
 

City of Salisbury  Page 1 

Development Assessment Panel Agenda - 27 June 2017 

 
A

g
en

d
a
 -

 D
ev

el
o
p

m
en

t 
A

ss
es

sm
en

t 
P

a
n

el
 M

ee
ti

n
g
 -

 2
7
 J

u
n

e 
2
0
1
7

 
 

 

 

 AGENDA 

FOR DEVELOPMENT ASSESSMENT PANEL MEETING TO BE HELD ON 

27 JUNE 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  

Principal Planner, Mr G Pantelos 

Development Officer – Planning, Mr K Thrussell 

  

APOLOGIES  

PRESENTATION OF MINUTES 

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

2017.  

Development Assessment Panel Meeting held on 23 May 2017 was cancelled as a quorum 

could not be achieved.  The development applications were considered under delegated 

authority by the Manager Development Services. 

DECLARATION OF CONFLICTS OF INTEREST 

PRESENTATIONS  
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REPORTS 

Development Applications 

5.1.1 361/1144/2016/3B ................................................................................................. 13 

 Mixed use development comprising Prayer Hall, Dining Hall and 

Library/Museum  with associated facilities, including playground, carpark, 

caretakers residence, community garden and horse enclosure, and the 

removal of a regulated tree at 701-709 Port Wakefield Road, Globe Derby 

Park for Town Planning Advisors 

5.1.2 361/128/2017/2A ................................................................................................. 351  

 Two (2), Two Storey Dwellings at 32 Nelson Crescent, Mawson Lakes SA 

5095 for 3mt Solutions Pty Ltd 

OTHER BUSINESS  

 

5.2.1  Presentation on changes to Development Assessment Panels arising from  

  implementation of Planning, Development and Infrastructure Act. 

 

5.2.2  Status of Current Appeal Matters and Deferred Items 

 

5.2.3  Policy Issues is Included 

 

5.2.4  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 MARCH 2017 

 

MEMBERS PRESENT 

Ms L Caruso (Deputy Presiding Member) 

Mr R Bateup 

Ms S Johnston 

Mr G Reynolds (from 6:19pm) 

Mr J Watson 

Mr S White  

 

 

 

STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos  

Development Officer – Planning, Ms K Thrussell 

Principal Development Engineer, Ms S Chadwick 

  

The meeting commenced at  6:04 pm 

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

 

APOLOGIES  

Apologies were received from Mr D Wallace, Presiding Member. 

PRESENTATION OF MINUTES 

 Ms S Johnston moved,  

Mr R Bateup seconded, and the Panel resolved that: 

The Minutes of the Development Assessment Panel Meeting held on 28 

February 2017, be taken and read as confirmed. 
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REPORTS 

Development Applications 

5.1.1 361/1428/2016/2B 
 

 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 

  

REPRESENTORS 

 

The representor did not attend. 

 

 

Mr J Watson moved 

Ms S Johnston seconded , and the Panel resolved 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 

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. 
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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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With leave of the Panel, the Presiding Member brought forward consideration of item 5.1.3 in 

recognition of the presence of a number of representors in relation to this item. 

 

 

5.1.3 361/1755/2016/3B 
 

 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 at 1113-1117 Port Wakefield 

Road and 73-79 Summer Road, Bolivar for ESD Planning & Design 

  

 

Ms L Caruso made a declaration of perceived interest, but not a conflict of interest, as 

owner of an outdoor golf course and putt-putt, and remained in the meeting for the 

discussion and determination of the item. 

 

 

REPRESENTORS 

 

Ms K Carey, representor, spoke to her representation with Cr Donna Proleta. 

 

Ms D Jacques, resident of 18 Summer Road, Bolivar, on behalf of W & S Gowley, A 

Jenkins and A Gliscinski, on behalf of their representations. 

 

Mr R (Wayne) Jacques, spoke to his representations and on behalf of T Jacques and M 

Jacques on their representations . 

 

Ms D Russell, resident, spoke to their representation. 

 

 

Ms Elinor Sedman, Planning Consultant, and Mr Ross Edwards spoke on behalf of the 

applicant. 

 

 

Mr J Watson moved, 

Ms L Caruso seconded, that: 

 

A. The proposed development is 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 REFUSED 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 for 

the following reasons: 
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1. The proposal is considered to be seriously at variance with the following 

provisions of the Development Plan; 

 

 Deferred Urban Zone objectives 1 and 3. 

 Deferred Urban Zone Principles of Development Control 1 and 8. 

 

The voting was tied, upon which the Deputy Presiding Member exercised a casting vote 

and the application was refused. 

 

 

 

5.1.2 361/1775/2016/2A 
 

 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 SA 5107 for Esmond Fok 

  

 

REPRESENTORS 

 

The representor did not attend, and the applicant (Mr Esmond Fok and Mr Sam Hamra) 

were invited to respond to questions from the Panel. 

 

 

Mr S White moved,  

Ms S Johnston seconded, and the Panel resolved 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: 

 

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. 
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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 

Revision E 

Elevations 09/12/2016 ET Design 

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 



 

Page 10 City of Salisbury 

Development Assessment Panel Agenda - 27 June 2017 

 
M

in
u

te
s 

o
f 

th
e 

D
ev

el
o
p

m
en

t 
A

ss
es

sm
en

t 
P

a
n

el
 M

ee
ti

n
g
 2

8
/0

3
/2

0
1
7

 
 

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. 

 

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. 
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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. 

 

 

  



 

Page 12 City of Salisbury 

Development Assessment Panel Agenda - 27 June 2017 

 
M

in
u

te
s 

o
f 

th
e 

D
ev

el
o
p

m
en

t 
A

ss
es

sm
en

t 
P

a
n

el
 M

ee
ti

n
g
 2

8
/0

3
/2

0
1
7

 
 

   

OTHER BUSINESS  

5.2.1 Status of Current Appeal Matters and Deferred Items 

 The Panel was advised that an appeal had been lodged in relation to the Panel’s 

approval of Development Application 361/1549/2016 for a Place of Worship with 

Associated Activities and Cemetery, Carparking, Landscaping and Stormwater 

Arrangements at 256-258 Bridge Road, Pooraka for Shia Community of South 

Australia  

5.2.2 Policy Issues is Arising from Consideration of Development Applications 

 A request was made to include the notification category in the Development 

Application details summary section of the report. 

5.2.3 Future Meetings & Agenda Items 

Next meeting scheduled for Wednesday 26 April 2017. 

 

The meeting closed at 7:44 pm. 

PRESIDING 

MEMBER……………………………………….. 

 

DATE……………………………………………. 
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ITEM 5.1.1 

DEVELOPMENT ASSESSMENT PANEL   

DATE 27 June 2017 

APPLICATION NO. 361/1144/2016/3B 

APPLICANT Town Planning Advisors 

PROPOSAL Mixed use development comprising Prayer Hall, Dining Hall and 

Library/Museum  with associated facilities, including playground, 

carpark, caretakers residence, community garden and horse 

enclosure, and the removal of a regulated tree. 

LOCATION 701-709 Port Wakefield Road, Globe Derby Park 

CERTIFICATE OF Volume 5759 Foli 278 

TITLE 

AUTHOR George Pantelos, Principal Planner, City Development  
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Rural Living Zone ( Policy Area 19) 

Application Type Category 3 - Merit 

Public Notification Representations received: 31 

Representations to be heard: 9 

Referrals - Statutory DPTI – Traffic Operations 

Referrals – Internal Development Engineering 

Environmental Health 

Urban Policy 

Development Plan Version Salisbury Development Plan  

Consolidated 5th May, 2016 

Assessing Officer George Pantelos- Principal Planner 

Recommendation Refuse 

Meeting Date 27
th

 June 2017 

2. REPORT CONTENTS 

Assessment Report 
 

Attachment 1: Proposal Plans 

Attachment 2: Application and Supporting Documentation 

Attachment 3: Notice of category 3 Application, List of Representors and 

Representations 

Attachment 4: Applicant's Response to Reprsentations 

Attachment 5: Further Information from Applicant - Additional Reports 

Attachment 6: Relevant Development Plan Exrtacts and Location Maps, 

Consolidated 5 May 2016  
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3. EXECUTIVE SUMMARY 

The applicant seeks Development Plan Consent for a mixed use development comprising a 

Prayer Hall, Dining Hall and Library / Museum with associated facilities including 

playground, carpark, caretakers residence, community garden and horse enclosure, and the 

removal of a regulated tree (Sugar Gum adjacent the southern property boundary). 

 

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

road adjacent Port Wakefield Road at Globe Derby Park.  The land covers an area of 

20,023m2 and is currently vacant. 

 

Vehicle access to the subject land is achieved off the service road by way of existing 

crossovers at both the northern and southern ends of the property.  The subject land supports 

three regulated trees.  

 

The proposed development is located within a Rural Living Zone (Bolivar Policy Area 19).  

The application was lodged on the 14
th

 June 2016. The mixed use development is a merit use 

within the Rural Living (Bolivar Precinct 19) Zone. 

 

The application has been assessed as a “merit” form of development and was subject to 

Category 3 public notification. Thirty-one representations were received during the 

notification period, four in support and twenty seven against. Nine of the representors have 

requested to be heard by the Panel. 

 

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

Salisbury Council Development Plan Consolidated 5
th

 May 2016. The assessment found that, 

on balance: 

 

a) The proposed use is not an envisaged use within the Rural Living Zone (Bolivar 

Policy Area 19) which is specific in the type of uses that should be encouraged in the 

Policy Area.  

 

b)  The proposed use is not consistent with existing and desired future land uses within 

the Policy Area  

 

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

4. SUBJECT SITE 

The subject land is a rectangular shaped parcel of land covering 20,023m2 and located on the 

west side of the service road adjacent Port Wakefield Road at Globe Derby Park.  The subject 

land has a frontage to the service road of 98.68m and a depth of 205.08m. The subject land 

supports no buildings or structures apart from brick pillars and gates at each entrance to the 

site and chain wire fencing on boundaries. The subject land has road frontage on one side only 

(east). 
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Vehicle access to the subject land currently occurs via two existing crossovers off the service 

road located at the northern and southern ends of the property. The site supports three 

regulated trees, a sugar gum adjacent the southern property boundary and two false date palms 

nearby.  The sugar gum is to be removed as it has been identified as having poor structure, has 

average health and will pose a safety risk to future users of the site. The two false date palms 

are to be retained. 

 

The following site photographs are provided. 

 
 Photo 1: Site frontage as viewed from the service road, north of the site. 

 

 
Photo 2: Site looking west from the service road 
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Photo 3: Western boundary of the subject land 

 

 
 

Photo 4: View of site from south west corner. 
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Photo 5: Regulated Tree (Sugar Gum) to be removed. 

 

 
 

Photo 6: Service Road looking north from the subject land 
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Photo 7: Site location as viewed from the Service Road/ Ryans Road junction  

5. LOCALITY 

The locality is mixed use in character and dominated by Port Wakefield Road which traverses 

the locality in a north/south direction. The west side of Port Wakefield Road is predominantly 

detached dwellings on large allotments with a large portion supporting horse related uses and 

stables. The east side of Port Wakefield Road supports industrial / commercial development 

of varying size, wetlands and residential development further east.  

 

Vacant land abuts the subject property to the south. A major electricity transmission line with 

associated easement traverses that site. To the north and west abutting the subject land are 

properties of varying size supporting detached dwellings with associated horse activities and 

stables.  Horticultural activities appear to be in operation on properties north of the site. 

 

South-west of the site is located the Daniel Avenue Reserve. The Globe Derby Park Trotting 

facility is located outside of the immediate locality and south of Daniel Avenue. 

 

A Commercial Zone exists on the west side adjacent Port Wakefield Road, between Daniel 

Avenue, Globe Derby Drive and the Globe Derby Park Trotting Facility.  

 

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

 

 
 

Legend (Source: NearMap) 

 

Subject site 

 

Aerial Map – Close Up 

 

 
 

Legend (Source: NearMap) 

 

Subject site 
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Zone Plan – Cadastre 

 

 
 

Legend (Source: Geocortex) 

 

Subject site 

 

Public Notification Area 

 

 
 

Legend (Source: Geocortex) 

 

Subject site  

 

Public Notification Area  
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Public Notification – Representors 

 

 
 

Legend (Source: Dekho) 

 

Subject site 

 
Representor – Not to be Heard 

 
Representor – Wish to be Heard 

 

6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The applicant is seeking Development Plan Consent for a mixed use development comprising 

a Prayer Hall, Dining Hall and Library / Museum with associated facilities including 

playground, carpark, caretaker’s residence, community garden and horse enclosure and the 

removal of a regulated tree (Sugar Gum). 

  

The site is basically divided into the following sections; 

 Buildings comprising Prayer Hall (400m2), Library/Museum(325m2), Dining Hall 

(400m2), Amenities (78.2m2) and Caretakers’ residence (105.12m2) 

 Main carpark accommodating up to 112 spaces and secondary carpark of five spaces 

adjacent the caretakers residence; 

  Community garden;  

 Horse keeping area and stable; 

 Childrens outdoor play area; and 

 Childrens pony ride area  

 

Landscaping is proposed on all property boundaries. 
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Vehicle entering and exiting the site will be in one direction only. Vehicles will access the site 

from the southern crossover (entry) and leave from the northern crossover (exit) onto the 

service road. 

 

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

contained in Attachment 2.  

7. CLASSIFICATION 

The site is located within the Rural Living Zone (Bolivar Policy Area 19) as identified within 

the Salisbury Council Development Plan (Consolidated 5
th 

May 2016). The application 

comprises a number of uses, none of which are defined as non-complying within the zone, 

and the removal of a regulated tree. The application has been assessed as a merit form of 

development against the relevant provisions of the Development Plan. 

 

8. PUBLIC NOTIFICATION 

 

The application is for a merit form of development.  The proposed development does not fall 

within Part 1 or Part 2 of Schedule 9 of the Development Regulations 2008 and as such in 

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

Category 3 form of development. 

 

Public notification took place between the 16th September and 4
th

 October 2016.  Thirty one 

representations were received, 4 in support and 27 against the proposal. Nine of the 

representors have requested to be heard. 

 

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

contained within Attachment 3. 

 

A copy of the Applicant’s response to the representations is contained within Attachment 4. 

 

Representations received  

Representations received Wish to 

be Heard 

 

1 R Gaskin 

8 Norton Street, Northfield SA 5085 
  

Oppose 

2 J C Lee 

21 Alabar Crescent, Globe Derby Park SA 5110 
 

Oppose 

3 C Alexopoulos and D Alexopoulos 

21 Alabar Crescent, Globe Derby Park SA 5110  
 

Oppose 

4 KA Kolovinos and M Kolovinos 

739 Port Wakefield Road, Globe Derby Park SA 3110 
 

Oppose 

5 M A Harding and L B Harding 

15 Trotter Drive, Globe Derby Park SA 5110 
 

Oppose 

6 R Frezza and R Frezza 

719-727 Port Wakefield Rd, Globe Derby Park SA 5110 
Yes 

Oppose 

7 P G Pavlovich and L Pavlovich 

24 Grayling Ct, Globe Derby Park SA 5110 
 

Oppose 

8 L Randall and P B Randall Yes Oppose 
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23 Trotters Drive, Globe Derby Park SA 5110 

9 S L Trevean 

23 Trotters Drive, Globe Derby Park SA 5110 
 

Oppose 

10 R Trevean 

23 Trotters Drive, Globe Derby Park SA 5110 
 

Oppose 

11 C L Baker 

23 Trotters Drive, Globe Derby Park SA 5110 
 

Oppose 

12 H G Searle 

2 Alabar Crescent, Globe Derby Park SA 5110 
 

Oppose 

13 S Lowe 

109 Daniel Avenue, Globe Derby Park SA 5110  
 

Oppose 

14 V P King 

711 Port Wakefield Road, Globe Derby Park SA 5110 
Yes 

Oppose 

15 B Norman 

13 Trotters Drive, Globe Derby Park SA 5110 
 

 

16 H M Stevens and D Barrett 

18 Grayling Court, Globe Derby Park SA 5110 
 

Oppose 

17 R H Norman 

69 Daniel Avenue, Globe Derby Park SA 5110 
 

Oppose 

18 M Norman 

69 Daniel Avenue, Globe Derby Park SA 5110 
 

Oppose 

19 M P Crosby and L H Holberton 

10 Alabar Crescent, Globe Derby Park SA 5110 
 

Oppose 

20 C E Newman and S M Newman 

667 Whites Road, Globe Derby Park SA 5110 
Yes 

Oppose 

21 D J Nolan and A K Nolan 

9 Alabar Crescent, Globe Derby Park SA 5110 
Yes 

Oppose 

22 V L Newman and D K Newman 

15 Grayling Court, Globe Derby Park SA 5110 
Yes 

Oppose 

23 T D Tsetsang and C H Tran 

5 Daisy Court, Parafield Gardens SA 5107 
Yes 

Oppose 

24 P M Spirou and S P Spirou 

734 Whites Road, Globe Derby Park SA 5110 
 

Oppose 

25 R White 

751-761 Port Wakefield Rd, Globe Derby Park SA 5110  
Yes 

Oppose 

26 P Marshall 

80 Main North Road, Prospect SA 5082 
 

Oppose 

27 A J Zoontjens and MP  Walden 

17 Grayling Court, Globe Derby Park SA 5110 
Yes 

Oppose 

28 M G Billinger 

91 Daniel Avenue, Globe Derby Park SA 5110 
 

Support 

29 M C Agius and M Agius 

197 Ryans Road, Globe Derby Park SA 5110 
 

Support 

30 J G Dougherty and W L Dougherty 

7 Grayling Court, Globe Derby Park SA 5110 
 

Support 

31 K A Gully 

99 Daniel Avenue, Globe Derby Park SA 5110 
 

Support 
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Summary of Representations 

1 R Gaskin 

 Proposed Development will add to the existing stormwater issues 

adjacent western property boundary. 

 Lack of details provided relating to horse shelter. 

 Major events will impact on existing horse operations within the 

locality.  

  

2 J C Lee 

 Increased traffic associated with use in local streets will detrimentally 

impact on horse activities in locality and become as hazard. 

 

3 C Alexopoulos and D Alexopoulos 

 Concerned with increased noise, traffic and people and detrimentally 

impact on property values. 

   

4 KA Kolovinos and M Kolovinos 

 Will detrimentally impact on property values. 

 Will result in increased noise. 

 

5 M A Harding and L B Harding 

 Increased traffic through local streets will impact on existing horse 

training operations and cause a hazardous situation for trainers taking 

their horses and from training facilities. 

 All vehicle access to and from the site should be directly off Port 

Wakefield Road. 

 

6 R Frezza and R Frezza 

 Inappropriate land use within a Rural Living Zone. 

 Will have a detrimental impact on the function of the zone and 

character and amenity of the locality. 

 Proposed use should have direct vehicle access off Pt Wakefield Road. 

and not rely on the service road. 

 How will waste water from the site be dealt with. 

 Noise associated with major events will disturb horses within the 

locality. 

 

7 P G Pavlovich and L Pavlovich 

 Vehicle movements to and from the site will be predominantly via 

Trotters Drive, Daniel Avenue and the service road detrimentally 

impacting by way of noise and traffic on adjacent properties and 

existing horse training activities. 

 Access to the site should be directly off Port Wakefield Road. 

 

8 L Randall and P B Randall  

 Traffic movement to and from the site will be at times hazardous and 

have a detrimental impact on existing local streets. 

 No objection to the proposed use in general.  
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9 S L Trevean  represented by  L Randall ( refer to L Randall representation) 

 

10 R Trevean represented by L Randall ( refer to L Randall representation) 

 

11 C L Baker represented by L Randall (refer to L Randall representation) 

 

12 H G Searle 

 Proposed use is not in keeping with the character of the area or Zone 

objectives.  

 Use more appropriate in a Commercial/Industrial zone. 

 Noise associated with the proposed use and vehicle use of the service 

will have a detrimental impact on the character and amenity of the 

locality.  

 

13 S Lowe 

 Vehicle access off service road and not directly off Port Wakefield 

Road. Will increase traffic and put undue pressure on the local road 

network. 

 Proposed use is out of character with locality and intent of zone. 

 

14 V P King 

 Boundary concerns. 

 

15 B Norman 

 Increased traffic on local streets will result in an increased safety risk to 

current users. 

 

16 H M Stevens and D Barrett 

 Increased traffic will impact on existing horse operations and create 

hazardous situations. Vehicles exiting the site in a southerly direction 

are likely to be hazardous to existing horse movements along the local 

streets. 

 Use not in keeping with character and amenity of the locality. 

 Access to and from the site should be directly off Pt Wakefield Road 

 Adequate number of similar places of worship within several 

kilometres of the site. 

 

17 R H Norman 

 Increased traffic will impact on existing horse operations and create 

hazardous situations. 

 

18 M Norman 

 Increased traffic will impact on existing horse operations and create 

hazardous situations. 

 

19 M P Crosby and L H Holberton 

 Increased traffic will impact on existing horse operations and create 

hazardous situations. 

 Increased noise associated with the use.  
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 Use not in keeping with character and amenity of the locality. 

 

20 C E Newman and S M Newman 

 Increase traffic will become a hazard as there are no footpaths to walk 

on. 

 Vehicles exiting the site in a southerly direction are likely to be 

hazardous to existing horse movements along the local streets. 

 At odds with the intent of the zone. 

 

21 D J Nolan and A K Nolan 

 Vehicles exiting the site in a southerly direction is likely to be 

hazardous to existing horses using the local streets. 

 No details of stables or horse waste disposal. 

 Clarification required on pony rides. 

 

22 V L Newman and D K Newman 

 Conflict between increased traffic and horse use of roads. 

 Concerned whether adequate onsite carparking will be available onsite. 

 Concerned with increased traffic in local streets. 

 Concerned with increased noise. 

 

23 T D Tsetsang and C H Tran 

 Proposed use is at odds with the objectives of the zone. 

 Will detrimentally impact on amenity of locality. 

 Will increase traffic and noise. 

 

24 P M Spirou and S P Spirou 

 Noise associated with proposed use. 

 Will detract from peaceful rural feel of locality. 

 Associations website initially indicated major temple on site with 

carpark supporting up to 550 vehicles. 

 Increased traffic and associated concerns if proposal proceeds. 

 

25 R White 

 Proposal at odds with the objectives of the Zone. 

 Not a community facility as it is likely to be restricted use. 

 The proposal lacks detail. 

 

26 P Marshall 

 Proposed use is at odds with the objectives of the zone. 

 Will increase traffic, people and noise to the locality and create 

unnecessary conflicts and hazard between horses and vehicles.  

 

27 A J Zoontjens and MP  Walden 

 Proposal is a mosque and not a Community Centre. 

 Want confirmation that Community Garden is available to the general 

public. 

 Lack of detail relating to overflow carparking, horse enclosure and use 
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of it. 

 Locality not appropriate for predominantly a Place of Worship. 

 

28 M G Billinger 

 Supports proposal. 

 

29 M C Agius and M Agius 

 Support but concerned with increased noise. 

 

30 J G Dougherty and W L Dougherty 

 Support but concerned with increased traffic on service road. 

 

31 K A Gully 

 Supports other interests in locality. 

 

Applicant’s response 

Following consultation, the applicant has submitted additional information in the form of 

 Updated site plan  (within Attachment 1); 

 Traffic Assessment; 

 Stormwater Management Plan (within Attachment 1) 

 Preliminary site investigation 

The additional information has been used in part to address a number of concerns raised by 

representors and can be found in attachment 5. The applicant’s response to the representations 

is summarized as follows. (The full response can be found in attachment 4). 

Disposal of Stormwater 

 

Coomb, Pearson Reynolds, Consulting Engineers (CPR) were engaged to prepare a 

stormwater management plan for the subject land. The system has been designed to comply 

with the following criteria: 
 

The management plan demonstrates that stormwater generated by the proposed development 

will not unreasonably impact neighbouring properties and will comply with council 

flow rate and water quality guidelines. The applicant has advised that it is willing to accept 

any Council conditions relating to stormwater. 

There is no horse shelter or feed store shown on plans 

 

The site plan has been amended to include a horse shelter, feed storage area and details of 

fencing surrounding the horse keeping area. The applicant is committed to ensuring that the 

health of the horse to be kept on the land is prioritised. 
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A single horse is to be kept within the area identified on the site plan. The onsite 

groundskeeper will be responsible for the care and supervision of the horse. The horse 

stables have been designed to ensure that the horse is comfortable regardless of weather or 

site conditions. The stable, shelter and yard will be designed and of a size appropriate for the 

maintaining of a horse on the subject land  
 

Horse manure will be regularly picked up from paddocks, bagged and composted for use on 
the gardens located on the subject land.  

Increase in noise associated with the development. 

 

The subject land is to be used as a community facility for community gatherings. Attendance 

at the subject land will include a single weekly service catering to 150 people, with only 

the groundskeeper and less than 30 people attending on any other day. 
 

Larger services will occur between 10am and 2pm with the larger groups attendance spread 

out over a four hour period. Larger services catering for up to 250 people will be held up to 

six times per year. The larger services will occur between 10am and 2pm on weekends 

with attendance staggered over these times. In summary there will be a weekly service 

catering for up to 150 people and a maximum of six annual services catering for up to 250 

people. 
 

When assessing noise impacts it is important to consider that the subject land is located 

within a rural type area and adjacent a primary arterial road and transport route. Noise 

generating activities such as the use of ride on mowers, chainsaws and wood chippers are 

to be expected as well as noise associated with heavy vehicles using Port Wakefield Road. 

No large scale gatherings (over 100 people) will occur after 8pm on any day. Further no 

amplified music will be used at any time and generally all noise will be confined to enclosed 

areas. 

Conflict between the proposed development and horses and increased traffic. 

 

CIRQA traffic advisors w e r e  com mis s i on ed  to undertaken a review of the traffic 

related aspects  of the proposal.  The CIRQA review includes a review of the proposed use 

of the land and an analysis of the local road network. 
 

CIRQA concluded that the site would generate in the order of 41 peak hour trips during 

a typical weekly 150 person service and up to 67 peak hour trips during special 250-

person services (occurring no more than 6 times per year). CIRQA’s report  assumes 60% of 

traffic to the site will be from the south and 40% from the north.  
 

CIRQA concluded that the above traffic volumes will be adequately accommodated on 

the adjacent roadway and are well within typical local road capacities. The volumes would 

have negligible impact on queues and delays currently experienced on the above roads and 

the associated intersections with Port Wakefield Road. 
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The applicant is committed to working with the local community to ensure that there is 

no conflict between horses and attendees at the land. The applicant will educate attendees 

of the land of the horse training that occurs within the area. 

The proposed development will prejudice the use of nearby land for its intended use. 

 

The subject land has been selected as the zone and policy area promote low intensity 

agricultural and horse keeping uses. A key element of the proposed development is the 

onsite horse keeping and low scale agricultural uses. 
 

A connection with nature and agriculture form an important part of the Sikh philosophy. 

By locating community gardens and horse keeping in close proximity the proposed 

community facilities the applicant seeks to create an integrated rural oriented facility. 
 

As discussed the proposed development has been designed in a manner to ensure any 

offsite impacts are minimised. The attendance at the land will be staggered on weekdays 

with only six larger (250) people events to be held throughout the year. All roadways and 

parking areas will be surfaced to ensure that dust does not adversely impact neighbours. 

Waste disposal 

 

All wastewater associated with the proposed development will be disposed of via a SA 

Water wastewater connection point located to the east of the subject land. 

Boundary Construction 

 

All structures are proposed to be located 13 metres from the rear boundary and 9.5 metres 

from the northern and southern boundaries. Further all building work will be screened from 

view by proposed landscaping the proposed development is consistent with the relevant 

provisions of the Development Plan. 

Not in keeping with the Rural living area 

 

The proposed development incorporates a number of uses that would be anticipated within 

the Rural Living Zone Bolivar Policy Area 19 including: 
 

 Horse keeping; 

 Low scale agriculture (community gardens); and 

 Low scale residential (grounds keepers residence). 

The Rural Living Zone Bolivar Policy Area 19 is a suitable location for the proposed 

development. The proposed development is compatible with development within the locality 
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Horse and pony rides 

The applicant does not intend to charge a fee for pony rides at the land. The applicant has 

advised that members of the wider community will be welcome to attend the land and 

participate in the community gardens 

Onsite carparking 

 

The number of car parks proposed will cater for the maximum number of persons anticipated 

to attend the subject land at any time. The internal car park has been designed and reviewed 

by qualified traffic consultants who have confirmed that there will be no impact on 

the locality. 

9. REFERRALS – STATUTORY 

The application was referred to Department Planning Transport and Infrastructure -Traffic 

Safety  section for comment. As vehicle access to the site was via an existing service road and 

no direct access onto Port Wakefield Road was proposed, DPTI (Safety and Service- Traffic 

Division) in principle raised no objection to the proposal.  

 

10. REFERRALS – INTERNAL 

The application was referred internally for comment to the following; 

 

Development Engineering Section.  

 Council’s Development Engineer in conjunction with Council’s City Infrastructure 

(Technical Services Division) reviewed the supporting plans and documentations 

(including Traffic and carparking reports by CIRQA). Subject to conditions, the 

proposal will comply with Council’s requirements relating to stormwater 

management, onsite carparking and traffic movement on and off the subject land. 

 

 

Environmental Health Officer. 

 Council’s Senior Environmental Health Officer advised that the site currently does not 

have a direct SA Water Sewer connection point, however access to the infrastructure 

can be obtained on the eastern side of Port Wakefield Road. Connection to the 

sewerage system is the preferred method of waste water disposal as there will be a 

significant peak daily flow to cater for up to 250 people resulting from the land use 

activities proposed. (The applicant has advised that the site will be connected to 

sewer).  

 

Economic Development and Urban Policy 

 Council’s Policy Planner advised there has been a significant increase in the Indian 

born population in Salisbury in recent years. Approximately 78% of the current (as of 

2011 census) Indian born population arrived between 2006 and 2011. It is anticipated 

that the 2016 Census results will show a further increase due to the combination of 

skilled migration, family reunion and educational opportunities. It is therefore 

important to ensure their community and religious needs are accommodated where 

appropriate. 
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 From a strategic/policy perspective no objection is raised to the proposal. The mixed-

use nature of the application, with the proposed use of a significant portion of the site 

for community garden/planting having regard to the land size requirements, may be 

appropriate in this location even though are sites with the Salisbury Council area may 

be more suited. Interface issues are likely to be minimal, with no additional traffic on 

the local road network, limited hours of operation, and reasonable setbacks from 

proposed buildings to adjoining properties. 

 

City Infrastructure – Landscape Design 

 Council’s Senior Landscape Design Officer has advised that the proposal is well 

considered. The basis of the design and proposed species is considerate of the location 

on the Adelaide Plains. The proposal seeks to screen the new built form from adjacent 

properties through the use of setbacks and tree/ shrub plantings. 

 

 As the species are small in number and those proposed for the Port Wakefield Road 

frontage do not have dense foliage, an alternate species of Eucalyptus leucoxylon 

‘Megalocarpa’ as a medium size tree is recommended. 

 

 The view of Arborcare Tree and Garden Solutions to remove the regulated tree 

Eucalyptus cladocalyx (Sugar Gum) due to public risk is supported. 

 

11. DEVELOPMENT DATA 

Site Characteristics Guideline Proposed 

Site Area  20,230m2 

Site Dimensions  Frontage:  98.68m   

Depth:  205.08 m 

Site Gradient  Flat – Less than 1.00% 

Easement  Nil 

Design Characteristics  Guideline Proposed 

Site Coverage   

 Buildings only No maximum 1,336m2 (6.6%) 

(excluding verandahs) 

 

Building Height   

 Storeys  All buildings single storey 

Set-backs   

 Primary street Building line 172 m approximately 

 Side(s)  9.34m to southern boundary 

9.50m to northern boundary 

13.1m to rear boundary 

Car Parking & Access   

 Number of parks 120 spaces required (rate of 

10 spaces /100m2 floor area 

for Community Centre) 

159 spaces on site – designed 

to Australian Standard. 

Carparking / traffic 

generating report room 

CIRQA (Traffic Engineer) 

supporting less submitted. 

 Driveway width  Designed for intended traffic 5.6m 
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Landscaping 10% Landscaping proposed 

adjacent boundaries. 

Hours of operation and 

anticipated numbers 

 Monday 9am-5pm (20 max) 

Tuesday 9am-5pm (20 max) 

Wednesday 9am-5pm (20 

max) 

Thursday 9am-5pm (20 max) 

Friday 9am-5pm (20 max) 

Saturday 9am-5pm (20 max) 

Sunday 10am-2pm (150 

approx) 

 

Affected Trees   

 Significant Nil  

 Regulated  Should be retained where 

appropriate 

One regulated trees is 

affected (Sugar gum) and to 

be removed 

 

Street Infrastructure   

 Crossover Nil Existing crossovers to be 

retained upgraded and 

extended. 

 SEP Nil n/a 

 Electricity pole Nil n/a 

 Telecommunication pit Nil n/a 

 Gas Nil No details provided 

 Water Nil Will be connected 

 Trees Nil No street trees affected 

Flooding  Not prone to flooding. 

   

 

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 5
th

 May 2016 for the following reasons;  

 

a) The mixed use development is a merit use within the Rural Living Zone 

b) The proposed built form is single storey, modest and unassuming; 

c) The proposed development incorporates elements such as the community garden and 

horse keeping that would be considered appropriate within a Rural Living 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 5
th

 May 2016, is contained in 

Attachment 6.  The relevant provisions are also highlighted in the Attachment. 
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Land Use 

 

Under the Rural Living Zone, Objective 1 states that: 

 

A zone consisting of large allotments, detached dwellings and rural activities that do not 

adversely impact the amenity of the locality 

 

Under the Rural Living Zone, Principles of Development Control, 1, 2,6, 7 and 8 state: 

 

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

▪ detached dwelling  

▪ domestic outbuilding in association with a detached dwelling  

▪ domestic structure  

▪ dwelling addition  

▪ farming  

▪ farm building  

▪ stable.  

2  Development listed as non-complying is generally inappropriate.  

6  The keeping of animals should be ancillary to and in association with the residential 

 use of the land.  

7  The keeping of horses should only be undertaken:  

 (a)  if the horses are accommodated within a stable or shelter with supplementary 

  feeding to maintain pasture cover  

 (b)  where the site is at least 4 hectares in area to maintain pasture cover and avoid 

  soil degradation. 

8  Rural activities should be of a scale and intensity that is compatible with residential 

 development in the zone. 

 

The proposed development comprises a number of uses which combined or individually do 

not fall within the non complying definition. As such the use is deemed to be a merit 

application. The Rural Living Zone encourages development in the form of large allotments 

supporting detached dwellings and rural activities that do not adversely impact on the amenity 

of the locality.  

 

The Rural Living Zone comprises two policy areas, Policy Area 19 (Bolivar) and Policy Area 

20( Direk). The policy areas guide in strong terms the direction development should take. 

Both policy areas, based on their locations are uniquely different. Development within Policy 

Area 19 is predominantly aligned to residential development incorporating horse keeping 

generally associated with the Globe Derby Park trotting facility. Policy Area 20 is more 

aligned to residential - rural activities not affected by noise associated with the nearby 

Edinburgh Airbase.  

 

The policy areas provide a very clear and strong guide as to what should and what should not 

be considered within the Zone. Whilst some proposed uses may appear appropriate from a 

practical and impact sense in the zone, the intent of the Zone and Policy Area 19 should be the 

guiding direction development takes. 

 

The site of the proposed development is located within Policy Area 19 (Bolivar) of the Rural 

Living Zone. 
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Bolivar Policy Area 19, Objectives 1, 2 and 3 state: 

 

1  A policy area that accommodates low density residential development and stables on 

large allotments.  

 

2  Residential development in association with the keeping of horses in close proximity of 

the South Australian Trotting Club (Globe Derby Park) facilities.  

 

3  Development that contributes to the desired character of the policy area. 

 

Bolivar Policy Area 19, Principles of Development Control 1, 2 and 3 further states 

 

1  The following forms of development are envisaged in the policy area:  

▪ detached dwellings on large allotments  

▪ domestic outbuilding in association with a detached dwelling  

▪ horse keeping  

▪ stables.  

 

2  Development should not be undertaken unless it is consistent with the desired character 

for the policy area.  

 

3  Development should be designed and sited to allow for the orderly expansion of 

residential development and horse keeping.  

 

The desired character of the policy area encompasses land set aside for persons desiring to 

live within detached dwellings on allotments that can accommodate stables. Uses within the 

Policy Area are generally linked to the Globe Derby Park trotting facility. 

 

The proposal is clearly at odds with the above relevant objectives and Principles of 

Development Control.  The intent of the Zone appears clear;   

 

A zone consisting of large allotments, detached dwellings and rural activities that do not 

adversely impact the amenity of the locality.  

 

Policy Area 19 in which the site is located is even more specific as to the direction 

development should take within the zone.  The desired Character of Policy Area 19 

encompasses land set aside for people desiring to live within detached dwellings on 

allotments that accommodate stables with and horses in close proximity to the Globe Derby 

Park Trotting facility.  It does not say “land predominantly set aside” so as to enable the 

possibility of other non-related uses to coexist within the zone. Whether vacant or not, that 

land should be readily available for intended users. 

 

Principles of Development Control 2 and 3 reinforce what should be considered within the 

Policy Area.  Development should not be undertaken unless it is consistent with the Policy’s 

desired character. Development should be designed and sited to allow for the orderly 

expansion of residential development and horse keeping.   The proposed development is not 

residential development (apart from the caretakers residence) or horse keeping. It is not 

consistent with the desired character of the policy area. 
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The primary use of the proposed community facility is likely to be a place of worship / 

gathering place for the Sikh congregation of South Australia which is not in keeping with the 

desired character. The proposal includes the keeping of a horse on site, but appears only a 

minor and ancillary use to the primary function of the land.  The proposal also includes a 

community garden which is more suited to the Direk Policy Area 20.  

 

The applicant has argued that a similar development application was considered by His 

Honour Judge Costello, Commissioner Green and Commissioner Koukourou in Australian 

Unitarian Druze Community Inc v Adelaide Hills Council & Anor [2015] SAERDC 38 

(4 September 2015). When assessing the suitability of the proposed use His Honour 

Judge Costello, Commissioner Green and Commissioner Koukourou considered  alternative  

zones  and locations for the Druze development. Ultimately a rural type zone was the 

most suitable location. 

 

The argument in the above case is not however considered applicable in this situation.  In the 

above the orchard was a substantial component of the proposal and not minor and ancillary as 

is the horse keeping component of this proposal. Furthermore the zoning provided leeway for 

other uses by using the word “predominantly” whereas there is no such leeway in objectives 

and Principles of Development Control within Policy Area 19. 

 

Community Facilities 

 

Under the General Section, Community Facilities, Objectives 1and 2 state:  

 

1  Location of community facilities including social, health, welfare, education and 

 recreation facilities where they are conveniently accessible to the population they serve.  

 

2  The proper provision of public and community facilities including the reservation of 

 suitable land in advance of need.  

 

The applicant has indicated that the proposed mixed use development could be best described 

as a Community Centre. Community Centres should be conveniently accessible to the 

population they serve and where possible have a land holding suitable for future expansion.  

 

In this particular case, the community in which the facility will serve will be predominantly 

the Sikh Community of South Australia. That said, the applicant has indicated that the facility 

will be open to the public in general. Zoning aside, the proposed facility is conveniently 

located off Port Wakefield Road and the site is of a size to accommodate existing and future 

needs of the Sikh Community in the northern suburbs.   
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Under the General Section, Community Facilities, Principles of Development Control 1, 4 

and 5 further state: 

 

1  Community facilities should be sited and developed to be accessible by pedestrians, 

 cyclists and public and community transport.  

 

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

 

Scale  Development form  Congregation size  
Small (local)  Associated with an area of 

worship ancillary to a 

residence. These activities 

are particularly common for 

religious organisations that 

do not have a large following 

and / or lack funds to 

purchase a standalone 

building.  

Typically accommodate 

approximately 5 to 30 

worshippers in any one 

session.  

Medium(neighbourhood)  Purpose built or re-use of 

existing buildings with 

medium footprints that are 

found in most suburbs and 

country towns  

Typically have congregations 

of up to 100-300 persons in 

any one session  

Large (regional)  Purpose built or re-use of 

existing buildings with large 

footprints and catering for a 

variety of ancillary activities  

In excess of 300 persons in 

any one session  

 

5  Small (local) to medium (neighborhood) scale places of worship within residential 

 areas should be appropriately located on major collector roads to minimise congestion 

 or traffic conflict within local streets. 

 

As the Community Centre is proposed to service the Sikh Community, predominantly from 

northern Adelaide, it could be argued that it will be more a regional facility than local. Given 

the location, patrons using the facility are likely to use passenger vehicles as Globe Derby 

Park and Port Wakefield Road in the vicinity of the site are not serviced by public transport. 

 

The proposed facility comprises three main buildings, each designed to be flexible and 

adaptable. The site itself will support a number of uses for the benefit of the community. 

 

A major component of the proposed development is the Prayer Hall. The proposed facility is 

intended to accommodate up to 150 worshipers most weeks with possibly up to 250 

worshipers for major events up to 6 times a year. A place of worship of this size is deemed 

medium, a Neighborhood sized facility under Principle of Development Control 4. The 

Development Plan acknowledges medium sized Places of Worship within residential areas 

which are encouraged on major collector roads to minimise congestion or traffic conflicts 

with local streets. The Residential Zone objectives and Principles of Development Control 

also appear more flexible in supporting a variety of non-residential uses.  
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The Rural Living Zone (Bolivar Policy Area 19) also supports and encourages residential 

development comprising detached dwellings on larger allotments not normally envisaged 

within a traditional residential area so as to accommodate horse keeping predominantly 

associated with the Globe Derby trotting facility. The Bolivar Policy Area objectives and 

Principles of Development Control are not as flexible and welcoming of uses other than those 

envisaged, even though those uses may have minimal impact on the immediate and general 

locality. Whilst a Place of Worship is not a non-complying form of development within the 

Policy Area, the character of the area and the intent of the character statement and objectives 

and Principles of Development Control of the  Policy Area is such that uses of this type are 

clearly not envisaged or considered appropriate. The proposal represents a significant 

departure from the characteristic features of the locality and if approved may open up 

opportunities for more widespread non related uses that may over time significantly change 

the desired character of the locality. 

 

Appearance of buildings 

 

Under the General Section, Design and Appearance, Objective 1 states: 

 

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

of the local environment and built form.  

 

Under the General Section, Design and Appearance, Principles of Development Control, 1, 2, 

3, 11, 12 and  13 state: 

 

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 development in the locality 

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

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 facades.  

11  Buildings, landscaping, paving and signage should have a co-ordinated appearance 

that maintains and enhances the visual attractiveness of the locality.  

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.  

13  Where applicable, development should incorporate verandas over footpaths to enhance 

the quality of the pedestrian environment.  

 

The proposal generally achieves the requirements of the above Principles of Development 

Control. Whilst not residential or innovative in appearance, modest in form and not of a high 

architectural standard, the proposed buildings are single storey and in a form and scale that is 

sympathetic to exiting development in the immediate locality on the west side of Port 

Wakefield Road.  
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The buildings are sited to the rear of the site reducing the non “residential” appearance of the 

buildings from the service road. Building setbacks to the side and rear boundaries are 

generous. The three main buildings proposed will be linked by verandahs and covered 

walkways. Each building will face east to the proposed carpark to enhance the pedestrian 

environment. 

 

The applicant has not provided any details relating to the storage of waste on site. That said 

adequate space exists on site for a screened enclosure.   

  

Building Setbacks 

 

Under the General Section, Design and Appearance, (Building Setbacks and Rear Boundaries) 

Principle of Development Control 17 states: 

 

The setback of buildings from public roads should:  

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

buildings in the locality  

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

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

character of the locality.  

 

The proposal achieves the above requirements of the Development Plan. The proposed 

buildings (excluding stables) will be setback 172 metres from the service road property 

boundary.  Proposed buildings will be located no less than 9.3 metres to side boundaries and 

13.1 metres to the rear. Landscaping is proposed between the buildings and side and rear 

property boundaries. 

 

Noise  

 

Under the General Section, Interface between Land Uses, Principle of Development Control 

1and 6 state: 

 

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

 unreasonable interference through any of the following:  

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

(b)  noise  

(c)  vibration  

(d)  electrical interference  

(e)  light spill  

(f)  glare  

(g) hours of operation  

(h)  traffic impacts. 

 

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

 minimise noise impacts to achieve adequate levels of compatibility between existing and 

 proposed uses. 
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The proposed Community facility will be predominantly used as a place of worship and 

gatherings for the Sikh community. The applicant has indicated that no music, either 

amplified or live will be played on the subject property. Should the proposal be supported by 

DAP, the control of music could be conditioned.  

 

It is not envisaged that the day to day operations of the Community garden or horse /riding 

activities on the site will generate noise that could be viewed as detrimental to the locality 

given the background noise currently experienced from traffic on Port Wakefield Road is 

substantial and continuous.  

 

Noise attenuation measures to the buildings where music and/or singing is likely should be 

considered in order to reduce any impact noise emanating from the building(s) may have on 

the amenity of adjoining properties.  

 

The applicant has indicated that the Sikh Community envisage up to six gatherings a year 

where the numbers will reach 250 patrons.  It is not clear whether these activities are indoor 

or outdoor.  If outdoor, controls on amplified or live music and other noise should be put in 

place to ensure the amenity of adjoining and nearby property owners and occupiers, and their 

animals, are not detrimentally affected. 

    

Vehicle Access 

 

Under the General Section, Transportation and Access, Objective 2, states: 

 

Development that:  

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

modes  

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

maintenance and commercial vehicles  

(c)  provides off street parking  

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

facilities and networks.  

 

Under the General Section, Transportation and Access, Principles of Development Control 8, 

13, 22 and 23 state: 

 

8  Development should provide safe and convenient access for all anticipated modes of 

transport including cycling, walking, public and community transport, and motor 

vehicles.  

13  Development should make sufficient provision on site for the loading, unloading and 

turning of all traffic likely to be generated.  

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

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 minimises induced traffic through over-provision  

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

visitors to neighbouring properties.  



ITEM 5.1.1   

Page 40 City of Salisbury 

Development Assessment Panel Agenda - 27 June 2017 

 I
te

m
 5

.1
.1

  

 

The proposal achieves the requirements of the above Principles of Development Control. 

 

Access to the site is readily available off Port Wakefield Road onto the service road from both 

north and south directions for emergency services, public and commercial vehicles and makes 

best use of the highly traffic Port Wakefield Road whilst not on it. Access to the site will be 

off an all-weather road and in the main avoids unreasonable interference with the flow of 

traffic on adjoining streets. 

 

The proposal will provide safe and convenient access to the site for most anticipated modes of 

transport. Given the location, adjacent the highly trafficked Port Wakefield Road, it is highly 

unlikely the site will be regularly accessed by walkers and/or cyclists. 

 

Representors have raised concerns with regards adverse impacts traffic associated with the 

use will have on the amenity and horse operations on adjoining and nearby property owners 

and users. 

 

CIRQA Traffic consultants on behalf of the applicants have reviewed the proposal and 

supporting information and carried surveys in streets within the Globe derby Park likely to be 

affected by vehicle traffic created by the proposal.  

  

 CIRQA’s results concluded that during key times likely to be associated with vehicle 

movements to/from the proposed facility, there was a low level of horse related movements 

(primary concern of representors) on the adjacent road network and this was more crossing of 

roads than riding along them. Primary vehicle movements to the site were via the service road 

off Port Wakefield road and affected only a handful of properties.  Whilst vehicles exiting the 

site in a southerly direction were required to travel along both Daniel Avenue and Trotters 

Drive to the Globe Derby Drive signalised intersection,  the volume of vehicles were low and 

easily supported by the existing road network. 

 

Council’s traffic section has reviewed the plans and supporting documentation including the 

CIRQA report dated 8
th

 May. Council’s traffic section concurs with the findings. 

 

Carparking 

 

Under the General Section, Design and Appearance, Principles of Development Control 32, 

33, 37, 38 and 40 state: 

 

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.  
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33  Development should be consistent with Australian Standard AS 2890 Parking facilities.  

37  Parking areas that are likely to be used during non daylight hours should provide 

 floodlit entrance and exit points and site lighting directed and shaded in a manner that 

 will not cause nuisance to adjacent properties or users of the car park.  

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

40  Parking areas should be line-marked to indicate parking bays, movement aisles and 

 direction of traffic flow.  

 

The carpark and driveway areas as shown on the site plan prepared by Iconstruct differ to the 

plans in the report prepared by CIRQA dated 8
th

 May 2017. As CIRQA are qualified traffic 

Engineers, the information in this report has been used for the assessment.  Based on the 

carpark layout within the plans, the number of carparks proposed onsite as 159, 117 spaces 

within the main carpark and 42 parallel parks. The CIRQA report in the discussion indicates 

160 onsite spaces will provided. The plans associated with the report identify only 159 spaces.   

  

The proposed development achieves in the main, the requirements of the above Principles of 

Development Control. Based on the use and the maximum number of patrons intended to 

attend the site, 120 spaces are required. The proposal will provide for up to 159 spaces on the 

site.  

 

The applicant’s traffic consultant (CIRQA) has indicated that the driveway and carparking 

areas have been designed in accordance with the “Australian/New Zealand Standard for 

Parking Facilities – Part 1: Off-street carparking” (AS/NZS 2890.1:2004) and  

Australian/New Zealand standard for parking facilities – Part 6: Off street parking for people 

with disabilities (AS/NZS 2890.6:2009).  

 

Pedestrian paths have also been provided adjacent the northern and southern boundaries of the 

subject site. These 1.5 m wide paths provide connections to the Port Wakefield Road Service 

Road as well as access to the facility for drivers parked within the driveway. Within the 

primary parking area, shared areas have been installed to provide a pedestrian connection 

between the buildings and proposed horse keeping / community garden / playground. 

 

The report does not identify or a delineate pedestrian link/crossing over the driveway from the 

carpark to the Prayer Hall and other buildings. This could be conditioned should the proposal 

be supported by DAP. 

 

Access for People with Disabilities  

 

Under the General Section, Transportation and Access, Principles of Development Control 30 

states: 

 

Development should be sited and designed to provide convenient access for people with a 

disability.  

 

Adequate onsite carparking will be provided for people with a disability.  Those carparking 

spaces will be located at the closest point to the main buildings given the parking layout 

proposed and separation of parking and buildings by the circulation aisle.  
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Landscaping 

 

Under the General Section, Landscaping, Fences and Walls, Objectives l states: 

 

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

landscaping works, using locally indigenous plant species where possible.  

 

Under the General Section, Landscaping, Fences and Walls, Principle of Development 

Control 1 states: 

 

Development should incorporate open space and landscaping and minimise hard paved 

surfaces in order to:  

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

 and broader plantings against taller and bulkier building components)  

(b)  enhance the appearance of road frontages  

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

(d)  minimise maintenance and watering requirements  

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

(f)  maximise shade and shelter  

(g)  assist in climate control within and around buildings  

(h)  minimise heat absorption and reflection  

(i)  maintain privacy  

(j)  maximise stormwater re-use  

(k)  complement existing vegetation, including native vegetation  

(l)  contribute to the viability of ecosystems and species  

(m)  promote water and biodiversity conservation.  

 

The applicant proposes landscaping adjacent all property boundaries. It would appear from 

the plan that over 10% of the site (generally required for non residential development) will be 

set aside for landscaping. Details of landscaping are minimal. As stated earlier in this report, 

Council’s Senior Landscape Design Officer has considered the plan and advised that the 

proposal is well considered and has merit. The basis of the design and proposed species is 

considerate of the location on the Adelaide Plains. The proposal seeks to screen the new built 

form from adjacent properties through the use of tree/ shrub plantings. 

 

Should the proposal be supported, a reserved matter requiring a more detailed landscaping 

plan which include Eucalyptus leucoxylon ‘Megalocarpa’ as a medium tree is required.   
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Stormwater Management 

 

Under the General Section, Natural Resources, Objective 5 states: 

 

Development consistent with the principles of water sensitive design. 

 

Under the General Section, Natural Resources, Principles of Development Control, 9, 10, 11 

and 12  state: 

 

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.  

10  Development should have adequate provision to control any stormwater over-flow 

 runoff from the site and should be sited and designed to improve the quality of 

 stormwater and minimise pollutant transfer to receiving waters.  

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.  

12  Development should include stormwater management systems to minimise the discharge 

of sediment, suspended solids, organic matter, nutrients, bacteria, litter and other 

contaminants to the stormwater 

 

The applicant has submitted a stormwater management plan, prepared by Combe Pearson 

Reynolds, Consulting Engineers (CPR) for the subject property.  The plan has been designed 

to comply with the following criteria; 

 

 Piped underground systems for 1in 10 year event; and 

 Overland flow for the 1 in 100 year event.  

 

Roof stormwater has also been designed to be captured and stored in detention tanks from 

where it will be controlled into existing swales on Port Wakefield Road.  The applicant has 

indicated that treatment of stormwater runoff from carparking areas will be either through 

Water Sensitive Urban design methods involving swales or by way of an underground 

pollutant trap. Council’s Development Engineer has reviewed than plan, deemed it adequate 

and indicated conditional support.   

 

 

Effluent disposal 

 

Under the General Section, Waste, Principles of Development Control 10 states: 

 

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 applicant has indicated that site will be connected to SA Water’s Waste water /sewerage 

system on the east side of Port Wakefield Road. 
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Flooding 

 

Under the General Section, Hazzard (Flooding), Objective 4 states: 

 

Development located and designed to minimise the risks to safety and property from flooding. 

 

Under the General Section, Hazzard (Flooding), Principles of Development Control 4 and 5 

states; 

 

4  Development should not occur on land where the risk of flooding is likely to be harmful 

to safety or damage property.  

5  Development should not be undertaken in areas liable to inundation by tidal, drainage 

or flood waters unless the development can achieve all of the following:  

(a)  it is developed with a public stormwater system capable of catering for a 1-in-100 

 year average return interval flood event  

 (b)  buildings are designed and constructed to prevent the entry of floodwaters in a 1-

  in-100 year average return interval flood event. 

 

Council’s Development Engineer has reviewed the plans and supporting information and 

advised that the site based on the details provided will achieve the requirements of the above 

Principles of Development Control . The site is not prone to flooding. 

 

 

Site Contamination  

 

Under the General Section, Hazard (Site contamination), Principle of Development Control 

22 states: 

 

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

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

suitable and safe for the proposed use. 

 

The applicant engaged Agon Environmental to carry out a preliminary site investigation on 

701-709 Port Wakefield Road, Globe Derby Park to determine if the site was suitable for the 

intended use.   

 

The objectives of the report was to; 

 Identify potentially contaminating activities (PCAs)which may have occurred on the 

site; and 

 Provide a preliminary assessment of risks to human health and the environment 

associated with any contamination which may have been caused by the identified  

PCAs on the site. 

 

The investigation revealed that the site historically had been used up to the 1960s for farming 

and  from 1970 for the trotting of horses. The report identified potentially contaminating  

historical land uses on the site however based on the site observations and consideration of 

the site history information, Agon considered the potential contamination risk as low. Agon 

concluded that the site did not pose any significant risk to human health or to the environment 

that would preclude its use as proposed. 
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Animal Keeping 

 

Under the General Section, Animal Keeping ,Objectives 1 and 2 state: 

 

1 Animals not kept at a density beyond the carrying capacity of the land or water.  

2 Animal keeping development sited and designed to avoid adverse effects on surrounding 

development.  

 

Under the General Section, Animal Keeping, Principles of Development Control 1and 4 

states; 

 

1  Animal keeping and associated activities should not create adverse impacts on the 

 environment or the amenity of the locality.  

4  A concrete drainage apron should be provided along the front of stables directing water 

 from wash-down areas onto a suitably vegetated area that can absorb all the water, or 

 into a constructed drainage pit.  

 

The applicant proposes to house a horse on the subject land for the benefit of the community.  

A shelter, feed storage area and compound within a fenced horse keeping area is also 

proposed. (refer site plan) 

 

The applicant has indicated that the stable/shelter and yard will be of a size, large enough for 

a horse to roll, lie down and move around. The height of the stable/shelter will be at least 60 

cm (2 ft) above poll (back of the head) of the horse when standing alert. The horse will 

always be able to access both the yard and stable/shelter. No details (materials to be used) of 

the structure has been provided. 

The dedicated exercise yard is to have a total area of 80 square metres and will be located 

next to the stables. The yard will be surfaced with a 10 cm layer of compacted rubble or 

dolomite topped with 15 cm of a suitable topping, such as sand, shell grit or sand woodchip 

mix and with a minimum slope of 1/30 to provide both a good surface and suitable drainage. 

 

The ‘horse keeping’ area as identified on the plans which incorporates the stable, exercise 

will also be used as an exercise and grazing area for the horse.  

 
The applicant has indicated that the horse manure will be regularly picked up from 
paddocks, bagged and composted for use on the gardens located on the subject land. 
Manure will be removed daily from stables, yards and the exercise area and stored in an 
area protected from rain and surface run-off. This will ensure that no manure or nutrient-
rich liquid drains into a watercourse. 
 
The applicant has indicated a commitment to ensuring that the health of the horse to be kept 

on the land is prioritised. 
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The onsite groundskeeper will be responsible for the care and supervision of the horse. 

The horse stables have been designed to ensure that the horse is comfortable regardless of 

weather or site conditions. 

 

The proposed horse keeping activity on the land will or is capable of complying with the 

above relevant provisions of the Development Plan. The materials and finishes of the stable 

can be conditioned to be in accordance with Principle of Development Control 9(a) and (b) as 

can a concrete drainage apron provided along the front of stables directing water from wash-

down areas onto a suitably vegetated area that can absorb all the water, or into a constructed 

drainage pit as required in Principle of Development Control 4.  

  

Regulated Trees 

 

Under the General Section, Regulated Trees, Objectives 1 and 2 state: 

 

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

 environmental benefit.  

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

 of the following attributes:  

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

(b) indigenous to the locality  

(c) a rare or endangered species  

(d) an important habitat for native fauna.  

 

Under the General Section, Regulated Trees, Principles of Development Control 1 and 2  

state: 

 

1  Development should have minimum adverse effects on regulated trees.  

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

 demonstrated that one or more of the following apply:  

(a) the tree is diseased and its life expectancy is short  

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

(c) the tree is causing damage to a building  

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

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

general interests of the health of the tree.  

 

The applicant proposes to remove a regulated tree (Sugar Gum) adjacent the southern 

property boundary . A report has been submitted by Arbocare Tree and Garden Solutions on 

behalf of the applicant justifying removal of the tree. The location of the Regulated Tree to be 

removed, Tree 5 (Eucalyptus cladocalyx- Sugar Gum) have been identified in Image 1 of the 

report.  

 

The Sugar Gum measures 2.92m circumferences as measured a metre above natural ground 

level. The tree has poor form and structure and is only average health. The arborist has 

identified major decay in the base compromising the structure. The main central trunk is 

dying out with epicormic growth now dominating the structure. Numerous recent major 

secondary trunk and ordered branch failures exist within the canopy.  The arborist is of the 

view that the tree poses a risk and should be removed. 
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The proposed Sugar Gum is not in my view notable and does not significantly contribute to 

the visual amenity of the locality. The sugar gum is indigenous to the West Coast and not the 

Globe Derby Area.   The tree is also not an endangered species nor in this case an important 

habitat for native fauna.  The tree if retained, given its poor structure and average health, will 

represent a safety risk to people using the site. 

 

Land Use Conflict 

 

Under the General Section, Interface between Land Uses, Objectives 1, 2 and 3 state: 

 

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

land uses.  

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

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

 

It could be argued that the proposal has been designed to achieve the requirements of 

objectives 1 and 2. The adverse impact of the use on this site is viewed as minimal and more 

related to the possible conflict between vehicles and sulky drivers using the local road system 

to and from the local trotting track.   

 

The more significant objective is 3, protecting desired land uses from encroachment of 

incompatible development.  It could be argued that the proposed use is not so different in 

nature that it could not co-exist with existing uses within the locality. Whilst the proposed 

development is for a Community Centre, it does incorporate a community garden and horse 

enclosure and stables, although not linked to trotting. The facility whilst having an overall 

floor area exceeding 1200m2 which is reasonable in size, will only support  a weekly 

congregation of up to 150 people and some 250 people for major events up to six times a 

year.  Adequate onsite carparking will be available on site and vehicles movements to and 

from the site have been viewed as not excessive and not likely to pose an unacceptable risk to 

public safety. That said, the proposal development will still be at odds with Policy Area 19’s 

intended direction for development within the Zone and existing character in general. 

 

Under the General Section, Interface between land Uses, Principle of Development Control  2 

and 6 state: 

 

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

 potential future land uses desired in the locality.  

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

minimise noise impacts to achieve adequate levels of compatibility between existing and 

proposed uses.  

 

It has been argued earlier in the report that the proposal will not have a detrimental impact on 

existing or future potential uses desired in the locality by way of noise or traffic. The 

proposed Community Centre during major events is not likely to generate detrimental levels 

of noise given the background noise generated by traffic on Port Wakefield road is extremely 

high and does have a detrimental impact from a noise point of view in this location. Although 

not confirmed, functions are likely to be within the proposed buildings.  
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13. CONCLUSION 

The applicant seeks Development plan consent for a mixed use development (Community 

Facility) comprising a prayer hall, dining hall and library / museum with associated facilities 

including playground, carpark, caretaker’s residence, community garden and horse enclosure 

and the removal of a regulated tree (Sugar Gum). 

 

The application was assessed as a Category 3 requiring public notification. 31 representations 

were received, 27 in opposition to the proposal. The representor’s principal concerns related 

to the inappropriateness of the use within the policy area and traffic movement through the 

adjacent local streets.  

 

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

provisions of the Salisbury Development Plan.  The assessment found that whilst the mixed 

use development proposed could co-exist with uses within the locality given that it is not 

likely to have a detriment impact on the amenity or ongoing horse related activities and 

operations of occupiers within the locality, the application should be refused as the Rural 

Living Zone (Bolivar Policy Area 19) is clear in its intent for existing and future development 

within the policy area.   

 

The desired character for the policy area encompasses land set aside for people living within 

detached dwellings on allotments accommodating stables, generally associated with the Globe 

derby Trotting facility.  The relevant principles and objectives reinforce this this view and 

provide no leeway by using the term “predominantly” for other uses other than those 

envisaged. 

 

A decision whether to grant approval or not should have due regard to all the provisions of the 

Development Plan and in particular the extent to which the proposal fits with the desired 

character of the locality. The characteristics of the locality should be afforded substantial 

weight when assessing the compatibility of the proposed development within its context.  

 

A core aspect of the rural living policy is in the distinction and direction of the policy areas. 

Each policy area contains a different character statement, Objectives and Principles of 

Development Control.  Bolivar Policy Area 19 that applies to this application sets out a clear 

direction development should take and is absent of any wording that contemplates any 

variation to the envisaged land uses.  It would appear the wording was intended to limit 

discretion on nonconforming developments.  

 

The question should be asked whether the departure of the proposed use from what is 

envisaged in the character statement and relevant Objectives and Principles of Development 

Control affect in any material way, the expressed purpose of the Policy Area.  Development 

within the Policy Area should be designed and sited to allow for the orderly expansion of 

residential development and horse keeping and should not be undertaken unless it is 

consistent with the desired character statement.  The departure in this case is considered 

substantial and unjustified in the circumstances.   
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The established character is low density residential development comprising detached 

dwellings on large allotment the majority containing stables with horse activities 

predominantly associated with trotting and the Globe Derby trotting facility. The character is 

well established and dates back to the initial creation of the zone when the Globe Derby Park 

trotting facility was established. As stated earlier in this report, approval of a use in this zone 

other than what is envisaged will represent a significant departure from the characteristic 

features of the locality and possibly open up opportunities for more non related development 

to occur which in time is likely to change the intended desired character. 

 

To approve the use would be acting in a manner that would not be favorable to achieving the 

desired goals expressed for the Bolivar Policy Area 19. 

 

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

 
 

14. STAFF RECOMMENDATION 

That the Development Assessment Panel resolve that: 

 

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

Salisbury Development Plan – Consolidated. 

 

B. That Development Application No 361/1144/2016/3B for a Mixed use development 

comprising Prayer Hall, Dining Hall and Library/Museum  with associated facilities, 

including playground, carpark, caretakers residence, community garden and horse 

enclosure, and the removal of a regulated tree. at 701-709 Port Wakefield Road, 

Globe Derby Park is not considered to be seriously at variance with the Objectives 

and Principles of the City of Salisbury Development Plan – Consolidated 5 May 2016 

but is REFUSED Development Plan Consent for the following reasons: 

 

The proposed development is not in keeping with the desired character of the locality 

and is at variance with the following Objectives and Principles of Development Control 

of the Salisbury  Council Development Plan consolidated 5
th

 May 2016: 

 

General Section 

 

Interface between Land Uses 

 

Objective 3 - Protect desired land uses from the encroachment of incompatible 

development 

 

Rural Living Zone 

 

Objective 1- A zone consisting of large allotments, detached dwellings and rural 

activities that do not adversely impact the amenity of the locality. 
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Bolivar Policy Area 19 

 

Objectives 1 - A policy area that accommodates low density residential development 

and stables on large allotments.  

  

Objective 2 - Residential development in association with the keeping of horses in close 

proximity of the South Australian Trotting Club (Globe Derby Park) facilities.  

 

Objective 3 - Development that contributes to the desired character of the policy area. 

 

Principle of Development Control 1 - The following forms of development are 

envisaged in the policy area:  

▪ detached dwellings on large allotments  

▪ domestic outbuilding in association with a detached dwelling  

▪ horse keeping  

▪ stables.  

 

Principle of Development Control 2 -Development should not be undertaken unless it is 

consistent with the desired character for the policy area.  

 

Principle of Development Control 3- Development should be designed and sited to 

allow for the orderly expansion of residential development and horse keeping. 

 
 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 15.06.17 13.06.17     
 

ATTACHMENTS 

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

1. Proposal Plans  

2. Application and Supporting Documentation  

3. Notice of category 3 Application, List of Representors and Representations  

4. Applicant's Response to Reprsentations  

5. Further Information from Applicant - Additional Reports  

6. Relevant Development Plan Exrtacts and Location Maps, Consolidated 5 May 2016   
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ITEM 5.1.2 

DEVELOPMENT ASSESSMENT PANEL   

DATE 27 June 2017 

APPLICATION NO. 361/128/2017/2A 

APPLICANT 3mt Solutions Pty Ltd 

PROPOSAL Two (2), Two Storey Dwellings 

LOCATION 32 Nelson Crescent, Mawson Lakes SA 5095 

CERTIFICATE OF Volume 6024 Folio 163 

TITLE 

AUTHOR Katherine Thrussell, Development Officer - Planning, City 

Development  
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Residential Zone 

Mawson Lakes Policy Area 22 

Classification of 

Development 

On merit 

Public Notification Category 2 

Public Notification Representations received: Fifteen (15) 

Representations to be heard: Five (5) 

Referrals - Statutory Nil 

Referrals – Internal Nil 

Development Plan Version Salisbury (City) Development Plan  

Consolidated 15 December 2016 

Assessing Officer Katherine Thrussell – Development Officer Planning 

Recommendation Grant Development Plan Consent Subject to Conditions 

Meeting Date 27 June 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: Site Photographs 

Attachment 6: 34 Nelson Crescent Floor Plans and Elevations 

Attachment 7: Relevant Development Plan Extracts, Consolidated 15 December 

2016 
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3. EXECUTIVE SUMMARY 

The applicant seeks approval for construction of two (2), two storey dwellings. 

 

The site is located within the Residential Zone, Mawson Lakes Policy Area 22.  The 

application was assessed “on-merit” and was subject to Category 2 public notification.  

Fifteen representations were received during the advertising period, five of whom have 

expressed a desire to be heard at the meeting.   

 

In addition to the representations noted above, a petition has been received in opposition to 

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

development at 32 Nelson Street was received at the Council Meeting held on the 22
nd

 of May 

2017.  Council resolved; 

 
The notice of petition in relation to Development Application 361/128/2017/2A – Application 

for 2 x Two Storey Dwellings at 32 Nelson Crescent, Mawson Lakes be received, noting that the 

matters raised in the petition will be considered by Council’s Development Assessment Panel in 

its assessment of the development application. 

 

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

the Salisbury Development Plan. The assessment found that: 

 

a) Residential development is clearly envisaged within the Residential Zone and 

Mawson Lakes Policy Area 22; 

b) The proposal is of a density considered, on balance, to be appropriate for the site 

and locality;  

c) The building design achieves a scale and form of development consistent with the 

locality; 

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

e) Adequate on-site car parking will be provided. 

 

4. SUBJECT SITE 

The subject site is a rectangular shaped parcel of land of 250m
2
 on a single allotment, referred 

to as lot 219 Volume 6024 Folio 163.  The site has direct frontage to Nelson Crescent and to 

The Bridges Village Reserve at the rear.  The site is vacant land. 

 

The site does not contain any Significant or Regulated Trees. 

 

Site photographs are provided on the following pages. 
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Site Photographs 

 

 

Photo 1:  Looking north east towards the subject site 

 

Photo 2:  Looking south east towards the subject site 
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Photo 3:  Looking west towards the subject site across The Bridges Lake 

Additional site photographs are contained in Attachment 5. 

5. LOCALITY 

The locality consists of predominantly two storey dwellings of various architectural styles 

including detached traditional homes and smaller attached townhouse development.  

Dwellings provided with direct frontage to the public reserve are typically designed with 

upper floor balconies to this frontage.  Pillar and open style tubular fencing is provided to 

dwellings fronting the lakefront where private open space for dwellings is typically provided 

to the lakefront.  The majority of properties in the locality are well maintained with open, 

landscaped front yards. 

 

The site is located within close proximity to areas of public open space including The Bridges 

Village Reserve which abuts the site immediately to the east and Anguilla Court Reserve to 

the south west.  Nearby to the north east is situated Parafield Airport.  The Mawson Lakes 

town centre is also nearby located south of the site, south of Elder Smith Road.  Public 

transport is provided along Elder Smith Road and via the Gawler Rail Line to the south west. 

 

Locality and contextual plans are provided below. 
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Source: Nearmap 

Legend 
 

Subject site 
 

Zone boundary 
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Source: Geocortex 

Legend 
 

Subject site 

 Properties Notified 

 Representor 
 

Locality boundary 
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Source: Geocortex 

 
Legend 
 

Subject site 

 Properties Notified 

 Representor 
 

Locality boundary 

 

6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The applicant seeks approval for construction of two (2), two storey dwellings. 

 

The dwellings will be 5m in width built to both side boundaries with varying depth up to 

21.5m, resulting in site coverage of 73% and 76% respectively.  The dwellings will be setback 

3.5m from Nelson Crescent and 1.5m from the rear reserve, (lakefront boundary).  A front 

porch is provided that protrudes forward of the front wall of the dwellings by 1.5m at ground 

level.  The upper level overhangs the ground floor at the rear thus creating a covered alfresco 

area and a balcony at upper level accessed from bedroom 1.   
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Dwelling 1 has a small service court provided at the rear of the garage.  Dwelling 2 is built to 

the north eastern boundary abutting dwelling 1 and a two storey boundary wall is proposed to 

the south western boundary adjacent 34 Nelson Crescent for a length of 8.4m and single 

storey boundary wall for a length of 5m to this boundary.  The upper floor is setback 1m from 

the side boundary except for the 8.4m section. 

 

Flat roof forms are provided, hidden by parapet walls of 800mm in height.  The external walls 

of the dwellings will be provided a rendered finish.  Balcony balustrades will be glass panels. 

 

Floor plans for the dwellings are similar.  The ground floor comprises an entry porch, entry 

hallway, single garage, laundry, wc, kitchen, meals, lounge and alfresco.  The upper floor 

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

bedroom 1) and a balcony accessed from bedroom 1. 

 

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

Attachment 2. 

 

By way of background, the plans that were originally submitted incorporated a two storey 

wall (dwelling 2) built to the south-western boundary having a length of 20m.  In addition, the 

front walls of the dwellings were setback 2m from Nelson Crescent to both the ground and 

upper floors.  Following an initial assessment, concerns were expressed in relation to these 

design aspects and subsequently the applicant revised the proposal to reduce the length of 

wall on the south-western boundary and to increase the front setback to the main wall to 3.5m. 

7. CLASSIFICATION 

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

(Consolidated 15
th

 December 2016).  Development of the kind proposed is neither listed as 

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

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

Development Plan. 

8. PUBLIC NOTIFICATION 

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

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

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

 

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

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

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

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

consequent on the construction of the following: 

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

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

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

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

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

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

added) 
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The proposal consists of two (2) 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 6
th

 April 2017 and 26
th

 April 

2017.  Council received fifteen (15) representations, fourteen (14) in opposition to and one (1) 

in support of the proposal during the public notification period as follows: 

 

Representations received  

Representations received Support / Oppose Wish to be Heard 

1 A Marling-Bauer & P R Bauer  
34 Nelson Cres, MAWSON LAKES  SA  5095 

Oppose √ 

2 K & S A Roche 
47 Nelson Crescent,  

Oppose √ 

3 S M Renfrey, 
53 Nelson Cres, MAWSON LAKES  SA  5095 

Oppose √ 

4 R P & T Dellow 
49 Nelson Cres, MAWSON LAKES  SA  5095 

Oppose √ 

5 D Murphy and E J T Murphy 
51 Nelson Cres, MAWSON LAKES  SA  5095 

Oppose √ 

6 B J Murphy 
61 Nelson Cres, MAWSON LAKES  SA  5095 

Oppose 
 

7 N R Mallampati 
41 Nelson Cres, MAWSON LAKES  SA  5095 

Oppose 
 

8 S J Hilton and L M McRobert 
43 Nelson Cres, MAWSON LAKES  SA  5095 

Oppose 
 

9 G A Benton and J A Benton 
30 Nelson Crescent, MAWSON LAKES SA 
5095 

Oppose 
 

10 K S Chang 
45 Nelson Cres, MAWSON LAKES  SA  5095 

Support 
 

11 A Caruso 
12 Cozumel St, MAWSON LAKES  SA  5095 

Oppose 
 

12 D Mathews 
37 Nelson Cres, MAWSON LAKES  SA  5095 

Oppose 
 

13 J Lablrin 
8 Cozumel St, MAWSON LAKES  SA  5095 

Oppose 
 

14 T Afrin 
16 Cozumel St, MAWSON LAKES  SA  5095 

Oppose 
 

15 N R Mallampati 
41 Nelson Crescent, MAWSON LAKES SA 
5095 

Oppose 
 

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

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

in the table below: 
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Summary of Representations 

Representation Applicant’s Response 

Encumbrance 

 The Encumbrance required that construction 

commence within 18 months, this has not 

occurred; 

 The Encumbrance stipulated that a single 

dwelling only would be constructed on the 

land; 

 The Encumbrance requires that building 

should not occur with 1m of the side 

boundary adjacent 34 Nelson Crescent; 

 The Encumbrance should be adhered to. 

 Encumbrance controls ceased in 2015. 

Building Setbacks 

 Boundary walls will negatively impact 34 

Nelson Crescent and adversely affect 

existing private open space; 

 Party walls should not be approved without 

neighbour consent. 

 The proposed development provides side 

setbacks along boundaries.  Variation is 

provided through the incorporation of an 

internal courtyard.  Side and rear 

setbacks are consistent with adjoining 

development to the east. 

 Front setbacks are consistent with 

adjoining properties. 

 There are no party walls proposed to 34 

Nelson Crescent. 

 The upper floor of dwelling 2 is setback 

from the side boundary to minimise 

overshadowing and visual impact. 
 

Overshadowing 

 Shadowing will occur to 34 Nelson 

Crescent. 

 The proposal has been amended since 

lodgement to reduce overshadowing 

impacts. 

Traffic and Vehicle Parking 

 Parking on the street is an existing issue 

that will be further exacerbated as 

additional visitors are expected to the site; 

 On street car parking will be reduced. 

 Difficulties exiting properties as a result of 

multiple vehicles parked on the road. 

 The proposed development will provide 

sufficient on site car parking in 

accordance with the relevant provisions 

of the Development Plan. 

Noise 

 The close proximity of the dwellings will 

give rise to excessive noise; 

 Additional traffic noise. 

 No response provided 
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Other 

 The character of the street will change; 

 There will be a negative impact on property 

values; 

 Damage to the road resulting from additions 

to underground service installation; 

 Stormwater management; 

 A single dwelling only should be approved 

on the site; 

 No further subdivision should be approved 

within “The Bridges”. 

 The proposed dwellings are consistent 

with the existing character of the 

neighbourhood.  Similar dwellings exist 

on Nelson Crescent and throughout “The 

Bridges”; 

 The proposed dwellings will contribute 

to the street by developing a vacant site; 

 Stormwater drainage will be provided 

within the site. 

In addition to the representations noted above, a petition has been received in opposition to 

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

development at 32 Nelson Street was received at the Council Meeting held on the 22
nd

 of May 

2017. 

9. DEVELOPMENT DATA 

Site Characteristics Guideline Proposed 

Site Area Not Stated 125m
2 

per dwelling 

Site Dimensions Not Stated 5m wide x 25m deep each lot 

Site Gradient Not Stated Generally level 

Easement Not Applicable Nil 

Design Characteristics  Guideline Proposed 

Site Coverage   

 Buildings only  Qualitative provision only 73% - Dwelling 1 

76% - Dwelling 2 

Building Height   

 Storeys Qualitative provision only 2 storeys 

2.7m ceiling height to both 

levels 

Set-backs   

 Primary street Qualitative provision only 3.5m to front wall of 

dwelling, 

The front porch protrudes 

forward of the front wall by 

1.5m. 

 Secondary street  Not applicable 

 Side(s) Qualitative provision only On boundary – Dwelling 1 

On boundary and 1m – 

Dwelling 2 

 Garage / Carport Qualitative provision only 5.5m 
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Boundary Walls   

 Length Qualitative provision only Dwelling 1 is proposed 

boundary to boundary for a 

length of  20m  

Dwelling 2 is built to the 

boundary (abutting the 

boundary wall of dwelling 1) 

and has two boundary walls 

on the south western 

boundary, 8.4m (two storey) 

and 5m (single storey). 

 Height Qualitative provision only 6.5m generally 

3m – single storey section 5m 

in length to south western 

boundary for Dwelling 2  

Private Open Space   

 Site Area < 250m
2
 35 m

2
 33.5m

2
 

 22.5m
2
 –  Ground floor 

(4.5m x 5m); 

 11m
2
 – Upper floor 

balcony  

 

 Dimensions Minimum dimension 4m 

> 2.5 m 
 4.5m x 5m – Ground floor  

 Minimum 2.5m achieved 

to balconies: 

(2.5m x 4.47m) – Dwelling 1 

11m
2
 - Upper floor balcony 

(3m x 3.76m) – Dwelling 2 

Car Parking & Access   

 Number of parks 4 

2 spaces per dwelling, 1 

covered 

2 per dwelling 

Single garage under the main 

roof. 

Visitor space provided 

directly in front of garage. 

 Driveway width Qualitative provision only 3m, Single crossover 

 Garage door width 6m or maximum 50% of 

allotment frontage, 

whichever is the lesser 

distance. 

2.4m 

<50% allotment width 

Affected Trees   

 Significant Nil  

 Regulated  Nil  

Street Infrastructure   

 Crossover Not Stated Two new crossovers will be 

provided to existing rollover 

kerb 

 Trees Not Stated There are no street trees 

affected by the development 
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Flooding   

 Qualitative provision only The finished floor levels and 

stormwater drainage are 

acceptable. 

Roof runoff is discharged to 

the lake. 

10. 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 15
th

 December 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 15
th

 December 2016, is contained 

in Attachment 7.  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) 

Principle of Development Control 1 of the Mawson Lakes Policy Area 22 further states that: 

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

affordable housing   

dwelling (emphasis added) 

Residential development in the form of two storey dwellings is clearly an appropriate form of 

development in the Residential Zone and Mawson Lakes Policy Area 22 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… 

…A full range of dwelling types on a variety of allotment sizes will be provided, including 

affordable housing, special needs housing and housing for the aged in appropriate locations… 
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…Residential development will reflect a variety of building styles, yet where a consistent 

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

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

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

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

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

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

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

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

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

solar access maintained. 

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

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

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

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

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

The following extract from the Desired Character Statement for the Mawson Lakes Policy 

Area 22 states that: 

 
The policy area will be comprised primarily of low density residential development with sections 

of medium density housing in areas which have good access to essential services and are located 

in close proximity to centres, shops, public transport or major employment nodes, or adjacent to 

areas of public open space. Medium density housing will be in the form of smaller detached 

dwellings, semi-detached dwellings, row dwellings, residential flat buildings and group 

dwellings.  

 

Residential development within the policy area will range in height from 1 to 3 storeys, or 3 to 4 

storeys where it is in the form of medium density housing and it is located within a concentrated 

node of medium density development. 

 

The proposed dwelling net density will be 80 dwellings per hectare which fits in the high 

density category as defined in the document entitled “Understanding Residential Densities; A 

Pictorial Handbook of Adelaide Examples” prepared by the Government of South Australia.  

High density is defined as greater than 67 net dwellings per hectare.  Based on this definition 

the proposed development will fall within the high density category. 

 

The Policy Area envisages areas of medium density housing in the form of detached 

dwellings, semi-detached dwellings, row dwellings, residential flat buildings and group 

dwellings in areas that have good access to essential services and facilities.  The site is located 

within walking distance to public areas of open space; public transport and local shopping as 

follows: 

 

 The Bridges Village Reserve abuts the site immediately to the east and Anguilla Court 

Reserve is located to the south west.   

 Public transport is provided by way of bus and rail; with bus stops on Main Street and 

at the Mawson Interchange which is approximately 220m to the south west. 

 The main shopping precinct is located within approximately 600m of the site to the 

south and additional convenience stores are located within 200m on Elder Smith Road 

and Metro Parade. 

 Education is also located nearby; Mawson Lakes School within 1.2km, University of 

South Australia within 900m and Endeavour College within 1.5km. 
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The proposed density of 80 net dwellings per hectare is at variance with the Policy Area 

however the proposed form of development is considered to be compatible with existing 

development in the locality.  The established character of the locality is one of medium to 

high density development.  Existing allotment sizes range from 138m
2
 to 490m

2
.  The two 

dwellings located north east of the site at 28 & 30 Nelson Crescent achieve a density of 73 net 

dwellings per hectare and the dwellings at 22A-26B Nelson Crescent achieve a density of 60 

net dwellings per hectare. 

 

It is acknowledged that the net density is the highest in the immediate locality.  However, the 

density is not considered to be so excessive so as to be out of character with the locality.  The 

overall form of development as it will appear from the street and reserve will be compatible 

with existing development in the locality in terms of building form (ie. Detached dwellings), 

setbacks and height.  The dwelling density at 28 and 30 Nelson Crescent is also only 

marginally less (73 net dwellings as opposed to 80 net dwellings) than the proposed density 

and it is noted that in the broader locality, for example, at Azores Court, the dwelling density 

is similar (79 net dwellings). 

 

In summary, the proposed allotment size and density is considered to be on-balance 

acceptable.  

 

Building Height 

 

Principles of Development Control 2 & 3 of the Mawson Lakes Policy Area 22 state that: 
 

2  Low density residential development should result in net densities of 35 dwellings per 

hectare or less and a maximum building height of no more than 3 storeys.  

 

3  Medium density residential development should result in net densities of between 35 and 70 

dwellings per hectare and have a maximum building height of at least 3 storeys and no 

more than 4 storeys. 

 

Buildings up to 4 storeys are anticipated in the Policy Area.  The proposed building height at 

two storeys is compatible with adjacent development, the majority of which are two storeys. 
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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 proposed dwellings are setback 3.5m from the front property boundary and 5.5m to the 

garage.   Front porches, having a depth of 1.5m, are also proposed forward of the main wall, 

meaning the nearest part of the dwellings will be setback 2m from the front boundary.  The 

adjacent dwellings at 30 and 34 Nelson Crescent are setback 4m and 3.4m respectively from 

the front boundary to the main wall and have front porches that protrude forward 2m and 

945mm respectively, thus resulting in a front setback to the porch of 2m and 2.5m.  Therefore, 

the front wall and porch of the new dwellings will be similar in setback to the neighbouring 

dwellings.  It is also noted that other dwellings within the locality are typically setback 

between 3m and 3.5m to the main wall with projecting entry porches. 

 

The front setback is therefore considered to be compatible with existing development. 

 

Side Setbacks 

 

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

Control 16 and 17 state that: 

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

(a)  contribute to the desired character of the area  

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

and vehicle movement.  

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

height of the building increases to:  

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

(b) minimise the overshadowing of adjoining properties. 
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The upper floor of dwelling 2 is setback 1m from the south western boundary except for the 

first 8.4m length of wall at the front which has both floors on the boundary.  The two storey 

boundary wall is located adjacent the neighbouring garage wall as shown in figure 1 below (a 

copy of the approved plans for 34 Nelson Crescent are contained in Attachment 6.  The north 

facing wall of 34 Nelson Crescent comprises one upper floor window to the bathroom and 

there are ground floor windows to the wc and family room and a glass sliding door to the 

laundry. 

 

The proposed dwelling has given regard to the siting and design of the neighbouring dwelling 

and has sought to minimise visual impact and overshadow by having the two storey wall 

element at the front adjacent the neighbouring garage and setting the upper storey off the side 

boundary as it relates to the neighbouring side yard.  It is accepted that there will be some 

visual impact on the outlook from the neighbouring family room window as a result of the 

single storey wall on the boundary with the upper storey set 1m off, however it is noted that 

the principle outlook for the neighbouring dwelling and primary open space is to the rear 

overlooking the lake.  It is common in this locality for side wall elements to be located on or 

in close proximity to side boundaries. 

 

 
Figure 1: Dwelling 2 south west facing side wall locations 

Legend 
 

Proposed ground floor setback 

 Proposed upper floor setback 

 

Dwelling 1 is of two stories built boundary to boundary and will abut the two storey boundary 

wall at 30 Nelson Crescent.  As the two storey wall will abut an existing two storey wall there 

will be no negative impact on the dwelling at 30 Nelson Crescent. 

 

Rear Setbacks 

 

The dwellings will be setback 1.5m from the rear boundary to the alfresco and upper floor 

balcony and 4.5m to the ground floor rear wall.  The adjacent dwelling at 30 Nelson Crescent 

is setback 1.5m to the ground floor alfresco and upper floor balcony and 3.5m to the rear wall.   

The adjacent dwelling at 34 Nelson Crescent is setback 1.3m to the ground floor alfresco and 

4.5m to the rear wall. 

 

Views from adjacent dwellings to the lakefront will not be impeded by the proposed setbacks 

of the proposed dwellings as demonstrated in figure 2 below. 
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Figure 2: Proposed siting shown in context (source Geocortex and 3MT Solutions) 

Legend 

 Location of rear setback 

 

The rear setbacks are consistent with existing built form setbacks in the locality.   

 

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 dwellings is consistent with existing built form 

within the locality.  The rendered facades together with the rendered parapet walls, aluminum 

framed awning windows and glass balustrades are of contemporary appearance to both the 

street and lakefront.  The dwellings are designed with a number of vertical and horizontal 

elements and variation in setbacks that provide articulation to the street.  Upper floor 

balconies are provided to the rear address accessible from bedroom 1 which provides greater 

articulation and passive surveillance.  Balcony balustrading is open in nature thus allowing 

views to the reserve and minimising bulk. 

 

External materials will include rendered walls, glass balustrading and panel lift garage doors.  

Such materials are of a high standard and compatible with adjacent development. 

 

In summary, it is considered that the design and appearance of the building incorporates 

positive design elements encouraged by the Development Plan. 

 

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. 

The applicant has submitted shadow diagrams in support of the development.  The shadow 

diagrams show that the north side wall and yard of the adjacent dwelling will be in shade 

between 9am and 3pm at the Winter Solstice.   It is noted that all of the north facing windows 

other than the family room window at ground level are for non-habitable rooms (i.e. wc, 

laundry and bathroom).  The side yard of the adjacent dwelling forms part of the private open 

space for this dwelling however is not considered the primary area of private open space as it 

is not directly accessible from internal living areas. 
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The proposal does not satisfy Principle of Development Control 11 quoted above; this is a 

deficiency in the proposal.  While this is acknowledged, it is noted that increasing the setback 

of the upper wall to a distance of 2m would not reduce the extent of shade to the ground floor 

family room window or side yard at the Winter Solstice.  Typically a 2m side setback is 

appropriate for upper wall elements and this will be sufficient to reduce overshadow to upper 

storey windows, however, as the family room window is at ground floor level, it will be 

difficult to construct any two storey dwelling on this site without resulting in a significant 

amount of overshadow of this window. 

Notwithstanding the above, the shadow diagrams show that 50% of the main area of the 

private open space will receive direct sunlight for at least 2 hours in the morning period.  The 

side yard as mentioned above will not receive direct sunlight.  However, as this is not the 

primary area of private open space of this dwelling and is rather a service yard, the extent of 

overshadow is considered to be acceptable in this particular situation, noting also that some 

degree of overshadow is common in this locality due to the narrow allotment widths and 

limited side setbacks. 

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. 

There is one south facing window to a habitable room for dwelling 2 (bedroom 2).  This is 

provided with fixed obscure glass to 1.7m above upper floor level.  This design element will 

prevent overlooking into habitable room windows or onto the private open space of adjoining 

dwellings. 

Rear windows are not provided with screening as these are screened by the external balcony 

walls and they face the lakefront reserve.  Surveillance is encouraged to this address. 

Screening is also not required to the windows of the courtyard of dwelling 1 as the courtyard 

is adjacent the side boundary wall of 30 Nelson Crescent. 

Visual privacy therefore satisfies Principle of Development Control 29 quoted above. 

 

Car Parking 
 

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.  



ITEM 5.1.2   

City of Salisbury  Page 371 

Development Assessment Panel Agenda - 27 June 2017 

 I
te

m
 5

.1
.2

  

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

parking needs associated with the development. 

 

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

parking spaces for dwellings as follows: 

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

 

Both dwellings are served by one covered parking space (single garage) and one visitor space 

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

Sal/2 and PDC 32. 

 

It is accepted that the development will involve establishment of two new crossovers to 

Nelson Crescent, thereby reducing the availability of on street car parking that is currently 

available.  However, it is noted that a double garage and driveway would result in a similar 

loss of on street parking to this proposal.  Positioning the driveway of dwelling 2 on the south 

western side of the property would not result in retention of additional on street parking. 

 

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

 

Private Open Space 

 

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

Control 24 states that: 

 

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

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

 
Site area of 

dwelling  

Minimum area of 

private open space  

Provisions  

250 square 

metres or 

greater  

20 per cent of site 

area  

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

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

greater.  

One part of the space should be directly accessible from a 

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

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

and a maximum gradient of 1-in-10.  

Less than 250 

square metres  

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

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

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

and has an area of 16 square metres with a minimum 

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

 

The dwellings are served by areas of private open space adjacent the rear wall of the 

dwellings in the form of ground level covered alfresco and upper level balconies. This 

configuration is consistent with dwellings within the locality which are served by private open 

space to the lakefront. 

 

The ground level private open space is directly accessible from an internal living area and is 

east facing.  The upper level balconies provide additional private open space.  While the 

balconies are accessed from bedroom 1 rather than a living area, they will make a positive 

contribution to the internal amenity for occupants, particularly as they are oriented to the lake. 
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Both dwellings are provided with 33.5m
2
 of private open space and achieve a minimum 

dimension of 4.5m.  While this is 1.5m
2
 less than the expressed standard under Principle of 

Development Control 24 quoted above, this is considered to be acceptable taking into 

consideration the direct access to a substantial area of public open space immediately adjacent 

at the rear. 

 

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

the internal living areas and will be of level grade consistent with Principle of Development 

Control 24. 

 

Additional matters raised by Representors 

 

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

representors during the public notification process: 

 

 Encumbrance compliance 

 Behaviour of occupiers; and 

 Devaluing of property values. 

 

These matters are discussed below: 

 

Encumbrance Compliance 

 

The obligations of the encumbrancor (the Urban Renewal Authority through Delfin Lend 

Lease) to administer and enforce the Mawson Lakes encumbrance ceased on 1 January 2015. 

This was provided for in the encumbrance document.  Council has no role in the 

administration of the Encumbrance, and encumbrance compliance is not relevant to the 

planning assessment under the Development Act 1993.  It is also noted that the Encumbrance 

remains in place, however there is no nominated enforcement body, as such any alleged 

breach is a civil matter between property owners. 

 

Behaviour of occupiers 

 

This matter is not a relevant development assessment matter.  Council has no control over 

who may occupy the dwellings.    

 

Devaluing of Property Values 

 

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

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

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

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

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

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

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

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

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

assessing development and decision making’  
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11. CONCLUSION 

The applicant seeks approval for construction of two (2), two storey dwellings 

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

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

 

a) Residential development is clearly envisaged within the Residential Zone and Mawson 

Lakes Policy Area 22; 

b) The proposal is of a density considered, on balance, to be appropriate for the site and 

locality;  

c) The building design achieves a scale and form of development consistent with the 

locality; 

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

e) Adequate on-site car parking will be provided. 

 

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

conditions. 

 
 

12. 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 15 December 2016. 

 

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

GRANTED to application number 361/128/2017/2A for Two (2), Two Storey 

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

subject to the following conditions: 

 

Reserved Matters: 

 

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

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

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

 

1. The Applicant shall submit a Landscaping Plan, drawn to scale, which shall include 

all of the following: 

 

a. Location for all designated landscaped areas; 

b. Planting of shade trees, shrubs and groundcovers within the designated 

landscaped areas; 

c. Details of irrigation management. 

 

 

 

 

 

 

Development Plan Consent Conditions 



ITEM 5.1.2   

Page 374 City of Salisbury 

Development Assessment Panel Agenda - 27 June 2017 

 I
te

m
 5

.1
.2

  

 

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 

8716-1 Siteworks and Drainage 

Plan 

27/01/17 Jim Pantzikas & 

Associates 

Sheet 1 of 6, 

Revision 2 

Site Plan 28/02/17 3MT Solutions 

Sheet 2 of 6, 

Revision 2 

Dwelling 1 Ground Floor 

Plan 

28/02/17 3MT Solutions 

Sheet 3 of 6, 

Revision 2 

Dwelling 1 Upper Floor 

Plan 

28/02/17 3MT Solutions 

Sheet 4 of 6, 

Revision 2 

Dwelling 1 Elevations 

1,3,5 & 6 

28/02/17 3MT Solutions 

Sheet 5 of 6, 

Revision 2 

Dwelling 1 Elevations 2 

& 4 

28/02/17 3MT Solutions 

Sheet 6 of 6, 

Revision 2 

Dwelling 1 Details 28/02/17 3MT Solutions 

Sheet 1 of 6, 

Revision 2 

Site Plan 28/02/17 3MT Solutions 

Sheet 2 of 6, 

Revision 2 

Dwelling 2 Ground Floor 

Plan 

28/02/17 3MT Solutions 

Sheet 3 of 6, 

Revision 2 

Dwelling 2 Upper Floor 

Plan 

28/02/17 3MT Solutions 

Sheet 4 of 6, 

Revision 2 

Dwelling 2 Elevations 1, 

3 & 5 

28/02/17 3MT Solutions 

Sheet 5 of 6, 

Revision 2 

Dwelling 2 Elevations 2 

& 4  

28/02/17 3MT Solutions 

Sheet 6 of 6, 

Revision 2 

Dwelling 2 Details 28/02/17 3MT Solutions 

 

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

plans. 

 

2. The designated landscaping areas approved by Council under Reserved Matters shall 

be planted with shade trees, shrubs and ground covers as appropriate to achieve a high 

level of residential amenity.  All landscaping shall be maintained (including the 

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

the reasonable satisfaction of Council at all times. 

 

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

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

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

stormwater is discharged onto any adjoining land. Surface stormwater is to be 

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

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

property for the major storm event ARI = 100 years. 

 

Reason: To ensure flood protection of the buildings 

 

 
 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 15.06.17 09.06.17     
 

ATTACHMENTS 

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

1. Proposal Plans  

2. Supporting Information  

3. Notice of Category 2 Application and Representations  

4. Applicant Response to Representations  

5. Site Photographs  

6. 34 Nelson Crescent Floor Plans and Elevations  

7. Relevant Development Plan Extracts, Consolidated 15 December 2016   
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