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 AGENDA 

FOR COUNCIL ASSESSMENT PANEL MEETING TO BE HELD ON 

26 FEBRUARY 2019 AT 6:00 PM 

IN THE COUNCIL CHAMBER, 12 JAMES STREET, SALISBURY 

MEMBERS 

Mr D Wallace (Presiding Member) 

Mr R Bateup 

Ms S Johnston 

Mr J Watson 

Mr B Brug  

 

REQUIRED STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos (Assessment 

Manager) 

Team Leader – Planning, Mr A Curtis 

Development Officer – Planning, Mr C Carrey 

 

  

APOLOGIES  

LEAVE OF ABSENCE    

ENSORSED MINUTES FROM PREVIOUS MEETING 

Copy of the Endorsed Minutes of the Council Assessment Panel Meeting held on 4 December 

2018.   

DECLARATIONS OF CONFLICTS OF INTEREST  
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REPORTS 

Development Applications 

5.1.1 361/1728/2018/2B ................................................................................................. 23 

Demolition of car park, transportable building, three (3) dwellings and 

associated outbuildings, construction of two storey school building, car park 

with associated access from Countess Street and egress to Blaess Drive and 

increase in school capacity to 580 students for Temple Christian College at 

9-25 Countess Street, 5 Countess Street, 7 Countess Street and 18 Blaess

Drive, Paralowie SA 5108.

5.1.2 Development Application 361/1144/2016 ........................................................ 219 

Applicant Appeal to Environment, Resources and Development Court, 

Town Planning Advisors v City of Salisbury (ERD 17-263)  

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. 

OTHER BUSINESS 

5.2.1 Status of Current Appeal Matters and Deferred Items ........................................ 589 

Policy Issues is Arising from Consideration of Development Applications 5.2.2 

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 

4 DECEMBER 2018 

 

MEMBERS PRESENT 

Mr D Wallace (Presiding Member) 

Mr J Watson  

Ms S Johnston 

Mr B Brug  

 

 

STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos (Assessment Manager) 

Team Leader – Planning, Mr A Curtis 

Development Officer – Planning, Mr C Carrey 

Development Officer – Planning, Ms K Brown 

Planning Consultant, Mr M Atkinson 

  

The meeting commenced at   6.00pm 

 

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

 

APOLOGIES  

 

Apology was received from Mr R Bateup. 

LEAVE OF ABSENCE   

 

Nil 

DECLARATIONS OF CONFLICTS OF INTEREST  

 

Mr B Brug declared a conflict for items 5.1.3 and 5.1.4 due his previous engagement on these 

applications as an Elected Member of Council prior to his appointment on the Council Assessment 

Panel. 
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REPORTS 

Development Applications 

At the request of the representor, the Presiding Member brought forward item 5.1.5. 

5.1.5 361/1755/2018/2T 
 

 Removal of a regulated tree on road reserve at Adjacent 3 Weemala Road, Salisbury 

East SA 5109 for City of Salisbury 

  

 

REPRESENTORS 

 

Mr J J Monaghan represented by Cr A Duncan, and spoke to their representation. 

 

 

APPLICANT 

 

Mr K Davey, City of Salisbury  

 

 

Mr Watson  moved and the Council Assessment Panel resolved that: 

 

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

Salisbury Development Plan – Consolidated 15 December 2016. 

 

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

GRANTED to application number 361/1755/2018/2T for Removal of a 

regulated tree on road reserve 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. Document Type Date Prepared By 

File Number: DA 

361/1755/2018/2T 

Tree Assessment 

3 Weemala Road, 

Salisbury East 

Date Received 

Stamped by 

Council 31 

October 2018 

Symatree 

 

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

submitted plans and documents. 
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2. That semi-mature native tree species (>1m in height) indigenous to the local 

area shall be planted on a two for one basis to compensate for the removal of the 

regulated tree.  The replacement tree planting shall be maintained in good 

condition at all times and replaced if necessary. 

 

Reason:  To comply with requirements of Regulation 117 (2) of the 

Development Regulations 2008. 

 

 

5.1.1 361/1720/2018/3B 
 

 Child care centre comprising new building, signage, boundary acoustic fencing and 

associated car parking at 158-160 and 162 Salisbury Highway, Salisbury for AO 

Salisbury Pty Ltd 

  

REPRESENTORS 

 

 

R Tedesco and G Prince, represented by Mr G Bivone spoke to their representations. 

 

Mr J Readings, spoke to his representation. 

 

Ms K Woolger represented by Mr Peter Ludtke, spoke to their representation. 

 

N & A Bivone represented by Mr C Bivone, spoke to their representation. 

 

M Banks & T Williams, Ms Williams spoke to their representation. 

 

L Ghimire represented by Ms R Ghimire, spoke to their representation. 

 

Mr G Bivone, spoke to his representation. 

 

Mr Tinkler, was not present at the meeting. 

 

APPLICANT  
 

Mr Phil Harrett, URPS 

Mr Ashley Greiner, AO Salisbury Pty Ltd 

Mr Jason Turner, Sonus 

Mr David Kwong, GTA Consultants 
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Ms Johnston moved and Mr Watson seconded and  the Council Assessment Panel resolved that: 

 

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

Development Plan – Consolidated 15
th

 December 2016. 

 

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

GRANTED to application number 361/1720/2018/3B for Child care centre comprising new 

building, signage, boundary acoustic fencing and associated car parking in accordance with 

the plans and details submitted with the application and subject to the following Reserved 

Matter and conditions: 

 

Reserved Matters: 

 

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

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

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

 

1. Civil Plan, prepared by a qualified and experienced civil engineer which shall include all of 

the following: 

 

a) Finished floor level for buildings, driveways and impervious surfaces, noting that the 

finished floor level of the building shall be at least 300mm above top of kerb; 

b) Cut/fill details;  

c) Retaining walls (if required); 

d) Kerbing and driveway crossovers, noting that all inverts and driveway crossovers shall 

comply with Council Design Details; 

e) Closure of all redundant inverts and crossovers and reinstatement with upright kerb in 

accordance with Council Design Details; 

f) Pavement design details and gradients; 

g) Car parking dimensions and aisle widths; 

h) Water quality treatment systems including primary treatment (ie. gross pollutant 

transports) and secondary treatmnent using water sensitive design elements; 

i) Pedestrian paths, widths, surface treatments and grades; 

j) Stormwater management system including all sumps, drains, pipes etc., their sizes and 

fall to ensure appropriate stormwater management and discharge of stormwater from the 

site. 

 

2. Final Landscaping Plan, noting the following changes should be adopted: 

 

- Location of all climbing structures, sited clear of fencelines so as to avoid direct 

overlooking into yards and/or transmission of noise over fences; 

- Syzygium australe should be replaced by a smaller species (to avoid 

overgrowth/encroachment into the verge) such as hybrids of Syzygium australe ‘Tiny 

Trev’ or ‘Winter Lights’; 

- The area dedicated for planting of Ca – Cupaniopsis should be considered, noting the 

garden area depth is less than 1m thus providing limited capacity for the trees to reach 

their mature size; 

- Boundary hedge plantings need to be maintained at a low height such that pedestrians 

and footpath users are not concealed (particularly in the immediate area adjacent 
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driveways), especially on Salisbury Highway with the opportunity for cyclists to be on 

the footpath and traffic sight lines when entering Salisbury Highway. 

- The Eucalyptus Leucoxylon adjacent the property boundary should be replaced by a 

species that’s is appropriate for the location and which does not compromise adjacent 

resident safety, children in the play space or the structural integrity of the proposed 

acoustic fencing. 

 

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 

Ref 2018/0349 

dated 07.11.18 

Response to Info 

Request and Reps 

Received by Council 

dated 07.11.18 

URPS 

Dwg No. 

3522.SK01 Rev B 

Location and Site Plan Received by Council 

dated 07.11.18 

Flightpath 

Dwg No. 

3522.SK02 Rev B 

Proposed Site Plan Received by Council 

dated 07.11.18 

Flightpath 

Dwg No. 

3522.SK03 Rev B 

Proposed Roof Plan Received by Council 

dated 07.11.18 

Flightpath 

Dwg No. 

3522.SK04 Rev B 

Elevations 01 Received by Council 

dated 07.11.18 

Flightpath 

Dwg No. 

3522.SK05 Rev B 

Elevations 02 Received by Council 

dated 07.11.18 

Flightpath 

Dwg No. 

3522.SK06 Rev B 

Streetscape Elevations 

and Renders 

Received by Council 

dated 07.11.18 

Flightpath 

Dwg No. 

3522.SK07 Rev B 

Signage Details Received by Council 

dated 07.11.18 

Flightpath 

06/11/2018 Rev C Cover Page Received by Council 

dated 07.11.18 

Birdseye 

Studios 

Dwg No. 18045 

SK01 

Concept Plan Received by Council 

dated 07.11.18 

Birdseye 

Studios 

Dwg No. 18045 

SK02 

Planting Plan Received by Council 

dated 07.11.18 

Birdseye 

Studios 

Dwg No. 18045 

SK03 

Reference Images Received by Council 

dated 07.11.18 

Birdseye 

Studios 

Dwg No. 18045 

SK04 

Plant Palette Received by Council 

dated 07.11.18 

Birdseye 

Studios 

S5660C3 

November 2018 

Environmental Noise 

Assessment 

Received by Council 

dated 07.11.18 

Sonus 

S159600 dated 

06.11.18 

Transport Impact 

Assessment 

Received by Council 

dated 07.11.18 

GTA 

Consultants 

20505 20.09.18 

Revision 00 

Stormwater 

Management Report 

Received by Council 

dated 07.11.18 

PT Design 

20505 20.09.18 

Revision 00 

Stormwater 

Calculations 

Received by Council 

dated 07.11.18 

PT Design 
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20505-C1 Issue 

B26.09.18 

Stormwater 

Management Plan 

Received by Council 

dated 07.11.18 

PT Design 

2018-0349 27 

September 2018 

Planning Statement Received by Council 

dated 27.09.18 

URPS 

 

*  The approved documents referred to above may be subject to change by minor 

variations permitted under the Building Rules Consent process. 

 

* Except where otherwise stated, the development shall be completed prior to  the 

commencement of use. 

 

* Documents approved under Reserved Matters 1 and 2 also form part of this  consent. 

 

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

  submitted plans. 

 

2. Site work, demolition work and building work shall be limited to the hours of 7:00am to 

7:00pm Monday to Saturday and 9:00am to 5:00pm Sunday. 

 

Reason: To limit the effect of construction on the amenity of the locality. 

 

3. The facility shall operate between the hours of 6:30am to 6:30pm, Monday to Friday. 

 

Reason: To ensure the use operates in accordance with the approval. 

 

4. Measures shall be implemented to eliminate dust emissions from the site during the 

construction period so as not to cause nuisance to adjacent properties or the adjacent road 

network. 

 

Reason: To preserve the amenity of the locality during construction work. 

 

5. The facility shall not exceed: 

 

a) 114 children at any one time; 

b) 16 staff at any one time. 

 

Reason: To ensure the number of children and staff on-site does not exceed the  

  intended maximum capacity for which the facility (including    

  associated car parking and children’s play areas) is designed. 

 

6. The advertisements and advertising structures shall be maintained in good repair at all 

times. 

 

Reason: To maintain the visual amenity of the locality. 

 

7. All boundary fencing shall be maintained in good repair at all times to the reasonable 

satisfaction of Council.  Any graffiti shall be removed within 24 hours. 

 

Reason: To maintain the visual amenity of the locality. 
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8. Except where otherwise approved, the external finishes of the building shall: 

 

(a) Be of new non-reflective materials; and 

(b) Be finished in colours/tones as shown on the Approved Plans; and 

(c) Be maintained in good condition at all times. 

 

Reason: To ensure the building achieves a high standard of external    

  appearance. 

 

9. Any roof mounted plant or equipment shall be sited to avoid being visible to street view or 

otherwise be screened in a manner that forms an integral part of the building design. 

 

Reason: To ensure roof mounted plant and equipment is appropriately    

  designed. 

 

10. All open sided structures (ie. verandahs) shall remain open and unobstructed at all times. 

 

Reason: To maintain the open appearance of these structures. 

 

11. All of the recommendations contained in the acoustic report, prepared by Sonus Acoustic 

Consultants, received by Council dated 7
th

 November 2018, shall be implemented in full, 

prior to commencement of use and shall remain in place at all times thereafter. 

 

Reason: To ensure the number of children on-site does not exceed the intended   

  maximum capacity for which the facility (including associated car   

  parking and children’s play areas) is designed. 

 

12. No materials, goods or containers shall be stored in the designated car parking area or 

driveways at any time. 

 

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

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

 

13. No amplified devices of any type shall be used outside of the building on the site at any 

time. 

 

Reason: To ensure that noise does not cause nuisance to adjoining or nearby   

  residential occupiers or owners. 

 

14. All waste and other rubbish shall be contained and stored pending removal in covered 

containers, in an area screened from public view. 

 

Reason: To maintain the amenity of the locality. 

 

 

 

 

 

 

 



 

Page 10 City of Salisbury 

Council Assessment Panel Agenda - 26 February 2019 

 
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
 4

/1
2
/2

0
1
8

  

 

 

15. Outside lighting shall be restricted to that necessary for security purposes only and shall be 

directed and shaded to prevent light overspill and/or nuisance to adjacent occupiers or 

distraction to drivers on adjacent public roads. 

 

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

  adjoining occupiers or road users thereby reducing the amenity of the   

  locality and/or making road use unsafe. 

 

16. All landscaping as shown on the Landscaping Plan, Approved by Council under Reserved 

Matter 2, shall be completed prior to commencement of use.  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 site is landscaped so as to enhance the visual and    

  environmental amenity of the locality. 

 

17. All loading and unloading of vehicles and manoeuvring of vehicles in connection with the 

now approved land use shall be carried out entirely within the site at all times. 

 

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

  disruption  or danger to vehicles on adjoining public roads. 

 

18. The car parking layout including car parking spaces and aisle widths shall be designed and 

constructed to comply with AS 2890.1 – Off-street parking Part 1 and Austroads “Guide to 

Traffic Engineering Practice Part 11 – Parking”. 

 

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

  Engineering Practice. 

 

19. All driveways and car parking areas as shown on the Approved Site Plan, prepared by 

Flightpath, received by Council dated 7
th

 November 2018, shall be constructed with either 

brick paving, concrete or bitumen to a standard appropriate for the intended traffic volumes 

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

car parking areas shall be established prior to the commencement of use and shall be 

maintained at all times thereafter to the satisfaction of Council. 

 

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

  maintains and enhances the amenity of the locality. 

 

20. The stormwater system shall be designed and constructed to cater for minor storm flows 

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

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

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

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

ARI = 100 years. 

 

Reason: To ensure flood protection of the development. 
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21. The new stormwater infrastructure (junction box in Evan Avenue) shall be vested in 

Council following installation and shall be completed to the reasonable satisfaction of 

Council. 

 

Reason: To ensure the stormwater infrastructure satisfies Council     

  requirements. 

 

 

Commissioner of Highways Conditions 

 

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

 

23. All on-street car parking areas shall be designed in accordance with AS/NZS 2890.1: 2004 

and AS/NZS 2890.6:2009.  Additionally, clear sightlines, as shown in Figure 3.3 ‘Minimum 

Sight Lines for Pedestrian Safety’ in AS/NZS 2890.1:2004, shall be provided at the 

property line to ensure adequate visibility between vehicles leaving the site and pedestrians 

on the adjacent footpath. 

 

24. The largest vehicle permitted on-site shall be a 10 metre rigid truck, which shall only be 

permitted to access the site outside of business operating hours. 

 

 

Advice Notes 

 

1. Except where otherwise approved, no other advertisements or advertising displays shall be 

displayed on or about the site. 

 

2. Waste collection arrangements for the site by the Northern Adelaide Waste Management 

Authority (NAWMA) does not extend to on-site collection.  Should on-site collection be 

desired, an agreement must be signed between the applicant and NAWMA to facilitate this 

service. 

 

3. 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. 

 

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. 

 

 

 

The Presiding Member adjourned the meeting at 8.05pm. 

 

The meeting recommenced at 8.11pm. 

 

 

 

 

 

http://www.epa.sa.gov.au/
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5.1.2 361/334/2018/3B 
 

 Amendment to Development Approval 361/2876/2005/1B (Increase Student Number 

Cap From 335 to 440 Students) and New Classroom at 346-354 Wright Road, Para 

Vista SA 5093 and 130-144 Nelson Road, Para Vista SA 5093 for Kilpatrick 

Architecture 

  

 

REPRESENTORS 

 

S & S Mamo, Mr S Mamo spoke to their representation.  

 

T F & G A Fielder, Mr Fielder spoke to their representation.  

 

 

APPLICANT 

 

Mr David Kilpatrick, Kilpatrick Architects 

Mr M Morrison, Principal Prescott (Northern) Primary School 

 

 

Mr Watson moved and the Council Assessment Panel resolved that: 

 

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

Development Plan – consolidated 15 December 2016. 

 

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

GRANTED to application number 361/334/2018/3B for an Amendment to Development 

Approval 361/2876/2005/1B (Increase Student Number Cap From 335 to 440 Students) and 

New Classroom 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 

17101-SD01B Site Plan Received by Council 

dated 4 October 2018 

Kilpatrick 

Architecture 

17101-SD02 Demolition Plan Received by Council 

dated 4 October 2018 

Kilpatrick 

Architecture 

17101-SD03 Floor Plan Received by Council 

dated 4 October 2018 

Kilpatrick 

Architecture 

17101-SD04 Roof Plan Received by Council 

dated 4 October 2018 

Kilpatrick 

Architecture 
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17101-SD05 Sections Received by Council 

dated 4 October 2018 

Kilpatrick 

Architecture 

17101-SD06 Elevations Received by Council 

dated 4 October 2018 

Kilpatrick 

Architecture 

17101-SD08 Canopy Plan 

and Framing 

Received by Council 

dated 4 October 2018 

Kilpatrick 

Architecture 

17101-SD20 Perspectives Received by Council 

dated 4 October 2018 

Kilpatrick 

Architecture 
 

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

 

2. The maximum number of enrolled students shall not exceed 440. 

 

Reason:   To ensure that sufficient car parking is provided commensurate with the existing 

demand for the site. 

 

3. All waste and other rubbish shall be contained and stored pending removal in covered 

containers and waste containers must not be located within designated car parks or 

manoeuvring areas. 

 

Reason:   To maintain the amenity of the locality. 

 

4. No materials, goods or containers shall be stored outside the building at any time. 

 

Reason:   To ensure the car parking and emergency access areas are always available for 

the purpose they are designed.  Further that the site be maintained in a clean and 

tidy state. 

 

5. The proposed new car parking and internal driveways shown on site plan 17101-SD01B by  

Kilpatrick Architecture shall be completed prior to any increase in students numbers above 

335 students. 

 

Reason:   To ensure adequate car parking and onsite manoeuvring  is provided for the 

increase in student numbers. 

 

 

Advice Notes 

 

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

must be submitted and approved before the Council can issue a Development Approval. 

 

2. Advertisements and advertising displays are not included in the consent granted.  It will be 

necessary to make a fresh and separate application for any future proposed advertising 

signage. 

 

3. Except where otherwise varied by this Consent, the conditions imposed herein shall be in 

addition to conditions that apply to the subject property from previous approvals that remain 

active. 
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Mr Brug left the meeting at 8.58pm. 

 

 

5.1.3 361/1223/2017/3B 
 

 Change of use to truck parking depot and associated signage at 108 Levels Road, Cavan 

SA 5094 for Ace Bitumen Contractors Pty Ltd 

  

 

REPRESENTORS 

 

 

Mr D Golley, spoke to his representation.  

 

A Bailey, was not present at the meeting. 

 

 

APPLICANT 

 

Mr Tony Berbec & Ms Jan Jarrett, ACE Bitumen 

 

 

 

 

Mr Watson  moved and the Council Assessment Panel resolved 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 361/1223/2017/3B for Change of use to truck parking 

depot and associated signage 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 

18/08-A01 

Revision C 

Site Plan Date Received 

Stamped by Council 

26 October 2018 

David W. 

Pound Project 

Design 

S5789C1 Environmental 

Noise Assessment 

Date Received 

Stamped by Council 

2 November 2018 

Sonus 

Acoustic 

Engineers 

N/A Supporting cover 

letter 

Date Received by 

Council Stamped 10 

Ace Bitumen 

Contractors 
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August 2017 

N/A Response to 

Representations 

10 October 2017 Masterplan 

 

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

  submitted plans. 

 

2. The development shall be carried out in accordance with the Environmental Noise 

Assessment (“Acoustic Report”) approved by Council under Development Plan Condition 

1, and shall be adhered to at all times to the reasonable satisfaction of Council. In particular: 

a. Trucks shall not reverse while on site during night time hours (10.00pm to 7.00am) 

b. No loading or unloading shall occur onsite, with the exception of occasional 

hitching and unhitching of trailers during day time hours only (7.00am to 10.00pm) 

c. Truck idling shall be restricted to no more than 5 minutes after entering or before 

leaving the site 

d. Trucks shall only park to the rear (south west) of the site, on that area of the site 

identified on page 13 of the Acoustic Report, when entering or exiting during night 

time hours (10.00pm to 7.00am) 

 

Reason:   To ensure that noise does not cause nuisance to adjoining residential   

  occupiers or owners. 

 

3. All vehicles shall enter and exit the site in a forward direction. 

 

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

 danger to vehicles on adjoining public roads. 

4. Noise from the subject site, when measured at the nearest residential property boundary 

shall remain within the requirements of the Environment Protection Authority (EPA) 

Guidelines for development adjacent a residential area. 

 

Reason:   To ensure that noise does not cause nuisance to adjoining residential   

  occupiers or owners. 

 

5. No materials, goods or containers shall be stored in the designated parking areas, driveways 

or manoeuvering areas. 

 

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

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

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

bitumen to a standard appropriate for the intended traffic volumes and vehicle types.  

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

shall be maintained at all times to the satisfaction of Council. 

 

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

 maintains and enhances the amenity of the locality. 
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7. All loading and unloading of vehicles and manoeuvring of vehicles in connection with the 

now approved land use shall be carried out entirely within the subject land. 

 

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

 danger to vehicles on adjoining public roads. 

 

8. Outside lighting shall be restricted to that necessary for security purposes only and shall be 

directed and shaded to prevent light overspill and/or nuisance to adjacent occupiers or 

distraction to drivers on adjacent public roads. 

 

Reason:  To ensure that floodlighting does not cause nuisance or danger toadjoining 

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

 making road use unsafe. 

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

covers as appropriate to complement the approved buildings and site layout and achieve a 

high level of amenity.  All landscaping shall be maintained (including the replacement of 

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

satisfaction of Council.  All landscaping is to be completed within three (3) months of the 

approved use commencing. 

 

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

 environmental amenity of the locality. 

10. All waste and other rubbish shall be contained and stored pending removal in covered 

containers and waste containers and must not be located within designated car parks or 

maneuvering areas. 

 

Reason:   To maintain the amenity of the locality. 

 

11. All waste shall be collected between the hours of 7.00am and 7.00pm Monday to Saturday.  

Waste collection times shall be limited to between 9.00am and 7.00pm on Sundays and 

Public Holidays, in accordance with the Environment Protection (Noise) Policy 2007. 

 

Reason:   To maintain the amenity of the locality. 
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5.1.4 361/1246/2018/3B 
 

 Change of Use to Truck Parking Depot at 106 and 108 Levels Road, Cavan SA 5094 

for Medalstone Pty Ltd - M & J Beattie 

  

REPRESENTORS 

 

Mr D Golley, spoke to his representation.  

 

APPLICANT 

 

Julie Frost (All Trans) 

 

 

 

 

Mr Watson moved and the Council Assessment Panel resolved 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 361/1246/2018/3B for Change of Use to Truck Parking 

Depot 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 

18/08-A02 

Revision B 

Site Plan Date Received Stamped 

by Council 26 October 

2018 

 

David W. Pound 

Project Design 

18/08-A03 

Revision B 

Site Plan Date Received Stamped 

by Council 26 October 

2018 

 

David W. Pound 

Project Design 

S5789C2 Environment

al Noise 

Assessment 

Date Received Stamped 

by Council 2 November 

2018 

 

Sonus Acoustic 

Engineers 

N/A Supporting 

cover letter 

Date Received by 

Council Stamped 8 

January 2018 

Medalstone Pty Ltd 
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N/A Supporting 

Cover Letter 

Date Received by 

Council Stamped 26 

October 2018 

 

 

AllTrans 

N/A Letter 

agreeing to 

use of 108 

Levels Road 

Date Received by 

Council Stamped 26 

October 2018 

 

Ace Bitumen 

N/A Letter 

agreeing to 

use of 79 

Cavan Road 

Date Received by 

Council Stamped 26 

October 2018 

K & L Profiling 

 

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

  submitted plans. 

 

2. The development shall be carried out in accordance with the Environmental Noise 

Assessment (“Acoustic Report”) approved by Council under Development Plan Condition 

1, and shall be adhered to at all times to the reasonable satisfaction of Council. In particular: 

 

a. Trucks shall not reverse while on site during night time hours (10.00pm to 7.00am) 

b. No loading or unloading shall occur onsite, with the exception of occasional 

hitching and unhitching of trailers during day time hours only (7.00am to 10.00pm) 

c. Truck idling shall be restricted to no more than five (5) minutes after entering or 

before leaving the site 

d. Trucks shall only park to the rear (south west) of the site, on that area of the site 

identified on page 13 of the Acoustic Report when entering or exiting during night 

time hours (10.00pm to 7.00am) 

 

Reason:   To ensure that noise does not cause nuisance to adjoining residential   

  occupiers or owners. 

 

3. All vehicles shall enter and exit the site in a forward direction. 

 

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

danger to vehicles on adjoining public roads. 

4. Noise from the subject site when measured at the nearest residential property boundary shall 

remain within the requirements of the Environment Protection Authority (EPA) Guidelines 

for development adjacent a residential area. 

 

Reason:   To ensure that noise does not cause nuisance to adjoining residential   

  occupiers or owners. 

 

5. No materials, goods or containers shall be stored in the designated parking areas, driveways 

or manoeuvering areas. 

 

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

 designed.  Further that the site be maintained in a clean and  tidy state. 
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6. All driveways and car parking areas shall be constructed with brick paving, concrete or 

bitumen to a standard appropriate for the intended traffic volumes and vehicle types.  

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

shall be maintained at all times to the satisfaction of Council. 

 

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

 maintains and enhances the amenity of the locality. 

 

7. All loading and unloading of vehicles and manoeuvring of vehicles in connection with the 

now approved land use shall be carried out entirely within the subject land. 

 

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

 or danger to vehicles on adjoining public roads. 

 

8. Outside lighting shall be restricted to that necessary for security purposes only and shall be 

directed and shaded to prevent light overspill and/or nuisance to adjacent occupiers or 

distraction to drivers on adjacent public roads. 

 

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

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

making road use unsafe. 

9. All waste and other rubbish shall be contained and stored pending removal in covered 

containers and waste containers and must not be located within designated car parks or 

maneuvering areas. 

 

Reason:   To maintain the amenity of the locality. 

 

10. All waste shall be collected between the hours of 7.00am and 7.00pm Monday to Saturday.  

Waste collection times shall be limited to between 9.00am and 7.00pm on Sundays and 

Public Holidays, in accordance with the Environment Protection (Noise) Policy 2007. 

 

Reason:   To maintain the amenity of the locality 

 

 

 

Mr Brug re- entered the meeting at 9.48pm 
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OTHER BUSINESS 

 

5.2.1 Appointment of an Acting Presiding Member 

 

 

 Mr Watson  moved and the Council Assessment Panel resolved that: 

Ms Johnston be appointed as the Acting Presiding Member to the Council Assessment 

Panel for the term to 31 May 2019, and the General Operating Procedures be updated to 

reflect the appointment. 

 

 

 

5.2.2  Planning Reforms - Accredited Professionals Scheme Draft Regulations 
  

Ms Johnston  moved and the Council Assessment Panel resolved that: 

 

The report on the Accredited Professionals Scheme Draft Regulations be noted and the 

submission on behalf of the Assessment Panel dated 22 October 2018 forming an 

attachment to the agenda report be endorsed. 

   

5.2.3  Status of Current Appeal Matters and Deferred Items 

The Panel noted the verbal advice that the Sikh Community of SA has not 

finalised its amended plan for the Panels consideration. It is expected that the 

amended plan will be presented at the meeting to be held 22 January 2019. 

5.2.4 Policy Issues is Arising from Consideration of Development Applications 

 Nil 

5.2.5 Future Meetings & Agenda Items 

Next meeting scheduled for Tuesday 22 January 2018. 

 

5.2.6  CAP Annual Report 2018 (endorsed 28 August 2018) 

The Panel was verbally advised of an error in paragraph 2.14 of the 2017/18 Annual 

Report which referenced the total number of development applications for the previous 

financial year.  The correct figure of 2,276 applications was corrected in the report for 

Council’s consideration. 
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5.2.7  Acknowledgement of Ms Linda Caruso 
  

Mr Wallace moved and the Council Assessment Panel unanimously resolved that: 

 

The significant contribution of Ms Linda Caruso to the Council Assessment Panel be 

acknowledged. 

 

ADOPTION OF MINUTES 

Mr Watson  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 9.58 pm. 

 

 

PRESIDING MEMBER:    Mr D Wallace 

        

DATE:       4 December 2018 

       (refer to email approving minutes registered in Dataworks  

       Document Number 5156141)   
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ITEM 5.1.1 

COUNCIL ASSESSMENT PANEL   

DATE 26 February 2019 

APPLICATION NO. 361/1728/2018/2B 

APPLICANT Temple Christian College 

PROPOSAL Demolition of car park, transportable building, three (3) dwellings 

and associated outbuildings, construction of two storey school 

building, car park with associated access from Countess Street and 

egress to Blaess Drive and increase in school capacity to 580 

students for Temple Christian College 

LOCATION Temple Christian College, 9-25 Countess Street, 5 Countess Street, 

7 Countess Street and 18 Blaess Drive, Paralowie SA 5108 

CERTIFICATE OF CT-6027/49; CT-5261/493; CT-5261/494; CT-5261/490 

TITLE 

AUTHOR Chris Carrey, Development Officer, City Development  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Neighbourhood Centre Zone 

Application Type Merit 

Category 2 

Public Notification Representations received: Six (6) 

Representations to be heard: Six (6) 

Referrals - Statutory Nil 

Referrals – Internal Development Engineering / Infrastructure and Traffic 

Development Plan Version Salisbury Council Development Plan 

Consolidated 15 December 2016 

Assessing Officer Chris Carrey – Development Officer - Planning 

Recommendation Grant Development Plan Consent subject to Reserved 

Matters and Conditions 

Meeting Date 26 February 2019 

 

2. REPORT CONTENTS 

Assessment Report 

 
 

Attachment 1: Proposal Plans and supporting documentation 

Attachment 2: Notice of Category 2 application and representations received 

Attachment 3: Applicant's Response to Representations 

Attachment 4: Relevant Development Plans Extracts and Location Maps 

consolidated 15 December 2016  
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3. EXECUTIVE SUMMARY 

The proposed development is to be delivered in stages and seeks to expand and upgrade the 

existing Temple School and incorporates a number of elements including;  

 

 demolition of the existing school staff car park, transportable building, three (3) 

dwellings and associated outbuildings; 

 construction of a two storey school building; 

 construction of a staff car park with access from Countess Street and egress via Blaess 

Drive; 

 landscaping and fencing; and 

 an increase in school capacity to 580 students. 

 

The subject site is located within the Neighbourhood Centre Zone adjacent the Residential 

Zone.  The site is also identified as being within a ‘commercial’ area within Concept Plan 

Map Sal/13 (Whites Road Neighbourhood Centre).  

 

The application was assessed ‘on-merit’ and was subject to Category 2 public notification.  

Six (6) representations were received during the notification period with all representors in 

opposition to the proposal and wishing to be heard by Council’s Assessment Panel. 

 

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

the Salisbury Council Development Plan (consolidated 15 December 2016).  The assessment 

found that: 

 

a. The upgrade and expansion of the school is an appropriate form of development 

within the Neighbourhood Centre Zone. 

b. The building is of a contemporary architectural design and presents well to the street 

and adjoining properties. 

c. The building height, setbacks from property boundaries and the location of the car 

park are acceptable and have been designed to mitigate their impact on adjoining sites. 

d. Privacy of adjoining dwellings will be achieved through the design and siting of the 

building, landscaping and screening treatments. 

e. Interface considerations including noise, dust, odour, light spillage, glare, hours of 

operation and waste management have been appropriately addressed and will not have 

a negative impact on adjoining properties or the locality. 

f. While the impact of peak traffic movements on the local road network are high, and of 

concern to some of the residents in the locality, the increased vehicle movements are 

within acceptable capacity of the road network. 

g. Adequate onsite car parking has been provided to support the increase in student 

numbers. 

h. The proposal adequately addresses the concerns raised during public notification. 

 

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

reserved matters and conditions. 
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4. BACKGROUND 

Temple Christian College (the applicant) and the adjacent Bethany Christian School operate 

as two separate educational entities.  Temple Christian College caters for years 7-12, while 

Bethany Christian School caters for reception to year 6, with an early learning centre also 

included within the Bethany campus.  The schools have a collaborative approach and share 

the car park area fronting Countess Street (between Byron Bay Drive and Caroline Drive) as 

well as the oval and recreational area located behind the Byron Bay Drive car parking area. 

 

The schools have also collaborated to stagger start and finish times to reduce traffic 

congestion associated with peak periods.  Temple School starts at 8.30am and finishes at 

3.00pm, while Bethany School starts at 8.45am and finishes at 3.15pm. 

 

As will be discussed later in this report, a key concern of the representors is the traffic 

movement and congestion associated with existing school conditions and the potential for the 

proposal to exacerbate this further.   

 

Outside of this development proposal, Council’s Traffic and Infrastructure Sections are aware 

of the pressures which surround some school sites.  Council, in partnership with both school 

campuses, obtained approval for a shared car park to be constructed within the Fairbanks 

Drive Reserve to the north-west of the schools.  That approval also included a reconfiguration 

of access and movements directly associated with Bethany School.  The car park has been 

constructed and is now in operation and has improved traffic flows along Fairbanks Drive and 

Byron Bay Drive to the west of the school site. 

 

This development proposal relates to Temple Christian College only. 

 

The school has recently acquired three (3) allotments which form part of this proposal - 5 and 

7 Countess Street and 18 Blaess Drive.  These allotments are currently used for residential 

purposes with single storey detached dwellings and associated outbuildings located thereon.  

The proposal will see the school expand onto these sites. 

 

With regards to student numbers, two (2) previous development approvals have imposed 

development plan conditions to limit overall student numbers at Temple Christian College. 

 

- Under DA 361/3482/2006/2B development approval was granted for ‘additions to an 

existing secondary school comprising a two storey building fronting Countess Street 

to be used for administration, offices and general classrooms’. 

o Development plan condition 2 of that approval limited student numbers to a 

maximum of 225 students. 

 

- Under DA 361/1479/2011/2B development approval was granted for a ‘multi-purpose 

two storey education building comprising theatre (172 seats), performing arts rooms, 

four classrooms, staffroom and amenities in association with existing school’. 

o Development plan condition 2 of that approval sought to limit student numbers 

to 170 students. 
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A recent review of the supporting correspondence provided by the school with DA 

361/1479/2011/2B indicated that the school had 300 students at the time of application (2011) 

and the application contained clear documentation that enrolments were expected to increase 

to 500 students by 2016.  The condition attached to that approval, limiting student numbers to 

170, therefore appears to have been applied in error or strictly in relation to the theatre that 

was subject of the application. 

 

Since the 2011 approval, the school has been operating under the assumption that student 

numbers were capped at 500. At the current time, the school has around 490 students. 

 

Legal advice has been sought which identified these earlier conditions are invalid and 

unenforceable.  The 2011 condition could not validly limit student numbers to 170 when the 

approved documents clearly identified that student numbers were proposed to increase to 500.  

By virtue of the documents contained within the 2011 application, the 2006 condition is also 

rendered invalid. 

 

While these conditions cannot be unilaterally removed by Council, this application seeks to 

resolve the matter and the school seeks to increase the capacity to 580 students. 

5. SUBJECT SITE 

9-25 Countess Street 

 

This is the current site of Temple Christian College and is an irregular shaped allotment of 

1.016 hectares. It has frontage to Countess Street with two (2) existing points of access and 

egress.  The driveway access to the south-west, opposite Caroline Drive (in front of the main 

school administration building) is shared with Bethany School and contains 24 car parking 

spaces.  The driveway access further to the north-east provides access to a dedicated staff car 

park which contains 31 car parking spaces.  In total, there are 55 formalised car parking 

spaces on the site. 

 

The site comprises four (4) main school buildings, transportable buildings, outbuildings and 

outdoor areas including courtyard and recreational areas. 

 

The site is bounded by Bethany School to the north and west, with four (4) adjoining 

residential properties to the north-east.  One (1) of these adjoining residential properties to the 

north-east is part of this proposal (7 Countess Street).  Numerous residential properties 

encircle the site to the south, east and north. 

 

The Countess Street frontage consists of open, tubular type fencing with landscaping located 

behind the fencing, in front of the school buildings and car park. 

 

There are four (4) easements registered to the Certificate of Title. Easement A, a drainage 

easement in favour of the City of Salisbury, is affected by the proposal, however there is no 

infrastructure located within the easement.  This is subject of separate discussions with 

Council’s Engineering and Property sections to arrange for the easement to be relocated (as 

shown on the supporting plans contained within Attachment 1). 
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7 Countess Street 

 

This site is a rectangular shaped allotment of 836m
2
.  The site is relatively flat, with frontage 

to Countess Street and contains a single storey detached dwelling and associated outbuildings.   

 

It is bounded by Temple School to the south-west and a residential allotment to the north-

west.  There are two (2) adjoining residential allotments to the north-east which are also part 

of this proposal (5 Countess Street and 18 Blaess Drive). 

 

The site is serviced by an existing single width crossover with rollover kerb.  A public 

footpath is located in front of the site oriented in a north-east / south-west direction. 

 

There are no easements. 

 

5 Countess Street 

 

This site is a rectangular shaped allotment of 547m
2
.  The site is relatively flat, with frontage 

to Countess Street and contains a single storey detached dwelling and associated outbuildings.   

 

It is bounded by 7 Countess Street to the south-west, 18 Blaess Drive to the north-west (both 

are part of this proposal) and 3 Countess Street (a separate residential allotment) to the north-

east. 

 

The site is serviced by an existing single width crossover with rollover kerb.  A public 

footpath is located in front of the site oriented in a north-east / south-west direction. 

 

There are no easements. 

 

18 Blaess Drive 

 

This site is a rectangular shaped allotment of 870m
2
.  The site is relatively flat, with frontage 

to Blaess Drive and contains a single storey detached dwelling and associated outbuilding.   

 

It is bounded by 7 Countess Street to the south-west and 5 Countess Street to the south-east 

(both part of this proposal).  In addition, two (2) other residential allotments (1 and 3 

Countess Street) adjoin to the south-east, with a further residential allotment (20 Blaess 

Drive) adjoining to the north-west. 

 

The site is serviced by a double width crossover with rollover kerb.  A public footpath is 

located in front of the site oriented in a north-west / south-east direction. 

 

There are no easements. 
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Site photos are provided below. 

 

Photo 1. 

Looking north east 

along Countess 

Street with the 

Temple School 

Administration 

Building and 

student/visitor car 

park entry on the 

left and entry to 

Caroline Drive on 

the right 

 
Photo 2 

 

Looking north-east 

along Countess 

Street with the 

Temple School 

Science and 

Resource Building 

on the left, staff car 

park close to 

centre and 

intersection with 

Blaess Drive in the 

distance 

 

 

Photo 3 

 

Looking south-west 

along Countess 

Street from Blaess 

Drive, with 5 and 7 

Countess Street on 

the right and the 

Temple School 

Science and 

Resource Building 

in the centre 
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Photo 4 

 

Looking south-west 

along Countess 

Street with the 

Temple School 

Science and 

Resource Building 

on the right and 

entry to Caroline 

Grove on the left. 

 
Photo 5 

 

Looking into the 

staff car park from 

Countess Street 

 
Photo 6 

 

Looking north-west 

along Blaess Drive 

(from its junction 

with Countess 

Street) viewing the 

‘slow point’ traffic 

treatment 
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Photo 7 

 

Looking at the 

front of 5 and 7 

Countess Street  

 
Photo 8 

 

Looking at the 

front of 18 Blaess 

Drive with the 

‘slow point’ traffic 

treatment on the 

left 

 
 

6. LOCALITY 

All allotments forming part of this proposal are located within the Neighbourhood Centre 

Zone of Council’s Development Plan.  They are also identified as being within a 

‘commercial’ area within Concept Plan Map Sal/13 (Whites Road Neighbourhood Centre).  

 

The Neighbourhood Centre Zone also includes other residential properties which do not form 

part of this proposal (1 and 3 Countess Street and 20-30 Blaess Drive) which are also located 

within the ‘commercial’ area as identified in Concept Plan Map Sal/13.   

 

The Residential Zone is located to the north-east across Blaess Drive and to the south and 

south-east across Countess Street.   

 

The locality is generally characterised by educational and residential land uses.  Temple 

Christian College and Bethany Christian School and their associated built form of one and 

two storey buildings, car parking and landscaped/open areas are the dominant visual 

components with the remainder of the locality generally consisting of single storey detached 

dwellings at relatively low density.  
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Both Countess Street and Blaess Drive allow for two way vehicle movement and carry a 

50km/h speed limit.   On Countess Street, a ‘school zone’ is in place which restricts the speed 

limit to 25km/h when children are present and sections of  ‘no parking’ restrictions apply 

during ‘peak’ school hours between 8.00am and 9.00am and 2.30pm to 3.30pm (Monday to 

Friday). 

 

There is an existing two-way ‘Slow Point’ traffic treatment on Blaess Drive adjacent the 

south-east boundary of 18 Blaess Drive (see photographs 6 and 8 above). 

 

Aerial and contextual plans are provided below. 

 

Aerial View 

 

 
 

Legend (Source: NearMap) 

 

Subject site 
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Locality Plan – Cadastre 

 

 
 

Legend (Source: Geocortex) 

 

Subject site 

 

Locality and properties notified 

during Category 2 public notification 

 

Representations Received during 

Category 2 public notification 
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Close Up Aerial View 

 
Source: NearMap 

7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proposed development seeks to expand and upgrade the existing Temple School and 

incorporates a number of elements including;  

 

 demolition of the existing staff car park (the 31 space car park to the north-east of the 

school buildings, adjacent 7 Countess Street); 

 demolition of existing transportable buildings located to the north-east of the main 

school buildings; 

 demolition of three (3) existing dwellings and their associated outbuildings located on 

5 and 7 Countess Street and 18 Blaess Drive; 

 construction of a two storey school building which will include (but not limited to) ten 

(10) teaching spaces, communal learning and break out areas, storage areas, offices 

and amenities. The new building will be linked at both levels to the existing Science 

and Resource building located immediately to the south-west; 

 construction of a 50 space dedicated staff car park with entry only from Countess 

Street and exit only via 18 Blaess Drive. The car park is designed for one way vehicle 

movement and is proposed to be gated to prevent unauthorised use; 
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 reconfiguration of the existing shared car park (adjacent Caroline Drive) to provide 

two (2) accessible (disability) parking spaces. The reconfiguration will reduce the 

number of car parks from 24 to 23. 

 open, tubular fencing in front of the new building along the Countess Street frontage 

to match existing fencing and 2.1m high ‘good neighbour’ colorbond fencing around 

the external boundaries of the car park; 

 landscaping along the Countess Street frontage, in and around the car park and within 

internal recreational/courtyard spaces; 

 dedicated waste bin storage area located within the car park, enclosed with 1.5m high 

slatted screens and double gates; and 

 an increase in school capacity to 580 students. While student numbers are proposed to 

increase, this will be absorbed within the existing class structure and there will be no 

increase in the existing FTE staff numbers (55 FTE staff). 

 

The development is to be delivered in stages which the applicant has described as ‘early 

works stage’, ‘stage 1’ and ‘stage 2’ in their supporting documentation (see Attachment 1).   

 

The stages are summarised as follows: 

 

- Early Works:  This stage will include demolition of the existing dwellings and 

establishment of the new car park area.  The new car park area will not be fully 

formalised during these early stages, however it is proposed it will act as an offset car 

parking area (once demolition of the existing car park commences) and provide a 

portion of space for the contractors compound during stage 1 and 2 building works. 

- Stage 1: This stage will include the demolition of the existing staff car park and the 

first stage of construction works.  This will establish the ‘front’ portion of the new two 

storey building fronting Countess Street.  At the conclusion of the building works, the 

transportable buildings will be removed and the new car park will be line marked and 

surfaced with bitumen.  The applicant hopes to commence stage 1 by March 2019 

with completion by early 2020. 

- Stage 2: This stage will include the second stage of construction works, which will 

include a two storey extension of the Stage 1 building.  During this stage, all 

landscaping will be completed along with finalisation of the car park.  The applicant 

proposes to commence Stage 2 in early March 2021 and be substantially completed in 

early 2022.  However, the applicant has requested that a development plan condition 

be included which identifies that Stage 2 be substantially completed by December 

2023. 

 

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

8. CLASSIFICATION 

The site is located in the Neighbourhood Centre 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 Neighbourhood Centre 

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

Development Plan. 
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9. PUBLIC NOTIFICATION 

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

development within the Neighbourhood Centre Zone.  Therefore, pursuant to section 38 of the 

Development Act 1993 (“the Act”), consideration must be given to Schedule 9 of the 

Development Regulations 2008 (“the Regulations”). 

 

Schedule 9, Part 1, Clause 6 (1) (h) of the Regulations states: 

 
 Any development which consists of any of the following, other than where the site of the 

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

 is different to the zone that applies to the site of the development or where the development 

 is classified as non-complying under the relevant Development Plan: 

 

(h) any kind of development within a Local Shopping, District Shopping, Specialty Goods 

Centre, Local Centre, Town Centre, City Centre, Neighbourhood Centre, District Centre, 

Regional Centre, Regional Town Centre, District Business, Local Town Centre or District Town 

Centre zone as delineated in the relevant Development Plan; 

 

As the subject site is located adjacent to the Residential Zone Clause 6(1)(h) does not apply. 

 

Therefore, consideration must be given to Schedule 9, Part 2, Clause 19 of the Regulations 

which 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, a change of use of land in a situation referred to in clause 6 of this Schedule where 

the site is adjacent land to land in a zone under the relevant Development Plan which is 

different to the zone that applies to the site of the development. 
 

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

purposes. 

 

Public notification took place between 4 December and 17 December 2018.  Council received 

six (6) representations during the public notification period.  All representors opposed the 

development.  The representors are listed in the table below. 
 

Representations received 

Representations received Support / Oppose Wish to be Heard 

1 F & G Valenzuela 

2 Countess Street 

Paralowie SA 5108 

 

Oppose √ 

2 J Atai 

3 Countess Street 

Paralowie SA 5108 

 

Oppose √ 

3 M Munro 

4 Countess Street 

Paralowie SA 5108 

 

Oppose √ 

4 L & M Depares 

20 Blaess Drive 
 

Oppose 
√ 
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Paralowie SA 5108 

5 F Simcik 

15 Blaess Drive 

Paralowie SA 5108 

 

Oppose √ 

6 R Grunwald 

5 Caroline Drive 

Paralowie SA 5108 

 

Oppose √ 

Note - Council received an additional three (3) ‘invalid’ responses from nearby residents - all in 

opposition to the proposal. 

A copy of the Category 2 public notice and the valid submissions received are contained in 

Attachment 2.  The applicant’s response is contained in Attachment 3.   

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

below. 

 

Summary of Representations 

Representation Applicant’s Response 

The expansion of the 

school is not 

appropriate within a 

residential area  

- An educational land use is a desired activity within a centre 

zone. 

- Within the (adjacent) Residential Zone, a primary or secondary 

school that services the local community is also an envisaged 

land use. 

- As this is the expansion of an existing school, the school should 

have a reasonable level of confidence that it can expand its 

operations within a centre zone (subject to compliance with a 

number of planning guidelines). 

- The two storey building is appropriately located in line with the 

existing Countess Street setback and away from nearby 

residents within the Neighbourhood Centre Zone. 

- The car park provides a buffer or transition to the new 

buildings and nearby residential sites. 

There is already 

existing traffic 

congestion and the 

development will 

exacerbate this further 

- An increase of 80 students will not have a significant impact on 

existing traffic flows. 

- The proposal is supported by advice from Phil Weaver and 

Associates (traffic engineers) which notes that congestion 

issues associated with schools occur over relatively short 

periods of times. 

- The increase in trip generation rates is considered to be within 

the capacity of the adjoining road network. 

- One way movement within the staff car park will result in 

improved traffic movement without compromising traffic 

movements on Blaess Drive. 

- The proposal will result in a net gain of 18 onsite car parks. 

- To address existing traffic congestion, the school has no 

objections if Council chooses to place time limit parking 

restrictions on adjoining streets (with affected landowners 

support). 

- The school is willing to work with Council, to establish a 
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working group, to consider options to address existing 

community concerns. 

- Temple School has collaborated with Bethany School to 

stagger start and finish times to further reduce traffic 

congestion at peak times. 

There will be excessive 

noise as a result of 

increased traffic and 

activities within the car 

park 

- The school will ensure the proposal complies with the 

Environment Protection Authority (EPA) Noise Policy. 

- The increase in student numbers from 500 to 580 is unlikely to 

substantially (if at all) increase noise emissions from the 

school. 

- Activities within the school grounds will generally be limited 

to school hours only. 

- 2.1m high solid fencing is proposed along the boundaries of the 

car park which will minimise noise emissions. 

- Private waste contractors will continue to collect bins on 

weekdays between 7.30am to 8.00am (as is the current 

arrangement). 

- Any potential noise associated with the development is 

considered to be appropriate in a centre zone that incorporates 

an existing educational land use. 

There will be excessive 

air pollution as a result 

of increased traffic 

generation 

- An increase in 80 students, with no increase in staff levels, will 

mean that any increase in air pollutants associated with traffic 

movements will be marginal. 

There will be a loss of 

privacy to adjoining 

residential properties as 

a result of the two 

storey development 

- All upper level windows facing the north-east will be 

screened/obscured to a height of 1.5m above floor level to 

address any overlooking concerns. 

There will be a 

reduction in property 

values 

- No independent expert opinion has been provided regarding the 

impact on property values. 

- In any event, the impact on property values (whether positive 

or negative) is not a relevant town planning consideration. 
 

NOTE:  With the exception of reduction in property values, the Assessing Officer’s 

consideration of the above representations are addressed within the assessment 

section of this report. 
 

The impact of a proposal on property valuation should not form part of a planning assessment 

and this is a view which has been supported in the Environment, Resources and Development 

Court.  For example, in the matter of Boswell v Mid Murray Council & Ors (2012) SAERDC 

31, the Commissioner made the following remarks with respect to property values: 

 
‘A peripheral issue raised by the appellant – of the impact of the proposal on the re-sale 

prospects and value of his adjoining property – is to be given no consideration or weight. 

Values of other property in a locality may fall (or rise) as a result of the outcome of planning 

decisions and new development or redevelopment. It is an outcome, not criteria to judge a 

development proposal upon, nor founded in the primary Development Plan guide for 

assessing development and decision making’  
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10. REFERRALS – STATUTORY 

The application was not subject to any referrals under Schedule 8 of the Regulations. 

 

11. REFERRALS – INTERNAL 

DIVISION COMMENT 

Development Engineering & 

Traffic and Infrastructure 

- Accept the advice of the Applicant’s Traffic Engineer that 

the traffic increase from the increase in student numbers 

will not have a detrimental impact to the performance of 

the road network. 

- The suggestions put forward by the applicant to improve 

existing traffic conditions will be further considered by 

Council’s Traffic Section outside the scope of this 

development proposal. 

- Vehicles exiting the staff car park will be required to turn 

across the painted median associated with the slow point 

traffic treatment on Blaess Drive.  This is permissible 

under the Australian Road Rules and acceptable to 

Council.  

- The proposed stormwater methodology and water quality 

treatments are accepted. 

12. DEVELOPMENT DATA 

Site Characteristics Proposed 

Site Area and 

Dimensions 

No change to existing allotment areas or dimensions, however it is 

recognised that the applicant may choose to amalgamate these 

allotments in the future. 

Site Gradient The site is relatively flat with a general fall towards the north-

west. 

Design Characteristics  Guideline Proposed 

Floor Area   

 Buildings only Qualitative 

provisions only 

Stage 1 Building - 789 m
2
 (ground and first 

floor combined)  

Stage 2 Building - 634 m
2 

(ground and first 

floor combined)
 

Building Height 

 

  

 Storeys Qualitative 

provision only 

 

See discussion 

under the section 

Buildings 

Heights and 

Setbacks below 

 

 

Two storey – 8.125m to top of parapet 
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Set-backs   

 Primary street Qualitative 

provision only 

 

See discussion 

under the section 

Buildings 

Heights and 

Setbacks below 

7.463m from Stage 1 building to the Countess 

Street frontage 

 Side (right) Qualitative 

provision only 

Approximately 18m from Stage 2 building 

component to the south-west (side) boundary 

of 3 Countess Street 

Rear Qualitative 

provision only 

Approximately 15m from Stage 2 building 

component to the south-east (side) boundary 

of 20 Blaess Drive 

Boundary Walls   

 Length / Height N/A There is no on boundary development 

 

Car Parking    

 Number of parks Council’s 

Development 

Plan does not 

specify a 

minimum car 

parking rate for a 

‘secondary 

school’ 

Existing: 

55 car parks (24 visitor/student and 31 

dedicated staff spaces) 

 

Proposed: 

73 car parks (50 dedicated staff spaces and 23 

shared spaces) 

Street Infrastructure   

 Crossover Nil The proposal will include removal of the 

existing driveways to the staff car park and 5 

and 7 Countess Street. 

 

The new car park will be serviced via a new 

driveway/crossover from Countess Street 

(access) and modification/new 

driveway/crossover at 18 Blaess Drive (exit) 

 SEP Nil There is one SEP located to the north-west of 

18 Blaess Drive.  The applicant proposes to 

connect stormwater from the car park to this 

SEP. Its location is not affected by the 

proposal. 

 Street trees and    

other infrastructure 

Nil No street trees or other infrastructure are 

affected by the proposal. 

Flooding Nil – Council’s 

Development 

Plan does not 

identify any flood 

zone areas. 

 

The finished floor level of the buildings is to 

match the floor level of the adjacent school 

building on the site (Science and Resource 

Centre) 
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13. 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.  The proposal is for the 

expansion of an existing and approved land use and is fully contained within a 

Neighbourhood Centre Zone where a range of community and business related activities are 

contemplated as being appropriate. 

 

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 is contained in Attachment 4.  The relevant 

provisions are also highlighted in the Attachment. 

 

Zoning and Land Use 

 

The following Objectives and Principles of Development Control (PDCs) of the 

Neighbourhood Centre Zone are noted as follows: 

 
Objective 1  A centre providing a range of shopping, community, business, and 

recreational facilities for the surrounding neighbourhood. 

 

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

 child care facility 

 pre-school 

 primary school  

 

PDC 3  Development should be undertaken in accordance with Concept Plan Map 

Sal/11 - Waterloo Corner Road Neighbourhood Centre, Concept Plan Map 

Sal/12 - Bolivar Road Neighbourhood Centre, Concept Plan Map Sal/13 - 

Whites Road Neighbourhood Centre, Concept Plan Map Sal/14 - 

Shepherdson Road Neighbourhood Centre, Concept Plan Map Sal/15 - Kings 

Road Neighbourhood Centre and Concept Plan Map Sal/16 – Saints Road 

Neighbourhood Centre and should comply with the following:  

(a) retail and commercial development should not be undertaken in 

the areas marked ‘Community’  

(b) residential development should:  

(i) be established at medium density  

(ii) not provide vehicular access or egress to the non-residential 

areas of the centre  

(iii) not inhibit the provision of community facilities that are 

located in areas marked ‘Community’. 

 

Objective 1 of the General Section: Centres and Retail Development module states: 

 
Objective 1  Shopping, administrative, cultural, community, entertainment, educational, 

religious and recreational facilities located in integrated centres. 
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While a ‘secondary school’ is not specifically envisaged within the Neighbourhood Centre 

Zone, a range of community, educational and business related land uses are considered 

appropriate.  It is considered that the intent of the Development Plan is to encourage 

educational and community related facilities within centre zones where they are accessible by 

the local and wider community alike. 

 

Further, it is recognised that Temple School is an established and approved land use and the 

expansion of such a land use entirely within the Zone is considered to be an acceptable form 

of development subject to design and impact based considerations. 

 

Building Setbacks and Heights 

 

PDCs 22(a) and 23 of the General Section: Design and Appearance module states: 

 
PDC 22 The setback of buildings from public roads should:  

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

other buildings in the locality 

 
PDC 23  Except where specified in a particular zone, policy area or precinct, the main face 

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

the following table: 

  
Regard is also given to the adjacent Residential Zone, and the following excerpt from the 

Desired Character statement is noted: 

 
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…… 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 two storey building is to be setback 7.463m from its Countess Street frontage.  This will 

match the existing two storey Science and Resource Centre school building located 

immediately to the south-west and will be set behind the dwelling at 3 Countess Street which 

has a front setback of around 6m.  

 

The north-east side of the building will be setback around 18m from the south-west (side) 

boundary of 3 Countess Street, behind the proposed car park.  This is considered to be an 

appropriate setback with the car park offering an appropriate transition between the two storey 

school building and the single storey dwelling located on 3 Countess Street. 
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The rear of the building will be located around 15m from the south-east (side) boundary of 20 

Blaess Drive, aligned with its rear yard.  It will be setback around 30m from the dwelling of 

20 Blaess Drive, with the car park again serving as a transitional space. 

 

Given the above, the front, rear and side setbacks are considered to be appropriate. 

 

With regards to building height - the Neighbourhood Centre Zone does not specify a 

maximum building height.  However, the proposed building has been designed to match the 

height of the existing two storey school buildings located to the south-west.   

 

The adjacent Residential Zone contemplates dwelling heights of 1 and 2 storeys and up to 4 

storeys in appropriate locations.  While surrounding residential properties generally comprise 

single storey dwellings, there is a two storey dwelling located at 15 Blaess Drive.   

 

For these reasons and having regard to the location and setbacks of the building, it is 

considered that two storey development is appropriate and already established within the 

locality. 

 

Design and Appearance 

 

The following provisions contained within the General Section: Design and Appearance 

module are of particular relevance: 

 
o Objective 1 - Development of a high architectural standard that responds to and 

reinforces positive aspects of the local environment and built form. 

o PDC 2 - Buildings should be designed and sited to avoid creating extensive areas of 

uninterrupted walling facing areas exposed to public view.  

o PDC 3 - Buildings should be designed to reduce their visual bulk and provide visual 

interest through design elements such as:  

  (a)  articulation  

  (b) colour and detailing  

  (c) small vertical and horizontal components 

  (d) design and placing of windows  

  (e)  variations to facades. 

 

The building has been architecturally designed to match and complement the existing design 

features of the school.   

 

In terms of its street presentation (the south-east elevation of Stage 1 and 2), the design 

utilises complementary contrasting materials and colours; appropriate vertical and horizontal 

components including window shading and hoods, steel columns and roof overhangs; 

elements of articulation and appropriate placement of windows.    

 

It is also noted that a sense of space will be retained between the proposed building and the 

Science and Resource Centre building to the south-west due to the presence of an existing 

roof overhang and void area (with landscaping underneath) at the north-east corner of the 

Science and Resource Centre building.  This will ensure a break in the building line when 

viewed from the street.  
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The north-east elevation (Stage 2) which will face 3 Countess Street and be visible from 

Countess Street has been similarly designed with contrasting materials and colours; 

appropriately placed windows and elements of design – all of which will ensure the building 

presents to a high standard. 

 

The north-west elevation of Stage 1 will present to internal courtyard areas and it has been 

appropriately designed as discussed above.   

 

The north-west elevation of Stage 2 has been similarly well designed and includes an upper 

floor balcony/deck area accessible from proposed art room spaces. The deck will be screened 

with horizontal and vertical screens (to address any overlooking) which will integrate with the 

overall building design. 

 

The south-west (side) elevation is acceptable and will be located adjacent to the existing 

Science and Resource Centre building and the majority of this building will not be visible 

from the street. The prominent corner portion has been appropriately designed in line with the 

above design comments. 

 

Overall it is considered that the development is well designed and includes a number of 

architectural elements, articulation and features to ensure it will present well to the street 

while being sympathetic towards adjoining properties with generous setbacks provided. 

 

Overshadowing 

 

PDC 19 a) and c) of the General Section: Design and Appearance module state: 
 

PDC 19  The design and location of buildings should enable direct winter sunlight into 

adjacent dwellings and private open space and minimise the overshadowing of:  

(a) windows of habitable rooms   

(c) solar collectors (such as solar hot water systems and photovoltaic cells). 

 

Having regard to the location and orientation of the proposed building, it is considered that 

there will be no overshadowing impact and the proposal will comply with PDC 19 a) and c). 

 

The majority of overshadow will be internal to the school grounds with the car park area 

acting as an appropriate separation to those residential properties to the north-east and north-

west. 

 

Visual Privacy 

 

PDCs 20 and 21 of the General Section: Design and Appearance module provide: 
 

PDC 20 Development should minimise direct overlooking of habitable rooms and private 

open spaces of dwellings through measures such as:  

(a) off-setting the location of balconies and windows of habitable rooms with those 

of other buildings so that views are oblique rather than direct  

(b) building setbacks from boundaries (including building boundary to boundary 

where appropriate) that interrupt views or that provide a spatial separation 

between balconies or windows of habitable rooms  
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(c) screening devices (including fencing, obscure glazing, screens, external 

ventilation blinds, window hoods and shutters) that are integrated into the building 

design and have minimal negative effect on residents’ or neighbours’ amenity.  

 

PDC 21  Permanently fixed external screening devices should be designed and coloured to 

complement the associated building’s external materials and finishes 

 

It is considered there will be no unreasonable overlooking impact from any single storey 

element of the development. 

 

The issue of overlooking was raised by the representor from 3 Countess Street during the 

public notification period.  In response to this concern, the applicant amended the building 

design to provide for screened upper levels to a height of 1.5m above finished floor level on 

the north-east elevation.  It is considered this will adequately address any concern of 

overlooking from the north-east elevation, along with the spatial separation of around 18m 

offered between the building and south-west side boundary of 3 Countess Street and the 2.1m 

high boundary fencing proposed around the perimeter of the car park. 

 

The north-west elevation includes a deck/balcony area and upper floor windows which are 

around 15m from the rear yard and 30m from the dwelling of 20 Blaess Drive.  To address 

any overlooking concern, the deck is to be screened with horizontal and vertical screening and 

landscaping is to be included along the rear portion of 20 Blaess Drive. 

 

The proposal is therefore considered to comply with PDC 20 and 21 and there are no 

anticipated overlooking concerns. 

 

Landscaping and Fencing 

 

Objectives 1 and 2 of the General Section – Landscaping, Fences and Walls module state: 

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

landscaping works, using locally indigenous plant species where possible. 

 

2 Functional fences and walls that enhance the attractiveness of development. 

 

A detailed landscaping plan has not been provided with the application.  However, the 

supporting site plans identify proposed landscape areas along the Countess Street frontage, 

within and around the car park and within internal courtyard spaces. 

 

The applicant has advised that landscaping along the Countess Street frontage will be 

designed to match and complement the existing landscape treatments along the school 

frontage. This is considered to be appropriate and existing landscaping is well maintained and 

presents well to the street. 

 

The applicant has advised that internal courtyard spaces will consist of ‘unit pavers, exposed 

aggregate concrete paving, built in and loose furniture, grassed areas including some grass 

mounds with integrated planting and furniture, appropriate planting to offer shade and 

interest to the space’.  This will adequately address the internal amenity of the school. 
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Landscaping types have not been identified within the car park area, however a development 

plan condition has been recommended to ensure that the car park is appropriately landscaped 

with a mix of shade trees, shrubs and grasses with landscaping maintained on an ongoing 

basis to ensure the car park presents well to the street. 

 

With regards to fencing, it is proposed that open, tubular style fencing will be continued along 

the Countess Street frontage to match existing fencing, while 2.1m high colorbond ‘good 

neighbour’ fencing (‘woodland grey’ colour) will be installed around the external perimeter of 

the car park.  A low fence will be installed between the car park and the proposed building 

and access to the car park will be gated.  

 

These fencing treatments are functional and appropriate. 

 

Interface Between Land Uses 

 

General Section: Interface Between Land Uses module PDC 1 states: 

 

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

unreasonable interference through any of the following: 

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

pollutants; 

  (b) noise; 

  (c) vibration; 

  (d) electrical interference; 

  (e) light spill; 

  (f) glare; 

  (g) hours of operation; 

 

An analysis has been undertaken of the likely impacts of the proposed development on 

adjacent land and locality, using Interface Between Land Uses PDC 1 as a guide.  The 

commentary has been provided under relevant headings. 

 

Air quality 

 

A number of representors raised concern of additional air pollution associated with traffic 

fumes from increased vehicle movements. However, any increase in traffic related air 

pollutants is likely to be negligible and it is considered that other than during the construction 

phase, the proposal is not anticipated to generate any unreasonable levels of dust, odour or 

other airborne pollutants. 

 

A reserved matter has been recommended that a Construction Environmental Management 

Plan (CEMP) be provided prior to issue of any development approval to ensure that dust, drag 

out and any other construction related activities are appropriately managed.  In addition, a 

development plan condition has been recommended to reinforce that construction occur 

during appropriate days/hours with dust managed at all times. 
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Noise 

 

The majority of operational and vehicle related noise is expected to occur during school hours 

which is unlikely to have an unreasonable effect on the amenity of the locality. 

 

The increase in student numbers is unlikely to generate any substantial increase in noise 

emissions from the school and it is considered that ‘student noise’ is already established 

within the locality. 

 

Air conditioning units are located within the roof well, which will be screened from property 

boundaries and address noise associated with their operation. 

 

The 2.1 metre high boundary fencing surrounding the car park will also assist in reducing 

noise levels to the adjoining properties.   

 

Notwithstanding the above, a Development Plan condition has been recommended that any 

noise generated must be managed to ensure that the development complies with requirements 

of the Environment Protection Authority (EPA) guidelines for development adjacent a 

residential area at all times. 

 

Vibration and Electrical Interference 

 

Other than during the construction phase (where there may be some vibration associated with 

machinery and equipment) the development does not include any activities that could cause 

any discernible vibration or electrical interference to surrounding properties. 

 

Light Spill and Glare 

 

Lighting within the car parking area is likely to have the greatest potential for light spillage to 

adjoining properties to the north-east (3 Countess Street) and north-west (20 Blaess Drive). 

 

The development proposes two (2) lights within the car park. These lights are proposed to be 

6m in height and either pole or wall mounted with backlighting control shields.   

 

The applicant has advised: 

- Lighting systems will comply with Australian Standard 4282 – Control of the obtrusive 

effects of outdoor lighting; 

- Car park lights will be designed to switch off via a timer and not operate later than 

11.00pm and will not switch on earlier than 6.00am; and 

- Light fittings will only switch on via a photoelectric sensor at dusk until the nominated 

off time. 

 

Given the above, light spillage associated with the proposal is unlikely to have a negative 

impact on the amenity of the locality. 

 

Notwithstanding, a Development Plan condition has been recommended that all lighting 

associated with the proposal be appropriately shielded and directed and operated in a manner 

to avoid unreasonable light spillage to adjoining properties or distraction to drivers. 
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With regards to glare, and having regards to the building design, there is no anticipated glare 

from the building itself and given the hours of operation, there is unlikely to be unreasonable 

headlight glare from vehicles accessing/exiting the car park. 

 

Hours of Operation 

 

As the building and car park will generally operate in line with standard school hours there 

are no anticipated unreasonable amenity impacts. While it is noted there may be some after 

school activity, for example, parent/teacher information nights, it is expected such events will 

be infrequent and occur during reasonable time periods so as not to be a nuisance to 

surrounding properties. 

 

Having considered all of the above impacts, the proposed development is not considered to 

unreasonably affect the amenity of the locality, consistent with Interface Between Land Uses 

module PDC 1 as listed above. 

 

Impact on the local road network and traffic movement 

 

PDC 1(h) of the General Section – Interface Between Land Uses is of relevance: 

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

interference through any of the following: 

(h) traffic impacts 

 

There will be some level of congestion and amenity impact as a consequence of drop off and 

pick up times associated with any school. Such impacts are generally confined to relatively 

short periods of time.  In addition, some level of traffic impact is to be expected within and 

adjacent to a Neighbourhood Centre Zone, where a range of ‘people generating’ activities are 

anticipated.  As such the level of residential amenity adjacent a centre zone, is likely to differ 

to that which is found within a residential zone comprised exclusively of housing. 

 

However, the impact of the proposal on the local road network has the potential to affect the 

amenity of the locality and this concern was echoed by the representors during the public 

notification period.  The representors indicated a concern with traffic movement and 

congestion associated with existing conditions and the potential for the proposal to exacerbate 

this further.   

 

This development application is not able to be used as a mechanism to retrospectively address 

existing problems; rather it must ensure that the proposal does not further worsen conditions 

and ideally it will offer some improvement to these conditions.  

 

The applicant supported the proposal with two (2) reports prepared by their traffic consultant 

(Phil Weaver and Associates).  The reports included an assessment of theoretical trip 

generation rates (based on a 2014 report prepared by Parsons Brinckerhoff entitled ‘Trip 

generation rates for assessment of development proposals’), use of previous traffic count data 

from 2012 and 2017 and traffic surveys undertaken during ‘peak’ periods on 6 February 2019 

between 2.30pm and 3.30pm and 7 February 2019 between 8.00am and 9.00am. 
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A summary of the Phil Weaver and Associates advice is included below. 

 

- Traffic volumes within the locality are low, other than during the peak school drop off 

and collection times which are between 8.05am and 8.35am and 3.00pm to 3.30pm. 

- The existing (theoretical) trip generation rate (based on 490 students) is for 515 daily 

vehicle trips and 162 peak hour vehicle trips
1
.   

- The proposed (theoretical) trip generation rate (based on 580 students) will be for 610 

daily vehicle trips and 191 peak hour vehicle trips. 

- The increased generation rate (95 daily vehicle trips and 29 peak hour vehicle trips) are 

within the capacity of the road network, and while there will be some traffic congestion it 

will occur over a relatively short period of time. 

- There will be an increase of 18% in the volumes of traffic entering / exiting Countess 

Street during the peak arrival and departure periods. 

- However, the increase will be spread out over various surrounding collection points and 

roadways i.e. not all people will attend; drop off/collect; and depart the school area in the 

same direction.  

- It is likely that the Blaess Drive / Countess Street intersection will be the primary 

intersection affected by the proposal.  However, there will be minimal change to the 

operation or efficiency of the intersection and it will continue to deliver an acceptable 

level of service. 

- Staff members generally arrive before the morning peak period and leave after the 

afternoon peak period and there are minimal movements to/from the staff car park during 

school hours. 

- Traffic flows will be improved due to the relocation of the staff car park and change to 

one way movement which will relocate exit vehicles away from the busier section of 

Countess Street onto Blaess Drive. 

- The net gain in staff car parking spaces will allow all staff to park within the designated 

staff car park.  This will increase the capacity for parking associated with drop off / pick 

up (i.e. 23 spaces available within the existing shared car park) which will outweigh the 

forecast increase in short term parking demand generated by the student number increase. 

- The schools have already collaborated to stagger their start and finish times (Temple 

School starts at 8.30am and finishes at 3.00pm, whereas Bethany School starts at 8.45am 

and finishes at 3.15pm) and this appears to have had a positive impact on peak volume 

movements.   

- In conclusion, the development will not have an adverse impact on traffic demands. 

 

As part of the traffic survey work, it was noted that there is a small amount of existing 

congestion during the afternoon collection period at the Blaess Drive / Countess Street 

intersection. This appears to be the result of vehicles parking on both sides of Countess Street 

in close proximity to the intersection which restricts the road width to one way movement. To 

address this issue it has been suggested that Council consider extending the existing ‘no 

stopping’ restrictions further along Countess Street to within 10m of the Blaess Drive 

intersection.  

  

                                                 
1
 The Phil Weaver and Associates Report bases their assessment on there being 490 existing students, whereas 

the assessing officer considers the existing student number to be 500 (see earlier discussion regarding student 

numbers under the ‘Background’ section of this report). 
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Council’s Traffic and Engineering sections have reviewed the Phil Weaver and Associates 

traffic advice and broadly agree with the assessment.  It is considered that the development 

will not have a detrimental impact on the road network and that road network has sufficient 

capacity to cater for any increased traffic movements.   

 

Notwithstanding this, Council’s Traffic and Infrastructure sections recognise there are 

opportunities for improvement to existing conditions and will further consider the suggestions 

raised by the applicant. This includes the possible extension of ‘no stopping’ restrictions 

along Countess Street (noting that community consultation would be required); working with 

the school to identify increased efficiencies, such as the operation of their existing kiss and 

drop function; identifying specific school travel initiatives to reduce car dependence and 

education of parents and visitors to improve overall driver behavior. 

 

Car Parking 

 

The following objectives and principles of the General Section: Transportation and Access 

module provide: 
 

Objective 2  Development that:  

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

transport modes  

 (c) provides off street parking 

 
PDC 33  Development should be consistent with Australian Standard AS 2890 Parking 

facilities. 

 
PDC 34  Vehicle parking areas should be sited and designed in a manner that will:  

(a) facilitate safe and convenient pedestrian linkages to the development and areas 

of significant activity or interest in the vicinity of the development   

(c) not inhibit safe and convenient traffic circulation  

 (f) minimise the number of vehicle access points to public roads  

(g) avoid the necessity for backing onto public roads 

 

Council’s Development Plan does not specify a minimum car parking rate for a ‘secondary 

school’.   Therefore, in considering overall parking provision, consideration is given below to 

the existing and proposed situation relative to the report entitled Parking Spaces for Urban 

Places: Car Parking Study – Guideline for Greater Adelaide (Aurecon, 2013). 

 

 Parking Spaces for Urban Places: Car Parking 

Study – Guideline for Greater Adelaide (Aurecon, 

2013) 

Suggested car parking rate for a 

‘secondary school’ 

 

One space per FTE; plus 

 

0.1 space per FTE for visitors with a minimum of 5 

spaces; plus either 

 

0.16 space per student; or  
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provide an area wide traffic management plan to 

accommodate the drop off/pick up demand at 0.16 

spaces per child 

Comparison with existing situation 

 

500 students; 55 FTE staff 

 

55 car parks 

 

55 (1 per FTE) + 5.5 (0.1 per FTE)  + 80 (0.16 per 

student) = 140.5 spaces required 

 

55 spaces provided 

 

= existing shortfall of 85.5 spaces 

Comparison with proposed situation 

 

580 students; 55 FTE staff 

 

73 car parks 

55 (1 per FTE) + 5.5 (0.1 per FTE) + 92.8 (0.16 per 

student) = 153.3 spaces required 

 

73 spaces provided 

 

= proposed shortfall of 80.3 spaces 

Assessment of student increase only  

 

80 students 

 

18 additional spaces provided 

0.16 spaces per student  

 

80 students x 0.16 = 12.8 spaces required 

 

 

 

Based on the 2013 guide, the school has an existing shortfall. 

 

Car parking assessment for previous development applications at the school did not have the 

benefit of the 2013 guide. These were assessed against the 2001 Planning SA Bulletin 

Parking provisions for selected land uses (Suburban Metropolitan Adelaide) which applies a 

different approach to determining the car parking rate for secondary schools. 

 

This application cannot retrospectively require parking for uses that were previously 

approved. 

 

The above table however demonstrates that by providing an additional 18 spaces onsite, the 

theoretical shortfall improves from the existing situation of 85.5 to the proposed situation of 

80.3 spaces. 

 

Furthermore, the increase in student numbers is adequately covered by provision of 18 

additional spaces.   

 

It is also likely that most, if not all staff will be accommodated within the 50 space dedicated 

car park which will leave the majority of the 23 spaces available within the existing car park 

available for visitors and students.  This is a significant improvement compared to the existing 

situation where only 31 dedicated staff car parking spaces are provided. 

 

The applicant’s Traffic Consultant (Phil Weaver and Associates) also assessed the impact of 

the development on car parking.   They concluded that the development will be ‘an 

improvement over the existing situation with regards to onsite car parking provision, as the 

theoretical onsite car parking requirements associated with staff will now be fully met’.  
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The car park has been appropriately designed to allow for one way vehicle movement, with 

entry and exit in a forward direction. It includes provision of a pedestrian linkage for users of 

the car park to the school, while discouraging wider pedestrian use via provision of electronic 

gates at the Countess Street entry and Blaess Drive exit.  The car park design complies with 

Australian Standard AS 2890. 

 

In conclusion, while it is understood there remains an overall theoretical parking shortfall 

based on the 2013 guide, it is considered that car parking provision has been adequately 

addressed relative to the proposed development and sufficiently complies with the above 

objectives and principles. 

 

Waste Management 

 

General Section: Waste module Objective 1 states: 

 

1 Development that, in order of priority, avoids the production of waste, minimises 

the production of waste, reuses waste, recycles waste for reuse, treats waste and 

disposes of waste in an environmentally sound manner. 

 

The proposed development is unlikely to result in the generation of any significant additional 

amounts of waste.  A dedicated waste storage area is proposed within the car park enclosed 

with a 1.5m high slatted screen which will ensure its visual presentation to the street and car 

park are acceptable.  

 

The storage area is to be located adjacent to the rear yard of 20 Blaess Drive, however it will 

be separated from the fence line by landscaping, set behind 2.1m high colorbond fencing with 

a reasonable separation distance from the dwelling itself. 

 

The applicant has advised that existing waste collection arrangements will continue with 

collection on a weekly basis between 7.30am and 8.00am.  The waste collection vehicle will 

be able to enter and exit the site in a forward direction. As a result, it is considered that waste 

management arrangements have been appropriately addressed and there are no anticipated 

amenity impacts. 

14. CONCLUSION 

The Applicant seeks Development Plan Consent for the staged upgrade and expansion of the 

existing Temple School.  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 upgrade and expansion of the school is an appropriate form of development 

within the Neighbourhood Centre Zone. 

b. The building is of a contemporary architectural design and presents well to the street 

and adjoining properties. 

c. The building height, setbacks from property boundaries and the location of the car 

park are acceptable and have been designed to mitigate their impact on adjoining sites. 

d. Privacy of adjoining dwellings will be achieved through the design and siting of the 

building, landscaping and screening treatments. 
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e. Interface considerations including noise, dust, odour, light spillage, glare, hours of 

operation and waste management have been appropriately addressed and will not have 

a negative impact on adjoining properties or the locality. 

f. While the impact of peak traffic movements on the local road network are high, and of 

concern to some of the residents in the locality, the increased vehicle movements are 

within acceptable capacity of the road network. 

g. Adequate onsite car parking has been provided to support the increase in student 

numbers. 

h. The proposal adequately addresses the concerns raised during public notification. 

 

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

matters and conditions. 

 

15. 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 361/1728/2018/2B for Demolition of car park, 

transportable building, three (3) dwellings and associated outbuildings, construction 

of two storey school building, car park with associated access from Countess Street 

and egress to Blaess Drive and increase in school capacity to 580 students for Temple 

Christian College in accordance with the plans and details submitted with the 

application and subject to the following reserved matters and 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. A Construction Environmental Management Plan (CEMP) which shall include: 

a) Hours of operation 

b) Arrangement for management of stormwater, noise  and dust 

c) Measures to eliminate drag out from the site during wet weather events 

d) A Soil Erosion and Drainage Management Plan 
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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. Plan Type Date Prepared By 

PL01 

Revision A 

Drawing Schedule and 

Location Plan 

Date Received 

by Council 

Stamped 8 

February 2019 

Hodgkison 

PL02 Demolition Plan Date Received 

by Council 

Stamped 8 

February 2019 

Hodgkison 

PL03 

Revision C 

Car Parking – Early Works Date Received 

by Council 

Stamped 8 

February 2019 

Hodgkison 

PL04 

Revision A 

Site Plan – Stage 1 Date Received 

by Council 

Stamped 8 

February 2019 

Hodgkison 

PL05 

Revision A 

Site Plan – Stage 2 Date Received 

by Council 

Stamped 8 

February 2019 

Hodgkison 

PL06 

Revision A 

Ground Floor Plan – Stage 

1 

Date Received 

by Council 

Stamped 8 

February 2019 

Hodgkison 

PL07 First Floor Plan – Stage 1 Date Received 

by Council 

Stamped 8 

February 2019 

Hodgkison 

PL08 

Revision A 

Ground Floor Plan – Stage 

2 

Date Received 

by Council 

Stamped 8 

February 2019 

Hodgkison 

PL09 

Revision A 

First Floor Plan – Stage 2 Date Received 

by Council 

Stamped 8 

February 2019 

Hodgkison 

PL10 

Revision B 

Roof Plan – Stage 1 and 2 Date Received 

by Council 

Stamped 8 

February 2019 

Hodgkison 

PL11 

Revision B 

Elevations – Stage 1 Date Received 

by Council 

Hodgkison 
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Stamped 8 

February 2019 

PL12 

Revision C 

Elevations – Stage 2 Date Received 

by Council 

Stamped 8 

February 2019 

Hodgkison 

PL13 Streetscape elevations and 

materials 

Date Received 

by Council 

Stamped 8 

February 2019 

Hodgkison 

PL14 

Revision B 

Perspectives – Stage 1 Date Received 

by Council 

Stamped 8 

February 2019 

Hodgkison 

PL15 

Revision B 

Perspectives – Stage 2 Date Received 

by Council 

Stamped 8 

February 2019 

Hodgkison 

16128 

Council-02-

PlanningApp

lication.docx 

Planning Application – 

Cover Letter 

Date Received 

by Council 

Stamped 28 

September 2018 

Hodgkison 

18-132 Traffic and Parking 

Assessment  

Date Received 

by Council 

Stamped 28 

September 2018 

Phil Weaver 

and 

Associates 

18-132 Traffic and Parking 

Assessment – Further 

Information 

Date Received 

by Council 

Stamped 8 

February 2019 

Phil Weaver 

and 

Associates 

180132 Stormwater Management 

Plan 

Date Received 

by Council 

Stamped 28 

September 2018 

CPR 

180132-

C100 

Revision D 

Siteworks and Drainage 

Plan 

Date Received 

by Council 

Stamped 12 

February 2019 

CPR 

2018-0440 Additional information Date Received 

by Council 

Stamped 23 

November 2018 

URPS 

2018-0440 Reply to Representations Date Received 

by Council 

Stamped 29 

January 2019 

URPS 

 

 All plans and details approved by Council under Reserved Matter 1 form part of this 

consent and are in addition to those plans and details listed in the table above. 
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 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. This extends to documents approved as Reserved Matters. 

 

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

  plans. 

 

2. The development shall be completed in stages (Early Works, Stage 1 and Stage 2) in 

accordance with the plans and correspondence approved by Council under 

Development Plan Condition 1. 

Reason:    To ensure the development is completed in stages in accordance with the 

  submitted plans. 

 

3. The development shall be substantially completed by 31 December 2023, unless 

further extended by Council. 

Reason:    To ensure the development is substantially completed within a reasonable 

  timeframe and in accordance with the submitted plans. 

 

4. Student numbers for Temple Christian College shall be limited to a maximum of 580 

students at any one time, unless otherwise approved by Council. 

 

Reason: To ensure student numbers do not exceed the proposed capacity. 

 

5. The Developer shall employ measures to eliminate dust emission from the site during 

construction period so as not to cause nuisance to adjoining residents. 

Reason:  To preserve the amenity of the locality during construction work. 

 

6. Site work, demolition work and building work shall be carried out only between the 

hours of 7.00am to 7.00pm Monday to Saturday and 9.00am to 5.00pm Sunday. 

 

Reason:  To limit the effect of construction on the amenity of the locality. 

 

7. No materials, goods or containers shall be stored in the designated car parking area or 

driveways. 

 

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

they are designed.  Further that the site be maintained in a clean and 

tidy state. 

8. All waste and other rubbish shall be contained and stored pending removal in covered 

containers which shall be kept within the designated bin enclosure area, screened from 

public view as shown on the plans approved by Council under Development Plan 

Condition 1. 

 

Reason:  To maintain the amenity of the locality. 
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9. The designated landscaping areas, as shown on the plans approved by Council under 

Development Plan Condition 1, shall be planted with shade trees, shrubs and ground 

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

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

and screening shrubs shall be located to obscure views of large blank walls and less 

attractive elements of the development.  All landscaping shall be maintained 

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

pest plants) to the reasonable satisfaction of Council.  All landscaping is to be 

completed within three (3) months of the completion of Stage 2. 

 

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

and environmental amenity of the locality. 

10. Outside lighting shall be installed in accordance with the correspondence and plans 

approved by Council under Development Plan Condition 1 and shall be directed and 

shaded to prevent light overspill and/or nuisance to adjacent occupiers or distraction to 

drivers on adjacent public roads. 

 

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

adjoining occupiers or road users thereby reducing the amenity of the 

locality and/or making road use unsafe. 

 

11. All mechanical services to the building and in conjunction with the proposed use shall 

be designed, installed and operated in such a manner that any person or persons 

working within or adjacent to the site should not be subjected to any nuisance or 

inconvenience from noise or fumes. 

 

Reason:    To limit the effect of the mechanical services for activities on the 

subject land within the site, thereby maintaining the amenity of the 

locality. 

 

12. Noise measured at the nearest residential property boundary shall remain within the 

requirements of the Environment Protection Authority (EPA) guidelines for 

development adjacent to a residential area. 

 

 Reason:    To ensure that noise does not cause nuisance to adjoining   

    residential  occupiers or owners. 

 

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

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

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

carparking areas shall be established in accordance with the staging plans approved by 

Council under Development Plan Condition 1  and shall be maintained at all times to 

the reasonable satisfaction of Council’s Principal Development Engineer. 

 

 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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Advice Notes 

 

 The applicant shall ensure that the process to realign Easement A (drainage easement in 

favour of the City of Salisbury), is completed prior to construction works 

commencing.  Council’s Property Section can provide further information if required 

and it is the applicant’s responsibility to prepare the relevant extinguishment and grant 

of easement documents and provide these to Council for approval.  

 

CO-ORDINATION 

Officer:   GMCID MDS     

Date: 14.02.19 12.02.19     

 

ATTACHMENTS 

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

1. Proposal Plans and supporting documentation  

2. Notice of Category 2 application and representations received  

3. Applicant's Response to Representations  

4. Relevant Development Plans Extracts and Location Maps consolidated 15 December 

2016   
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5.1.1 Relevant Development Plans Extracts and Location Maps consolidated 15 December 2016 
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ITEM 5.1.2 

COUNCIL ASSESSMENT PANEL   

DATE 26 February 2019  

HEADING Applicant Appeal to Environment, Resources and Development 

Court, Town Planning Advisors v City of Salisbury (ERD 17-263) 

- Development Application 361/1144/2016 

AUTHOR Aaron Curtis, Team Leader - Planning, City Development  
 

SUMMARY Development Application for mixed use development comprising 

prayer hall, dining hall and library/museum was refused by the 

Council Assessment Panel on 24 October 2017.  The applicant has 

appealed the decision to the Environment Resources and 

Development Court.  The applicant wishes to proceed with the 

appeal but wishes to initially put an amended proposal to the Panel 

for consideration. 
 

RECOMMENDATION 

1. The Panel resolves to decline the amended proposal and uphold the original decision, 

dated 24 October 2017. 

 

ATTACHMENTS 

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

1. Copy of Agenda Item - 24 October 2017  

2. Amended Plan and Supporting Reports   

1. BACKGROUND 

1.1 The Council Assessment Panel  considered a development application at the 

meeting held 24 October 2017 for Mixed Use Development comprising Prayer 

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

playground, carpark, caretakers residence, community gardens and horse 

enclosure, and removal of regulated tree. The Panel resolved to refuse the 

development application and the applicant lodged an appeal to the Environment 

Resources and development Court against the decision. A copy of the Agenda 

item is provided in Attachment 1. 

1.2 The appellant (Town Planning Advisors on behalf of the Sikh Community of SA) 

have advised the Environment, Resources and Development Court of their 

intention to proceed with the appeal  but wish to initially put an amended plan to 

the Council Assessment Panel and the joiners of the appeal.  A copy of the 

amended plan and supporting reports is contained in Attachment 2.  The matter 

has been adjourned until 4
th

 March 2019 to allow for this process. 

1.3 The joiners to the appeal are four residents who asked to be part of the appeal 

process before the Court (Mr Johnny Tran, Ms Rose & Mr Robert Frezza, Mr Des 

Nolan). 



5.1.1 Relevant Development Plans Extracts and Location Maps consolidated 15 December 2016 
 

Page 220 City of Salisbury 

Council Assessment Panel Agenda - 26 February 2019 

 I
te

m
 5

.1
.2

  

1.4 The residents have been asked to provide their comment on the amended plans 

ahead of the Panel’s consideration of the proposal.  The comments were not ready 

at the time of preparing the agenda.  Comments that are received will be provided 

to members under separate cover. 

2. REPORT 

2.1 The revised proposal makes the following key changes: 

2.1.1 Relocates the buildings and car parking more centrally on the site; 

2.1.2 Replaces the two way access arrangement with a single driveway access 

to the Port Wakefield service road located centrally to the road frontage; 

2.1.3 Relocates the horse keeping to the rear (western) portion of the site and 

the community gardens to the northern side of the site; 

2.1.4 Constructs a 3m high fence along portion of the northern boundary of the 

site (bordering 713A Port Wakefield Road); 

2.1.5 Establishes a traffic management plan which nominates the path of 

vehicle travel to and from the site with the objective of minimising 

interactions between horses and vehicles and minimising travel time, 

supported by directional and information signage; and 

2.1.6 Revised landscaping scheme incorporating greater density of plantings 

around the perimeter and adjacent to Port Wakefield Road. 

2.2 The appellant considers that the revised proposal addresses the concerns 

expressed by the community in respect to the original proposal. In particular, the 

buildings and non-horse keeping activities are now centrally located on the site 

and activities that are consistent with the activities in the locality are located at the 

outer edges of the site.  The applicant also considers the traffic management plan 

addresses concerns regarding traffic conflict by nominating a desired route for 

attendees. 

2.3 A preliminary meeting with council staff and the residents who are joiners to the 

appeal was held to discuss the revised plan.  There was some acceptance that the 

revised plan was an improvement on the original proposal.  Key concerns raised at 

the meeting by residents relate to the impact of this development on the horse 

keeping activities in the locality, in particular: 

2.3.1 Noise from activities on the site. 

2.3.2 Increased traffic in the Globe Derby area and safety / impact on horse 

movements on roadways, with the bend in the road (blind corner) on 

Daniel Avenue of particular concern.  The Sunday activities were 

identified as the most problematic, with 150 to 250 people in attendance. 

2.3.3 Future growth of facility, once it has been established. 

These concerns reflect the broader concerns raised during the public consultation 

period associated with the original application. 

2.4 The appellant has further considered these matters and provided the following 

information as possible solutions: 
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2.4.1 A three metre high fence built along portion of the northern boundary of 

the site (bordering 713A Port Wakefield Road).  Note that a fence of this 

height is ‘development’ under the Act; 

2.4.2 Traffic management that would direct all traffic entering and leaving the 

site via the Port Wakefield service road and Daniel Avenue insofar as it 

exits onto Port Wakefield Road, thereby avoiding through traffic via 

Daniel Avenue, Trotters Drive and Globe Derby Drive.   

2.4.3 No future expansion unless agreed to by residents and Council. 

2.5 The key consideration by the Panel in respect to the development application 

related to the appropriateness of a community centre / facility incorporating a 

worship component in a zone explicitly established for horse keeping activities.  

The amendments identified in the revised proposal do not change the principal 

land use per se but rather alter the layout and design within the site to better 

accord with the characteristics of the locality.  In this context, the original report 

(attachment 1) in respect to the appropriateness of the land use is still relevant. 

2.6 The Rural Living Zone and Bolivar Policy Area 19 does not envisage any forms 

of development other than detached dwellings on large allotments, ancillary 

development, horse keeping and stables.  The Desired Character Statement for the 

Bolivar Policy Area 19 encompasses land set aside for persons desiring to live 

within detached dwellings on allotments that also accommodate stables.  

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

character for the policy area. 

2.7 It is helpful for the Panel to consider key case law guiding the assessment of an 

application against the Development Plan.  The Supreme Court has set out the 

correct approach to this question.  In the matter of Corporation of the Town of 

Walkerville v Adelaide Clinic Holdings, the Court said: 

The making of a planning judgement will require firstly, an identification of the 

intended character which has been imprinted by the Development Plan upon the 

particular locality and secondly, an assessment as to how the features of the 

proposal may impinge upon that character and the associated amenity.  A planning 

judgement made in the exercise of a discretion will then be reached by weighing up 

the extent of compatibility between the proposal and the Plan.   

2.8 The Supreme Court further stated in the matter of City of Mitcham v Freckmann: 

Ultimately, the planning authority must make a judgement whether the proposal will 

be permitted.  If it is to grant the application, it must be satisfied that there are 

sufficient reasons for that decision, reasons which are based on acceptable 

principles of planning and the relevant provisions of the Plan.  That judgement will 

have regard to the factors mentioned above.  Thus, a proposed development might be 

approved if it is conducive to the objectives and desired character of the zone in 

which it is to be sited.  It will be relatively easy in some cases to decide that the 

proposal is quite compatible with the amenity of the locality.  In other cases, that test 

will be more difficult.  It will be a question of fact and degree, after weighing all 

relevant considerations, whether the proposed development should be approved.   
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2.9 The task of the Panel is somewhat complicated by the fact there are General 

provisions in the Development Plan which contemplate places of worship which 

are in tension with the Zone and Policy Area provisions.  Under the “Community 

Facilities” module, Principle of Development Control 4 categorises a place of 

worship into small (local), medium (neighbourhood) and large (regional).  This 

proposal fits within the “medium” neighbourhood category which typically has 

congregations of up to 100-300 persons in any one session.  Medium 

(neighbourhood) scale places of worship are envisaged within residential areas but 

should be located on major collector roads to minimise congestion or traffic 

conflict within local streets. 

2.10 Since the decision of the Panel in 2017, a judgement was handed down in the 

matter of Linscott & Ors v City of Salisbury & Anor.  The applicant’s planning 

consultant has referenced the Court determination in the planning statement and 

provided commentary as to how that case is relevant to this proposal.  The 

application concerned a proposal for a large (regional) place of worship at the 

periphery of the Industry Zone.  In the Judgement, Commissioner Green placed 

some degree of weight on the General Section, “Community Facilities” 

provisions.  Commissioner Green made the following remarks: 

Careful attention is to be given to all potentially relevant, General Section guidelines 

including Community Facilities – Objectives 1 and 2, and Principles 1-7, as well as 

those of the Industry Zone, to determine whether the proposed mixed land use and 

development is, prima facie, acceptable in-principle on the subject land (the first 

important test to be met). 

The Council-wide General Section policy context is also relevant with respect to 

land use in-principle and location, and in particular policies under the heading 

Community Facilities (CF hereafter) relating to scale and location of certain 

development, within a form of hierarchy. 

2.11 Recognising there are some similarities between the two applications, the key 

distinction however between the matter of Linscott and this proposal is that the 

Industry Zone envisages a broad range of uses whereas the Rural Living Zone and 

Policy Area 19 does not.  Commissioner Green also noted that there was a variety 

of land uses within the locality and that some uses were not consistent with the 

Zone provisions.  This is in contrast to the locality in the subject matter which is 

comprised of uses that accord with the Zone and Policy Area provisions.  The 

other key difference is that the proposal in Linscott was specifically located where 

the General Section provisions intended (ie. a regional facility at the periphery of 

the Industry Zone).  The provisions related to small (local) and medium 

(neighbourhood) facilities only refer to ‘residential areas’. 

2.12 The established character of the locality is a low density residential area 

comprising detached dwellings on large allotments, the majority containing 

stables and horse keeping activities predominantly associated with trotting and the 

Globe derby trotting facility.  The predominant character of development in the 

locality is consistent with the Desired Character Statement for the Bolivar Policy 

Area 19.  The proposed form of development remains at odds with the Desired 

Character Statement for the Bolivar Policy Area 19 but the centralised non-horse 

keeping activities and low scale nature of the buildings, together with landscaping 

around the perimeter of the site, assists in maintaining this character. 
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2.13 The established character is also influenced by the use of the land and how the 

non-horse related elements affect this established character.  In this respect, the 

noise and traffic movements associated with the community centre / facility 

incorporating worship is the most significant planning impact.  This was the issue 

of greatest concern identified by the representors and the residents who are joiners 

to the appeal.  In this respect, the Sunday activities that comprise up to 150 people 

weekly and a maximum of six special events over the year of up to 250 people 

have been identified as of most concern.  This issue is in part addressed by the 

proposed construction of a 3 metre high fence built along portion of the northern 

boundary of the site (bordering 713A Port Wakefield Road) but this fence will be 

somewhat out of character with existing fencing which is generally open in 

design.  Activities are also limited to within the building and no amplified music 

is permitted at the site.  It is also recognised the locality is subject to significant 

traffic noise associated with vehicular movements in Port Wakefield Road.  

2.14 The volume of traffic, while presented as acceptable within the road network by 

the applicant’s traffic consultant, will not be consistent with the character of the 

locality where traffic volumes are otherwise relatively low, outside events 

associated with trotting events at Globe Derby racecourse.  The service road does 

not constitute a major collector road as envisaged by the Development Plan.  ‘The 

traffic modelling suggests …the site would generate in the order of 41 peak hour 

trips during a typical 150-person event and up to 67 peak hour trips during 

special 250-person services…The applicant’s planning consultant has established 

a traffic management plan which nominates the path of vehicle travel to and from 

the site with the objective of minimising interactions between horses and vehicles 

and minimising travel time, supported by directional and information signage.  

The traffic management plan will assist in minimising conflict but is reliant on 

attendees observing the path of travel. It will be difficult for the planning authority 

to monitor vehicles that may choose to travel contrary to the nominated vehicle 

path, and it is unlikely that the traffic management plan is enforceable by Council 

should drivers abide by it – the activity is outside the development site.  Also, the 

traffic management plan cannot entirely eliminate conflict between vehicles and 

horses due to the vehicle path requiring travel through the bend in the Port 

Wakefield service road near Daniel Avenue.   

2.15 The joiners to the appeal have identified that trotters regularly traverse and cross 

Daniel Avenue, where there is a bend on the road and this presents a heightened 

risk to both the trotters and the drivers of vehicles who would not ordinarily be 

familiar with this movement pattern.  Over time attendees may become familiar 

with the route but the risk cannot be entirely eliminated.  Traffic surveys 

undertaken by the planning consultant suggest the use of the road network for 

horses was however limited during key times of the proposed use and the 

proposed signage might further encourage safe movement.   

2.16 The other risk presented by the proposed traffic management plan is that attendees 

leaving the site wishing to travel southbound will need to enter Port Wakefield 

Road northbound from Daniel Avenue, merge into the traffic, travel 

approximately 1,200m and then enter the sheltered right turn slip lane which 

permits U-turns.  While this is a permitted vehicular manoeuvre under Australian 

Road Rules, it presents a risk for motorists, noting that a substantial number of 

persons will be subject to the manoeuvre. 
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2.17 When viewed as a whole, the overall challenge with the proposal is that the Rural 

Living Zone and Bolivar Policy Area 19 does not envisage any forms of 

development other than detached dwellings on large allotments, ancillary 

development, horse keeping and stables.  Some elements of the redesign have 

improved the degree of impact upon the locality and the inclusion of envisaged 

activities such as horse keeping and community gardens accord with established 

activities in the locality, but the overall land use in principle is at odds with the 

existing and Desired Character.  The proposal introduces a form of development 

not present in the locality.  The proposal also presents some risks associated with 

potential conflict from noise and traffic conflicts attributed to the designated path 

of travel which is dependent on attendees observing the path of travel and taking a 

relatively circuitous travel path.  These risks when considered with the absence of 

any policy support under the Zone and Policy Area means the proposal is not 

sufficiently compatible with and conductive to the amenity of the locality and the 

Desired Character of the Zone and Policy Area to warrant support. 

2.18 The planning consultant on behalf of the applicant has suggested the judgement in 

the matter of Linscott provides a basis for support of this proposal, however, the 

facts of that case are considered to be distinguished from this proposal.  The 

General Section “Community Development” provisions should be given limited 

weight as they are considered to be in conflict with the Zone and Policy Area 

provisions.  This approach is supported in the case of South East Ward Residents 

Association Inc. v District Council of Grant & Anor (2004), in which the 

Environment, Resources and Development Court stated: 

It is an incorrect approach, having found the proposed development at 

variance with the intent, purpose and desired character for the zone, for the 

relevant authority to move to the general provisions of the relevant 

Development Plan, assess the proposal against those, and conclude that, as 

there would be no negative impacts, and there would be a net economic 

benefit to the community, the proposed development had sufficient merit to 

proceed. 

3. CONCLUSION / PROPOSAL 

3.1 The key consideration by the Panel in respect to the development application 

related to the appropriateness of a community centre / facility incorporating a 

worship component in a zone explicitly established for horse keeping activities.  

The amended proposal has improved the design to site the non-conforming 

activities more centrally on the site and the inclusion of the envisaged activities 

such as horse keeping and community gardens accord with the established 

activities in the locality and addresses some of the visual character concerns raised 

by representors.  The overall land use in principle remains at odds with the 

established and Desired Character notwithstanding the improved design.  The 

proposal also relies on some circuitous traffic management arrangements that are 

not desirable and will be difficult to monitor and enforce.  The amendments are 

not considered to be sufficient to alter the fundamental basis of the original 

decision.  It is therefore recommended that the Panel resolves to decline the 

amended proposal and uphold the original decision, dated 24 October 2017. 
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4. RECOMMENDATION 

4.1 The Panel resolves to decline the amended proposal and uphold the original 

decision, dated 24 October 2017. 

CO-ORDINATION 

Officer:   GMCID MDS     

Date: 14.02.19 12.02.19     
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ITEM 5.2.1 

COUNCIL ASSESSMENT PANEL   

DATE 26 February 2019  

HEADING Status of Current Appeal Matters and Deferred Items 

AUTHOR Aaron Curtis, Team Leader - Planning, City Development  
 

CITY PLAN LINKS 4.3 Have robust processes that support consistent service delivery 

and informed decision making. 

SUMMARY This item provides an update on the status of current appeal matters 

and deferred items. 
 

RECOMMENDATION 

1. Information be received. 

 

ATTACHMENTS 

There are no attachments to this report. 

 

Applicant Matter Status 

GIC Kings Road Pty 

Ltd, 1460 Main 

North Road, 

Salisbury South 

 
(361/1589/2017) 

83 Saints Road Nominees Pty 

Ltd and City of Salisbury and 

GIC Kings Road Pty Ltd – 

Mixed Use Retail and 

Entertainment Complex –

Judicial Review proceedings in 

the Civil Jurisdiction of the 

Supreme Court of South 

Australia 

83 Saints Road Nominees Pty Ltd 

have served the parties a Statement 

of Grounds setting out their basis 

for the appeal.  The appellant is 

seeking an order quashing the 

Consent.  The matter has been 

listed for Directions Hearing on 

Friday 1
st
 March 2019. 

   

United Sikhs,  

701-709 Port 

Wakefield Road, 

Globe Derby Park 

 

(361/1144/2016) 

Applicant appeal against CAP 

decision (on 24 October 2017) 

to refuse Community Facility. 

Conference held 19
th

 September 

2018.  The appellant advised of 

their intention to proceed with the 

appeal but wish to initially put an 

amended plan to the Panel.  The 

CAP will consider the amended 

proposal at the meeting held 26
th

 

February 2019. The conference has 

been adjourned until 4
th

 March 

2019 to allow for this process.   

 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 14.02.19 12.02.19     

 




