 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. 

 

6. The excavation and filling of land must comply with AS3798-2007 Guidelines for 

Earthworks – Residential and Commercial Development.  All fill is to comply with 

the requirements of AS2870-2011 (Residential Footing Code). 

 

Reason: To ensure that the development complies with Standards, best Engineering 

Practice and Council Policy. 

 

7. The Construction Environmental Management Plan (CEMP) provided under Reserved 

Matter 4 is to be adhered to at all times. 

 

Reason: To ensure that the development complies with Standards, best Engineering 

Practice and Council Policy. 

 

8. Construction and ongoing maintenance of the new vehicle access and refuse 

collection area over Public Road at the eastern end of Resthaven Road is to be the full 

responsibility of the applicant and Community Corporation.  

 

Reason: To ensure that the development complies with Standards, best Engineering 

Practice and Council Policy. 

 

9. The designated landscaping areas as approved under Reserved Matter 5, shall be 

planted with shade trees, shrubs and ground covers.  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. 

 

10. All side and rear windows fixed to the upper storey walls of the building shall have a 

sill height of at least 1.7m above finished floor level or where the sill height is less 

than 1.7m above finished floor level, the window shall be fixed, unable to be opened 

and provided with translucent glass or film up to a height of 1.7m above finished floor 

level.  In addition front windows to dwellings 10 and 11 are to include suitable 

privacy screens to restrict direct views into 27 Resthaven Road and 13 Carmelina 

Court.  The above window treatments shall be established prior to occupation of the 

dwelling and shall be maintained to the reasonable satisfaction of Council. 

 

Reason: To minimise the loss of privacy for residents of adjacent dwellings. 
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ITEM 5.1.3 

DEVELOPMENT ASSESSMENT PANEL   

DATE 28 March 2017 

APPLICATION NO. 361/1755/2016/3B 

APPLICANT ESD Planning & Design 

PROPOSAL Entertainment facility comprising three go kart tracks, family 

entertainment shed, mechanical shed, corporate shed, fuel storage 

tank and associated boundary fencing, signage, car parking, 

manoeuvring areas and landscaping 

LOCATION 1113-1117 Port Wakefield Road and 73-79 Summer Road, Bolivar 

CERTIFICATE OF 5083/129 & 130 

TITLE 

AUTHOR Aaron Curtis, Team Leader - Planning, City Development  
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Deferred Urban Zone 

Application Type Deferred Industry Precinct 

Public Notification Representations received: 13 

Representations to be heard: 9 

Referrals - Statutory Commissioner of Highways 

Environment Protection Authority (EPA) 

Referrals – Internal Development Engineering 

Environmental Health 

Landscape Design 

Strategic Relations - Infrastructure 

Development Plan Version Salisbury (City) Development Plan  

Consolidated 7
th

 July 2016 

Assessing Officer Aaron Curtis, Team Leader – Planning 

Recommendation Grant Development Plan Consent subject to Reserved 

Matters and conditions 

Meeting Date 28
th

 March 2017 

2. REPORT CONTENTS 

Assessment Report 

Type text here  
 

Attachment 1: Attachment 1 - Application Documentation 

Attachment 2: Attachment 2 - Copy of Representations and Applicant's Response 

Attachment 3: Attachment 3 - EPA and Commissioner of Highways Referral 

Response 
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Attachment 4: Attachment 4 - Extract of Relevant Provisions Development Plan 

07.07.16  
 

3. EXECUTIVE SUMMARY 

The applicant seeks Development Plan Consent for an entertainment facility comprising three 

go kart tracks, family entertainment shed, mechanical shed, corporate shed, fuel storage tank 

and associated boundary fencing, signage, car parking, manoeuvring areas and landscaping. 

 

The application was subject to Category 3 public notification with 13 representations received 

during this period, 10 in opposition.  The representors’ principal concerns relate to noise, 

incompatibility with existing uses and traffic issues on Summer Road. 

 

A key issue with the application relates to the access arrangements to the site.  The site has 

direct frontage to Port Wakefield Road, however, there are design issues in gaining access to 

Port Wakefield Road which has resulted in the application being redesigned to gain access via 

Summer Road. 

 

Summer Road is presently a through road but will be severed by the construction of the 

Northern Connector.  Summer Road is traversed by a ford 200m south of the site which is 

subject to periodic inundation.   

 

The incidence of flooding and duration of flood events has been considered and following 

review of projected traffic movements to serve the development, use of Summer Road is 

considered workable, subject to conditions. 

 

The application is on balance supported taking into account: 

 

a) While not an envisaged land use in the Deferred Urban Zone, the use is considered to 

be compatible with existing and anticipated future land uses; 

b) The overall number of vehicle movements on Summer Road will be reduced from 

existing figures, given that through traffic will be removed with the construction of the 

Northern Connector; 

c) An acoustic report has been reviewed by the Environment Protection Authority which 

concluded that the report and its recommendations are reasonable; and 

d) The development incorporates appropriate design with respect to access, car parking, 

stormwater management, fuel storage and landscaping. 

  

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

Reserved Matters and conditions. 

4. BACKGROUND 

The original submission provided for direct access and egress via Port Wakefield Road.  The 

Commissioner of Highways expressed concern regarding the access and egress arrangements.  

If access and egress were to be provided, it is understood that a deceleration lane of about 

100m in length and 200m of sheltered left hand turn out is required. 

 

The access design requirements for a 90km/h speed zone are cost prohibitive.  In addition, the 

site frontage to Port Wakefield Road is in the order of 120m whereas the length of frontage 
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required to facilitate the access and egress will interfere with adjacent properties and their 

frontages to Port Wakefield Road. 

 

As a result of the above design issues, the application was amended to incorporate the 

adjacent allotment 70 which has frontage to Summer Road.  The applicant seeks to purchase 

this allotment as part of the application which is an option due to allotment 70 being under the 

same ownership as allotments 9 and 10. 

 

The redesign of the proposal to gain access via Summer Road is affected by a ford crossing 

which is subject to inundation every 3 years.  It is apparent that access direct to Port 

Wakefield Road is preferred over Summer Road, however, due to the design issues in 

achieving access, Summer Road is the chosen means of access by the Applicant. 

 

With the completion of the Northern Connector, it is expected that the status of Port 

Wakefield Road will be downgraded from a current major arterial to a service road and as part 

of this change, the speed environment is likely to be reduced.  The design requirements for an 

80km/h or 70km/h speed environment are less than the current 90km/h speed zone. 

 

A shortcoming with the current design/layout is that it does not appear to provide for a future 

alternative access off Port Wakefield Road, should access to Port Wakefield Road be 

permitted by the Department of Planning, Transport and Infrastructure in the future. 

5. SUBJECT SITE 

The subject site comprises three Torrens Title allotments.  Allotments 9 and 10 (1113 – 1117 

Port Wakefield Road) have direct frontage to Port Wakefield Road and have a site area of 

1.815ha and 2.087ha respectively.  Allotment 70 (73-79 Summer Road) has frontage to 

Summer Road of 6.96m and has a total site area of 1.793ha. 

 

The site is devoid of any buildings with the exception of several small sheds on lot 10 and a 

small dam in the north-western corner of lot 9.  Rows of small shrubs (assumed to be an 

orchard of some kind) are planted on lots 10 and 70 which are visible from Port Wakefield 

Road and Summer Road. 

 

The site is generally level.  The site is devoid of any vegetation with the exception of the 

planted rows of shrubs.  The site boundaries are fenced around their perimeter with post and 

wire stock fencing.  Some dense plantings exist adjacent to the Port Wakefield Road which 

partly obscure views into the site from the road.     

Site photos are provided on the following page. 
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Photo 1: Looking west toward site from Port Wakefield Road 

 

 
Photo 2: Looking south-west toward site from Port Wakefield Road 
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Photo 3: Looking east from Summer Road toward subject site 

 

 
Photo 4: Looking east from Summer Road toward proposed access point 

6. LOCALITY 

The locality is defined by visual reference to the site, the anticipated noise from the proposed 

activity and with respect to traffic movements on Summer Road.   

 

The locality is triangular in shape and takes in land predominantly bounded by Summer Road 

and Port Wakefield Road but also includes land fronting the southern side of Summer Road 

and a number of properties fronting the eastern side of Port Wakefield Road.  The locality 

extends 600m south, 150m north and 100m east and west.  

 

West of Port Wakefield Road, land is primarily used for rural living purposes, comprising 

allotments in the order of 2-4 ha in size, many occupied by single storey dwellings and 

ancillary shedding.  Horse keeping and orchard plantations are common.  Some livestock 

grazing also exists. 

 

West of Summer Road comprises the SA Water Bolivar Sewage Treatment Works.  East of 

Port Wakefield Road comprises industrial uses, most notable of which is the Burton Inghams 
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Poultry Processing Works.  A range of industrial uses operate on parcels fronting Port 

Wakefield Road. 

 

The land is relatively low lying and is subject to a number of drainage channels.  One of these 

is an outflow from the Burton Wetlands.  This drainage channel incorporates a ford crossing 

and which intersects with Summer Road, 200m south of the site.  A smaller capacity drainage 

channel borders the northern boundary of the site. 

 

A locality plan and contextual plan are provided below. 

Locality Plan - Aerial 

 

 
 

 

Legend (Source: Dekho) 

 Subject site 

 Locality boundary 

 Properties notified 

 Representation 

 Northern Connector Alignment 
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Locality Plan – Cadastre 

 

 
 

Legend (Source: Dekho) 

 Subject site 

 Locality boundary 

 Properties notified 

 Representation 

 Northern Connector Alignment 

 
Contextual Plan: 

 

 
 

Legend (Source: Nearmap) 
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 Subject site 

 
 

Zone boundary 

 School 

 Reserve 

 

7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The applicant seeks Development Plan Consent for an entertainment facility comprising three 

go kart tracks, family entertainment shed, mechanical shed, corporate shed, fuel storage tank 

and associated boundary fencing, signage, car parking, manoeuvring areas and landscaping. 

 

The key features of the development include: 

 

- Not more than 90 attendees at any one time; 

- Maximum of 15 staff; 

- Hours of operation Monday – Thursday, 10am – 9pm, Friday and Saturday, 10am – 

10pm and Sundays, 10am – 8pm; 

- Maximum of 40 go karts (both electric and motorised); 

- Eastern and western tracks sealed in bitumen for go kart racing; 

- Kids track positioned in the south-western corner of lot 9 next to the car park also for 

go kart racing, also sealed in bitumen; 

- 8 flood lights at 7m in height to enable racing during the evening; 

- Outdoor viewing area immediately east of the kids track; 

- 70m by 34m family entertainment shed, positioned 6m from the southern boundary 

and having total height of 6.8m.  The building will incorporate go kart storage, tower 

control, laser tag, black light golf, entertainment area and unisex toilets; 

- 21m x 12m mechanics shed, positioned immediately north of the kids track, having 

total height of 5.4m, used for servicing/maintenance of the go karts; 

- 18m x 9m corporate shed, positioned immediately west of the family entertainment 

shed, positioned 6m from the southern boundary and having a total height of 5.4m, 

incorporating lunch room and business administration/functions; 

- 3,000 litre fuel storage tank, positioned between the car park and mechanics shed; 

- 1.8m high acoustic fence to be erected along the length of the southern boundary of 

the site, except where adjacent the family entertainment shed; 

- Kart Mania sign fixed to the eastern side wall of the family entertainment shed; 

- 113 car parking spaces adjacent the southern and western boundaries of lot 9 in 90 

degree angled configuration served by a 6m wide central aisle; 

- 6m wide driveway adjacent the southern boundary of lot 70, linking the car park with 

Summer Road; and 

- Landscaping adjacent the Port Wakefield Road boundary and portion of the southern 

side boundary. 

 

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

 

 

 

8. CLASSIFICATION 
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The subject site is located within the Deferred Urban Zone under the Salisbury (City) 

Development Plan (Consolidated 7
th

 July 2016).  Development in the form of an 

entertainment facility is neither listed as being a complying or non-complying form of 

development.  Therefore, the application should be assessed “on-merit” against the relevant 

provisions of the Development Plan.  

9. PUBLIC NOTIFICATION 

In the Deferred Urban Zone, under the heading “Public Notification” it states “Categories of 

public notification are prescribed in Schedule 9 of the Development Regulations 2008”. 

 

Development in the form of an entertainment facility is neither listed as being a Category 1 or 

Category 2 form of development.  Therefore, the application defaults to Category 3 as per 

Section 38(2)(c) of the Development Act 1993. 

 

The Category 3 notification period commenced on 19
th

 January 2017 and closed on 2
nd

 

February 2017.  Council received 13 representations during the notification period, ten in 

opposition, as follows: 

 

Representations received 

Representations received Wish to be Heard 

1 P Carey and K Carey 

63-71 Summer Road 

BOLIVAR   SA   5110 
√ 

2 W and S Gowley 

26 Summer Road 

BOLIVAR   SA   5110 
√ 

3 A Jenkins 

47-55 Summer Road 

BOLIVAR   SA   5110 
√ 

4 A Gliscinski 

1 Summer Road 

BOLIVAR   SA   5110 
√ 

5 N Walladge & D Carey 

63-71 Summer Road 

BOLIVAR   SA   5110 
√ 

6 T Jacques 

16 Summer Road 

BOLIVAR   SA   5110 
√ 

7 R Jacques 

18 Summer Road 

BOLIVAR   SA   5110 
√ 

8 M Jacques 

16 Summer Road 

BOLIVAR   SA   5110 
√ 

9 J Valente 

1119-1123 Port Wakefield Road 

BOLIVAR   SA   5110 
 

10 G & P Gaskin 

1103-1111 Port Wakefield Road 

BOLIVAR   SA   5110 
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11 J Buhagiar 

EE Muir & Sons 

1104-1110 Port Wakefield Road 

BURTON   SA   5110 

 

12 D Russell 

1113-1117 Port Wakefield Road 

BOLIVAR   SA   5110 
√ 

13 K Renfrey 

Renfrey Plant Hire Services 

1096-1102 Port Wakefield Road 

BOLIVAR   SA   5110 

 

The representations and the applicant’s response are both contained in Attachment 2.  The 

content of the representations and the applicant’s response are contained below: 

 

Summary of Representations 

P Carey and K Carey 

- The development will compromise our lifestyle. 

 

- We have a horse that we train on the property which will be spooked by the proposed 

development. 

 

- A new driveway is proposed adjacent to our fenceline, which will be used by drivers 

speeding and doing burnouts. 

 

- Summer Road does not have any footpaths.  The development will increase traffic on 

Summer Road thus reducing safety for cyclists and pedestrians. 

 

- The creek south of the site floods and is not traffickable in heavy rain events. 

W and S Gowley 

- The development will generate a significant increase in traffic. 

 

- The safety of our horses will be compromised.  The development will increase traffic 

and noise, thus scaring our horses. 

A Jenkins 

- The development will generate excessive noise and place stress on our horses and 

dogs. 

A Gliscinski 

- The noise will affect our quality of life and scare our animals. 

 

- The development will generate a significant increase in traffic. 

 

- Speeding drivers is a problem on Summer Road. 

N Walladge & D Carey 

- We have horses and ponies that we work daily on our track which borders the 

proposed driveway.  The development will impact upon our horses and ponies. 

 

- The development will generate excessive amounts of noise. 
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- The development will increase traffic on Summer Road. 

 

- The 200m long driveway will encourage speeding drivers who are running on 

adrenalin. 

 

- The intersection of Summer Road and Port Wakefield Road is not able to handle 

additional traffic.  To head south, you must first travel north for 200m across two 

lanes of traffic at 90km/h and then do a U-turn and negotiate the oncoming traffic at 

90km/h. 

 

- Traffic lights should be installed at the intersection of Summer Road and Port 

Wakefield Road. 

 

- A 15 foot high fence with sound proofing and razor wire should be installed around 

the facility. 

 

- The facility should be limited to no later than 8pm. 

 

- Petrol karts should not be permitted, only electric. 

 

- The fuel storage tank is a fire risk. 

T Jacques 

- I am a quadriplegic and use a gopher to travel/visit neighbours on Summer Road.  

There are no footpaths and therefore I must travel on the road. 

 

- The development will diminish safety for road users on Summer Road. 

 

- The Summer Road / Port Wakefield Road intersection is at capacity. 

 

- Increased traffic will need to pass through the ford which is only one vehicle in width.  

 

- The development will generate excessive noise. 

 

- Traffic lights should be installed at the intersection of Port Wakefield Road / Summer 

Road. 

R Jacques 

- The development will generate excessive noise and reduce our quality of life. 

 

- The proposed hours of operation are excessive. 

 

- We have children who walk and ride bikes on Summer Road which does not have any 

footpaths. 

 

- Summer Road is used by harness racing horses which will conflict with speeding 

drivers. 

 

- The ford on Summer Road is a hazard and is not wide enough for vehicles to pass. 

 

- The ford can flood in winter and is not traffickable. 

M Jacques 

- Excessive noise will affect our quality of life. 
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- Speeding traffic will increase. 

 

- The ford is dangerous – it is not wide enough to permit vehicles to pass in both 

directions. 

 

- The Port Wakefield Road and Summer Road intersection is a major traffic hazard. 

 

- In winter, the ford floods and vehicles are unable to get through once the northern 

connector is built.  Residents will be stranded. 

J Valente 

- The development will generate pollution, rubber and exhaust fumes. 

 

- The development will generate excessive noise. 

 

- What impact will this development have on future industrial uses? 

 

- Solid fencing is required along boundaries and driveways to act as a noise barrier. 

G & P Gaskin 

- The development will increase noise and reduce safety. 

 

- The development will increase traffic on Summer Road. 

J Buhagiar 

- Minor concern with fuel storage.  Must be stored properly. 

 

- Development will be great for the area. 

D Russell 

- No comments. 

K Renfrey 

- Supports the development. 

 

Applicant’s Response 

Noise and Emissions 

- There are few dwellings within 100m of the proposed land use. 

 

- An acoustic report has been prepared by a qualified expert in compliance with the 

EPA (Noise) Policy 2007.  Extensive acoustic fencing is included as part of the 

proposal. 

 

- ‘Low noise’ go karts will be used. 

 

- The proposed activity is recreation based and will be highly monitored and supervised 

at all times. 

 

- The site is bordered by Port Wakefield Road and future Northern Connector.  The 

existing and modelled noise from vehicle traffic on these roads will exceed the EPA 

(Noise) Policy 2007.   

 

- The development is designed to ensure that no additional noise is created above that 
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which currently exists. 

 

- The site is within a Deferred Industry precinct, not a Rural Living or Residential Zone. 

 

- The EPA have not expressed any concern regarding air emissions. 

Hours of Operation 

- The proposed hours of operation will be limited to the following: 

 

Monday to Thursday, 10am – 9pm 

Friday and Saturday, 10am – 10pm 

Sunday, 10am – 8pm 

 

- The hours of operation are considered to be appropriate for the development and are 

important in preserving the economic viability of the project. 

 

- The hours of operation are consistent with the EPA (Noise) Policy 2007 as the 

expected noise levels generated from the development will not exceed the prescribed 

decibel range between 10am and 10pm. 

Traffic 

- Patrons of the facility will not exceed more than 90 persons at any one time.  It is 

anticipated that not more than 15 vehicles are expected to enter/exit from Summer 

Road per hour.  This traffic volume is not considered to be excessive in a Deferred 

Urban Zone, adjacent to a Primary Arterial Road. 

 

- The proposed access is recommended by the Department of Planning, Transport and 

Infrastructure. 

 

- Existing uses fronting Summer Road are well setback. 

Security 

- The site will be landscaped in a manner that will allow for passive surveillance from 

adjacent road networks and residential properties.  

 

- The development will be appropriately lit, fenced and fitted with security alarm 

systems.  

Fuel Storage 

- The proposed fuel tank has a small capacity of 3,000 litres.  The fuel tank is proposed 

in order to avoid daily purchase and transportation of fuel to the site.   

 

- The tank will be suitably bunded and designed to comply with relevant Australian 

Standards.   

 

- The EPA have not raised any concerns regarding the fuel storage. 

Land Use 

- The proposed development will not create adverse interface issues with future 

‘urban/industrial’ development or prohibit the future ‘highest and best’ uses within the 

Deferred Industry precinct having regard to the adequate car parking provided, 

provision of acoustic fencing and generous setbacks of built form from boundaries. 

 

- The use is best suited to an industrial type zone and which has no unreasonable off-

site impacts. 
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10. REFERRALS – STATUTORY 

The application was subject to referral to the Commissioner of Highways and Environment 

Protection Authority (EPA).  A copy of the referral responses are contained in Attachment 3.  

The following summary comments were received: 

 

Commissioner of Highways 

 

The proposal as first lodged incorporated entry and exit direct to Port Wakefield Road, 

consequently triggering referral to the Commissioner of Highways, in accordance with 

Schedule 8(3)(c) of the Development Regulations 2008 on the basis that a new access was 

proposed to a primary arterial road (Port Wakefield Road). 

 

The Commissioner of Highways did not support direct access to Port Wakefield Road and 

consequently the application was revised to provide for entry and exit via Summer Road.  The 

Commissioner of Highways provided the following concluding statements based on the 

revised proposal:   

 
The department is supportive of the subject development subject to conditions. 

 

The planning authority is directed to attach the following conditions to any approval: 

 

1. All general access to the subject site shall be via Summer Road only.  A single 4.0 wide 

emergency gate may be permitted on Port Wakefield Road for emergency exit purposes when 

Summer Road is closed due to flooding.  The emergency gate must not be used for anything 

other than emergency exit purposes and must be locked at all times. 

 

2. Any existing access points to Port Wakefield Road (other than the emergency gate) shall be 

permanently closed and fenced off to prevent further use. 

 

3. In the event that the Summer Road ford is upgraded or the subject land use ceases or 

changes, the emergency access shall be permanently closed and fenced off to prevent further 

use. 

 

The planning authority is advised to attach the following conditions to any approval: 

 

4. All signage on the site shall be finished in a material of low reflectivity to minimize the 

likelihood of sun/headlamp glare. 

 

5. All signage viewable from Port Wakefield Road and the future Northern Connector shall be 

non-illuminated and shall not contain any element that flashes, moves or changes in any way. 

 

6. The utilization of Trailer Mounted Variable Message Displays for advertising purposes shall 

not be permitted on or adjacent to the subject land. 

 

7. All flood lighting shall be shielded in order to minimize distraction or discomfort of motorists 

on the adjacent roads (including the future Northern Connector). 

 

8. Stormwater run-off shall be collected on-site and discharged without jeopardizing the 

integrity and safety of Port Wakefield Road/Northern Connector.  Any alterations to the road 

drainage infrastructure required to facilitate this shall be at the applicant’s cost. 

 

Environment Protection Authority (EPA) 



 

City of Salisbury  Page 257 

Development Assessment Panel Agenda - 28 March 2017 

 I
te

m
 5

.1
.3

  
It

em
 5

.1
.3

 -
 A

tt
a
ch

m
en

t 
1
 -

 A
tt

a
ch

m
en

t 
1
 -

 A
p

p
li

ca
ti

o
n

 D
o
cu

m
en

ta
ti

o
n

 
It

em
 5

.1
.3

 -
 A

tt
a
ch

m
en

t 
1
 -

 A
tt

a
ch

m
en

t 
1
 -

 A
p

p
li

ca
ti

o
n

 D
o
cu

m
en

ta
ti

o
n

 

 

The application was referred to the EPA in accordance with Schedule 8(11) of the 

Development Regulations 2008 on the basis that the application constitutes an activity of 

Major Environmental Significance in the form of motor racing or testing venues, defined in 

Schedule 22 of the Development Regulations 2008 as follows: 

 
 Motor racing or testing venues: the conduct of facilities designed and used for motor vehicle 

 competitions or motor vehicle speed or performance trials, but excluding facilities that are 

 situated more than 3 kilometres from residential premises not associated with the facilities. 

 

The following concluding remarks were contained within the EPA referral response: 

 
 There is always an inherent risk of contamination of water resources from the storage of 

 petroleum and nuisance noise from motor racing venues. 

 

Provided the following directed conditions are attached to any approval, the EPA considers 

that the activity would not result in adverse environmental impact. 

 

All necessary care must be taken to ensure that the demolition of existing infrastructure and the 

construction and ongoing management of the site are undertaken in an environmentally 

sensitive manner. 

 

The planning authority is directed to attach the following conditions to any approval: 

 

1. Prior to operation of the facility, a 1.8 metre high acoustic barrier must be installed along 

the interface with the sensitive receivers to the north and south of the subject land as shown 

in the diagram on Page 7 of the Sonus report S4494C7 to act as a barrier between the 

facility and the residences.  This barrier must remain in place for the life of the facility. 

 

2. Vehicles using the facility must be restricted to only low noise go-karts that have a 

maximum sound power level of 94dB(A) be driven on the property.  Note: An example of a 

go-kart that can comply is the go-kart measured at the Gepps Cross Kart Mania facility on 

18 December 2014, which is understood to have a SODIKART PM371.035 low noise 

exhaust. 

11. REFERRALS – INTERNAL 

The following internal comments were received: 

 

Development Engineering 

 
I recommend that Council install the following signage on either side of the culvert crossing: W4-1C 

Narrow Bridge. 

 

I have undertaken calculations based on telemetry from the Water Data Monitoring Station located 

approximately 100m downstream of Summer Road and these indicate that the Average Recurrence 

Interval of the water level in the drain being level with the road pavement is approximately 1 in 3 

years and average recurrence interval of water being over the road to a depth of 200mm (still 

negotiable by vehicles) is approximately 1 in 9 years. 

 

I have used data from the storm event of 28/12/2016, where flows crossed the road. 

 

Being near the bottom of the catchment, flooding can happen quite quickly, but there should be 

adequate warning as rainfalls affecting the upper catchments can take many hours to reach this 

location.  In addition, once the water level peaks, flows subside at a steady rate which is equivalent to 
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a depth of 50mm per hour until there is approximately 100mm of freeboard under the road what which 

time the rate of discharge reduces.  In the storm event of 28/12/2016, the telemetry indicates that the 

water level was below the road level within 4.5 hours of the peak, which was approximately 220mm 

above the road surface level. 

 

The following controls shall be put in place: 

 

1. The operator of the facility is to compile and comply with a Flood Management Plan, which 

indicates measures that will be undertaken during the potential for, and in the event of, water 

from the Helps Road drain crossing Summer Road. 

 

2. An emergency access gate, which generally remains closed, be provided to Port Wakefield 

Road for emergency egress from the site in the case of flooding over Summer Road.  This 

emergency access gate can also be used for ambulance entry if required. 

 

Discussions should be held with the Manager – Technical Services regarding a proposed early 

warning system concerning potential flooding within the area. 

 

Paved footpaths are generally not provided in rural residential, commercial and industrial areas.  The 

proposed development does not require pedestrian access along Summer Road. 

 

A metrocount survey in 2014 provided an average of 454 vehicle movements per day on Summer 

Road.  Allowing for 10 movements a day from existing properties and 180 vehicles per day from the 

proposed facility (15 per hour for 12 hours), the expected traffic volume will be reduced by over 200 

vehicles per day once Summer Road is severed by the Northern Connector. 

 

Severance of Summer Road by the Northern Connector will reduce the road length from 

approximately 1,800m to 900m.  As the road will no longer be a “through road”, this will also 

discourage speeding and “hoon” driving. 

 

All stormwater runoff from the track is to discharge to the grassed area to assist with filtration. 

 

Stormwater is to be ultimately discharged to the existing swale on the northern boundary.  A wide and 

shallow grassed swale should be formed to convey surface flows from the carpark to this open drain.  

The grass is to be maintained to the satisfaction of Council to act as filtration and prevent erosion. 

 

Roof water from the building may be discharged via underground pipe to the existing swale at the pre-

development equivalent.  Tanks may be required for detention purposes.  Roof water requires no water 

quality improvement measures. 

 

Environmental Health 

 
The site is not connected to the SA Water sewerage system and therefore any development on the 

proposed site will require an on-site wastewater treatment system which complies with the Public 

Health Waste Control Regulations.  The sizes of the proposed portions of land are satisfactory to 

support the area required for the on-site wastewater system installation. 

 

The structure and design of the food premises shall be undertaken and constructed in compliance with 

the Food Act 2001 and Food Safety Standard 3.2.3. 

 

Landscape Design 

 
There are no trees proposed as part of the landscape development of the site, the tree symbol for the 

Grevillea is a shrub with a maximum height of 3m and in places it is shown encroaching into parking 
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bays.  I would suggest that a tree species is installed to provide some vertical element within the 

landscape at this point such as Lophostemon confertus or Araucaria heterophyll or Brachychiton 

acerifolius. 

 

I have hesitations with the hydroseeded grass area.  Establishing this will need to be well timed with 

installation or irrigated significantly to ensure establishment.  Also within this open area, there is no 

indication of swales or land forming to address stormwater discharge from the sealed track surface.  

This needs to be addressed as part of the development of the site. 

 

Strategic Relations – Infrastructure 

 
The Department for Planning, Transport and Infrastructure has acquired portion of 73-79 Summer 

Road as part of the Northern Connector project.  This has resulted in the frontage of this land parcel 

to Summer Road being reduced to 6.96m. 

 

A cul-de-sac design is currently being designed for Summer Road where it interfaces with the 

Northern Connector.   

 

The Northern connector will exacerbate access issues for properties south of the ford crossing in 

Summer Road, given that what is presently a through road will become a dead-end, causing the 

potential risk of residents/visitors not being able to egress their land safely in the case of a major flood 

event. 

 

It is suggested to manage that risk, while normal operational access can be from Summer Road, the 

applicant may be provided an emergency access to Port Wakefield Road which can be managed 

through a planning condition. 

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 Deferred Industry precinct seeks development that is compatible with the potential future 

use of the land for industrial purposes.  The proposed land use is considered to be compatible 

with industrial uses and is therefore not seriously at variance with the Development Plan. 

 

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
th

 July 2017, is contained in 

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

 

Land Use 

 

Objectives 1 and 3 of the Deferred Urban Zone state that: 

 
1 A zone accommodating a restricted range of uses that are not prejudicial to development of the 

 land for urban purposes and maintain the appearance of the zone. 

 

3 The Precinct 3 Deferred Industry developed for agricultural purposes until required for future 

 industrial expansion. 
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Principles of Development Control 1, 8 and 9 of the Deferred Urban Zone further state: 

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

  

- facilities within the Precinct 2 Deferred Urban that are required for the harvesting and 

storage of salt after its crystallization; 

- Salt evaporation pans within the Precinct 2 Deferred Urban 

- Agricultural development within the Precinct 3 Deferred Industry, except where it will be 

incompatible with the potential future use of the land as an industrial area. 

 

8 Development within the precinct should be for agricultural purposes until required for future 

 industrial expansion. 

 

9 Development within the precinct should not occur where it is likely to be incompatible with the 

 potential future use of the land as an industrial area. 

 

The Deferred Urban Zone seeks a restricted range of uses that are not prejudicial to 

development of the land for urban purposes and maintain the appearance of the zone.  In 

particular, Precinct 3 should be developed for agricultural purposes until required for 

industrial use. 

 

An entertainment facility is not an envisaged form of development in the Deferred Urban 

Zone.  While this is acknowledged, it is noted that an entertainment facility is not an 

envisaged form of development in any Zones within the Salisbury Development Plan.  Given 

that go kart tracks are commonly located within industrial or rural zones and are generally 

compatible with industrial uses, Precinct 3 is not considered to be an inappropriate zone for 

this use. 

 

The site will also be bounded by two major pieces of road infrastructure, Port Wakefield Road 

and the Northern Connector, which will have a significant influence on the amenity of this 

locality.  As the traffic noise is anticipated to be significant adjacent to the major road 

infrastructure, this location is considered to be appropriate for an entertainment facility. 

 

The proposed development will result in some change in appearance of the site, contrary to 

Objective 1, however large parts of the site will remain undeveloped, principally adjacent to 

Summer Road.  The go kart tracks and external light towers will be visible from Port 

Wakefield Road but the main buildings themselves will be setback in excess of 80m, thereby 

retaining a semi-rural site appearance as viewed from the road frontages. 

 

It is further noted that the proposed development will not render the site unable to be used for 

future industrial purposes, should the use cease.  The proposed buildings will be capable of 

being put to another industrial use should in the event the use were to change, thus ensuring 

the future use of the site and of adjacent sites is enabled for industrial use. 

 

Finally, it is noted there is an existing go kart track within the general vicinity, accessed via 

Summer Road.  The Southern Go Kart Club is located within the Open Space Zone, some 

400m north-west of this site at the outer boundary of the defined locality.  Although this use is 

at the periphery of the locality and is located within a different Zone, the use gains access via 

Summer Road and is well established. 
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In summary, the proposed use is not envisaged in the Zone, however, the use is considered to 

be appropriate within the Deferred Industry Precinct.  The development will not prejudice the 

future use of the land for industrial use, consistent with Objective 1 and there is a nearby go 

kart track which accesses the same road at the periphery of the locality.  For these reasons, the 

proposed land use is considered to be acceptable. 

 

Appearance of Buildings 

 
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 

(c) Small vertical and horizontal components 

(d) Design and placing of windows 

(e) Variations to façades. 

 

4 Where a building is sited on or close to a side boundary, the side boundary wall should be sited 

 and limited in length and height to minimize: 

 

(a) the visual impact of the building as viewed from adjoining properties; 

(b) Overshadowing of adjoining properties and allow adequate sun light to neighbouring 

buildings. 

 

7 The external walls and roofs of buildings should not incorporate highly reflective materials 

 which will result in glare to neighbouring properties or drivers. 

 

The proposed development will incorporate construction of three buildings, namely, the 

family entertainment shed, mechanics shed and corporate shed.  The buildings are to be of 

steel frame construction with Colorbond cladding in light grey tones.  The buildings are akin 

to the appearance of industrial sheds.   

 

The building appearance is considered to be appropriate within an Industry Precinct.  It is 

acknowledged that the buildings provide limited articulation and variation in materials, 

however, having regard to the size and appearance of buildings in the locality, including that 

of the Inghams poultry processing plant which comprise large floor plates, the building 

appearance is considered acceptable. 

 

The buildings are also well sited in relationship to the road.  The buildings are setback in 

excess of 80m from Port Wakefield Road and are sited where they will not be readily visible 

from either Port Wakefield Road or Summer Road.  Low reflective materials are proposed to 

be used (subject to condition), consistent with Principle of Development Control 7. 

 

To minimise the building bulk and scale as viewed from the neighbouring properties, the 

buildings have been positioned 6m from the side boundaries which is considered to be 

sufficient to minimise any unreasonable degree of overshadow or sense of enclosure.  This is 

consistent with Principle of Development Control 4. 
 

The siting, bulk and scale of the proposed building works satisfy Principles of Development 

Control 3, 4 and 7. 

 

Noise 
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Under the General Section, Interface Between Land Uses module, Principle of Development 

Control 7 and 8 state that: 

 
7 Development that emits noise (other than music noise) should include noise attenuation 

 measures that achieve the relevant Environment Protection (Noise) Policy criteria when 

 assessed at the nearest existing noise sensitive premises. 

 

8 Development with the potential to emit significant noise (e.g. industry) should incorporate noise 

 attenuation measures that prevent noise from causing unreasonable interference with the 

 amenity of noise sensitive premises. 

  

To motorised go karts will be the primary source of noise from the development.  The 

applicant owns an existing go-kart facility at Gepps Cross and intends to use a similar model 

of go karts.  The applicant has commissioned an acoustic report for the activity, prepared by 

Sonus Acoustic Engineers, to predict noise levels generated at the site. 

 

The acoustic report concluded that the proposed development will comply with the 

Environment Protection (Noise) Policy 2007, subject to installation of noise barriers at the 

interface with the adjacent land and subject to restriction with respect to the go kart sound 

power level not exceeding 94dB(A). 

 

The EPA have reviewed the report and have confirmed that the modelling and conclusions 

drawn are reasonable.  The EPA also advised that a factor which has been considered is that 

there would be a significant motor traffic noise output from Port Wakefield Road experienced 

at the closest noise sensitive receiver, which is approximately 12m from the bitumen. 

 

The proposed development satisfies Principles of Development Control 7 and 8, subject to 

conditions with respect to installation of the noise barrier, limitations with respect to the noise 

output from the go karts and prohibition on use of a public address system.  Conditions are 

included in the recommendation regarding these matters. 

 

Air Emissions 

 

Under the General Section, Interface Between Land Uses module, Principle of Development 

Control 11 states that: 

 
11 Development with the potential to emit harmful or nuisance-generating air pollution should 

 incorporate air pollution control measures to prevent harm to human health or unreasonable 

 interference with the amenity of sensitive uses within the locality. 

 

The main source of air emissions anticipated from this type of activity will be dust generated 

by vehicles, engine emissions and fuel storage/use. 

 

The EPA has advised that the air impacts from the activity, being odour and fumes can be 

kept within reasonable limits given that: 

 

- The track, manoeuvring areas and car parking will be sealed; 

- Fuel will be limited to one 3,000 litre self bunded tank; 

- Refuelling would be under strict control of the management within a designated area; 

- Only go-karts owned by the facility will be driven on the track. 
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As the EPA have concluded that the air emissions likely to result from the development are 

acceptable, the development is considered to satisfy Principle of Development Control 11. 

 

Suitability of Access Road 

 

Under the General Section, Transportation and Access module, Principle of Development 

Control 23 state that: 

 
23 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 minimizes induced traffic through over-provision; 

(d) Is sited and designed to minimize any adverse impacts on the occupants of and visitors to 

neighbouring properties. 

 

Summer Road is sealed and connects Port Wakefield Road and St Kilda Road.  The road is 

used as a short cut for vehicles travelling in a northerly direction to St Kilda.  The junction 

with Port Wakefield Road is designed left in left out only.  The most recent traffic count took 

place in 2014 and averaged 454 vehicle movements per day. 

 

The Northern Connector is proposed to sever Summer Road adjacent to allotment 70.  Current 

designs for the cul-de-sac are being worked through by the Department of Planning, Transport 

and Infrastructure.  A preliminary design is provided in Attachment 1 which suggests the 

design is likely to be a T-shaped turn-around area. 

 

There are in the order of six dwellings that gain access via Summer Road.  Typical traffic 

movements per dwelling are in the order of 10 per day, meaning the estimated number of 

daily movements will be 60.  Accounting for the number of movements projected by the 

applicant of 15 per hour will result in a total number of daily movements in the order of 180. 

 

The applicant was requested to provide further justification as to how the figure of 15 

movements per hour was achieved.  The applicant has advised that: 

 

- Expected traffic numbers are based on existing figures for the Gepps Cross Kart 

Mania, recognising that Gepps Cross is a smaller facility that that proposed.  Average 

attendance numbers per day at the Gepps Cross Kart Mania are as follows – Mon/39, 

Tues/33, Wed/37, Thurs/48, Fri/79, Sat/129 and Sun/105. 

 

- Customers typically average two persons per vehicle.   

 

- At peak times, there should not be more than 24 vehicle movements over a 3-4 hour 

period.  The tracks are hired out for a maximum of two hours (on average) and can 

accommodate 16 persons for each track at maximum capacity.  This equates to 32 

patrons at any one time using the go-kart tracks, with the estimated number of vehicles 

being 8 per hour (based on two persons per vehicle average).  Additionally, group 

bookings (kids parties for example) using the Entertainment Facility can occur 

simultaneously and which typically do not exceed 16 children at any one time.  These 

group bookings are made in hourly segments.  On this rotational basis, there should be 

no more than 8 vehicles each hour for the internal group bookings.   
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- It is estimated that during peak times on a Friday, Saturday and Sunday (from 11am to 

4pm) approximately 12-16 vehicles will enter and exit the site via Summer Road. 

 

Taking into account the number of projected movements for existing dwellings and this 

development, the total number of estimated traffic movements will be in the order of 240.  

This represents a total number of movements of some 200 less than the existing situation, 

accounting for the loss of through traffic. 

 

As a result of the above, it is considered that the road is capable of accommodating the 

projected number of vehicles using the facility and will not result in any unreasonable 

amenity impacts for properties fronting Summer Road.  This aspect of the development 

satisfies Principle of Development Control 23(d) above. 

 

The key consideration with access for this proposal via Summer Road relates to the ford 

crossing.  The ford crossing is subject to inundation up to the road level every three years and 

up to 200mm of water above the road level every 9 years.  At 200mm, the ford may still be 

negotiated by vehicles. 

 

The ford is part of the Helps Road drain catchment which is fed by developed areas upstream 

including the Vicinity Industrial Estate, Direk and Springbank Waters.  The water is captured 

in the Kaurna and Burton Wetlands with the outflow connected to this drain.  With future 

development of vacant land at Direk, the level of flows is expected to increase. 

 

Being near the bottom of the catchment, flooding can happen quickly.  Once the water level 

peaks, flows subside at a steady rate, equivalent to a depth of 50mm per hour.  Based on the 

projected flows, the times in which the road must be closed are expected to be limited both in 

terms of the number of events and their duration. 

 

Council’s Development Engineering section have reviewed the suitability of Summer Road to 

service this development and have confirmed that the access arrangements are workable, 

provided that the following controls are in place: 

 

1. The operator of the facility must prepare a Flood Management Plan which takes into 

account potential risks in terms of access to their business during storm events; 

 

2. An emergency gate must be provided to Port Wakefield Road. 

 

Finally, a number of the representors raised concerns with respect to: 

 

- Lack of footpaths in Summer Road, thereby creating conflict between vehicles, 

cyclists and horse riders; 

- Incidence of speeding drivers on Summer Road; 

- The Summer Road and Port Wakefield Road junction is a hazard. 

 

Paved footpaths are generally not provided in rural residential, commercial and industrial 

areas.  This development will not require pedestrian access along Summer Road and as the 

number of vehicle movements are projected to reduce after completion of the Northern 

Connector, vehicle conflict with pedestrians, cyclists and horse riders should also be reduced. 
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In addition, the construction of the Northern Connector will result in the length of Summer 

Road being reduced in length by half (1,800m down to 900m).  Given that the road will be a 

no-through road, this will discourage speeding, recognising there is a slow point being the 

ford which will further discourage speeding on this 50km/h road. 

 

With respect to the Port Wakefield Road/Summer Road junction, The Commissioner of 

Highways have not raised any objection with respect to the capacity or design of the junction.  

It is noted that with the construction of the Northern Connector, the number of vehicles using 

the intersection will also be reduced. 

 

In summary, while the ford crossing presents some risks in terms of access to the facility, it is 

considered that these can be managed.  In addition, with the construction of the Northern 

Connector, additional traffic generated by this development will be offset by a reduction in 

through traffic thereby resulting in an overall net reduction in vehicle movements.   

 

Car Parking 

 

Under the General Section, Transportation and Access module, Principle of Development 

Control 32 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. 

 

The proposed development will be served by 113 on-site car parking spaces to service up to 

90 attendees and 15 staff.  Assuming each worker and patron drives to the facility, this will 

result in a maximum parking demand of 105.  As the proposed facility will provide 113 car 

parking spaces, the development will satisfy Principle of Development Control 32. 

 

There is clearly a surplus number of spaces provided by the development.  It is expected that 

many visitors to the facility will car pool in which case the expected car parking demand is 

likely to be half that provided by the development.  The applicant has advised that they are 

aware of the surplus supply and this is part of their proposal. 

 

It should also be noted that pedestrian access is not intended to be available from Port 

Wakefield Road.  To discourage the parking of vehicles on Port Wakefield Road adjacent to 

the site, it is considered appropriate to impose a condition which precludes pedestrian access 

to the site via Port Wakefield Road. 

 

While the number of spaces provided is in excess of that required for the development, the 

intent of the Development Plan is satisfied in that sufficient parking is provided on-site. 

 

Vehicular Access 

 

Under the General Section, Transportation and Access module, Principles of Development 

Control 33, 38 and 40 state that: 

 
33 Development should be consistent with Australian Standard AS 2890 Parking facilities. 

 
38 Parking areas should be sealed or paved in order to minimize dust and mud nuisance. 
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40 Parking areas should be line-marked to indicate parking bays, movement aisles and direction of 

 traffic flow. 

 

A 6m wide internal sealed driveway is proposed to be constructed from the Summer Road 

edge of pavement up to the internal car park.  The driveway aisle achieves a continuous width 

of 6m and which shall serve 90 degree angled parking either side of the aisle.  The driveway 

will span the southern boundary length of lot 70. 

 

The car parking is configured in a 90 degree angled arrangement, located in the south-western 

corner of lot 9.  Car parking will achieve dimensions of 2.6m wide by 5.5m and two disabled 

car parking spaces will be provided nearest to the entry with a painted refuge provided on 

either side. The parking design is compliant with Australian Standard 2890.   

 

The 6m driveway and aisle is sufficient to permit simultaneous two-way movements, 

consistent with Australian Standard 2890.  Due to the considerable length of internal 

driveway in one direction, it is considered appropriate for speed signs and traffic humps to be 

implemented to control traffic speed to safe limits (25km/h).  This has been conditioned. 

  

The internal driveway and access arrangements are workable and are consistent with the 

above-mentioned Principles of Development Control. 

 

Should the status of Port Wakefield Road change in the future, there is scope for the applicant 

to apply to Council to vary the current design to facilitate an alternative car parking and 

circulation design which allows for a connection to Port Wakefield Road.  This matter can be 

revisited at a later stage.  

 

Effluent Disposal 

 

Under the General Section, Waste module, Principle of Development Control 10 states that: 

 
10 Development that produces any sewage or effluent should be connected to a waste treatment 

 system that complies with (or can comply with) the relevant public and environmental health 

 legislation applying to that type of system. 

 

The site is not connected to the sewerage main and consequently the unisex toilet facilities 

proposed within the family entertainment shed must be connected to an approved on-site 

effluent disposal system.  Council’s Senior Environmental Health Officer has confirmed that 

an approved on-site effluent disposal system can be accommodated on the site. 

 

A condition is included in the recommendation mandating the connection of the unisex toilet 

facilities to an approved on-site effluent disposal system.  Subject to this condition, the 

development will satisfy Principle of Development Control 10 above. 

 

Stormwater Management 

 

Under the General Section, Natural Resources module, Principles of Development Control 8 

and 9 state that: 

 
8 Water discharged from a development site should: 
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(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. 

 

9 Development should include stormwater management systems to protect it from damage during 

 a minimum of a 1-in-100 year average return interval flood. 

 

The Applicant has submitted a Stormwater Management Plan, prepared by FMG Consulting 

Engineers.  Due to the proposal being varied to gain access via Summer Road, the stormwater 

management plan is now inconsistent with the revised site plan and thus requires amendment.  

The applicant will update the Stormwater Management Plan as a Reserved Matter, if the 

application is granted Development Plan Consent.  

 

Stormwater runoff for all storms up to and including the 100 year ARI storm event are 

proposed to be detained on-site and released to the existing unlined watercourse bordering the 

northern boundary of the site.  In addition, the proposed buildings will have a finished floor 

level designed to achieve a minimum 300mm of freeboard above the 100 year ARI inundation 

level in the adjacent detention basin. 

 

The detention basins will be designed to control the rate of discharge from the site and as 

runoff from the tracks and facility will be captured within the basins on-site, water will be 

filtered prior to discharge off-site.  This design is consistent with Principle of Development 

Control 8.  Further, the proposed buildings will achieve freeboard above the 1 in 100 year 

ARI event, consistent with Principle of Development Control 9.  

 

Landscaping 

 

Under the General Section, Landscaping, Fences and Walls module, Objective 1 seeks: 

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

 landscaping works, using locally indigenous plant species where possible. 

 

Tree planting is proposed adjacent to the Port Wakefield Road boundary and adjacent portion 

of the southern side boundary, west of the family entertainment building.  Additional tree 

planting is provided within some of the car parking area.  Indigenous ground and middle plant 

species will be used and the areas between the tracks will be planted with grass. 

 

Council’s Landscape Design Team have reviewed the landscaping and advised that taller 

shade trees should be provided to provide a vertical element.  In addition, it is considered that 

additional tree planting should be provided to soften the appearance of the internal driveway 

and car parking areas. 

 

A Reserved Matter is included in the recommendation, requesting that a final landscaping 

plan be submitted, prepared by a qualified and experienced landscape architect or 

horticulturalist, which designates the location of all landscaping and their species.  This plan 

shall be approved by Council prior to Development Approval. 

 

With inclusion of the final landscaping plan which shall comprise a mix of indigenous trees, 

shrubs and groundcovers, the development will satisfy Objective 1 above. 

 

Fuel Storage 
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Under the General Section, Hazards module, Principle of Development Control 23 states that: 

 
23 Hazardous materials should be stored and contained in a manner that minimizes the risk to 

 public health and safety and the potential for water, land or air contamination. 

 

A self bunded 3,000 litre fuel tank is proposed to be sited between the car park and mechanics 

shed.  The tank will comply with the relevant Australian Standard.  The tank will be fueled by 

a small truck of not greater than 8.8m in length.  A designated entry area is provided to enable 

the truck to park adjacent the fuel storage area, fuel and then leave in a forward direction. 

 

The EPA have reviewed the fuel tank location, size and method of bunding and have advised 

this is acceptable.  Therefore, the proposal will satisfy Principle of Development Control 23. 

 

Waste 

 

Under the General Section, Waste module, Principle of Development Control 5 states that: 

 
5 Development should include appropriately sized area to facilitate the storage of receptacles 

 that will enable the efficiency recycling of waste. 

 

The proposed activity is not expected to generate substantive amounts of waste.  The principal 

source of waste will be from food and drinks consumed on-site.  Waste can be deposited into 

garbage bins in appropriate locations with regular disposal into a larger sized receptacle.  

There is ample room within the site in which to store a receptacle. 

 

A condition is included in the recommendation which mandates the collection and storage of 

all rubbish/waste in covered containers pending removal.  Responsible management of the 

facility can ensure that this condition is satisfied.  This condition reinforces compliance with 

Principle of Development Control 5 above. 

 

Advertisements 

 

Under the General Section, Advertisements module, Principle of Development Control 1 

states that: 

 
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 significant 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. 

 

A 6m wide by 2.4m high sign advertising Kart Mania will be fixed to the eastern wall of the 

building.  The sign will be situated beneath the gable end and is of a size that is of relative 

proportion to the building, the sign complements the form of the building and is compatible 

with the size of existing signs within the locality.   

 

The sign is considered to be appropriate in conjunction with the land use and is consistent 

with Principle of Development Control 1 above. 
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13. CONCLUSION 

The applicant seeks Development Plan Consent for an entertainment facility comprising three 

go kart tracks, family entertainment shed, mechanical shed, corporate shed, fuel storage tank 

and associated boundary fencing, signage, car parking, manoeuvring areas and landscaping. 

 

The application was subject to Category 3 public notification with 13 representations received 

during this period, 10 in opposition.  The representors’ principal concerns relate to noise, 

incompatibility with existing uses and traffic issues on Summer Road. 

 

Detailed assessment of the application has found that while some risks are encountered in 

relation to the Summer Road access arrangements, the application is on balance supported 

taking into account: 

 

a) While not an envisaged land use in the Deferred Urban Zone, the use is considered to 

be compatible with existing and anticipated future land uses; 

b) Overall number of vehicle movements on Summer Road will be reduced from existing 

figures, given that through traffic will be removed with the construction of the 

Northern Connector; 

c) An acoustic report has been prepared which has been reviewed by the Environment 

Protection Authority who concluded the report is reasonable; 

d) The development incorporates appropriate design with respect to access, car parking, 

stormwater management, fuel storage and landscaping. 

  

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

Reserved Matters and conditions. 

 
 

14. STAFF RECOMMENDATION 

That the Development Assessment Panel resolve that: 

 

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

Salisbury Development Plan – Consolidated 7
th

 July 2016. 

 

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

GRANTED to application number 361/1755/2016/3B for Entertainment facility 

comprising three go kart tracks, family entertainment shed, mechanical shed, 

corporate shed, fuel storage tank and associated boundary fencing, signage, car 

parking, manoeuvring areas and landscaping in accordance with the plans and details 

submitted with the application and subject to the following Reserved Matters and 

conditions: 

 

Reserved Matters: 

 

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

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

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

 

1. The Applicant shall submit a Civil Plan/Stormwater Management Plan, prepared by a 

qualified and experienced Civil Engineer, which shall incorporate all of the following: 
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a) Site levels, nominated finished floor levels and cut/fill details for all buildings, 

tracks, car parking and driveway areas; 

b) Any retaining walls, kerbing or ramps, their design and grades; 

c) Pavement design details and gradients; 

d) Car parking dimensions, aisle widths, circulation patterns and associated parking 

markings and signage; 

e) Emergency track to link the car park with Port Wakefield Road; 

f) Stormwater management arrangements including accompanying design 

calculations which consider minor storm (Q10) and major storm (Q100) events; 

g) Water sensitive urban design measures to maximise stormwater detention on-site 

and control the quantity and quality of stormwater discharge off-site as follows: 

 

i) All runoff from tracks to discharge to grassed areas; 

ii) Ultimate discharge to existing swale on the northern boundary; 

iii) Wide and shallow grassed swale to convey surface flows from the car park 

to the open drain; 

iv) Roof water discharged via underground pipe to the existing swale at pre-

development equivalent. 

 

2. The Applicant shall submit a detailed Landscaping Plan, drawn to scale, prepared by a 

qualified and experienced landscape architect or horticulturalist which shall 

incorporate all of the following: 

 

a) Location for all designated landscaped areas; 

b) Mix of indigenous shade trees, shrubs and groundcovers within designated 

landscaped areas; 

c) Planting of shade trees in accordance with the Approved Site Plan, within the car 

park area and to line one side of the new entrance driveway (spanning the length 

of lot 70); 

d) Shade trees shall comprise Lophostemon confertus or Araucaria heterophyll or 

Brachychiton acerifolius; 

e) Grass covers to cover all fields surrounding the tracks;  

f) Details of irrigation management; 

 

3. The Applicant shall submit a Flood Management Plan, which shall provide measures 

that will be implemented during times when the Summer Road ford is closed and shall 

include the following: 

 

a) Provision for closure of the facility when Summer Road is closed; 

b) An emergency contingency plan in the event that Summer Road is closed when 

patrons are present within the facility; 

c) Provision for emergency egress via Port Wakefield Road; 

d) Acknowledgement that Council shall not be held liable for loss of income as a 

result of Summer Road closure due to flooding. 

 

Development Plan Consent Conditions 

 

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

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

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

Dated 05.09.16 Covering letter to 

Council 

Received by 

Council dated 

06.09.16 

ESD Planning & 

Design 

Not Stated Planning Report Received by 

Council dated 

27.09.16 

ESD Planning & 

Design 

Dated 12.01.17 Reply to Council Info 

Request 

Dated 12.01.17 ESD Planning & 

Design 

PL 01_1 Rev F 

11.01.17 

Site Plan Received by 

Council dated 

12.01.17 

Ahrens 

PL 16-024 PL 

Rev C 02 

02.09.16 

Floor Plan – Family 

Entertainment Shed 

Received by 

Council dated 

06.09.16 

Ahrens 

PL 16-024 Rev 

C PL 04 

02.09.16 

Elevation Plan – 

Family Entertainment 

Shed 

Received by 

Council dated 

06.09.16 

Ahrens 

PL 16-024 Rev 

C PL 05 

02.09.16 

Floor Plan and 

Elevation Plan – 

Mechanic’s Shed 

Received by 

Council dated 

06.09.16 

Ahrens 

PL 16-024 Rev 

C PL 06 

02.09.16 

Floor Plan and 

Elevation Plan – 

Corporate Shed 

Received by 

Council dated 

06.09.16 

Ahrens 

S4494C7 Environmental Noise 

Assessment 

November 2016 Sonus 

S31464 - 

249516 

Stormwater 

Management Plan 

Received by 

Council dated 

27.09.16 

FMG 

Engineering 

Dated 23.02.17 Response to 

Representations 

Dated 23.02.17 ESD Planning & 

Design 
 

 Note: All plans and documents approved by Council under Reserved Matters 1, 2 

  and 3 form part of this Consent and shall be implemented in full prior to the 

  commencement of use except where otherwise varied by the conditions of 

  consent. 

 

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

  plans. 

 

2. Except where otherwise approved, no materials, goods or containers shall be stored in 

the designated car parking area or driveways at any time.  

 

Reason: To ensure the car parking areas are always available for the purpose they 

  are designed.  Further, that the site be maintained in a clean and tidy state. 

 

3. Hours of operation shall be limited to: 

 

 Monday to Thursday, 10am – 9pm 

 Friday and Saturday, 10am – 10pm 
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 Sunday, 10am – 8pm 

 

Reason: To ensure the use is compatible with the amenity of the locality. 

 

4. The maximum number of patrons using the facility at any one time shall not exceed 

90 persons. 

 

Reason: To ensure the use is compatible with the amenity of the locality. 

 

5. Except where otherwise approved, the external finishes of all buildings shall: 

 

a) Be of new non-reflective materials; and 

b) Be finished in “Shale Grey” and “Windspray” in accordance with the email from 

Elinor Sedman, dated 12
th

 January 2017; and 

c) Be maintained in good condition at all times. 

 

Reason: To ensure the building appears as one and maintains the amenity of the 

  locality. 

 

6. Except where otherwise approved, the advertisement approved as part of this 

application shall not: 

 

a) Move; or 

b) Flash; or 

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

d) Be internally or externally illuminated. 

 

Reason: To minimize driver distraction and disturbance to adjoining properties 

  within the locality. 

 

7. A public address system shall not be used at any time. 

 

Reason: To maintain the amenity of the locality. 

 

8. All rubbish/waste shall be contained and stored pending removal in covered 

containers which shall be contained within the building and/or otherwise screened 

from public view at all times. 

 

Reason: To maintain the amenity of the locality. 

 

9. All mechanical services to the building and in conjunction with the proposed use shall 

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

working within or adjacent to the site shall 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. 

 

10. 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. 
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Reason: To ensure that vehicles associated with the land use do not cause disruption 

  or danger to vehicles on adjoining public roads. 

 

11. All vehicles shall enter and exit the site in a forward direction at all times. 

 

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

  or danger to vehicles on adjoining public roads. 

 

12. All landscaping identified on the Landscaping Plan, Approved by Council under 

Reserved Matter 3 shall be completed, prior to commencement of use and shall be 

maintained at all times thereafter (including the replacement of diseased or dying 

plants and the removal of weeds and pest plants). 

 

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

  environmental amenity of the locality. 

 

13. Speed control devices including signs and speed humps shall be implemented within 

the site to control internal vehicle speeds to not greater than 25km/h at all times. 

 

Reason: To ensure safe internal vehicle movements are achieved. 

 

14. All driveways and manaoeuvring areas and hardstand areas as shown on the 

Approved Site Plan, prepared by Ahrens, received by Council dated 12
th

 January 

2017, shall be constructed with brick paving, concrete or bitumen to a standard 

appropriate for the intended traffic volumes and vehicle types.  Individual car parking 

bays shall be clearly line marked.  Driveways and car parking areas shall be 

established prior to the commencement of use and shall be maintained at all times to 

the satisfaction of Council. 

 

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

  maintains and enhances the amenity of the locality. 

 

15. The car parking layout and associated aisle widths and car park manoeuvring area 

shall be designed and constructed to comply with AS 2890.1 – Off-street parking, Part 

1 and Austroads ‘ Guide to Traffic Engineering Practice Part 11 – Parking”. 

 

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

  maintains and enhances the amenity of the locality. 

 

16. External lighting shall be directed and shaded such that light overspill and/or nuisance 

to adjacent occupiers or distraction to motorists on adjacent public roads is avoided at 

all times.  The lighting shall not be used after 10pm. 

 

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

  occupiers or road users, thereby reducing the amenity of the locality and/or 

  making the road use unsafe. 

 

17. Measures shall be implemented to eliminate dust emissions from the site during the 

construction period so as not to cause nuisance to adjacent properties or the adjacent 

road network. 
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Reason: To preserve the amenity of the locality during construction work. 

 

18. The development shall be carried out in accordance with the Civil Plan/Stormwater 

Management Plan, Approved by Council under Reserved Matter 1, prior to the 

commencement of use. 

 

Reason: To ensure the Approved Civil Plan/Stormwater Management Plan is  

  implemented. 

 

19. An emergency egress gate shall be provided to Port Wakefield Road to enable visitors 

to exit the site in the event that the Summer Road ford is closed. 

 

Reason: To ensure an emergency access/egress is available in the event that  

  Summer Road is closed due to flooding of the ford crossing. 

 

20. The toilet facilities shall be connected to an Approved on-site effluent disposal system 

under the SA Public Health Act 2011.  The system shall be installed prior to 

commencement of use and shall remain in satisfactory condition to the satisfaction of 

Council at all times. 

 

Reason: To ensure the site is connected to an approved on-site effluent disposal 

  system. 

 

21. Pedestrian access to the site via Port Wakefield Road shall not be permitted at any 

time.  To remove doubt, a pedestrian access gate shall not be provided at any time to 

Port Wakefield Road.  

 

Reason: To avoid interference with the flow of traffic on Port Wakefield Road. 

 

 

Commissioner of Highways 

 

22. All general access to the subject site shall be via Summer Road only.  A single 4.0 

metre wide emergency gate may be permitted on Port Wakefield Road for emergency 

exit purposes when Summer Road is closed due to flooding.  The emergency gate 

must not be used for anything other than emergency exit purposes and must be locked 

at all times. 

 

23. Any existing access points to Port Wakefield Road (other than the emergency gate) 

shall be permanently closed and fenced off to prevent further use. 

 

24. In the event that the Summer Road ford is upgraded or the subject land use ceases or 

changes, the emergency access shall be permanently closed and fenced off to prevent 

further use. 

 

EPA 

 

25. Prior to operation of the facility a 1.8 metre high acoustic barrier must be installed 

along the interface with the sensitive receivers to the north and south of the subject 
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land as shown in the diagram on Page 7 of the Sonus report S4494C7 to act as a 

barrier between the facility and the residences.  This barrier must remain in place for 

the life of the facility. 

 

26. Vehicles using the facility must be restricted to only low noise go-karts that have a 

maximum sound power level of 94dB(A) .   

 

Note:  An example of a go-kart that can comply is the go-kart measured at the 

  Gepps Cross Kart Mania facility on 18 December 2014, which is  

  understood to have a SODIKART PM371.035 low noise exhaust. 

 

Advice Notes 

 

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

subject property from previous approvals that remain active. 

 

2. Except where otherwise Approved, no advertisements or advertising displays 

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

any time. 

 

3. The site does not have a connection to the SA Water sewerage main and therefore an 

application for an on-site wastewater system must be lodged and approved by 

Council, to ensure compliance with the SA Public Health (Wastewater) Regulations 

and the on-site Wastewater Systems Code.  The applicant must include all relevant 

underfloor plumbing plans, wastewater engineering certification and wastewater flow 

impact.  If you have any queries regarding this matter, please contact Council’s Senior 

Environmental Health Officer, James Story on 8406 8218. 

 
4. The structure and design of the food premises shall be undertaken and constructed in 

compliance with the Food Act 2001 and Food Safety Standard 3.2.3. 

 

5. Sales of liquor from the premises will require a license under the Liquor Licensing Act 

1997.  If you have any questions regarding this matter, please contact Consumer and 

Business Services on 131 882. 

 

6. There is a high pressure Epic Energy gas pipeline located within the Port Wakefield 

Road reserve.  It is recommended that you contact Epic Energy South Australia prior 

to the commencement of the development on 8343 8100.  

 

Commissioner of Highways 

 

7. The Metropolitan Adelaide Road Widening Plan shows that a strip of land up to 15.0 

metres in width may be required from the Port Wakefield Road frontage of this site 

for the possible future upgrading of Port Wakefield Road.  Although there are no 

current road proposes that would require the acquisition of any land from the site, the 

consent of the Commissioner of Highways is required under the Metropolitan 

Adelaide Road Widening Plan Act for all new building works located on or within 6.0 

metres of the possible requirement.  However, as no building works are proposed 

within the above areas as part of this application, consent is not required in this 

instance. 
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8. With respect to the emergency access, the applicant must write to the Department to 

apply for a permit for this access.  A permit can be applied for by writing to the 

Commissioner of Highways C/- Mr George Morias, Team Leader – Traffic Access, 

Traffic Operations, GPO Box 1855, ADELAIDE, SA 5000 or via email to 

dpti.luc@sa.gov.au. 

 

EPA 

 

9. The applicant is reminded of its general environmental duty, as required by section 25 

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

measures to ensure that the activities on the whole site, including during construction, 

do not pollute the environment in a way which causes or may cause environmental 

harm. 

 

10. The applicant is reminded that demolition and construction is required to be carried 

out so that it complies with the mandatory construction noise provisions of Part 6, 

Division 1 of the Environment Protection (Noise) Policy 2007. 

 

11. EPA information sheets, guidelines documents, codes of practice, technical bulletins 

etc. can be accessed on the following web site: http://www.epa.sa.gov.au. 
 

CO-ORDINATION 

Officer:   GMCID      

Date: 14.03.17      
 

ATTACHMENTS 

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

1. Attachment 1 - Application Documentation  

2. Attachment 2 - Copy of Representations and Applicant's Response  

3. Attachment 3 - EPA and Commissioner of Highways Referral Response  

4. Attachment 4 - Extract of Relevant Provisions Development Plan 07.07.16   

 

mailto:dpti.luc@sa.gov.au
http://www.epa.sa.gov.au/
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