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 AGENDA 

FOR COUNCIL ASSESSMENT PANEL MEETING TO BE HELD ON 

23 JANUARY 2018 AT 6:00 PM 

IN 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 

Manager Development Services, Mr C Zafiropoulos (Assessment 

Manager) 

Team Leader – Planning, Mr A Curtis 

Planning Consultant, Mr B Green  

  

APOLOGIES  

LEAVE OF ABSENCE    

PRESENTATION OF MINUTES 

Presentation of the Minutes of the Council Assessment Panel Meeting held on 28 November 

2017.   

DECLARATIONS OF CONFLICTS OF INTEREST  
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REPORTS 

Development Applications 

5.1.1 361/2379/2017/1B ................................................................................................. 13 

 Demolition of existing council building, retail building, car parking and 

structures on civic square, and construction of a four storey civic building 

(Community Hub) with café, LED screen and associated car parking, 

pedestrian links and public spaces at Salisbury Civic Square, 62-66 John 

Street, Salisbury; Parabanks Shopping Centre, 68-84 John Street, Salisbury; 

& Salisbury Council Offices, 12 James Street, Salisbury, SA 5108 for 

Hassell Studio.  

 

OTHER BUSINESS   

5.2.1 Status of Current Appeal Matters and Deferred Items 

5.2.2 Policy Issues is Arising from Consideration of Development Applications 

5.2.3 Future Meetings & Agenda Items 

CLOSE 

Please note: 

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

However, some documents contained within attachments to the Development Assessment 

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

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

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

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

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

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

CHAMBER, 12 JAMES STREET, SALISBURY ON 

28 NOVEMBER 2017 

 

MEMBERS PRESENT 

Mr D Wallace (Presiding Member) 

Mr R Bateup 

Ms L Caruso(arrived 6.12pm) 

Ms S Johnston 

Mr J Watson  

 

STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos (Assessment Manager) 

Development Officer - Planning, Mr C Carrey 

Development Officer - Planning, Mr M Molinaro  

  

The meeting commenced at 6:00 pm 

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

 

APOLOGIES  

 

Linda Caruso registered an apology for lateness. 

LEAVE OF ABSENCE   

PRESENTATION OF MINUTES 

The Panel resolved that the Minutes of the Council Assessment Panel Meeting held on 24 October 

2017, be taken and read as confirmed. 

DECLARATIONS OF CONFLICTS OF INTEREST 

 

Nil 
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REPORTS 

Development Applications 

5.1.1 361/1282/2017/2B 
 

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

Activities (Exact Mining) at 43-45 & 47 Hawker Road, Burton SA 5110 and 71 & 79-

85 Helps Road, Burton SA 5110 for Exact Mining Services 

  

REPRESENTORS 

 

Mr William Kirtland and Mr David Cockington were not present at the meeting when 

called to make a verbal submission.   

 

The Presiding Member called for other representors in relation to the application, none 

were present.  

 

 

Mr J Watson  moved, and 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 

S1417 DA2 Site Plan Date Received 

30 August 2017 

Geoff Matthews 

& Associates 

Building 

Designers 

 



 

City of Salisbury  Page 5 

Council Assessment Panel Agenda - 23 January 2018 

 
M

in
u

te
s 

o
f 

th
e 

C
o
u

n
ci

l 
A

ss
es

sm
en

t 
P

a
n

el
 M

ee
ti

n
g
 2

8
/1

1
/2

0
1
7

 
 

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. 
 

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 
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5.1.2 361/241/2017/2A 
 

 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 

  

REPRESENTORS 

 

Mr Daniel McKenna of Masterplan spoke to the representation of  Ms Carri Hollis 

(Pooraka Bottle & Can Recycling Pty Ltd).  

 

Ms Linda Caruso attended the meeting at 6.12pm. 

 

Mr David Little spoke to his representation. 

 

Ms Julie Lewis, Urban Regional Planning Solutions, and Kelly from Distinctive Homes 

spoke on behalf of the applicant, Distinctive Homes. 

 

 

Ms S Johnston  moved, and 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: 

 

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). 
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Development Plan Consent Conditions 

 

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

submitted with the application and the following stamped approved plans 

and documents, except where otherwise varied by the conditions herein: 

 

Drawing 

No. 

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 

- 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 
 
 

 



 

Page 8 City of Salisbury 

Council Assessment Panel Agenda - 23 January 2018 

 
M

in
u

te
s 

o
f 

th
e 

C
o
u

n
ci

l 
A

ss
es

sm
en

t 
P

a
n

el
 M

ee
ti

n
g
 2

8
/1

1
/2

0
1
7

 
 

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 they are 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. 

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. 
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  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. 

 

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. 
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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. 

 

  

 

OTHER BUSINESS 

5.2.1 Council Assessment Panel Operating Procedures 
 

 Ms L Caruso moved, and the Council Assessment Panel resolved that: 

The changes to the City of Salisbury Council Assessment Panel General Operating 

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

 

5.2.1  Status of Current Appeal Matters and Deferred Items 

   

No further update was provided. 

5.2.2 Policy Issues is Arising from Consideration of Development Applications 

 Nil 

5.2.3 Future Meetings & Agenda Items 

Next meeting scheduled for Tuesday 19 December 2017. 

Ms S Johnston advised that she will be an apology for the December 2017 

meeting. 
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ADOPTION OF MINUTES 

Ms L Caruso moved, and the Council Assessment Panel resolved that the Minutes of the Council 

Assessment Panel Meeting be taken and read as confirmed.  

 

 

 

 

The meeting closed at 6.56 pm. 

 

PRESIDING MEMBER:  Mr Doug Wallace 

        

DATE:     28 November 2017 

     (refer to email approving minutes registered in Dataworks  

     Document Number 4636208)    
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ITEM 5.1.1 

COUNCIL ASSESSMENT PANEL   

DATE 23 January 2018 

APPLICATION NO. 361/2379/2017/1B 

APPLICANT Hassell Studio 

PROPOSAL Demolition of existing council building, retail building, car parking 

and structures on civic square, and construction of a four storey 

civic building (Community Hub) with café, LED screen and 

associated car parking, pedestrian links and public spaces. 

LOCATION Salisbury Civic Square, 62-66 John Street, Salisbury; Parabanks 

Shopping Centre, 68-84 John Street, Salisbury; & Salisbury 

Council Offices, 12 James Street, Salisbury, SA 5108 

 

CERTIFICATE OF  

TITLES       CT 5608/704; CT 5540/833; CT 6198/526; CT 6198/252;  

        CT 6198/257 

AUTHOR Ben Green, Planning Consultant 
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Urban Core (Salisbury) Zone 

Application Type Merit 

Category 1 

Public Notification Not applicable 

Referrals - Statutory Nil 

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 Mr Ben Green, Consultant Planner  

Recommendation Grant Development Plan Consent subject to a Reserved 

Matter and conditions  

Meeting Date 23 January 2018 

2. REPORT CONTENTS 

 

Assessment Report 
 

Attachment 1: Proposal Plans and Supporting Information 

Attachment 2: Relevant Development Plan Extracts and Location Maps, 

Consolidated 15 December 2016  
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3. EXECUTIVE SUMMARY 

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

the Salisbury Development Plan Consolidated 15 December 2016.  

 

The applicant seeks Development Plan Consent to demolish the existing two storey Council 

building at 12 James Street and the existing single storey building and car parks on the land 

sited between John Street and James Street (68-84 John Street) adjacent the Salisbury Civic 

Square and to construct a four storey Civic Building (Community Hub) with car parking on 

the existing Council offices site on James Street along with new pedestrian links and minor 

upgrades to the Civic Square. 

 

The construction of a proposed Community Hub has been a longstanding vision of the City of 

Salisbury since it was first announced in the Salisbury City Centre Renewal Strategy in 2012 

and is listed as a ‘critical action’ in its City Plan 2030. 

 

The Community Hub proposes to support the ongoing face-to-face customer and community 

services by incorporating new civic spaces, council chambers, gallery, community meeting 

areas and library, learning and information facilities along with functional office space for 

Council administration. 

 

The Community Hub incorporates ground level council and community facilities, including 

customer/administrative services, community rooms and café with the buildings main 

entrances fronting onto the adjoining Civic Square.  Level 1 incorporates the proposed 

Council Chambers and committee rooms, community rooms and Council administration, with 

Levels 2 and 3 incorporating the main office spaces for Council administration, including 

meeting rooms. 

 

The proposed Community Hub will be setback 9 metres from John Street, 42.2 metres from 

Church Street and 10.9 metres from James Street.  The ground floor will contain a floor to 

ceiling height (including the mezzanine floor) of 5.2 metres.  The setbacks on Level 1 are 

reduced to ensure that the built form creates an awning towards Civic Square and John Street 

and provide shelter for pedestrians entering/exiting the building or traversing through the 

Civic Square. Furthermore, the building provides for a strong integration with the Salisbury 

Civic Square and can be configured to support various community events currently held in the 

square. 

 

Level 2 and 3 have greater setbacks than the two lower levels to provide for a reduction in the 

buildings overall bulk and scale. The northern, eastern and southern facades have been 

designed to be ‘transparent’ to maximise natural light within the building and reflect a 

building quality sought by the Development Plan / Building Code and the community. 

 

The proposed development initially removes a number of existing carparks, however replaces 

these with a similar number throughout the subject land.  Council staff car parking spaces will 

be reduced from 107 to 105 spaces with public car parking spaces to be increased from 82 to 

84. The overall number of car parking spaces provided will be 189. 
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The upgrades to the Civic Square will incorporate minor works such as the removal of 7 

existing trees (none of which are trees of Regulated of Significant Tree status), raised grass 

area, shelters and concrete terrace seating.  This will be replaced with new grassed areas 

adjacent to John Street and the adjoining cemetery, the planting of 7 semi-mature tree species 

of an indigenous nature, landscaping and an extension of remaining grassed areas.  

 

The subject site is located within the Urban Core (Salisbury) Zone. The proposed Community 

Hub with car parking, landscaping and upgrade to the Civic Square is neither listed as being a 

Complying or Non-complying form of development and as such is assessed ‘on-merit’. 

 

The application has been processed as a Category 1 form of development for the purposes of 

public notification pursuant to the Procedural Matters section of the Urban Core (Salisbury) 

Zone. The public notification component of this section identifies a ‘civic building’ and  

community centre’ as a Category 1 form of development, and therefore the application did not 

require any formal notification.  

 

To ensure that there is no perceived conflict of interest or perception of bias, the City of 

Salisbury Council wrote to the Minister for Planning in July 2017 seeking his agreement to 

appoint the Development Assessment Commission (now the State Commission Assessment 

Panel) as the relevant authority for this development application process pursuant to Section 

34(1)(b) of the Development Act 1993. 

 

The Minister for Planning’s delegate declined this request stating that the City of Salisbury 

Development Assessment Panel (now Council Assessment Panel) was best placed to 

independently assess the proposed development.  

 

In order for further transparency, Council engaged the services of a planning consultant, Ben 

Green and Associates to prepare an independent assessment of the proposal and prepare this 

report for consideration by the Council Assessment Panel. 

 

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

the Salisbury Council Development Plan. The assessment found that: 

 

 The proposed development is a land use envisaged within the Urban Core (Salisbury) 

Zone. 

 The proposed development is consistent with the intent of the Development Plan to 

locate community facilities where accessible to the local community. 

 The proposed development has high architectural merit and been designed to be a 

flexible and adaptive building to support community activities within the building and 

in the adjoining Civic Square. 

 Sufficient on-site car parking is provided to cater for the anticipated staff and visitors. 

 The site does not contain any soil contamination that would prohibit the proposed 

development. 

 Landscaping is proposed throughout the development area to enhance its overall 

appearance. 

 

Accordingly, this report recommends that Development Plan Consent be granted, subject to 

conditions. 
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4. BACKGROUND 

 

Since 2011, the City of Salisbury has undertaken a number of strategies to guide the 

transformation and implementation of the Salisbury City Centre into a vibrant and modern 

precinct, including: 

 

 Salisbury City Centre Renewal Strategy 

 Salisbury City Plan 2030  

 Salisbury City Centre Urban Design Framework 

 Salisbury City Centre Development Plan Amendment 

 

In each of these strategic documents, the City of Salisbury has embarked on a comprehensive 

community engagement process to enable community members to contribute their ideas.  The 

community’s participation has helped shape the future directions of the City Centre 

redevelopment. 

 

City of Salisbury documents identify that the Council is committed to an ambitious 5-year 

plan of investment in the City Centre with funding sourced from local, state and federal 

government along with investment from the private sector.  Significant investment has already 

commenced with the following initiatives: 

 

 Upgrade to the Civic Square and Stockade Plaza area (2013) 

 Upgrades to Judd Street Laneway (2013) 

 Commencement of the Salisbury Secret Garden (and now an annual event) (2014) 

 Upgrades to bus stops, pedestrian crossings, Wiltshire Street car park and Len Beadell 

Library façade (2014) 

 Salisbury Oval Precinct Masterplan (Council endorsed March 2017) 

 Upgrades to the Parabanks Shopping Centre, Hoyts Cinemas, Commonwealth Bank 

and Westpac Bank (approx. $20 million private investment since 2012) 

 

The Community Hub is a high priority for Council reflected as a critical action in Council’s 

City Plan 2030. The Community Hub is described as …a place for the community to come 

together to exchange ideas, learn, participate and celebrate in a range of flexible community 

spaces. The modern and contemporary facility will feature civic spaces, a gallery, learning 

and information facilities, council chambers and office space. It will be a place to showcase 

and experience the difference Salisbury has to offer and be the social heart of our City 

Centre. 
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5. SUBJECT SITE 

The subject site consists of the following allotments: 

 

 Allotment 2 in Certificate of Title Volume 5608 Folio 704 (existing Council 

Chambers site and car park at 12 James Street); 

 Allotment 1 in Certificate of Title Volume 5540 Folio 833 (Civic Square at 62-66 

John Street); 

 Allotment 201 in Certificate of Title Volume 6198 Folio 526 and Allotment 203 in 

Certificate of Title Volume 6198 Folio 527 (site of the proposed Community Hub); 

and 

 Allotment 202 in Certificate of Title Volume 6198 Folio 525 (Right of Way 

Easements over portion of Parabanks Shopping Centre at 68-84 John Street ); and 

 Allotment 2013 in Certificate of Title Volume 6198 Folio 257. 

 

The allotments form a large irregular shaped site with frontages to James Street, Church 

Street, John Street and laneway adjoining the Parabanks Shopping Centre.   

 

The site of the proposed Community Hub has been created by recent land division, which 

includes the creation of rights of way and light and air easements over the portion of 

Parabanks Shopping Centre (service driveway). A plan of division is proposed to amalgamate 

the proposed Community Hub and Civic Square lots, together with the rights of way and 

easements. A copy of the most recent Deposited Plan is provided in the Attachment 1. 

 

The area incorporating the proposed Community Hub and Civic Square upgrades has 

frontages of 79.96 metres to John Street, 48.49 metres to James Street and 43.67 metres to 

Church Street.   

 

The subject area is approximately 5185 square metres and has a relatively flat topography.  

 

The area bounded by James, John and Church Streets contains the Salisbury Civic Square, 

Methodist Cemetery, a single storey commercial building and a large area of car parking.  The 

Civic Square is an active square used by the Salisbury community and contains an area of 

events, playground, performance shelter, public seating and has both paved and grassed areas.  

The adjoining Methodist Cemetery does not form part of the subject land but is abutting the 

site and has direct linkages to the area. 

 

The existing single storey building (on portion of 68-84 John Street), while mostly vacant, has 

been used for various retail tenancies and has its primary frontages to either John Street or 

eastwards towards the adjoining Parabanks Shopping Centre.  This building currently presents 

a blank, featureless wall to the Civic Square. This building will be demolished as part of the 

overall development.  

 

The car parking area to the rear of the above building contains 60 car parking spaces, all 

restricted to 3 hour time limits and is accessible from either James Street or John Street.  The 

access route from John Street is a registered right-of-way and also serves as a number of 

easements. 
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Two (2) Significant trees and one (1) Regulated tree are located along the length of the access 

route (within the subject land) and have approval to be removed in a separate application 

(Development Application 361/2029/2017/2T). 

 

The current Council building (12 James Street) will be demolished and will provide staff and 

public car parking, including car parks that are displaced by the new building. A gated 

compound is centrally located in the car park with the remaining area between the car park 

and James Street is to be grassed. 

 

The following site photos were taken on 20 December 2017: 

 

Photo 1: looking west along John Street – existing building to be demolished on right.
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Photo 2: looking north-east from John Street into Civic Square.

 
 

Photo 3: looking east on John Street.
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Photo 4: looking north-east on John Street – existing building to be demolished (and affected 

street tree).

 
 

 

Photo 5: looking north-west from John Street – existing building to be demolished.
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Photo 6: looking north from John Street – existing building to be demolished on left / 

Parabanks on right.

 
 

 

Photo 7: looking south-east from James Street with the Civic Square on right.
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Photo 8: looking north from James Street with existing Council Office on left.

 
 

 

Photo 9: looking south-east from existing car park with Civic Square on right.
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Photo 10: looking north from Church Street to existing Council building (to be demolished). 

 
 

 

Photo 11: looking south west to gated compound (to be retained). 
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Photo 12: looking south west to rear of existing Council building (to be demolished) and 

driveway access to car park. 

 
 

 

6. LOCALITY 

The subject land is located within the northern section of the Urban Core (Salisbury) Zone.  

Typical of an urban centre, the locality is dominated by commercial, retail, entertainment and 

civic buildings.   

 

Located to the east of the subject land, the Parabanks Shopping Centre is the largest land 

holding that contains supermarkets, retail shops, discount department store, take-away 

restaurants and other ancillary activities that serve the wider community. 

 

Significant areas of car parking surround the shopping centre to its east, west and south.  The 

car parking on the subject land contributes to the overall car parking available for visitors to 

the area. 

 

To the north of the subject land are large areas of car parking that form part of the overall car 

parking provided in the area.  Further to the north is the Little Para River and Pitman Reserve. 

 

Immediately to the south of the subject land are single storey commercial buildings fronting 

onto John Street.  Further to the east along John Street are a greater mix of two storey 

commercial/retail buildings and Council’s library (Len Beadell Library).  The tenancies 

fronting John Street have rear access to either John Lane or James Lane with dedicated areas 

of public car parking provided. 

 

Hoyts Cinemas is another large land holding to the west of the existing Council office with 

the Salisbury train station located further to the west, approximately 400 metres from the 

subject land. 
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A locality plan and contextual plan are provided below. 

 

Locality Plan – Aerial 

 

 
Source Nearmap 
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Locality Plan – Aerial - enlarged 

 

 
Source: Hassell 

 

Zone Map: 

 

 
Source: Salisbury Council Development Plan 
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7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proponent seeks Development Plan Consent to demolish the existing Council building at 

12 James Street and existing single storey building and car park on the land sited between 

John Street and James Street (68-84 John Street) adjacent the Salisbury Civic Square and 

construct a four storey Community Hub.  Additional car parking will also be constructed on 

the site of existing Council offices on James Street along with new pedestrian links and minor 

upgrades to the Civic Square. 

 

The proposed four storey Community Hub will have a gross leasable area of 6,270 square 

metres and incorporates ground level council and community facilities, including 

customer/administrative services, community rooms and café with the buildings main 

entrances fronting onto the adjoining Civic Square.  Level 1 incorporates the proposed 

Council Chambers and committee rooms, community rooms and Council administration, with 

Levels 2 and 3 incorporating the main office spaces for Council administration, including 

meeting rooms. 

 

The documentation supporting the application does not specifically identify the anticipated 

hours of operation or staffing numbers, however it is understood that the flexibility and 

adaptability of the ground floor design will allow the building to be utilized for after-hours 

community activities and events. The upper levels will be typically active during ‘normal’ 

business hours.  

 

The design enables a number of configurations of the building for community events that are 

currently held in the Civic Square. The LED screen is highly visible from this space and a 

feature of the design is the permeability between the indoor and outdoor spaces, creating 

highly activated spaces.   

 

The proposed Community Hub will be setback 9 metres from John Street, 42.2 metres from 

Church Street and 10.9 metres from James Street.   The proposed building will have a 

maximum building height of 19.5 metres with extensive glazing proposed along all facades. 

 

The ground floor will contain a floor to ceiling height (including the mezzanine floor) of 5.2 

metres to create a high level of amenity and ensure greater interaction with the adjoining 

Civic Square. 

 

The proposed building protrudes closer towards the Civic Square and John Street on Level 1 

to create a verandah for pedestrians entering and exiting the building or traversing through the 

Civic Square.  The upper levels have increased setbacks to provide for a reduction in the 

buildings overall bulk and scale (from ground level) and an improved articulation in the 

overall building design.  

 

The proposal removes a number of existing carparks, however replaces these with a similar 

number throughout the subject land.  Council staff car parking spaces will be reduced from 

107 to 105 spaces with public car parking spaces to be increased from 82 to 84. The overall 

number of car parking spaces being provided is 189. 

 

The upgrades to the Civic Square will incorporate the removal of 7 existing trees (none are 

Significant or Regulated Trees), raised grass area and concrete terrace seating.  This will be 

replaced with new grassed areas adjacent to John Street and the adjoining cemetery, the 

planting of 7 semi-mature indigenous trees and an extension of the remaining grassed areas. 
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The removal of two Significant trees and one Regulated tree have already obtained 

Development Approval (via a separate application - 361/2029/2017/2T).  

 

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

 

8. CLASSIFICATION 

The subject land is located within the Urban Core (Salisbury) Zone of the Salisbury Council 

Development Plan consolidated 15 December 2016. 

 

It is noted that subject to a Gazette Notice of 19 January 2017, a Section 29(2)(b)(ii) 

amendment of the Development Act 1993 seeks to incorporate a number of authorised 

amendments to this iteration of the Development Plan, however these amendments alter the 

non-complying list within the Urban Core Zone by adding a number of exceptions for ‘light 

industry’, ‘store’ and ‘warehouse’ and are not relevant to this application located within the 

Urban Core (Salisbury) Zone. 

 

For the purposes of this report, the Salisbury Council Development Plan consolidated 15 

December 2016 is the relevant version. 

 

The proposed Community Hub with car parking, landscaping and upgrade to the Civic Square 

is neither listed as being a ‘complying’ or ‘non-complying’ form of development in the Urban 

Core (Salisbury) Zone. 

 

On this basis, the application has been assessed as an ‘on-merit’ form of development against 

the provisions of the Development Plan. 

 

9. PUBLIC NOTIFICATION 

As previously discussed, the City of Salisbury has undertaken a number of strategies that 

identified the City Centre as an ideal location to establish a new Community Hub. 

 

In each of these strategic documents, the City of Salisbury has embarked on a comprehensive 

community engagement process to enable community members to contribute their ideas.  The 

community’s participation has helped shape the future directions of the City Centre 

redevelopment. 

 

Community members were also further engaged between August and December 2017 seeking 

their views on the design and functionality of the proposed Community Hub. 

 

The application has been processed as a Category 1 form of development for the purposes of 

public notification pursuant to the Procedural Matters section of the Urban Core (Salisbury) 

Zone. The public notification component of this section identifies all the elements of the 

proposal ‘civic building, library, shop, office and community centre’ as a Category 1 form of 

development, and therefore the application does not require formal public notification.  

 

Notwithstanding this, it is considered that the wider community has been provided a 

significant level of consultation and input into the project prior to the Development 

Application.  
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10. REFERRALS – STATUTORY 

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

Regulations 2008. 

 

11. REFERRALS – INTERNAL 

Various Council departments were engaged during the design and preparation of the proposed 

development and comments raised have been incorporated into the design. The application 

was referred internally following formal lodgement and no further comment has been 

received.  

 

12. ASSESSMENT 

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

Assessment Panel determine that the proposed development is not ‘seriously at variance’ with 

the Salisbury Council Development Plan consolidated 15 December 2016.  The following 

reasons are given in support of this recommendation: 

 

a) The land use is envisaged within the Urban Core (Salisbury) Zone and the site is 

capable of accommodating the proposed development. 

b) The development will provide enhanced community facilities that are readily 

accessible to the local community. 

c) The architecturally designed building incorporates a range of design treatments that 

results in a built form that will improve the streetscape. 

d) The proposed development has been designed to be a flexible and adaptive building to 

support community activities within the building and in the adjoining Civic Square. 

e) Sufficient on-site car parking is provided to cater for the anticipated staff and visitors. 

f) The site does not contain any soil contamination that would prohibit the proposed 

development. 

 

Assessment 

 

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

Salisbury Council Development Plan and is described under the headings below. 

 

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

Attachment 2.  The relevant provisions are also highlighted in the Attachment. 
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Land Use 

 

The subject land is located within the Urban Core (Salisbury) Centre Zone that has the 

following key Objectives and Principles of Development Control that relate to suitable land 

uses within the zone: 

 

Objective 1 

 
A district level centre that provides the focus for business and commercial services and employment 

generating land uses for the region, providing a full range of retail, commercial, civic, cultural, 

community, entertainment, education, religious, recreational facilities and a range of medium to high 

density residential development supported by high frequency public transport and open space. 

 

Objective 2 

 
Development that promotes street activity and interest to passing pedestrians and contributes to the 

liveliness, vitality and security of the public realms. 

 

Principle of Development Control 1 
 

The following forms of development are envisaged in the zone:  

 

 affordable housing  

 aged persons accommodation  

 cinema  

 civic building  

 community centre  

 consulting room  

 dwelling  

 educational establishment  

 entertainment venue  

 hotel  

 gymnasium  

 library  

 licensed premises  

 multi-deck car parking  

 nursing home  

 office  

 place of worship  

 pre-school  

 public transport interchange  

 recreation centre  

 residential flat building  

 retirement village  

 school  

 shop or group of shops  

 supported accommodation  

 theatre  

 tourist accommodation.  

 



ITEM 5.1.1   

City of Salisbury  Page 31 

Council Assessment Panel Agenda - 23 January 2018 

 I
te

m
 5

.1
.1

  

As indicated in the above Objectives, the Urban Core (Salisbury) Zone seeks to accommodate 

a full range of retail, commercial, civic, cultural, community, entertainment, educational and 

recreational facilities to serve as a major district centre and satisfy the reoccurring needs of 

residents of the wider community. 

 

It is envisaged that the Urban Core (Salisbury) Zone will transition to a vibrant business hub 

and key transit orientated activity centre within Northern Adelaide.  The Core Area will 

contain the highest intensity and scale of development with high quality urban design to 

contribute towards improved streetscapes and public realm. 

 

Within the Core Area (John Street and Civic Square), a broad range of land uses are 

encouraged to emphasise a ‘village atmosphere’.  Building heights up to six levels (24.50 

metres) are encouraged with strong active frontages that connect directly to the Civic Square. 

 

Principle of Development Control 1 clearly lists ‘Civic Building’, ‘Community Centre’ and 

‘Library’ as envisaged land uses within this Zone.  The proposed four storey Community Hub 

has been architecturally designed to contribute to an improved streetscape and public realm.  

The two upper building levels have increased street setbacks to provide a reduction in its 

overall bulk and scale with the majority of the facades maximising natural light.   

 

The entrance to the Community Hub emphasises its connection to the adjoining Civic Square 

and ensures a flexible floor plate for future community uses/activities. 

 

With Parabanks Shopping Centre to the east (and north east) and a range of community/open 

space activities to the north and south, the proposed Community Hub is well placed adjoining 

the Civic Square to enhance the current community services and provides for a focal point or 

‘heart’ for the wider community. 

 

The Community Facilities module of the Development Plan also contains a suite of provisions 

that reinforce the proposed development as an appropriate land use: 

 

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

and recreation facilities where they are conveniently accessible to the 

population they serve. 

 

PDC 1 Community facilities should be sited and developed to be accessible by 

pedestrians, cyclists and public and community transport. 

 

PDC 2 Community facilities should be integrated in their design to promote 

efficient land use 

 

The proposed development satisfies Objective 1 and Principle of Development Control 1 as it 

will be accessible to the wider community via all forms of transportation.  Ample on-site car 

parking is provided and bicycle parking bays is provided adjoining the vehicle parking areas 

(and within the building itself) with bus services located nearby along Church Street.  The 

Salisbury Train Station is also located approximately 400 metres to the west and provides 

high frequency public transport. 
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The proposed development has also been cleverly designed to ensure the greatest flexibility 

and adaptability to co-exist with the Civic Square and provide for long-term options for 

community uses, thereby satisfying Principle of Development Control 2. 

 

Having considered the above merits of the proposed Community Hub, it is my opinion that 

this land use satisfies the intent of the Urban Core (Salisbury) Zone and broader Development 

Plan provisions. 

 

Land Use Conflict 

 

The siting of the proposed development on the subject site has been designed to maximise its 

presence and connectivity with the adjoining Civic Square. 

 

The immediate locality is entirely of a civic, commercial or retail nature.  Hours of operations 

of adjoining businesses are generally consistent with the traditional operating hours with 

community events at the Civic Square and cinema precinct being the notable exceptions. 

 

Currently, no residential development is located within the immediate locality.  It is however 

acknowledged that the Urban Core (Salisbury) Zone clearly envisages residential 

development to assist in activating the Salisbury City Centre.  The hours of operation and the 

low-impact nature of the proposed Community Hub are such that the potential impacts upon 

future residential allotments are minor and unlikely to create and adverse impacts. Moreover, 

the proposal is consistent desired character statement which seeks the promotion of the 

Salisbury City Centre with after-hours uses to reinforce the Centre as the focus for community 

activity. 

 

Council engaged GTA Consultants, who are qualified and experience traffic consultants, to 

provide advice in relation to future planning for parking provisions across the Salisbury City 

Centre. In accordance with this advice and the commentary in the supporting Planning Report, 

sufficient car parking has also been provided to cater for anticipated staff and visitors to the 

Community Hub. Furthermore, the projected traffic volumes created by the proposed 

development are not considered to alter the road networks with vehicles to use existing access 

points. 

 

As such, it is considered that the proposed development will not have an adverse impact upon 

adjoining landowners or the wider locality. 

 

Design and Appearance 

 

The Development Plan contains a suite of policies that reinforce high architectural quality and 

design to improve streetscape amenity.  The desired character of the Urban Core (Salisbury) 

Zone is seeking  an area containing high quality urban design, both the built form and public 

realm, with well articulated buildings containing canopies over footpaths to promote 

pedestrian protection at ground level, active uses and street based activity. 

 

The siting of the proposed development is in a highly visible location with extensive road 

frontage with large setbacks to the closest adjoining buildings.  To maximise the buildings 

siting on this prominent site, the architecturally designed building seeks to address all 

frontages with a high quality design. 

 



ITEM 5.1.1   

City of Salisbury  Page 33 

Council Assessment Panel Agenda - 23 January 2018 

 I
te

m
 5

.1
.1

  

The ground floor will contain a floor to ceiling height (including the mezzanine floor) of 5.2 

metres to create an area of high amenity and improved interaction of activities within the 

Community Hub and Civic Square.  The setbacks on Level 1 are reduced to ensure that the 

built form creates an awning towards the Civic Square and John Street and provide shelter for 

pedestrians entering/exiting the building or traversing through the Civic Square. 

 

Level 2 and 3 have greater setbacks than the two lower levels to provide for a reduction in the 

buildings overall bulk and scale. The northern, eastern and southern facades have been 

designed to be ‘transparent’ to maximise natural light within the building and reflect an 

attribute strongly sought by the community. 

 

Consistent with Principle of Development Control 1 of the Design and Appearance module of 

the Development Plan, the proposed development is of a contemporary nature and exhibits an 

innovative style that has been designed to reflect the intent of the Urban Core (Salisbury) 

Zone and the key aspirations of the local community: 

 

PDC 1 The design of a building may be of a contemporary nature and exhibit an 

innovative style provided the overall form is sympathetic to the scale of 

development in the locality and with the context of its setting with regard to 

shape, size, materials and colour. 

 

The design of the proposed building has also had regard to Principle’s of Development 

Control 2 and 3 of the Design and Appearance module by incorporating a range of 

architectural features, including a variation in heights, colours, features and materials.  The 

internal floor plate has been designed to ensure the greatest flexibility and adaptability to 

interact with the Civic Square and provide improved street activation while ensuring that 

blank, featureless walls are minimised in the overall design. The service areas at ground level 

have been confined to the eastern side of the building and align with the service road / areas 

for the Parabanks Shopping Centre. 

 

The overall building height is 19.5 metres and is less than the maximum 24.5 metres (or 6 

storeys) prescribed within Principle of Development Control 18 of the Urban Core (Salisbury) 

Zone.  Although the building has a podium/street wall height greater than 2 storeys along the 

John Street façade and thus is not strictly in accordance with Principle of Development 

Control 19, this is not considered to be detrimental to the overall merits of the proposal. 

 

Given the sites prominent location, the proposed development has been designed to highlight 

and reinforce the Civic Square and John Street as a landmark area or focal point for the wider 

community – thus conforming with Principle of Development Control 25 of the Medium to 

High Rise Development module.  Combined with the innovative design to improve the 

pedestrian environment, upper storey setbacks, extensive articulation and range of materials, 

the proposed development is considered to be of an appropriate scale and will not have an 

adverse impact upon the immediate locality. 

 

A range of landscaping and paving is proposed throughout the subject land to assist in 

enhancing the overall appearance of the building and car parking areas and its interaction with 

the adjoining square.  
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It is considered that the above mentioned design elements seek to address the Principles of 

Development Control relating to design and appearance within the Development Plan.  The 

high quality design, its internal configuration and functionality will also assist in maximising 

its usage and promote the facility as a focal point or ‘heart’ for the wider community. 

 

 

Car Parking and Traffic Assessment 

 

The construction of the proposed Community Hub will result in the removal of 60 car parking 

spaces located to the north of the existing single storey building along with a smaller number 

to the east and south of this building.  The proposed development will however replace these 

with a similar number of car parking spaces throughout the subject land.  Council staff car 

parking spaces will be reduced from 107 to 105 spaces with public car parking spaces to be 

increased from 82 to 84. The overall number of car parking spaces being retained at 189. 

 

Table Sal/2A – Off Street Vehicle Parking Requirements of the Salisbury Council 

Development Plan specifies the following car parking rates for the proposed development: 

 

Non-Residential Development excluding tourist accommodation 

 

Location of Development Desired minimum number of 

vehicle parking spaces 

Maximum number of vehicle 

parking spaces 

All Designated Areas (unless 

otherwise stated) 

3 spaces per 100 square 

metres of gross leasable floor 

area 

6 spaces per 100 square 

metres of gross leasable area 

 

As the proposed Community Hub will consist of approximately 6,270 square metres of gross 

leasable area, it generates a theoretical car parking demand of 188 spaces. 

 

It is recognised that the existing Council offices and Len Beadall library building have a 

combined gross leasable area of 6,477 square metres and generates a theoretical car parking 

demand of 194 spaces.  Both operations will be relocated to the proposed Community Hub 

and reflect the type of car parking demands generated by these activities. 

 

Council engaged GTA, a qualified traffic and parking consultants in September 2016 to 

undertake a car parking study of the immediate locality and provide expert advice on the car 

parking implications of the proposed development and in particular the relocation of the car 

parking areas. 

 

GTA conducted a survey analysis of car parking trends in a number of car parking areas to 

ascertain occupancy rates and duration of stays.  Of particular interest, during the survey 

times, on average each car parking space was occupied for 66% of the survey time on 

Tuesday and  77% of the survey time on the Thursday.  This survey result suggests that car 

parking spaces are available for the current land uses operating within the immediate locality.  

The proposed provision of a similar number of car parking spaces (189) as currently provided 

will therefore be adequate to cater for the proposed development. 
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To assist in providing an adequate provision of car parking, it is proposed that dedicated staff 

car parking will be provided during ordinary office hours. The majority of staff parking (ie 

long term parking) will be provided at the rear of the existing Council offices (current staff 

car park) and located furthest from the proposed Community Hub.  Public car parking spaces 

will be provided in closer proximity to the Community Hub. 

 

The proposed car parking areas also satisfy relevant Australian Standards, provide adequate 

landscaping areas and lighting is proposed in accordance with the relevant Australian 

Standards for safety during evening hours. 

 

Site Contamination 

 

Principle of Development Control 22 of the General Section: Hazards module states: 

 

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

has occurred unless the site has been assessed and remediated as necessary to 

ensure that it is suitable and safe for the proposed use 

 

The proponents have engaged qualified environmental consultants – LBWco – to undertake a 

site contamination assessment on the subject land.   

 

A number of bores have been drilled and an assessment has determined that the soils located 

on site are suitable to remain for the proposed recreational and commercial land uses.  Field 

testing did indicate volatile organic compounds at two locations, however additional testing 

confirmed this to be at low levels and no further actions were required. Some asbestos 

fragments have been identified in one location and a management plan will be put in place to 

manage associated with this area.  

 

Consistent with Principle of Development Control 22, the proponents have verified that the 

site is suitable and safe for the proposed uses of the land. 

 

Stormwater  

 

A stormwater management plan has been prepared by WGA Consultants that has taken into 

consideration existing and post development flows, flood risk and the capacity of the existing 

drainage system. The report recommends a finished floor level to match that of the existing 

building  (34.07 AHD). The development will not result in an increase in stormwater run-off 

due to the current site being fully sealed. A condition of approval is recommended in relation 

to using Water Sensitive Urban Design features in the drainage system. 

 

Crime Prevention 

 

The Development Plan seeks to ensure a safe, secure, crime resistant environment where land 

uses are integrated and designed to facilitate community surveillance. 
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The proposed Community Hub has a large areas of glass which will assist in promoting 

passive surveillance of the public realm, including the Civic Square, Church Street, John 

Street and James Street. Windows and doors of the Community Hub are orientated towards 

publicly accessible spaces, and are located in logical and legible locations to assist the free 

flow of pedestrians through the space.  

 

The car park area will be visible from adjacent buildings and pedestrian footpaths and will 

incorporate lighting to assist in creating a safe environment. Lighting to external areas 

including footpaths and car parking are in accordance with AS 1158. CCTV is also proposed 

to be utilized with cameras mounted to the light poles. 

 

The proposed development is considered to satisfy the provision of the Development Plan in 

this regard. 

 

Significant Tree 

 

The Development Plan seeks the retention of significant trees and encourages development to 

minimise adverse impact on the health of significant trees. 

 

As detailed elsewhere in this report, two (2) Significant trees and one (1) Regulated tree are 

located along the length of the access route (within the subject land) and have approval to be 

removed in a separate application (Development Application 361/2029/2017/2T). 

 

In addition, the proposed development incorporates work in the vicinity of a Significant Tree 

on the northern side of the car park area proposed at 12 James Street. The planning report 

submitted as part of the application identifies that the car parking area has been designed to 

minimise any potential impact on the health of the significant tree.  

 

To determine and clarify these requirements, Council obtained advice from Mr Marcus Lodge 

of Arborman Tree Solutions who is a qualified and experienced Arborist. The advice 

identifies the tree as Eucalyptus leucoxylon (South Australian Blue Gum) which displays fair 

health and structure, and as having a ‘High Retention Rating’. 

 

The advice acknowledges that some of the works are within the Tree Protection Zone and 

makes a series of recommendations in relation to the proposed demolition and construction of 

the car park. A condition of approval is recommended ensure these recommendations are 

implemented.  

 

Waste Management / Servicing of the Building 

 

The Development Plan seeks a dedicated area for the on-site collection and sorting of 

recyclable materials and refuse. It also envisages communal storage and management of waste 

in developments with a gross floor area over 2000 square meters, and that loading facilities be 

located at the rear of the development.  

 

The proposed development incorporates a secure bin store area adjacent to the laneway which 

is screened from direct view and located on the opposite side of the Community Hub from the 

Civic Square. 
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The location, size and nature of the bin store area is considered to satisfy the relevant 

provision of the Development Plan in this regard.  

 

13. CONCLUSION 

The applicant seeks Development Plan Consent to demolish the existing council building at 

12 James Street and existing single storey building and car park on the land sited between 

John Street and James Street (68-84 John Street) adjacent the Salisbury Civic Square and 

construct a four storey Community Hub. Additional car parking will also be constructed on 

the site of existing Council offices on James Street along with new pedestrian links and minor 

upgrades to the Civic Square. 

 

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

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

 

a) The proposed land use is envisaged within the Urban Core (Salisbury) Zone and the 

site is capable of accommodating the proposed development. 

b) The development will provide enhanced community facilities that are readily 

accessible to the local community. 

c) The architecturally designed building incorporates a range of design treatments that 

results in a built form that will improve the streetscape. 

d) The proposed development has been designed to be a flexible and adaptive building to 

support community activities within the building and in the adjoining Civic Square 

e) The site does not contain any soil contamination that would prohibit the proposed 

development. 

f) Sufficient on-site car parking is provided to cater for the anticipated staff and visitors. 

 

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

Reserved Matter and conditions. 

 
 

14. STAFF RECOMMENDATION 

That the Development Assessment Panel resolve that: 

 

 

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

Salisbury 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 361/2379/2017/1B 361/2379/2017/1B for the 

demolition of existing council building, retail building, car parking and structures on 

civic square, and construction of a four storey civic building (Community Hub) with 

café, LED screen and associated car parking, pedestrian links and public spaces in 

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

following Reserved Matter and conditions: 
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Reserved Matter 

 

1. Landscaping Plan, prepared by a qualified and experienced landscape architect or 

horticulturalist, which shall include all of the following: 

 

a) Final locations for all landscaped areas, including designated areas for trees, 

shrubs and groundcovers; 

b) Species to be used, which should predominantly comprise native species; 

c) Screening trees within the car parking areas; 

d) Maintenance methods including irrigation, barriers and protection from vehicles 

and pedestrians. 

 

 

Development Plan Consent Conditions 

 

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

the application including the Salisbury Community Hub – Planning Report (and 

Appendices) prepared by Future Urban Group for Hassell Studios dated 19 December 

2017, and the following approved plans and documents, except where otherwise 

varied by the conditions herein: 

 

Drawing No. Plan Type Date Prepared By 

SK-01 Location Plan 1 December 2017 Hassell 

SK-02 Car Park Plan 1 December 2017 Hassell 

SK-03 Site Plan 1 December 2017 Hassell 

SK-04 Ground Level Plan 1 December 2017 Hassell 

SK-05 Mezzanine Level Plan 1 December 2017 Hassell 

SK-06 Level 1 Plan 1 December 2017 Hassell 

SK-07 Level 2 Plan 1 December 2017 Hassell 

SK-08 Level 3 Plan 1 December 2017 Hassell 

SK-09 Level 4 (Roof) Plan 1 December 2017 Hassell 

SK-10 Northern (James St) 

Elevation 

1 December 2017 Hassell 

SK-11 Eastern (Laneway) 

Elevation 

1 December 2017 Hassell 

SK-12 Southern (John St) 

Elevation 

1 December 2017 Hassell 

SK-13 Western (Church St) 

Elevation 

1 December 2017 Hassell 

SK-14 Longitudinal Section 1 December 2017 Hassell 

SK-15 Shading Diagram: 

Summer Solstice 

1 December 2017 Hassell 

SK-16 Shading Diagram: 

March Equinox 

1 December 2017 Hassell 

SK-17 Shading Diagram: 

Winter Solstice 

1 December 2017 Hassell 

SK-18 Shading Diagram: 

September Equinox 

 

1 December 2017 Hassell 
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SK-19 Materials and Finishes 

Palette 

1 December 2017 Hassell 

SK-20 External Perspective 

(Elevated) 

1 December 2017 Hassell 

SK-21 External Perspective: 

Ground Level Entry  

1 December 2017 Hassell 

SK-22 External Perspective: 

Level 1 Terrace  

1 December 2017 Hassell 

SK-23 Interior Perspective: 

Ground Level  

1 December 2017 Hassell 

SK-24 Interior Perspective: 

Ground Level  

1 December 2017 Hassell 

SK-25 Interior Perspective: 

Ground Level 

1 December 2017 Hassell 

SK-26 L00 Furniture 

Storage_01 

4 December 2017 Hassell 

SK-27 L00 Furniture 

Storage_02  

4 December 2017 Hassell 

SK-28 L01 Furniture Storage 4 December 2017 Hassell 

SK-29 200 Standing Event 

Mode  

4 December 2017 Hassell 

SK-30 500 Seated Event 

Mode (John Street 

End) 

4 December 2017 Hassell 

SK-31 Level 01 Large Scale 

Event Mode (Up to 

350 Standing)  

4 December 2017 Hassell 

SK-32 Event Mode Civic 

Square: Festival 

4 December 2017 Hassell 

SK-33 External AV Screen 

Viewing Angles 

4 December 2017 Hassell 

 
* All plans and details approved under Reserved Matter 1 form part of this Consent and are  in 
 addition to those plans and details listed in the table above. 
 
* The approved documents referred to above may be subject to change by minor variations 
 permitted through the Building Rules Consent process. 
 
* Except where otherwise stated, the development shall be completed prior to the 
 commencement of use. 
 

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

  submitted plans. 

 

2. All landscaping identified on the Landscaping Plan, Approved under Reserved 

Matter 1 shall be completed, within three (3) months of commencement of use and 

shall be maintained at all times thereafter (including the replacement of diseased or 

dying plants and the removal of weeds and pest plants).  

 

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

  and environmental amenity of the locality.  
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3. 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 the approved use commencing and 

maintained at all times to the satisfaction of Council. 

 

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

  that maintains and enhances the amenity of the locality. 

 

4. All goods and materials placed in the areas designed for outdoor storage purposes 

shall be kept in a tidy manner at all times. 

 

Reason:  To improve the site appearance and amenity of the locality. 

 

5. Stormwater from paved areas is to undergo water quality treatment prior to discharge 

using the principles of Water Sensitive Urban Design, consisting of grassed or 

vegetated swale drains, sedimentation basins and bio-retention/filtration swales and 

basins. 

 

Reason:  To ensure water quality is suitable for discharge. 

 

6. The carparking layout including car park spaces and aisle widths are to be designed 

and constructed to comply with AS 2890.1 – Off-street Parking Part 1 and Austroads 

“Guide to Traffic Engineering Practice Part 11 – Parking” and AS 2890.2 – Facilities 

for Commercial Vehicles. 

 

Reason:  To ensure that the development complies with Standards and Best 

   Engineering Practice. 

 

7. The advertisement and advertising display shall be maintained in good repair at all 

times. 

 

Reason:  To maintain the visual amenity of the locality. 

 

8. Demolition works in the vicinity of Tree 15 shall be undertaken from within the 

existing building footprint working away from the tree; in a manner that will not 

impact the tree, and; in accordance with the Arborman Tree Solutions ‘Demolition 

Methodology’.  

 

Reason:  To minimise impact on the identified significant tree.  

 

9. Carpark and footpath construction outside of the building envelope and within the 

Tree Protection Zone of Tree 15 shall by constructed using permeable pavement laid 

on a none compacting cellular confinement system (Geoweb or similar) over the 

original grade i.e.: no excavation for the sub base.  

 

Reason:  To ensure the root system is intact when the car parks are no longer 

   required and thereby minimise the impact on the identified significant 

   tree.  

 



ITEM 5.1.1   

City of Salisbury  Page 41 

Council Assessment Panel Agenda - 23 January 2018 

 I
te

m
 5

.1
.1

  

 

Advice Notes 

 

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

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

measures to ensure that the activities on the whole site, including during construction, 

do not pollute the environment in a way which causes or may cause environmental 

harm. 

 

2. 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:   MDS      

Date: 10.01.18      
 

ATTACHMENTS 

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

1. Proposal Plans and Supporting Information  

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

2016   

 

http://www.epa.sa.gov.au/
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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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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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5.1.1 Relevant Development Plan Extracts and Location Maps, Consolidated 15 December 2016 
 

Page 168 City of Salisbury 

Council Assessment Panel Agenda - 23 January 2018 

It
em

 5
.1

.1
 -

 A
tt

a
ch

m
en

t 
2
 -

 R
el

ev
a
n

t 
D

ev
el

o
p

m
en

t 
P

la
n

 E
x
tr

a
ct

s 
a
n

d
 L

o
ca

ti
o
n

 M
a
p

s,
 C

o
n

so
li

d
a
te

d
 1

5
 D

ec
em

b
er

 2
0
1
6

 

 
  



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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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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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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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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