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 AGENDA 

FOR COUNCIL ASSESSMENT PANEL MEETING TO BE HELD ON 

28 NOVEMBER 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 J Watson  

 

REQUIRED STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos 

Development Officer – Planning, Mr C Carrey 

Development Officer – Planning, Ms M Molinaro  

  

APOLOGIES  

LEAVE OF ABSENCE    

PRESENTATION OF MINUTES 

Presentation of the Minutes of the Council Assessment Panel Meeting held on 24 October 

2017.   

DECLARATIONS OF CONFLICTS OF INTEREST  
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REPORTS 

Development Applications 

5.1.1 361/1282/2017/2B ................................................................................................... 7 

 Waste Depot (temporary storage of waste oil) in Association with Existing 

Industrial Activities (Exact Mining) for Exact Mining Services at 43-45 & 47 

Hawker Road, Burton SA 5110 and 71 & 79-85 Helps Road, Burton SA 5110 

5.1.2 361/241/2017/2A ................................................................................................. 175  

 

Twelve (12) two storey dwellings, combined fence & retaining walls (maximum 

height 3.5m) and associated internal driveway, car-parking & landscaping at 231 

Bridge Road, Ingle Farm for Distinctive Homes Pty Ltd 

 

OTHER BUSINESS 

5.2.1 Council Assessement Panel Operating Procedures ............................................. 307   

5.2.2 Status of Current Appeal Matters and Deferred Items 

5.2.3 Policy Issues is Arising from Consideration of Development Applications 

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 COUNCIL ASSESSMENT PANEL MEETING HELD IN THE COUNCIL 

CHAMBER, 12 JAMES STREET, SALISBURY ON 

24 OCTOBER 2017 

 

MEMBERS PRESENT 

Mr D Wallace (Presiding Member) 

Mr R Bateup 

Ms L Caruso 

Ms S Johnston 

Mr J Watson  

 

 

STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos 

Principal Planner, Mr G Pantelos  

  

The meeting commenced at  6:00 pm. 

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

 

APOLOGIES  

Nil 

PRESENTATION OF MINUTES 

The Panel resolved that: 

The Minutes of the Development Assessment Panel Meeting held on 25 July 2017, be taken and 

read as confirmed. 

DECLARATIONS OF CONFLICTS OF INTEREST  

 

Nil 
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Item 5.2.1 was brought forward in the agenda for consideration. 

OTHER BUSINESS 

5.2.1 Council Assessment Panel General Operating Procedures 
 

 
The Council Assessment Panel resolved by consensus: 

1. That the City of Salisbury Council Assessment Panel General Operating 

Procedures forming an attachment to the agenda report be adopted, with 

amendments as agreed by the Panel to: 

 Clauses 6.5 and 6.6 regarding consensus and voting procedures. 

 Clause 7.3 regarding adoption of the minutes. 

2. That Ms Linda Caruso be appointed as the Deputy Presiding Member to the 

Council Assessment Panel for the term to 31 May 2019. 

 

REPORTS 

Development Applications 

5.1.1 361/1144/2016/3B 
 

 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 

  

 

REPRESENTORS 

 

Ms Rosa Frezza spoke to their representation. 

 

Ms Lois Randall spoke to their representation. 

 

Mr V King spoke to their representation. 

 

Mr Des Nolan spoke to their representation. 

 

Mr Johnny Tran spoke to their representation. 

 

 

Mr George Manos (Botten Levison Lawyers) and Mr Callum Little (Town Planning 

Advisors), spoke on behalf of the applicant. 
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Mr R Bateup moved, and the Council Assessment Panel resolved: 

 

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. 

 

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.  
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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. 

 

  

 

OTHER BUSINESS 

 

5.2.2 Status of Current Appeal Matters and Deferred Items 

 The Panel was provided an update on the appeal 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.  The appeal has been heard by the ERD Court and is pending a 

decision. 

5.2.3 Policy Issues is Arising from Consideration of Development Applications 

 The Panel flagged the desirability of further review of policy applying to places of 

worship and related community facilities, including appropriate zones for such 

land uses and performance requirements. 

5.2.4 Future Meetings & Agenda Items 

Next meeting scheduled for Tuesday 28 November 2017. 

 

 

The meeting closed at 8:06 pm. 

 

PRESIDING 

MEMBER……………………………………….. 

 

DATE……………………………………………. 
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ITEM 5.1.1 

COUNCIL ASSESSMENT PANEL   

DATE 28 November 2017 

APPLICATION NO. 361/1282/2017/2B 

APPLICANT Exact Mining Services 

PROPOSAL Waste Depot (temporary storage of waste oil) in Association with 

Existing Industrial Activities (Exact Mining) 

LOCATION 43-45 & 47 Hawker Road, Burton SA 5110 and 71 & 79-85 Helps 

Road, Burton SA 5110 

CERTIFICATE OF  

TITLE CT-5566/142; CT-5566/144; CT-6008/880; CT-6018/51; CT-

5991/483 

AUTHOR Chris Carrey, Development Officer, City Development  
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Urban Employment Zone 

Application Type Merit 

Category 2 

Public Notification Representations received: Five (5) 

Representations to be heard: Two (2) 

Referrals - Statutory Environment Protection Authority (EPA) 

Referrals – Internal Development Engineering 

Development Plan Version Salisbury Council Development Plan 

Consolidated 15 December 2016 (Subject to Gazette Notice 

19 January 2017 incorporating authorised amendment to the 

Development Plan under Section 29(2) (b) (ii) of the 

Development Act 1993 – not relevant to this application). 

Assessing Officer Chris Carrey, Development Officer, City Development 

Recommendation Grant Development Plan Consent subject to Conditions 

Meeting Date 28 November 2017 

2. REPORT CONTENTS 

Assessment Report 

 

Attachment 1: Proposal Plans and Supporting Information 

Attachment 2: Notice of Category 2 Application and Representations Received 

Attachment 3: Applicant Response to Representations 

Attachment 4: EPA Response 

Attachment 5: Relevant Development Plan Extracts and Location Maps, 

Consolidated 15 December 2016  
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3. EXECUTIVE SUMMARY 

The applicant seeks Development Plan Consent for a change of use to ‘waste depot’ in 

addition to and in association with existing on-site activities of the Exact Mining Group.  The 

proposal involves the temporary storage of waste oil, which is generated off site and then 

transported to the subject site, prior to its removal off-site in bulk for processing at an 

appropriate waste facility. 

 

Approximately 182,000 litres of waste oil will be stored at the site each year.  The waste oil 

will be stored in 1000 litre intermediate bulk containers (IBCs), held within a bunded 

hydrocarbon container (capacity 9000 litres) which is located inside a bunded concrete kerb 

with sump (capacity 48,400 litres). 

 

The waste oil will be removed from the site on a weekly to fortnightly basis by an external 

contractor. 

 

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

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

 

 The proposed development seeks to support and improve the efficiencies of an 

established industrial land use which is considered appropriate within the Urban 

Employment Zone. 

 While the development site is located in close proximity to a number of 

residential dwellings and within the recommended separation distance applied 

by the Environment Protection Authority (EPA), appropriate mitigation 

measures have been proposed with regards to noise, air quality, waste and water 

management to protect the amenity and health of the locality.  The EPA 

concluded that the development will not result in unacceptable environmental 

impacts or nuisance (subject to one directed condition of approval). 

 There are no anticipated visual impacts associated with the proposal having 

regard to the location where the waste oil is to be stored, boundary setbacks and 

screening provided by existing buildings. 

 The traffic impacts associated with the proposal have been appropriately 

addressed and there will be little, if any, change to existing external traffic 

movements on public roads in the locality. 

 

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

conditions. 
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4. BACKGROUND 

The subject site operates as an established facility for storage, servicing and administration 

associated with the Exact Mining Group which operates across the mining, civil, agricultural 

and transport sectors.  

 

Previous development authorisations have been granted by Council in relation to activities 

associated with the subject site. These approvals include: 

 

- DA 361/288/2008 Two industrial buildings (servicing and repairs of mining 

equipment) with associated offices, car parking and landscaping 

- DA 361/835/2009 Wash bay in association with workshop 

- DA 361/30/2013 Change in use of a warehouse to store and office (47 Hawker 

Road) and the construction of a workshop with associated two storey office, washbay 

canopy, car parking and landscaping in association with existing workshop (servicing 

and mechanical repairs) 

 

These earlier approvals have established land use activities, existing built form, access and 

maneuvering arrangements across the site.  As discussed in the public notification section of 

this report, representations have been received which raise concern with existing on-site 

activities.  The applicant has sought to engage with the representors to address these concerns 

and those relating to this development application. 

5. SUBJECT SITE 

Exact Mining Group operates across 43-45 Hawker Road, 47 Hawker Road, 71 Helps Road 

and 79-85 Helps Road, Burton which is considered to be the “subject site”.  The location of 

the proposed development is at 43-45 Hawker Road which is identified as the “development 

site”.  The main office and administration facilities for Exact Mining are located at 47 Hawker 

Road.   

 

The development site has its main frontage and access via Hawker Road.  The rear boundary 

is located on Helps Road, where there is an existing point of access. 

 

There are a number of existing buildings located on the development site including; an 

existing wash bay and workshop located in the south-west corner adjacent Helps Road; a 

former dwelling adjacent Helps Road which is used for staff amenities; and existing 

workshop and car parking to the north-west closer to Hawker Road.  The majority of the 

development site is sealed with rubble type surface treatments only, however a portion of the 

entry driveway is of sealed concrete. 

 

There are no easements affected by the proposed development. 
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6. LOCALITY 

The subject site is located in the Urban Employment Zone under Council’s Development Plan 

and directly abuts the Primary Production Zone to the south-east across Helps Road. 

 

In broad terms, the locality is bounded by Diment Road to the north-east and Waterloo Corner 

Road to the south-west.   

 

The subject site is bounded by established industrial properties to the north-east at 49 Hawker 

Road and to the south-west at 2-12 Hookina Road. Along the north-east boundary at 69 Helps 

Road there is a vacant parcel of land. 

 

To the north-west of the subject site across Hawker Road are a number of established 

industrial/commercial properties, while to the south-east across Helps Road within the 

Primary Production Zone there are a number of established residential dwellings and primary 

production land uses.  To the south-west across Hookina Road there is a mix of industrial and 

residential properties. On the subject site at 71 Helps Road, there is also an existing 

residential dwelling. 

 

To the south-east of the subject site following the alignment of Helps Road is a Council 

drainage reserve and the Kaurna Park Wetlands are located approximately 170m further to the 

south. 

 

A locality plan and contextual plan are provided below. 

 

Locality Plan – Aerial 

 

 
 

Legend (Source: NearMap) 

 

Subject site 
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Locality Plan – Cadastre 

 

 
 

Legend (Source: GeoCortex) 

 
 

Site boundary 

 Zone boundary 

 
Properties notified during public 

notification 

 
Representations received 
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Legend (Source: GeoCortex) 

 
 

Subject Site 
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Site Photographs 

 

Photo 1 

 

Looking south-east 

towards the main 

access points for 

43-45 Hawker 

Road (the 

development site). 

 
Photo 2 

 

Looking south-east 

towards the main 

access points for 

47 Hawker Road 

(the main 

office/administrati

on facility for 

Exact Mining). 

 
Photo 3 

 

Within the 

development site 

(43-45 Hawker 

Road) – looking 

north towards the 

bunded container 

and concrete bund 

which is to be 

utilised in 

association with 

the proposed 

development. 
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Photo 4 

 

Within the 

development site– 

looking east with 

the existing wash 

bay in the centre 

and workshop on 

the left.  

 
Photo 5 

 

View from Helps 

Road, looking 

south-west into the 

site with the 

existing wash bay 

facility on the 

right. 

 
Photo 6 

 

View from Helps 

Road, looking 

north-west into the 

site with the 

existing workshop 

on the left and 

former dwelling 

(staff amenities) in 

the centre. 
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7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The applicant seeks Development Plan Consent for a change of use to ‘waste depot’ in 

addition to and in association with existing on-site activities.  Specifically, the applicant seeks 

to temporarily store waste oil, which is generated off site by its own machinery/equipment, 

prior to its removal off-site in bulk for processing at an appropriate waste facility. 

 

The waste oil is decanted into 1000 litre intermediate bulk containers (IBCs) off site (at the 

point of origin where the waste is generated) and then transferred to the subject site via the 

applicant’s own vehicles which are licensed by the Environment Protection Authority (EPA). 

 

Approximately 182,000 litres of waste oil will be stored at the site each year.  This equates to 

7000 litres per fortnight.  The waste oil will be stored in the 1000 litre IBCs, within a bunded 

shipping container (capacity 9000 litres) which is located within a bunded concrete sump 

(capacity 48,400 litres). 

 

The waste oil will be removed from the site on a weekly to fortnightly basis by an external 

contractor. 

 

 

There is no proposed change to existing hours of operation or additional vehicle movements 

associated with the proposal.  The waste oil will be brought to the site by vehicles which 

would be attending in any event.  The external contractor removing the waste oil already 

attends the site for other waste removal functions and removal of the waste oil will occur as 

part of this activity. 

 

Access to and from the development site will occur via the existing access/egress at Hawker 

Road and there will be no truck access via Helps Road. 

 

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

 

8. CLASSIFICATION 

The site is located in the Urban Employment Zone of the Salisbury Council Development 

Plan (consolidated 15 December 2016).  Development of the kind proposed is neither listed as 

being a Complying or Non-Complying form of development in the Urban Employment Zone 

and consequently should be assessed ‘on-merit’ against the relevant provisions of the 

Development Plan. 
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9. PUBLIC NOTIFICATION 

Within the Urban Employment Zone public notification categories are designated as follows: 

 

 
 

As the subject site is not located within 60 metres of a Residential Zone or Mixed Use Zone 

boundary, development on the site would ordinarily be assessed as a Category 1 development. 

 

However, in accordance with Schedule 22 – Part A 3 (3) of the Development Regulations 

2008 a ‘waste depot’ is identified to be an activity of major environmental significance. 

Therefore, consideration must be given to Regulation 32 (3) (b) of the Development 

Regulations 2008 which states: 

 
The following forms of development are assigned to Category 2 for the purposes of section 

38 of the Act:  

(b) developments that involve, or are for the purposes of, any activity specified in Schedule 

22 and that would, but for subregulation (2), be assigned to Category 1. 
 

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

purposes. 

 

The Category 2 public notification period took place between 31 August and 15 September 

2017.  Council received five (5) representations during the public notification period, with 

four in opposition and one in support.   

 

Representations received 

Representations received Wish to be Heard 

1 William Kirtland 

120 Helps Road 

Burton SA 5110          (Oppose) 
√ 

2 David Cockington 

120 Helps Road 

Burton SA 5110          (Oppose) 
√ 

3 Sara Bosnakis 

126-130 Helps Road 

Burton SA 5110          (Oppose) 
 

4 Carlo Primono 

122 Helps Road 

Burton SA 5110          (Oppose) 
 

5 Rangelight Pty Ltd – Brett Russell 

79-85 Helps Road 

Burton SA 5110          (Support) 
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Details of the Representors, a copy of the Category 2 public notice and the submissions 

received are contained in Attachment 2.  The applicant’s response is contained in Attachment 

3.   

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

below: 

 

Summary of Representations 

Representation Applicant’s Response 

The proposed 

development will have 

a negative impact on 

the amenity of adjacent 

residential dwellings on 

Helps Road in terms of 

odour, noise, dust and 

hours of operation. 

- This is not a proposal to expand business operations into 

commercial waste storage or processing or to increase levels of 

activity at the Burton facility.  The temporary storage of waste 

oil will not detrimentally affect the amenity of the locality or 

cause unreasonable interference through emission of effluent, 

odour, fumes, dust, airborne pollutants, noise, light spill, hours 

of operation of traffic impacts. 

- Waste oil will be stored on an EPA approved bund. 

- Hours of operation associated with the development are 7.00am 

to 6.30pm Monday to Saturday. 

- Noise monitoring surveys will be conducted annually by Exact 

Mining Services to ensure the site continues to operate within 

the 2007 EPA Guidelines for the use of the Environment 

Protection (Noise) Policy.  

- Waste oil will be collected between 7am to 6pm on a weekly to 

fortnightly basis dependent on volume. 

The proposed 

development will 

increase traffic to and 

from the site and 

provides for 

access/egress via Helps 

Road 

- There will be no additional truck movements to/from the 

property as a result of the development. 

- All truck access/egress to the site will be via the main access 

gate at 43-45 Hawker Road. 

- Exact Mining does not wish to use Helps Road for regular 

access to the property. The Helps Road access is gated and 

locked and is only to be used for servicing of the existing wash 

bay facility, access to power connection and to maintain 

landscaping. 

The proposed 

development will have 

negative environmental 

impacts through soil 

and water 

contamination and 

should not be located 

within close proximity 

of the Kaurna Park 

Wetlands, stormwater 

drainage system on 

Helps Road and 

primary production 

activities 

 

- All waste oil is stored in 1000 litre containers on an impervious 

bund that meets South Australia’s EPA 2016 Bunding and Spill 

Management Guide. 

- Spill response kits are to be provided, and all personnel are 

appropriately trained to respond and manage spills, in the 

unlikely event that they should occur. 
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There are frequent 

occurrences of motor 

vehicles being 

abandoned and set on 

fire within the locality 

(outside of the subject 

site) and the storage of 

oil is an additional 

potential fire hazard  

- No direct response provided. 

In addition to the above matters, the Representors raised concerns regarding existing site 

operations – these concerns are not however directly relevant to this proposal.  These 

concerns included: 

- The facility operates 7 days a week until midnight each day; 

- There are already odour concerns associated with the use of diesel vehicles on the site; 

- There is existing noise pollution from high pressure cleaners and vehicle movements 

within the existing wash bay facility located adjacent to Helps Road; 

- There is existing spray drift from the wash bay facility to the adjacent residential 

properties on Helps Road; 

- Contamination associated with the wash bay facility; 

- There is existing light spillage impacts associated with vehicle movements and use of the 

wash bay during night time hours; 

- The location of Exact Mining adjacent to residential dwellings is inappropriate 

- Visual concerns associated with storage and land use activities; 

- Exact Mining has failed to develop the site in accordance with their earlier approval (DA 

361/30/2013) and there has been no landscaping installed along Helps Road to screen 

activities and buildings. 

The applicant has responded to these concerns as follows: 

- Installation of landscaping along the Helps Road boundary with an undertaking to 

manage and maintain the landscaping on an ongoing basis. 

- Lodgement of a separate Development Application with Council to enclose the side and 

rear wall of the existing wash bay facility to address concerns of noise, spray drift and 

light spillage from this facility (DA 361/1918/2017 refers). 

- Provided an overview of wash bay operation including maintenance, monitoring and 

alarm/fail safe provisions. 
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- Confirmed its hours of operation to be 7.00am to 6.30pm Monday to Saturday. They have 

acknowledged that vehicles still need to access the site outside of these hours, however 

access will occur via Hawker Road only and vehicles will be parked on the Hawker Road 

side of the site and not moved to the rear (Helps Road side) during such times. 

- Assessing the extent of material storage along the Helps Road boundary including the 

height of stacked tyres. 

- Written to and spoken with adjacent residents/landowners in an effort to gain a better 

understanding of their concerns. This included an invitation to visit the site. It is 

understood this is an ongoing process. 

10. REFERRALS – STATUTORY 

Pursuant to Schedule 8 (11) of the Development Regulations 2008 the proposal was referred 

to the Environment Protection Authority (EPA) as the development involves an activity 

specified in Schedule 22 – Part A – 3 (3) of the Development Regulations 2008.  

 

The EPA has the power of direction pursuant to Schedule 8(11) and Council, as the relevant 

authority must comply with any direction they make.  The EPA’s concluding response is as 

follows: 

 

Provided the waste oil storage activity is constructed and operated in accordance with 

the details provided in the application, the EPA anticipates potential environmental 

impacts can be minimised to acceptable levels. Ongoing management of the site would 

be managed via conditions of the EPA authorisation. 

 

The EPA directed that 1 condition be attached to any approval that is granted and 

recommended 3 advisory notes. 

 

The EPA’s Direction (including the directed condition) is contained in Attachment 4. 

11. REFERRALS – INTERNAL 

DIVISION COMMENT 

Development 

Engineering 

The application proposes storage and transfer of up to 7000L of oil (7 

x 1000L IBCs) per fortnight.  IBCs are to be stored within a bunded 

shipping container (capacity 9000L) within a bunded concrete sump 

(capacity 48,400L).   

 

The bunded area significantly exceeds the EPA’s minimum volume 

requirement of 133% of the largest oil container to be stored. 

 

Access to the shipping container from the pavement surrounding the 

bunded area has not been detailed in the application.  It would be 

preferable for the IBC loading area to be sealed or for loading 

operations to take place within the bunded area.  However given the 

existing use of the area, the size of the existing bund and the 

appropriately sized oil and grease arrestor designed to cater for 

existing bunded area there should be negligible additional risk 

associated with approving the increased use.  
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12. ASSESSMENT 

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

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

Council Development Plan, Consolidated 15 December 2016 as a waste depot (for the 

temporary storage of waste oil) in association with an established industrial activity can be an 

appropriate form of development in the Urban Employment Zone, subject to appropriate 

environmental and amenity considerations. 

 

Assessment 

 

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

Salisbury Council Development Plan and is described below under headings. 

 

An extract of the relevant Development Plan, Consolidated 15 December 2016, is contained 

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

 

Land Use and Interface with Helps Road 

 

Objectives 1 and 4 of the Urban Employment Zone state: 
 

1 A mixed use employment zone that primarily accommodates a range of industrial land uses 

together with other employment and business activities that generate wealth and employment 

for the State. 

 

4 The effective location and management of activities at the interface of industrial/commercial 

activity with land uses that are sensitive to these operations. 

 

Industrial development is envisaged in the Urban Employment Zone and the proposal seeks to 

support and improve the efficiencies of an existing and established industrial land use.   

 

The EPA recommends a separation distance of 300m between licensed non-landfill waste 

depots and nearby sensitive receptors to protect against noise and air quality impacts.  The 

proposed development does not achieve this recommended separation distance as the location 

for the storage of the waste oil is approximately 60m from the dwelling located on the subject 

site at 71 Helps Road and 140m from the nearest dwelling at 120 Helps Road. 

 

Failure to meet the recommended separation is not fatal to a proposal if it can be 

demonstrated that the impacts can be appropriately mitigated.  Given the close proximity to 

adjacent residential dwellings and to the Helps Road drainage reserve and Kaurna Park 

Wetlands, consideration must be given to the various impacts of the proposal to ensure the 

health and amenity of surrounding land occupiers and the locality are protected.  These 

interface issues are addressed below. 
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Noise 

 

Principle of Development Control (PDC) 1(b) & (g) of the General Section: Interface 

Between Land Uses module states:  

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

 interference through any of the following:  

  (b) noise  

  (g) hours of operation 

The only anticipated noise associated with the proposal relates to vehicle movements to and 

from the site and loading/unloading of the IBCs. 

 

The applicant has advised that the proposed activity will not increase the amount of vehicle 

movements to and from the site compared to existing operations, and the core hours of 

operation are limited to 7.00am to 6.30pm Monday to Saturday. 

 

Therefore, noise impacts associated with the proposed development are unlikely to have a 

negative impact on the locality.  Further it is noted that the waste oil storage area is well 

setback from property boundaries, and screened by existing buildings located on the 

development site which will further reduce noise impacts. 

 

Air Quality 

 

Objective 4 of the General Section: Industrial Development module states: 
 

 Industrial development occurring without adverse effects on the health and amenity of 

 occupiers of land in adjoining zones.  

Objective 2 and PDC 1(a) of the General Section: Interface Between Land Uses module state: 

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

 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  

All decanting of waste oil is to occur off site.  The waste oil is to be stored on-site in high 

density polyethylene IBCs.  Therefore, it is considered there is unlikely to be any substantial 

odour associated with the activity.   

 

The applicant has advised that existing dust management procedures will be maintained and 

there will be no additional truck movements associated with the activity which would require 

further controls to be implemented. 
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It is also noted that the subject site is subject to an existing EPA Licence (which will require 

amendment if this development is approved). EPA Licence conditions require that dust be 

appropriately managed to avoid it leaving the site. 

 

Therefore, it is considered that the proposal will incorporate appropriate mitigation measures 

and not have an adverse impact on air quality. 

 

Water Quality and Waste Management 

 

PDC 1 of the General Section: Natural Resources module states: 
 

 1 Development should be undertaken with minimum impact on the natural environment, 

 including air and water quality, land, soil, biodiversity, and scenically attractive areas. 

 

PDCs 23 and 24 (a), (b) and (d) of the General Section: Hazards module state: 
 

23 Hazardous materials should be stored and contained in a manner that minimises the risk to 

public health and safety and the potential for water, land or air contamination.  

 

24 Development that involves the storage and handling of hazardous materials should ensure 

that these are contained in designated areas that are secure, readily accessible to emergency 

vehicles, impervious, protected from rain and stormwater intrusion and other measures 

necessary to prevent:  

(a) discharge of polluted water from the site  

(b) contamination of land  

(d) potential interface impacts with sensitive land uses. 

 

PDC 6 (b) – (f) of the General Section: Waste module state: 
 

Development that involves the production and/or collection of waste and/or recyclable material 

should include designated collection and storage area(s) that are:  

 

(b) located to avoid impacting on adjoining sensitive environments or land uses  

(c) designed to ensure that wastes do not contaminate stormwater or enter the stormwater 

collection system  

(d) located on an impervious sealed area graded to a collection point in order to minimise the 

movement of any solids or contamination of water 

(e) protected from wind and stormwater and sealed to prevent leakage and minimise the 

emission of odours  

(f) stored in such a manner that ensures that all waste is contained within the boundaries of the 

site until disposed of in an appropriate manner. 

 

The applicant proposes a number of physical barriers and controls to avoid potential 

environmental impacts.  These are detailed as follows: 

 

1. The waste oil is stored in individual (1000 litre) high density polyethylene containers 

(IBCs) which are housed within a tubular steel or galvanized iron cage/pallet. 

2. The IBCs will be stored within a bunded container which is 12m long and 2.5m wide 

with a capacity to contain 9000 litres (or 9 IBCs). 

3. The bunded container is located within a bunded concrete pad with a sump which has 

a capacity of 48,400 litres. 
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4. The sump will be plumbed to direct any spills or stormwater to a vertical gravity 

separator (VGS) which is located adjacent to the existing wash bay facility. The VGS 

has the ability to remove oil, grease and suspended solids from waste water. The 

‘clean’ water will then be disposed of via an SA Water effluent system or trade waste 

connection. The separated oil will then be disposed off-site to an approved waste 

facility for recycling/disposal. 

5. Spill response kits and appropriate staff training are to be provided in the event that a 

spill occurs. 

 

The barriers and controls proposed by the applicant are considered to be appropriate to avoid 

groundwater and soil contamination and there are no anticipated impacts on surrounding land 

uses. 

 

The EPA also concluded that the containment infrastructure is sufficient to manage risk of 

spills associated with the proposal.  They have recommended a condition of approval that the 

bunding be installed prior to operation and the bunding should be consistent with the 

requirements of the EPAs Guidelines for bunding and spill management guide (May 2016). 

 

As an additional control and to minimise the risk of spill, a condition requiring that all 

loading/unloading shall occur within the concrete bund has been recommended. 

 

Given the proposed method of storage and setback from property boundaries, there are no 

anticipated fire risks associated with the proposal.  It is also noted the applicant will need to 

obtain Building Rules Consent for the bunded shipping container where fire protection of the 

building will be further considered. 

 

Visual Impact 

 

PDC 4 of the General Section: Industrial Development states: 

 
 4 Industrial development abutting an arterial road, a non-industrial zone boundary, or 

 significant open space should be developed in a manner that does not create adverse visual 

 impacts on the locality. 

PDC 6 (a) of the General Section: Waste module states: 

 

6 Development that involves the production and/or collection of waste and/or recyclable 

material should include designated collection and storage area(s) that are:  

 

(a) screened and separated from adjoining areas 
 

PDC 1 of the General Section: Waste Management Facilities states: 

 
1 Waste management facilities should be located and designed to minimise adverse impacts on 

both the site and surrounding areas from the generation of surface water and groundwater 

pollution, traffic, noise, odours, dust, vermin, weeds, litter, gas and visual impact. 

 

The location for the storage of the waste oil is located well within the boundaries of the site.   

 

The bunded container in which the waste oil is to be stored is approximately 2.5m in height 

and will be largely screened by existing buildings at the Hawker Road and Helps Road ends 

of the development site.  
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It is therefore considered that the proposal will not have a visual impact on the amenity of the 

locality and will be appropriately screened from public view. 

 

Traffic Impacts 

 

PDC 1(h) of the General Section: Interface Between Land Uses module states: 

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

 interference through any of the following:  

  (h) traffic impacts.  

PDC 3 of the General Section: Industrial Development module states: 

 
 3 Industrial development should enable all vehicles to enter and exit the site in a forward 

 direction. 

Access to the site remains unchanged with the main access located on Hawker Road which is 

an all-weather sealed road.  There is no proposed access from Helps Road associated with the 

proposal.  Existing on-site manoeuvering and car parking remains unchanged by the proposal. 

 

The proposal will not result in additional vehicle movements to and from the site and the 

proposed hours of operation are considered to be appropriate and not unreasonable within the 

Urban Employment Zone or adjacent to a Primary Production Zone and associated residential 

dwellings. 

 

Therefore, the traffic impacts associated with this proposal are considered to be reasonable. 

13. CONCLUSION 

The applicant seeks Development Plan Consent for a change of use to ‘waste depot’ in 

addition to and in association with existing on-site activities.  The proposal involves the 

temporary storage of waste oil, which is generated off site, prior to its removal off-site in bulk 

for processing at an appropriate waste facility. 

 

Approximately 182,000 litres of waste oil will be stored at the site each year.  The waste oil 

will be stored in 1000 litre IBCs, within a bunded shipping container (capacity 9000 litres) 

which is located within a bunded concrete sump (capacity 48,400 litres). 

 

The waste oil will be removed from the site on a weekly to fortnightly basis by an external 

contractor. 

 

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

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

 

 The proposed development seeks to support and improve the efficiencies of an 

established industrial land use which is considered appropriate within the Urban 

Employment Zone. 
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 While the development site is located in close proximity to a number of residential 

dwellings and within the recommended separation distance applied by the 

Environment Protection Authority (EPA), appropriate mitigation measures have been 

proposed with regards to noise, air quality, waste and water management to protect the 

amenity and health of the locality.  The EPA concluded that the development will not 

result in unacceptable environmental impacts or nuisance (subject to one directed 

condition of approval). 

 There are no anticipated visual impacts associated with the proposal having regard to 

the location where the waste oil is to be stored, boundary setbacks and screening 

provided by existing buildings. 

 The traffic impacts associated with the proposal have been appropriately addressed 

and there will be little, if any, change to existing external traffic movements on public 

roads in the locality. 

 

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

which has also been supported by the planning assessment.    

 

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

conditions. 

 
 

14. STAFF RECOMMENDATION 

That the Council Assessment Panel resolve that: 

 

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

Salisbury Council Development Plan – Consolidated 15 December 2016. 

 

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

GRANTED to application number 361/1282/2017/2B for Waste depot (temporary 

storage of waste oil) in association with existing industrial activities (Exact Mining) 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 

N/A Letter – operational 

details  

Date Received 

12 July 2017 

Exact Mining 

Group 

N/A Letter – operational 

details 

Date Received 

30 August 2017 

Exact Mining 

Group 

S1417 DA1 Site Plan Date Received 

30 August 2017 

Geoff Matthews 

& Associates 

Building 

Designers 
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S1417 DA2 Site Plan Date Received 

30 August 2017 

Geoff Matthews 

& Associates 

Building 

Designers 

N/A Response to 

Representations 

Date Received 

17 October 2017 

Exact Mining 

Group 

N/A Email regarding hours 

of operation and 

access via Helps Road 

Date sent 18 

October 2017 

Sent by Terri 

Rhodes (Exact 

Mining) 
 

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

  plans. 

 

2. All loading and unloading associated with the temporary storage of waste oil shall be 

limited Monday to Saturday 7.00am to 6.30pm with no activity on Sundays and 

Public Holidays. 

 

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

 

3. All loading and unloading associated with the temporary storage of waste oil shall 

occur inside the concrete bund. 

 

   Reason: To avoid the risk of contamination and minimise the impact of any  

   spillages. 

 

 

Condition Directed by the Environment Protection Authority (EPA) 

 

4. Prior to receipt of waste oil, an impervious bunded area must be installed with a net 

capacity of at least 133 per cent of the volume of the largest oil container to be stored 

within the bunded area. All waste oil must be stored within the bunded area. For 

further information refer to the EPA's Guidelines for bunding and spill management 

(May 2016) accessed here: http://www.epa.sa.gov.au/files/47717_guide_bunding.pdf 

 

 

Advice Notes 

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

subject property from previous approvals that remain active. 
 

 

 

 

 

 

 

 

 

 

 



ITEM 5.1.1   

City of Salisbury  Page 27 

Council Assessment Panel Agenda - 28 November 2017 

 I
te

m
 5

.1
.1

  

 

 

 

Environment Protection Authority 

 

2. The applicant is reminded of its general environmental duty, as required by Section 25 

of the Environment Protection Act, to take all reasonable and practicable measures to 

ensure that the activities on the whole site, including during construction, do not 

pollute the environment in a way which causes or may cause environmental harm. 

 

3. The applicant is required to contact the Environment Protection Authority before 

acting on this approval to ascertain licensing requirements. 

 

4. EPA information sheets, guidelines documents, codes of practice, technical bulletins 

etc. can be accessed on the following web site: http://www.epa.sa.gov.au 
 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 13.11.17 9.11.17     
 

ATTACHMENTS 

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

1. Proposal Plans and Supporting Information  

2. Notice of Category 2 Application and Representations Received  

3. Applicant Response to Representations  

4. EPA Response  

5. Relevant Development Plan Extracts and Location Maps, Consolidated 15 December 

2016   
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5.1.1 Relevant Development Plan Extracts and Location Maps, Consolidated 15 December 2016 
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5.1.1 Relevant Development Plan Extracts and Location Maps, Consolidated 15 December 2016 
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5.1.1 Relevant Development Plan Extracts and Location Maps, Consolidated 15 December 2016 
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5.1.1 Relevant Development Plan Extracts and Location Maps, Consolidated 15 December 2016 
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5.1.1 Relevant Development Plan Extracts and Location Maps, Consolidated 15 December 2016 
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ITEM 5.1.2 

COUNCIL ASSESSMENT PANEL   

DATE 28 November 2017 

APPLICATION NO. 361/241/2017/2A 

APPLICANT Distinctive Homes Pty Ltd 

PROPOSAL Twelve (12) two storey dwellings, combined fence & retaining 

walls (maximum height 3.5m) and associated internal driveway, 

car-parking & landscaping 

LOCATION 231 Bridge Road, Ingle Farm 

CERTIFICATE OF Volume 6071 Folio 769 

TITLE 

AUTHOR Marie Molinaro, Development Officer Planning and Compliance, 

City Development  
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Residential Zone 

Application Type Merit 

Category 2 

Public Notification Representations received: Five 

Representations to be heard: Two 

Referrals - External Commissioner of Highways (DPTI) - statutory 

Northern Adelaide Waste Management Authority (NAWMA) 

- informal 

Referrals – Internal Development Engineering 

Development Plan Version Salisbury (City) Development Plan  

Consolidated 15 December 2016  

(Subject to Gazette Notice 19 January 2017 incorporating 

authorised amendment to the Development Plan under 

Section 29(2)(b)(ii) of the Development Act 1993 – not 

relevant to this application) 

Assessing Officer Marie Molinaro 

Recommendation Approval with Conditions 

Meeting Date 28 November 2017 
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2. REPORT CONTENTS 

Assessment Report 
 

Attachment 1: Proposal Plans 

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

Applicant's Response 

Attachment 3: Commissioner of Highways (DPTI) Response 

Attachment 4: Relevant Development Plan Extracts and Location Maps Consolidated 

15 December 2016  
 

3. EXECUTIVE SUMMARY 

The applicant seeks Development Plan Consent for twelve (12) x two storey dwellings, 

combined fence & retaining walls (maximum height 3.5m) and associated internal driveway, 

car-parking and landscaping at 231 Bridge Road, Ingle Farm. 

 

The subject site is located in the Residential Zone.  The application is an on-merit form of 

development, subject to Category 2 public notification.  Five (5) representations were 

received during the public notification period.  Two representors wished to be heard in 

support of their written representations. 

 

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

the Salisbury Development Plan. The assessment found that: 

 

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

b) The proposal will be a medium density form of development that is in close proximity 

to public transport, public open space and centres; 

c) Each dwelling will be provided with sufficient private open space, area for storage and 

clothes drying; 

d) Adequate on-site parking and manoeuvring will be provided; 

e) Privacy of adjoining residential allotments will be maintained through treatment to 

upper level windows and fencing along the site boundaries; 

f) Overshadowing of both dwellings on the subject site and adjoining allotments is 

consistent with the Development Plan criteria; 

g) Potential interface conflicts with commercial land uses in the adjacent Industry Zone 

are considered to be limited; and 

h) The proposal is consistent with the desired character of the Residential Zone and has 

incorporated design elements that are encouraged by the Development Plan to 

maintain the amenity of the locality. 
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4. SUBJECT SITE 

The subject site is located at 231 Bridge Road, Ingle Farm which is comprised of one 

allotment – Lot 1, Certificate of Title Volume 6071 Folio 146. 

 

The site is irregular in shape, with a frontage to Bridge Road of 58.75 metres and 

secondary street frontage to Baloo Street of 58.09 metres.  The western side boundary is 

56.90m long and the southern side boundary is 61.77m long. 

 

The total area of the subject site is approximately 3,588 square metres. 

 

The subject site is on the eastern side of Bridge Road and southern side of Baloo Street. 

 

Bridge Road is an arterial road, with dedicated bus route.  The subject site is 

approximately 80m south of the nearest bus stop on Bridge Road. 

 

The centre line of Bridge Road forms the boundary between the Residential Zone and 

Industry Zone.  The subject site is approximately 20 metres from the Zone boundary 

and 45 metres west of the nearest site in the Industry Zone. 

 

The land contains a single detached dwelling and associated outbuildings, which are 

located near the north-western portion of the site. 

 

The buildings on the site are currently being demolished (demolition approved via 

separate development application). 

 

The site is currently serviced via three cross-over points – two located along the Bridge 

Road frontage and one along the Baloo Street frontage. 

 

Along the entire portion of the southern side boundary spans a 12.22m wide Council 

stormwater drainage easement.  The stormwater easement follows the slope of the site, 

draining towards Bridge Road. 

 

The site has a north-east to south-west fall, with a slope of approximately 1 in 18 across 

the site – high point 104.73 at north western corner and low point of 100.28. 

 

The verge within the road reserve in front of the site along Bridge Road is 

approximately 12 metres wide, and the verge within the road reserve in front of the site 

along Baloo Street is approximately 5 metres wide. 

 

There are no regulated or significant trees on the subject site, adjoining allotments or 

road reserve. 

 

There are no Land Management Agreement or Encumbrance restrictions listed on the 

Certificate of Title, excepting for the forementioned stormwater easement. 

 

Site photos are provided on the following page. 
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Photo 1: 

 

 
On Baloo Street looking south towards the subject site 
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Photo 2: 

 
On Baloo Street looking west showing intersection of Baloo Street & Bridge Road 

 

Photo 3: 

 
Stormwater entry pit on Baloo Street 
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Photo 4:  

 
Main access point on Bridge Road – looking east 

 

Photo 5: 

 
On subject site, looking south  towards dwelling on adjoining allotment 
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Photo: 6 

 
On subject site, looking south towards outbuilding on adjoining allotment 

 

Photo: 7 

 
On subject site – south-eastern corner 
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Photo: 8 

 
On subject site – looking towards north-eastern corner and dwelling on adjoining allotment 

 

Photo: 9 

 
On subject site – looking west towards Bridge Road 
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Photo: 10 

 
On subject site looking towards Baloo Street and 2 Burri Street 

 

Photo: 11 

 
On Bridge Road looking south 
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Photo: 12 

 
On Bridge Road looking west towards Pooraka Can & Recycling Depot 

 

Photo: 13 

 
On Bridge Road looking north at intersection of Bridge Road and Baloo Street 
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Photo: 14 

 
On Baloo Street looking east, two storey dwellings at 1 Burri Street and 12 Baloo Street 

 

Photo 15: 

 
On Baloo Street looking north towards 2 Burri Street 
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5. LOCALITY 

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

(consolidated 15 December 2016). 

 

The locality is generally characterised by residential development consisting of single 

detached dwellings.  Within this locality there has been limited in-fill development, 

apart from the dwellings on the corner of Baloo and Burri Street to the north-east of the 

subject site (1 Burri Street and 12 Baloo Street). 

 

The average allotment size in the locality is 792 square metres. 

 

Dwellings in the locality are typically single storey and articulated in design with the 

incorporation of recessed front facades, verandahs and roof pitches. The dwellings at 1 

Burri Street, 12 Baloo Street and 225 Bridge Road are two storey. 

 

The subject site is approximately 20 metres away from the Industry Zone boundary, 

which follows the centre line of Bridge Road.  The subject site is approximately 45 

metres away from the nearest site within the Industry Zone.  

 

Land uses within the adjacent Industry Zone nearest to the subject site typically 

comprise of motor vehicle repair workshops (including crash repair workshop), general 

warehousing/storage and a waste recycling depot. 
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A locality plan and contextual plan are provided below. 

 

 
 

Legend (Source: Dekho) 

 

Subject site 

 

 

 

Zone boundary 
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Legend (Source: Dekho) 

 

Subject site 

 

 
 

Zone boundary 

 Locality boundary 

 
 

Properties notified  

 

 

Representors 
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Legend (Source: Nearmap) 

 

Subject site 

 

 

Zone boundary 

 Locality boundary 

 
 

Properties notified 

 
 

Representors 
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6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proposal is for the following; 

 Construction of twelve (12) x two storey dwellings (group dwellings). 

 Dwellings 1 – 5 will be located on the northern portion of the site. 

 Dwellings 6 – 12 will be located to the south of dwellings 1-5 (clear of Council 

stormwater easement located along the southern boundary of the site), separated from 

dwellings 1 – 5 by an internal driveway. 

 Dwellings 1 & 2 abut and will be separated from dwelling 3 by communal bank of six 

(6) visitor car-parking spaces and six (6) metre wide entrance to the site. 

 A (6) metre wide entrance will flare out in a T-shape to provide sealed driveway 

access to the dwellings. A bank of six (6) visitor car-parking spaces are located off this 

driveway. 

 The driveway will be landscaped by intermittently spaced garden beds.  Planting 

within the garden beds will consist of low-lying (maximum height 800mm) flowering 

plants and shrubs. 

 Along the Bridge Road frontage taller trees (maximum height 3m) will be planted 

within the yards of dwellings 1 and 12. 

 The floor plan of the dwellings will consist of the following; 

- Lower level – entrance, open plan kitchen, living and dining room with separate 

laundry and toilet 

- Upper level – three bedrooms (master with ensuite), study and separate bathroom 

 Dwellings 1, 3, 6, 7, 9, 10 & 11 will provide a single garage under main roof. 

 Dwellings 2, 4, 5, 8 and 12 will provide a double garage under main roof. 

 The dwellings with a single garage will have a floor area of 153.10 square metres. 

 The dwellings with a double garage will have a floor area of 170.53 square metres. 

 The individual site areas for the dwellings ranges from 139.06 square metres (dwelling 

3) to 393 square metres (dwelling 12).  The average allotment size is 187.93 square 

metres. 

 The external materials and colours of the buildings will consist of texture coated 

“rendapanel” walls to match Colorbond ‘Evening Haze’(light beige) with feature 

“hardi axon” and “hardi matrix” panel to match either Colorbond ‘Paperbark’ (darker 

beige), ‘Dune’ (light brown) or ‘Jasper’ (darker brown) and Colorbond ‘Evening 

Haze’ roofing. 

 Upper level windows facing Baloo Street and the internal driveway will be fitted with 

sunshade devices.  Sunshade devices are not provided to the rear (west) elevations of 

dwellings 6 – 12. 

 The dwellings will have a maximum height of 6.5m, with no roof pitch (flat roof 

design). 

 Clotheslines will be provided at the side or rear of each dwelling, with bin storage 

along the side of each dwelling, or within the garage area.  Dwelling 9 is the only 

dwelling where bins will need to be stored in the garage. 

 The Bridge Road and Baloo Street boundaries of the site will be fenced with 1.5m 

Colorbond ‘Woodland Grey’ sheeting, with 300mm high feature timber slats on top of 

the fence sheeting (total height 1.8m).  Along the Bridge Road frontage a maximum 

height 1.05 metre retaining wall will be required (maximum height of combined 

fencing and retaining wall 2.185m).  This retaining wall will be retaining fill. 
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 Along the eastern side boundary a maximum height 1.7m retaining wall is required, 

which the fencing will be attached to (maximum height 3.5m).  The retaining wall will 

be retaining cut. 

 Along the southern side boundary 1.8m high Colorbond fencing will be provided.  No 

retaining wall is proposed along this boundary. 

 Internally between the dwelling sites 1.8m high Colorbond fencing will also be 

provided.  In some instances this will be 2.4m high combined fence & retaining walls. 

 Fencing treatment along Bridge Road and Baloo Street will be treated with anti-

graffiti coating. 

 Earthworks associated with the dwellings will range in the order of 1.7m of excavation 

at the north-eastern corner of the site to 1.05m of fill at the western end of the site. 

 Bench levels of the dwellings range from 101.65 (dwellings 11 & 12 – at the south-

western corner of the site) to 103.25 (dwelling 5 – at the north-eastern corner of the 

site). 

 The ground level floor levels are 200mm above the bench levels. 

 

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

 

7. CLASSIFICATION 

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

Plan (consolidated 15 December 2016).  The proposal is not listed as a complying or 

non-complying form of development in the Zone.  Therefore the proposal defaults to 

being an ‘on-merit’ form of development. 

 

8. PUBLIC NOTIFICATION 

The proposal is not listed in the Development Plan as either a Category 1 or Category 2 

form of development.  Therefore, pursuant to section 38 of the Development Act 

(1993), Schedule 9 of the Development Regulations (2008) applies. 

 

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) … 

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

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

 

The proposal consists of twelve (12) two storey dwellings and as per Schedule 9, Part 2, 

Clause 18 (b) as above, defaults to a Category 2 form of development for public notification 

purposes. 
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The Category 2 public notification period took place between 8 and 25 September 2017.  

During this time five (5) representations were received. 

 

Representations received 

Representations received Wish to be Heard 

1 Antonio & Geraldine De Conno 

7 Cedar Avenue, Dernancourt SA 5075 
  

2 Tamara Dignum 

2 Burri Street, Ingle Farm SA 5098 
 

3 I Piatanesi 

4 Ween Road, Pooraka SA 5095 
 

4 Carri Hollis (Pooraka Bottle & Can Recycling Pty 

Ltd) – represented by Masterplan  

10-12 Ween Road, Ingle Farm SA 5095 
Y 

5 David Little 

9 Baloo Street, Ingle Farm SA  
Y 

A copy of the Category 2 public notice, representations received and the applicant’s response 

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

response are summarised in the table below: 

 

Summary of Representations 

Representation Applicant’s Response 

Antonio & Geraldine De Conno 

Does not object in principle to the proposal 

but raised concern regarding possible 

interface issues between additional 

residential development in the area and 

nearby industrial land uses. 

 The separation distance between the 

subject site and allotments in the 

Industry Zone is approximately 45 

metres. 

 Dwellings 1 and 12 nearest to the 

Industry Zone have few window or door 

openings facing the Industry Zone. 

 The boundary of the site facing the 

Industry Zone will be fenced with 1.8m 

high solid Colorbond sheeting. 

 An arterial road separates the subject site 

from the Industry Zone. 

 Although there is an increase in 

residential density at the subject site, the 

majority of dwellings will be buffered 

from industrial land uses by dwellings 1 

& 12. 
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Tamara Dignum 

 Does not object in principle to the 

proposal, but raised concern regarding 

possible overlooking across Baloo Street 

from dwellings 1- 5. 

 Dwelling 4 is immediately opposite the 

rear open space of T Dignum’s 

property.  There is a separation of 

approximately 26m between this 

dwelling and the rear open space area 

of T Dignum’s dwelling. 

 Given this, it is unlikely that dwellings 

1 – 5 would each have a direct line of 

sight into this space. 

 However, there is no objection to a 

condition requiring obscuring glazing 

to the upper level north facing windows 

of these dwellings to a height of 1.7m 

above floor level. 

Carri Hollis (Pooraka Bottle & Can Recyling Pty Ltd) – represented by Masterplan 

 Does not object in principle to the 

proposal, but raised concern regarding 

possible interface issues between 

additional residential development in the 

area and nearby industrial land uses, 

particularly as it relates to noise. 

 Particular reference was made to 

ensuring noise attenuation measures are 

consistent with Minister’s Specification – 

SA 78B – Construction requirements for 

the control of external sound. 

 See response to the representation by 

Antonio & Geraldine De Conno as per 

above, who raised a similar concern. 

I Piatanesi 

 Supports the proposal, limited comment 

– “better presentation on Bridge Road 

stimulate more business in the area”. 

 No response 

David Little 

 Objects the proposal and raises a number 

of concerns, which are grouped below. 

 Traffic –  

The proposal does not provide enough on-site 

car parks for both residents and their 

visitors. 

Manoeuvering into the visitor spaces is too 

tight for most vehicles 

Because of lack of on-site parking and visitor 

spaces being not functional this will lead 

to vehicles parking along Baloo Street. 

Vehicles being parked along Baloo Street will 

block sightlines.  This will be 

compounded by bin storage on Baloo 

Street on pick-up day and by the fencing 

along the Baloo Street frontage, which is 

also considered to block sightlines 

 The Development Plan encourages the 

minimisation of driveway crossovers. 

 Visitor parking is located so that it is 

clearly visible to visitors and minimises 

the need for visitors to use the internal 

driveway which provides direct access 

to individual garages. 

 The location of a boundary fence in 

relation to the driveway is no different 

that most residential development, 

noting that the driveway arrangement 

will allow vehicles to exit the site in a 

forward direction. 

 Parking restrictions relating to off-

street parking are a matter for Council. 

 It is not mandatory in a residential 

context to provide specific provision 
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The driveway entrance on Baloo Street 

will result in traffic queues for when 

vehicles turn right into the site 

The internal driveway configuration 

does not allow for emergency service 

vehicle access 

 Privacy – 

The dwellings will overlook each other 

internally. 

 Noise –  

An increase in residential density at the 

site will result in an increase in noise.  

Noise associated with visitor 

movements and possible pets – e.g. dog 

barking noise. 

for disability parking or dedicated 

pedestrian pathways. 

 The two storey nature of the dwellings 

may mean that they are less attractive 

to people with a disability. 

 A developer cannot predict how future 

occupants may utilise the garaging 

 The upper level window of dwellings 6 

– 12 (facing Mark Court) will be fitted 

with fixed obscure glazing to a.17m 

above floor level.  This obscure glazing 

will not prevent light penetration. 

 Given the provision of off-street visitor 

parking it should not be assumed that 

there will be unreasonable demand for 

visitor parking on Baloo Street as a 

consequence of the proposal. 

 Council by-laws apply to animal 

keeping at all premises regardless of 

the housing type. 

9. REFERRALS – STATUTORY 

Commissioner of Highways (DPTI) – Statutory Referral 

 

Bridge Road is an arterial road and Baloo Street is a Council road. 

 

Although the access point to the subject site will be off of Baloo Street as the access point is 

within 25 metres of the intersection with Bridge Road this triggered the referral to DPTI 

pursuant to Schedule 8 part 2 (9). 

 

DPTI does not object in-principle the proposal, but recommended the following conditions; 

 All vehicular access to/from the site shall be gained via Baloo Street only.  No direct 

vehicular access to/from Bridge Road shall be permitted. 

 The obsolete crossovers on Bridge Road shall be reinstated to Council standard gutter 

and kerb at the applicant’s cost.  This shall be completed prior to occupation of the 

development. 

 Stormwater run-off shall be collected on-site and discharged without jeopardising the 

integrity and safety of Bridge Road.  Any alterations to the road drainage 

infrastructure shall be at the applicant’s cost. 

 

In addition, DPTI also recommended that Council consider banning car parking along both 

sides of Baloo Street at least up to the proposed access point, in order to maximise sightlines 

at the access points, and maximise the free flow of traffic to/from Bridge Road  

 

A copy of the DPTI referral response is contained in Attachment 3. 
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Northern Adelaide Waste Management Authority (NAWMA) – Informal Referral 

 

NAWMA has advised that the Baloo Street frontage is sufficient to cater for bins associated 

with each dwelling to be put out on the kerb for collection.  There is no need for garbage 

trucks to enter the subject site. 

 

10. REFERRALS – INTERNAL 

Development Engineering 

Development Engineering reviewed the proposal and advised the following; 

 

 The civil works plan by Ginos Engineering is generally acceptable, however the 

applicant still needs to demonstrate that stormwater disposal is satisfactory. 

It is proposed to seek a final civil plan as a reserved matter if the application is 

approved (see recommended reserved matter 1). 

 The turning pathway detail plan by Fyfe is satisfactory, subject to no parking in front 

of the garage of dwelling five (5). 

 The proposal in its current form will not impact on the existing stormwater easement, 

subject to careful design/review of design details of retaining wall and hand 

excavation for fence post footings across the easement. 

 Possible future applications for verandahs attached to the rear of dwellings 6-12 will 

also need careful consideration to ensure no damage to the infrastructure within the 

easement. Occupants of dwellings 6-12 will however be able to pave over, and install 

garden sheds within the easement. 

 Fencing at the intersection of Bridge Road and Baloo Street will not block vehicle 

sight lines at this intersection. 

 The DPTI recommendation for a parking restrictions on Baloo Street from the 

intersection of Bridge Road up to the access point to the subject site is supported.  

Council’s Traffic Section have advised this parking ban will be controlled via marking 

of a solid line.  The timeframe for this work to occur is not yet known however. 

 

Development Engineering also recommended the following conditions; 

 Stormwater systems shall be designed and constructed to cater for minor storm flows 

(Industrial / Commercial ARI =10yrs). 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 conditions, and no runoff into neighbouring 

property for the major storm event ARI = 100 years. 

 

 The Finished Floor Level 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. 
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11. DEVELOPMENT DATA 

Site Characteristics Guideline Proposed 

Site Area  Not stated Site areas held exclusively for 

individual dwellings range from 

139.06 square metres (dwelling 

3) to 393 square metres 

(dwelling 12).  The average site 

area is 187.93 square metres. 

 

Easement Not stated Existing 12 metre wide Council 

drainage easement along the 

southern boundary of the subject 

site. 

Combined fence & retaining wall 

structures will be constructed 

across the easement, but Council 

Development Engineering is 

satisfied that the construction of 

these structures can occur 

without impacting on the 

infrastructure within the 

easement. 

Any possible future applications 

for verandahs at the rear of 

dwellings 6-12 will need careful 

consideration to ensure that there 

is no impact on the infrastructure 

within the easement. 

The easement can be paved over, 

and garden sheds are permitted 

within the easement. 

Design Characteristics  Guideline Proposed 

Site Coverage   

 Buildings only Qualitative provision only Maximum 63 per cent – dwelling 

4 

Building Height   

 Storeys Qualitative provision only Two (2) storey 

6.5m maximum overall height 

Set-backs   

 Primary street –  

Bridge Road 

Qualitative provision only 6 metres 

 Secondary street –  

Baloo Street 

Qualitative provision only 6 metres 

 Side(s) –  

Western side boundary 

Qualitative provision only Dwelling 5 –  

2.2 metres at the closest point 

(both ground floor & upper 

floor) 



ITEM 5.1.2   

City of Salisbury  Page 197 

Council Assessment Panel Agenda - 28 November 2017 

 I
te

m
 5

.1
.2

  

Dwelling 6 

2.834m at the closest point (both 

ground floor & upper floor) 

 Garage / Carport Qualitative provision only Garages associated with each 

dwelling is recessed from the 

front façade.  The layout allows 

for a 5.5m space in front of each 

dwelling. 

Boundary Walls   

 Length Qualitative provision only None of the dwellings have any 

built form on the boundaries 

external to the subject site. 

Dwellings 1 & 2, 6 & 7 9 & 10 

will abut each other for the entire 

length of the dwellings. 

Dwellings 3, 4 & 5, 8 & 9 11 & 

12 will abut each other for the 

length of the garages only. 

Private Open Space   

 Site Area < 250 square  

metres 

35 m
2
 min Dwelling 1 – 140m2 

Dwelling 2 – 46m2 

Dwelling 3 – 42m2 

Dwelling 4 – 53m2 

Dwelling 5 – 60m2 

Dwelling 6 – 116m2 

Dwelling 7 – 94m2 

Dwelling 9 – 81m2 

Dwelling 10 – 99m2 

Dwelling 11 – 90m2 

 Dimensions Minimum dimension 4m 

and directly accessible 

from a living room 

Achieved for all dwellings with 

an exclusive site area less than 

250 square metres. 

Directly accessible from living 

room on the ground floor of each 

dwelling. 

 Site Area > 250 square  

metres 

20 per cent of the site 

area 

Dwelling 8 – 49 per cent 

Dwelling 12 – 70 per cent 

Dimensions Minimum dimension 5m 

and directly accessible 

from a living room 

Achieved for all dwellings with 

an exclusive site area greater 

than 250 square metres. 

Directly accessible from living 

room on the ground floor of each 

dwelling. 

Car Parking & Access   

 Number of parks –  

Group dwellings 

1 space per dwelling, plus 

0.5 on-site vistor car 

parking spaces per 

dwelling 

Total – 18 spaces 

 

23 car-parking spaces will be 

provided.  This excludes the 

provision/allowance for vehicle 

parking in front of each garage. 



ITEM 5.1.2   

Page 198 City of Salisbury 

Council Assessment Panel Agenda - 28 November 2017 

 I
te

m
 5

.1
.2

  

 Driveway width 6m 6m 

 Garage door width 6m or 50 per cent of the 

allotment 

Not considered to be directly 

applicable to this proposal as 

none of the dwelling have a 

direct street frontage. 

Trees   

  Regulated Nil 

   Significant Nil 

Street Infrastructure   

 Crossover Not stated The existing cross-overs to the 

subject site will be closed-off. 

A new cross-over on Baloo 

Street will be constructed. 

The proposed cross-over is clear 

of any street infrastructure such 

as stormwater entry pits, stobie 

poles, telecommunication pits 

and street trees. 

 

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 15 December 2016.  Residential 

development of the kind proposed is clearly envisaged by the Development Plan. 

 

Assessment 

 

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

Salisbury Development Plan and is described below under headings. 

 

An extract of the relevant Development Plan, Consolidated 15 December 2016, is contained 

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

 

Residential Zone 

The Objectives of the Residential Zone seek dwellings, with a range and mix of dwelling 

types encouraged to revitalise and increase the residential amenity of under-developed 

suburbs.  Dwelling density is encouraged in areas that are in close proximity to centres, public 

transport routes and public open space.  Development that contributes to the desired character 

of the Zone is also encouraged. Extracts from the Desired Character Statement are listed 

below. 

 

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

appropriate locations.’ 

 

‘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.’ 
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‘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.’ 

 

‘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.’ 

 

The proposal provides an increase in density and an alternate dwelling type specifically 

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

the District Centre (Ingle Farm Shopping Centre) – approximately 1.7km south-east of the 

subject site, Neighbourhood Centre (Montague Farm Shopping Centre) – approximately 

1.5km south-west of the subject site, public transport routes – bus stop approximately 80m 

south of the subject site on Bridge Road and public open space – Baloo Street Reserve 

approximately 145m east of the subject site and Mozart Avenue Reserve approximately 183m 

north-east of the subject site. 

 

The proposed dwelling net density will be approximately 40 dwellings per hectare, which fits 

within the State government’s definition of medium density category as outlined in the 

document entitle ‘Understanding Residential Densities; A Pictorial Handbook of Adelaide 

Examples’. 

 

Whilst the form, scale and design of the proposal is different to the predominant existing 

pattern of development in the locality, the proposal is considered to have been designed to 

maintain the privacy and amenity of adjoining allotments by maintaining large setbacks to the 

site boundaries and incorporating upper level window treatments and solid fencing along the 

site boundaries. 

 

The proposal is also considered to provide a good design solution for a site that is at the 

interface between the Residential Zone and Industry Zone and an arterial road. 

 

General Section 

Crime Prevention 

PDCs 2 and 11 seek the design of buildings to provide opportunity for casual surveillance 

through orientation towards public streets and common areas. 

 

Whilst dwellings 1 – 6 face internally towards the site, the full height unobscured upper level 

windows of bedrooms 2 and 3 of these dwellings will face Baloo Street.  In addition, the main 

façade of dwellings 9 and 10 directly face Baloo Street and the entrance to the site. Dwellings 

1 and 12 will have full height unobscured upper level study windows that face Bridge Road. 

 

PDC 12 of general section design and appearance also specifically excludes group dwellings 

from being designed so that their main façade faces the primary street frontage of the land on 

which they are situated. 

 

The proposal is considered to be sufficiently consistent with PDCs 2 and 11. 
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Design and Appearance 

Objective 1 seeks development of a high architectural standard. 

 

PDCs 2 and 3 seek a high architectural standard by providing design guidance that states 

uninterrupted walling facing areas exposed to public view should be avoided, and that visual 

interest should be achieved through the incorporation of variation in facades, colour and 

detailing, vertical and horizontal components. 

 

The dwellings have been designed with vertical and horizontal elements that in conjunction 

with the variation of external materials and colours, are considered to provide some level of 

visual interest. 

 

Accordingly, the proposal is considered to be sufficiently consistent with Objective 1 and 

PDCs 2 and 3. 

 

It is acknowledged that proposed dwellings will introduce a new scale and form of 

development into the locality.  However, PDC 1 does state that the design of buildings 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. 

 

The proposal is considered to be partly consistent with this PDC as the dwellings are of a 

contemporary nature, but the overall scale of the development is considered to be only partly 

sympathetic to existing development in the locality, noting predominance of single storey 

detached dwellings on large allotments.   

 

However, the bulk of the proposed dwellings is considered to be broken up by the articulated 

facades, spacing between the dwellings, landscaping and excavation at the north-eastern end 

of the site.  

 

The scale of the development and the number of dwellings is also reflective of the significant 

area of the subject site. 

 

Hazards 

Site Contamination 

PDC 22 states that development should not occur where site contamination has occurred, 

unless the site has been remediated. 

 

Directly opposite the site on the northern side of Baloo Street is a vacant allotment, which 

was formerly a petrol filling station – 235-237 Bridge Road. 

 

A site contamination audit was provided to Council separate to this development proposal, 

which concluded that this site was suitable for residential development. 

 

The other surrounding land uses on the eastern side of Bridge Road and along Baloo Street 

are residential, and the subject site is on the high side of industrial land uses on the western 

side of Bridge Road – e.g. considered to be low risk in terms of possible groundwater 

contamination from the industrial land uses. 
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Accordingly the risk of site contamination is considered low and the proposal is consistent 

with PDC 22. 

 

Interface between Land Uses 

Objective 1 seeks development that is designed to minimise adverse impact and conflict 

between land uses. 

 

Specifically relating to this proposal, PDC 4 seeks that residential development adjacent to 

non-residential development to be located, designed and/or sited to protect residents from 

potential adverse impacts from non-residential activities. 

 

The proposal is considered to address possible interface conflicts as none of the dwellings will 

have a direct frontage to Bridge Road.  The side elevations of dwellings 1 and 12 face Bridge 

Road, but these elevations have few openings, and solid fencing is proposed along the Bridge 

Road frontage. 

 

The site is also separated by an arterial road and landscape buffer adjoining the industrial 

uses. 

 

One representor sought assurance that the proposal would be designed in accordance with 

Minister’s Specification 78B – Construction requirements for the control of external sound.  

This is a Building Code specification, and this is only applicable in areas identified on the 

Noise and Air Emissions Overlay of the relevant Development Plan.  The subject site is not 

within the Noise and Air Emissions Overlay, so this is not relevant to the proposal. 

 

Accordingly, it is considered that although the proposal will result in an increased residential 

density at the site, the risk of land use conflict with adjacent industrial land uses is minimal. 

 

PDC 1 states that amongst other matters development should not detrimentally affect the 

amenity of the locality, or cause unreasonable interference through any of the following; 

a) Noise; and 

b) Traffic. 

 

Whilst this PDC is interpreted to mainly apply to commercial and industrial developments, 

concern was raised during public notification about negative noise and traffic impacts 

associated with the proposal.  Noise concerns raised related mainly to visitor behavior and 

dog barking. 

 

The planning system cannot attempt to control or pre-empt behavior, which is considered to 

be a management issue for occupants of the dwellings and Police. 

 

Likewise the planning system cannot control pet behaviour, which is considered to be a 

management issue for occupants of the dwellings and by Council via nuisance control 

legislation. 

 

Council’s Development Engineering staff are satifisfied that the anticipated level of traffic 

movements associated with the proposal is appropriate for Baloo Street. 
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Generally speaking it is accepted that a dwelling may generate 10 vehicle movements per day, 

which will potentially result in an increase of 110 vehicle movements along Baloo Street per 

day, taking into account movements generated by the former dwelling on the subject site. 

 

Landscaping, Fences and Walls 

PDC 4 states that amongst other matters fences and retaining walls should be; 

a) Compatible with existing attractive fencing in the locality; 

b) Enable some visibility of buildings from the street; 

c) Incorporate articulation or other detailing where there is a large expanse facing the 

street; 

d) Designed to ensure adequate sight lines for vehicles and pedestrians, particular corner 

sites; and 

e) Of a sufficient height to maximise privacy without adversely affecting the visual 

amenity of adjoining land. 

 

In regards to this, the proposed fencing along the Bridge Road and Baloo Street frontage is 

considered to be an improvement on the existing fencing at the site, which is unmaintained 

galvanised metal sheeting. 

 

The fencing along these street frontages is 1.8m high (2.5m maximum height along Bridge 

Road, combined with proposed retaining wall), which will still allow for the dwellings to be 

visible from the public realm.  This is shown on the Bridge Road and Baloo Street elevations. 

 

Council’s Development Engineer is satisfied that the proposed fencing on the external 

boundaries will not impact sight lines at the intersection of Bridge Road and Baloo Street. 

 

Concern was raised during public notification that fencing along the Baloo Street frontage 

will impede sight lines for vehicles entering and exiting the subject site.   

 

The applicant’s response to this is that the location of the boundary fence in relation to the 

driveway is no different than in most residential developments.  The proposal has also been 

designed to ensure that all vehicles will exit the site in a forward direction. The road reserve 

in front of the subject site along Baloo Street is also five (5) metres wide, which will enable 

any possible future footpath to be setback from the boundary fence, providing more than 

sufficient opportunity to see other road users or others in the verge. 

 

Council staff agree with this response. 

 

The feature timber slat screening to the top of the Colorbond fence sheets is considered to 

provide some level of detailing to the Bridge Road and Baloo Street frontages. 

 

Fencing along the eastern side boundary (boundary with 7 Baloo Street) will be placed on top 

a 1.7 metre high retaining wall (combined maximum height 3.6 metres). 

 

The height of this fence is not considered to impact on the amenity of 7 Baloo Street as the 

retaining wall will be retaining cut, so it will not be visible from 7 Baloo Street. 

 

The height of this fence is also not considered to impact on the amenity of dwelling 5 on the 

subject site, noting the lower level has no windows facing the fence, and private open space is 

predominantly to the north. 
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Fencing along the southern boundary (boundary with 227 Bridge Road, 5 Mark Court and 

portion of 6 Mark Court) will be Colorbond 1.8m high.  No retaining walls will be required 

along the southern side boundary of the site. 

 

The proposal is considered to be sufficiently consistent with PDC 4. 

 

Orderly and Sustainable Development 

Objectives 1, 2 and 4 seek orderly and economic development, that does not jeopardise the 

continuance of adjoining authorised land uses or prejudice the achievement of the provisions 

of the Development Plan. 

 

The proposal is considered to be orderly and economic as the land use is consistent with the 

Objectives of the Residential Zone.  Dwellings are an anticipated land use in the Residential 

Zone and the Desired Character Statement of the Zone encourages in-fill development of 

medium density development when sites are in close proximity to centres and public transport 

routes. 

 

As per discussion above under Interface Between Land Uses, the proposal is not considered to 

jeopardise the continuance of industrial activity in the adjoining Industry Zone. 

 

The proposal is considered to be sufficiently consistent with Objectives 1, 2 and 4. 

 

Residential Development 

Objective 1 seeks safe, convenient, pleasant and healthy living environments.  Objectives 2, 3 

and 4 seek an increased mix in the range and number of dwelling types, higher densities in 

areas close to centres, transport and public opens, including regeneration of selected areas 

identified at zone and/or policy area levels. 

 

PDC 5 reiterates these Objectives by seeking that medium density development that achieves 

gross densities of between 23 and 45 dwellings per hectare which translates to net densities of 

between 40 and 67 dwellings per hectare) should typically be in the form of 2 to 4 storey 

buildings. 

 

The proposal will translate into an approximate density of 40 dwellings per hectare.  The 

proposed dwellings are two storey in design, which is consistent with PDC 5. 

 

Overshadowing 

PDC 12 provides quantitative guidance in regards to overshadowing, stating that development 

should ensure that ground-level open space of existing buildings receives direct sunlight for a 

minimum of two (2) hours between 9am and 3pm on 21 June to at least the lesser of the 

following – half of the existing ground level open space or 35 square metres of the existing 

ground-level open space.   

 

The applicant has provided shadow diagrams at 9am, 12 noon and 3pm on 21 June. 

 

The shadow diagrams show that the biggest overshadow impact will be upon the proposed 

dwellings (not dwellings on adjoining allotments), mainly dwellings 6 – 12 located on the 

southern side of the subject site. 
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The 12 noon shadow diagram shows that more than half of the ground level open space of 

these dwellings will be overshadowed, however each dwelling will still be provided with at 

least 35 square metres of open space that will receive direct sunlight. 

 

Site Coverage 

PDC 20 states that site coverage should be limited to ensure sufficient space is provided for 

pedestrian and vehicle access and parking, domestic storage, clothes drying, rainwater tanks, 

private open space and convenient storage of household waste and recycling receptacles. 

 

The applicant has demonstrated that vehicle access and parking is sufficient.  Each dwelling 

will be capable of providing an outdoor clothesline and rainwater tank.  Each dwelling will be 

capable of having an area to store waste and recycling bins, with collection to occur via pick-

up direct from Baloo Street. 

 

There is considered to be sufficient space for small scale storage sheds in the rear yards of 

each dwelling if required, noting that POS for each dwelling exceeds the minimum required 

by Residential Development PDC 24. 

 

Private Open Space 

PDC 24 provides quantitative guidance for private open space (POS) requirements. 

10 of the 12 proposed dwellings will have an exclusive site area of less than 250 square 

metres.  For allotments less than 250 square metres PDC 24 provides that 35 square metres of 

POS should be provided.  As per the Development Data table earlier in the report all of the 

relevant dwellings meet this provision. 

 

For allotments within an area greater than 250 square metres, 20 per cent of the site area 

should be dedicated as POS.  Again as per the Development Data table earlier in the report all 

of the relevant dwellings meet this provision. 

 

PDC 25 states that in a group dwelling development that a minimum dimension of 2.5m for 

ground level POS should be provided per dwelling.  All twelve proposed dwellings meet this 

criteria. 

 

Site facilities and Storage 

PDC 28 state that site facilities for group dwellings should include mail box facilities sited 

close to the major pedestrian entrance to the site, bicycle parking for residents and visitors, 

household waste and recyclable material storage areas away from dwellings and external 

clothes drying areas that are readily accessible to each dwelling. 

 

The dedicated mail box area is located at the entrance to the subject site and bike parking has 

been provided adjacent to dwellings 1, 12 and 6. 

 

Whilst bin storage is on the side of each dwelling which is inconsistent with the PDC this is 

considered to be appropriate as each dwelling is provided with more than adequate private 

open space to meet this requirement. 

 

Provision has been made for each dwelling to have an external clothesline attached to side 

boundary fencing. 
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Visual Privacy 

PDC 29 provides quantitative guidance for visual privacy, stating that upper level windows 

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. 

 

The rear (south) facing upper level windows of dwellings 6 – 12 will be provided with fixed 

obscure glass to a minimum height of 1.7m above floor level. 

 

The side (east) facing upper level windows of dwellings 5 and 6 will have sill levels of 1.7m 

above finished floor level. 

 

During public notification, concern was raised regarding potential overlooking from the rear 

(north) facing windows of dwellings 1 – 5 across Baloo Street as the upper level windows of 

these dwellings are not provided with any privacy treatment. 

 

In the context of the design criteria of the Residential Code, privacy treatment to these 

windows is not considered to be necessary.  The Residential Code allows for upper storey 

windows that face a road to be untreated provided the road (including road reserve) is at least 

15 metres wide.  The Baloo street road width (including road reserve) in front of the subject 

site is 20 metres wide. 

 

Other PDCs of the Development Plan also seek for buildings to be designed to provide casual 

surveillance of roadways and other public spaces.  Obscuring the north facing upper level 

windows of dwellings 1 – 5 would limit casual surveillance of Baloo Street. 

 

It is acknowledged that there will be some overlooking internally between the dwellings, but 

the Development Plan does encourage group dwellings to face towards common areas to 

provide casual surveillance opportunities. 

 

Noise 

PDC 32 states that residential development close to high noise sources (eg major roads) 

should be designed to locate bedrooms, living rooms and private open spaces away from the 

noise source, or protect these areas with appropriate noise attenuation measures. 

 

Dwellings 1 and 12 are the nearest to Bridge Road.  These dwellings have openings facing 

Bridge Road which are limited to living room door, study and stairwell windows. 

 

Bedroom 3 of each of these dwellings is adjacent to the Bridge Road frontage, but no 

openings will face Bridge Road from bedroom 3. 

 

Private open space of these dwellings will  be positioned adjacent Bridge Road, but solid 

fencing and landscaping will be provided along the Bridge Road frontage to offer some level 

of buffer, in conjunction with the significant setback to the road carriageway due to the wide 

verge to Bridge Road. 
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Car Parking and Access 

PDCs 38 and 39 relate specifically to group dwelling developments and seek parking areas 

and internal driveways that provide adequate space for vehicles to serve users efficiently and 

safely, provide adequate space for vehicles to manoeuvre between the street and the parking 

area and for visitor spaces to be clearly defined and not specifically associated with any 

particular dwelling. 

 

The applicant has provided manouevring plans, which show that the car-parking areas and 

garages are functional.  Recommended condition 11will require the applicant to clearly define 

visitor parking.   

 

Overall the proposal is considered to be sufficiently consistent with the relevant Objectives 

and PDCs of the General Section – Residential Development. 

 

Sloping Land 

Objective 1 seeks development on sloping land to be designed to minimise environmental and 

visual impacts and protect soil stability and water quality. 

 

A maximum 1.7 metres of excavation will be required near the north-eastern corner of the 

subject site, associated with dwelling 5. 

 

However, this is considered to be reasonable as the excavation will reduce the visual impact 

of dwelling 5 and the remainder of earthworks associated with the proposal are considered to 

be minimal. 

 

Recommended Reserved Matter one (1) will require the applicant to provide a Construction 

Environmental Management Plan (CEMP). 

 

Transportation and Access 

Access 

PDC 25 states that the number of vehicle access points onto arterial roads should be 

minimised, and access points where possible should be limited to local roads. 

 

The proposal is consistent with this PDC as existing vehicle access points onto Bridge Road 

will be closed off (see recommended condition 7).  The proposed access point will be located 

on Baloo street, which is a local road. 

 

During public notification concern was raised that the proposal will not allow sufficient 

access for emergency service vehicles.  Objective 2 does seek that development ensure access 

for emergency service vehicles. 

 

The entrance to the subject site is six (6m) wide which will allow for emergency service 

vehicles to enter the site, and the entrance is no more than 30m from the rear of any dwelling 

on the site.  It is understood that fire truck appliances have the ability to connect to the nearest 

hydrant in the event of a fire, so direct access to the subject site will not necessarily be 

required. 
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Vehicle Parking 

PDC 32 provides quantitative guidance relating to off-street vehicle parking, specifically 

referring to Table Sal/2 of the Development Plan. 

 

For group dwellings Table Sal/2 states that one (1) space per dwelling, plus 0.5 on-site visitor 

car parking spaces per dwelling should be provided.  A total of 23 car parking spaces will be 

provided. 

 

Based on this 18 car parking spaces would be required.  One space per dwelling (12 spaces) 

and 0.5 visitor car parking spaces (6 spaces). 

 

Dwellings 1, 3, 6, 7, 9, 10 & 11 will be provided with a single garage and dwellings 2, 4, 5, 8 

and 12 will be provided with a double garage.  Six (6) visitor car-parking spaces will be 

provided. 

 

In light of this, the proposal is consistent with PDC 32. 

 

During public notification concern was raised that the garage spaces could be used for general 

storage. 

 

Development controls cannot attempt to pre-empt the actions of future occupants.  However, 

internally each dwelling is provided with storage space in the way of linen cupboard and 

built- in wardrobes.  It is anticipated that the space under the stairwell of each dwelling could 

also be used as storage if required. 

 

The rear yards of each dwelling are also considered to be large enough to provide space for 

small garden sheds, noting that POS for each dwelling is in excess of what is sought by the 

Development Plan. 

 

Vehicle Parking for Residential Development  

During public notification concern was raised that the proposal will not provide suitable 

disability access. 

 

PDC 41 does seek that on-site vehicle parking be provided in regard to amongst other matters 

the anticipated mobility and transport requirements of the likely occupants, particularly 

groups such as aged persons. 

 

The applicant’s response to this is that given the two storey nature of the dwellings it is 

anticipated that that they will be less attractive to this section of the housing market. 

 

Council staff agree with this response. 

 

Overall the proposal is considered to be sufficiently consistent with the relevant Objectives 

and PDCs of the General Section – Transportation and Access. 
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13. CONCLUSION 

The applicant seeks Development Plan Consent for twelve (12) two storey dwellings and 

associated combined fence and retaining walls (maximum height 3.5m), and associated 

internal driveway, car-parking & landscaping at 231 Bridge Road, Ingle Farm. 

 

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

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

 

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

b) The proposal will be a medium density form of development that is in close proximity 

to public transport, public open space and centres; 

c) Each dwelling will be provided with sufficient private open space, area for storage and 

clothes drying; 

d) Adequate on-site parking and manoeuvring will be provided; 

e) Privacy of adjoining residential allotments will be maintained through treatment to 

upper level windows and fencing along the site boundaries; 

f) Overshadowing of both dwellings on the subject site and adjoining allotments is 

consistent with the Development Plan criteria; 

g) Potential interface conflicts with commercial land uses in the adjacent Industry Zone 

are considered to be limited; and 

h) The proposal is consistent with the desired character of the Residential Zone and has 

incorporated design elements that are encouraged by the Development Plan to 

maintain the amenity of the locality. 

 

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

Conditions. 

 
 

14. STAFF RECOMMENDATION 

That the Council Assessment Panel resolve that: 

 

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

Salisbury (City) Development Plan – Consolidated 15 December 2016. 

 

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

GRANTED to application number 361/241/2017/2A for Twelve (12) two storey 

dwellings, combined fence & retaining walls (maximum height 3.5m) and associated 

internal driveway, car-parking & landscaping in accordance with the plans and details 

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

 

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

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

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

 

1. Final designs and specifications for all civil works and retaining, including 

stormwater management plan. 

2. A Construction Environmental Management Plan (CEMP). 

 

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. 

Drawing Type Date Prepared By 

- Amended site plan  8 November 2017 URPS 

- Amended ground floor 

plan & first level floor plan 

– units 1 & 2 

10 May 2017 Distinctive Homes 

- Amended ground floor 

plan – units 3-5 

10 May 2017 Distinctive Homes 

- Amended first floor plan – 

units 3-5 

 

10 May 2017 Distinctive Homes 

- Amended ground floor 

plan & first floor plan – 

units 6 & 7 

10 May 2017 Distinctive Homes 

- Amended ground floor 

plan – units 8-10 & 11&12 

10 May 2017 Distinctive Homes 

- Amended first floor plan – 

units 8-10 & 11&12 

10 May 2017 Distinctive Homes 

- Amended Baloo street 

Elevation, internal 

elevation units 6-12 and 

internal elevation units 1-5 

Received 23 June 

2017 

Distinctive Homes 

- Amended rear elevation 

units 12-6, Bridge road 

elevation units 1 & 12 and 

east elevation units 6 & 5 

Received 23 June 

2017 

Distinctive Homes 

- Amended Baloo Street 

fencing, Bridge Road 

fencing and north-east 

boundary retaining & 

fence 

 

10 May 2017 Distinctive Homes 

- Amended sun study 

diagram June 21
st
 9am 

 

10 May 2017 Distinctive Homes 
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- Sun study diagram June 

21
st
 12 noon 

10 May 2017 Distinctive Homes 

- Amended sun study 

diagram June 21
st
 3pm 

10 May 2017 Distinctive Homes 

27272  

SR2-1/A 

Amended site and drainage 

plan 

25 August 2017 Ginos Engineers 

 

Note:  All plans and documents approved by Council under Reserved Matters 1-2 

  form part of this Consent and shall be implemented in full prior to  

  occupation of the dwellings, except where otherwise varied by this  

  conditions of consent. 

 

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

   submitted plans. 

 

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

 

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

 
3. No materials shall be stored in the designated carparking area or driveways. 

 

  Reason: To ensure the carparking areas are always available for the purpose 

    theyare designed.   

4. The designated landscaping areas as shown on the amended site plan dated 8 
November 2017 shall be completed prior to occupation of the dwellings. 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.   

 

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

    and environmental amenity of the locality. 

5. All driveways and carparking areas shall be constructed with brick paving, 
concrete or bitumen to a standard appropriate for the intended traffic volumes and 
vehicle types.  Individual carparking bays shall be clearly linemarked.  Driveways 
and carparking areas shall be established prior to occupation of the dwellings and 
maintained at all times to the satisfaction of Council. 

 

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

    that maintains and enhances the amenity of the locality. 
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6. The south facing rear windows fixed to the upper storey walls of dwellings 6 – 12 
and the east facing side windows of dwellings 5 and 6 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 windows 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.  
 

The above window treatments shall be established prior to occupation of the 
dwellings and shall be maintained to the reasonable satisfaction of Council. 

 
  Note: Other forms of privacy screening may be a suitable alternative to the above 

  such as fixed external screens, so longs as it can be demonstrated to  
  Council that the alternative screening solution will prevent overlooking.  
  Should you wish to use an alternative screening method, you will be  
  required to lodge a Development Application to vary the above condition. 

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

 
7. All existing crossovers made redundant by this development shall be reinstated to 

kerb, prior to occupation of the dwellings, in accordance with Council’s kerb 

design standard, to the satisfaction of Council. 

 

 Reason: To maximise on-street parking and appropriately manage stormwater 

  within the street water table. 

 

8. All vehicular access to/from the site shall be gained via Baloo Street only.  No 

direct vehicular access to/from Bridge Road shall be permitted. 

 

 Reason: DPTI condition. 

 
9. Stormwater run-off shall be collected on-site and discharged without jeopardising 

the integrity and safety of Bridge Road, Any alterations to the road drainage 

infrastructure shall be at the applicant’s cost. 

 

 Reason: DPTI condition. 

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

Matter 1 is to be adhered to at all times. 

 

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

   Practice and Council Policy. 

 

11. The visitor parking spaces shall be clearly identified ‘visitor parking’. 

 

 Reason:  To ensure that these car-parking spaces are easily identifiable to visitors. 
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12. Stormwater systems shall be designed and constructed to cater for minor storm 

flows (Industrial / Commercial ARI =10yrs). 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 conditions, and no runoff 

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

 
  Reason:  To ensure satisfactory disposal of stormwater. 
 

13. The Finished Floor Level 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. 

 

 

Advice Notes 

 

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

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

 
 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 14.11.17 9.11.17     
 

ATTACHMENTS 

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

1. Proposal Plans  

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

3. Commissioner of Highways (DPTI) Response  

4. Relevant Development Plan Extracts and Location Maps Consolidated 15 December 

2016   
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ITEM 5.2.1 

COUNCIL ASSESSMENT PANEL   

DATE 28 November 2017  

HEADING Council Assessement Panel Operating Procedures 

AUTHOR Chris Zafiropoulos, Manager Development Services, City 

Development  
 

SUMMARY The Council Assessment Panel adopted its General Operating 

Procedures at its meeting held on the 24 October 2017. This report 

provides additional information for the Panel’s consideration in 

relation to further changes that may be made for the adoption of 

minutes by electronic communication and the use of audio 

equipment. 
 

RECOMMENDATION 

1. That the changes to the City of Salisbury Council Assessment Panel General Operating 

Procedures, forming an attachment to the agenda report, be adopted. 

 
 

ATTACHMENTS 

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

1. CAP General Operating Procedures   
 

1. BACKGROUND 

1.1 The Panel adopted its General Operating Procedures at the meeting held on 24 

October 2017. 

1.2 This item provides additional information for the Panel’s consideration in relation 

to the adoption of minutes by electronic communication and the use of audio 

equipment.  

2. REPORT 

Adoption of minutes 

2.1 The Panel introduced a procedure that will allow for the adoption of the minutes 

of the meeting at the conclusion of the meeting (clause 7.3).  This changes the 

traditional approach whereby minutes would be circulated after the meeting and 

they would be formally adopted at the following meeting of the Panel. 

2.2 It is proposed that the Panel also consider the introduction of a process that will 

enable the confirmation of the minutes by electronic communication by the 

Presiding Member. This will replace the current process of the Presiding Member 

signing a physical copy of the minutes at the following meeting. The suggested 

amendments are provided in clause 7.4. 



ITEM 5.2.1   

Page 308 City of Salisbury 

Council Assessment Panel Agenda - 28 November 2017 

 I
te

m
 5

.2
.1

  

 

Use of audio and video equipment 

2.1 The General Operating Procedures provide in clause 3.10 that the Presiding 

Member may ask a member of the public to leave the meeting if they are using 

audio and video recording devices without prior agreement of the Presiding 

Member.   

2.2 Council has recently received advice that to the extent that a Council (or 

Committee) meeting is held in public, it is not unlawful to film the proceedings. 

The advice is that this also extends to meetings of the CAP that are held in public. 

2.3 While this may have a negative impact on the willingness of some people in 

attendance at the meeting to express views, it should be noted that the Planning, 

Development and Infrastructure (General) Regulations 2017 provide that 

meetings are public and meetings may only be held in confidence in prescribed 

circumstances. Accordingly, the attached Operating Procedures are proposed to be 

amended to be consistent with advice received.  

2.4 The Presiding Member has power to act in instances where a person is disrupting 

a meeting and therefore could exercise this power if the filming was causing a 

disruption. 

3. CONCLUSION / PROPOSAL 

3.1 The proposed changes in relation to the adoption of minutes by electronic 

communication and use of audio equipment have been incorporated in the General 

Operating Procedures attached to this report, for the Panel’s consideration. 

 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 15.11.17 13.11.17     
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