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 AGENDA 

FOR COUNCIL ASSESSMENT PANEL MEETING TO BE HELD ON 

24 APRIL 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 

 

REQUIRED STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos (Assessment 

Manager) 

Development Officer – Planning, Mr C Carrey 

 

APOLOGIES  

An apology has been received from Mr B Brug. 

LEAVE OF ABSENCE    

ENDORSED MINUTES FROM PREVIOUS MEETING 

Copy of the Endorsed Minutes of the Council Assessment Panel Meeting held on 26 March 

2019.   

DECLARATIONS OF CONFLICTS OF INTEREST  
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REPORTS 

Development Applications 

5.1.1 361/698/2018/LD (361/D055/18) ......................................................................... 15  

 Land Division - creation of 62 allotments from 1 allotment, public roads and 

reserve, removal of 14 regulated trees and 7 significant trees and retention of 3 

regulated trees and 1 significant tree at 36-35 Third Avenue, Mawson Lakes for 

Hughes Project Management 

OTHER BUSINESS 

5.2.1 Status of Current Appeal Matters and Deferred Items ........................................ 349   

5.2.1 Policy Issues is Arising from Consideration of Development Applications 

5.2.2 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 

26 MARCH 2019 

 

MEMBERS PRESENT 

Mr D Wallace (Presiding Member) 

Mr R Bateup 

Ms S Johnston 

Mr J Watson 

Mr B Brug  

 

 

STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos (Assessment Manager) 

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  

Nil 

LEAVE OF ABSENCE   

 

Nil 

ENDORSED MINUTES FROM PREVIOUS MEETING 

 The Minutes of the Council Assessment Panel Meeting held on 26 February 2019, be 

taken and read as confirmed. 
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DECLARATIONS OF CONFLICTS OF INTEREST  

REPORTS 

Development Applications 

5.1.1 361/67/2019/3B 
 

 Change of use from shop to funeral parlour at 829 Main North Road, Pooraka for 

Country Road Funerals 

  

 

REPRESENTORS 

 

Mr Leo de Jonge, spoke to his representation. 

 

APPLICANT 

 

Mr Daniel Rowett (Country Road Funerals), spoke on behalf of the applicant. 

 

 

Mr J 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 361/67/2019/3B for Change of use from shop to funeral 

parlour 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 Received by 

Council 

Prepared By 

N/A Site Plan 15 January 2019 Country Road Funerals 

N/A Statement of 

Particulars 

15 January 2019 Country Road Funerals 

N/A Response to 

Representations 

1 March 2019 Country Road Funerals 

 

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

plans. 
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2. Except where otherwise approved, the operating hours for the funeral parlour shall not 

extend beyond the times specified in the approved documents, namely: 

 

Monday to Friday – 9.00am to 5:00pm. 

 

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

   submitted documentation. 

 

3. Except unless otherwise approved, chapel services are precluded. 

 

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

documentation. 

 

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

containers and waste containers screened from public view and must not be located within 

designated car parks, manoeuvring areas or traffic aisles. 

 

     Reason:  To maintain the amenity of the locality. 

 

5. No materials, goods or containers shall be stored outside of 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. 

 

6. That the site plan and floor plan be amended to incorporate a door into the mortuary from 

the adjacent external staff car parking area. 

 

 Reason: To ensure direct access to the mortuary. 

 

 

Advice Notes 

 

 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. 

 

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

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

 

 Any additional advertisements and/or advertising displays except for the rebadging of the 

existing sign are not included in the consent granted.  It will be necessary to make a 

separate application for any future proposed advertising signage. 
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5.1.2 361/2098/2018/2T 
 

 Removal of a significant tree on Council reserve at Parafield Gardens Oval, Bradman 

Road, Parafield Gardens for City of Salisbury 

  

 

REPRESENTORS 

 

Mr N R Aplin, spoke to his representation. 

 

 

APPLICANT 

 

Mr K Davey,  spoke on behalf of the City of Salisbury. 

 

 

Ms S Johnston  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 361/2098/2018/2T for Removal of a 

significant tree on Council 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 Received 

Stamped 

Prepared By 

File Number: DA 

361/2098/2018/2T 

Park Tree 

Assessment,  

Parafield Gardens 

Oval, Bradman Road, 

Parafield Gardens 

21 February 

2019 

Symatree 

 

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

submitted plans and documents. 

 

2. Semi-mature native tree species (>1m in height) indigenous to the local area 

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

significant 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. 
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5.1.3 361/747/2018/LD 
 

 Land Division (Torrens Title) - Creation of twenty (20) allotments from one (1) 

existing allotment, construction of public roads and stormwater contributions payment 

at 354-358 Martins Road, Parafield Gardens for Parafield Developments Pty Ltd 

  

 

REPRESENTORS 

 

Mr Michael Naylor spoke to his representation. 

Cr Kylie Grenfell spoke to the representation of Mr Michael Pit and Ms Maria Pit. 

 

Ms Luisa Antoniciello, was not present at the meeting. 

Ms Jutta Burns, was not present at the meeting. 

Mr Michael Meyers, was not present at the meeting. 

 

 

APPLICANT 

 

Mr Phil Weaver and Mr Rocco Ursida, spoke on behalf of the applicant. 

 

 

 

Mr J 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 and Land 

Division Consent is GRANTED to application number 361/747/2018/LD for a Torrens 

Title Land Division creating twenty (20) allotments from one (1) existing allotment and the 

construction of public roads and stormwater contributions payment at 354-358 Martins 

Road, in accordance with the plans and details submitted with the application and subject to 

the following Reserved Matter, Conditions and Land Division Requirements: 

 

Reserved Matter 

 

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

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

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

 

1. A limited soil sampling report shall be undertaken which shall be targeted in the former 

location of green houses and olive orchards on the land.   The sampling report shall 

evidence that the land is suitable for the proposed use. 
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Note:  The report should be prepared in accordance with Planning Advisory Note  20 

and the EPAs Implementation of the National Environment Protection 

(Assessment of Site contamination) Measure 1999.  If the site has been used for 

any activities listed in Appendix 1 of PAN 20 (or any other potentially 

contaminating activity) or the preliminary site assessment reveals that 

contamination is suspected or identified, then further site assessment and 

investigations will be required. 

 

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 Received By 

Council 

Prepared By 

Ref: 18135 

Revision G 

Plan of Division 19 February 2019 Zaina Stacey Development 

Consultants 

 

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

plans. 

 

2. A Soil Erosion and Drainage Management Plan and Construction Environment 

Management Plan shall be submitted to Council for Approval.  The Soil Erosion and 

Drainage Management Plan and Construction Environment Management Plan shall be 

prepared in accordance with the document entitled “Handbook for Pollution Avoidance on 

Commercial and Residential Building Sites”, prepared by the Environment Protection 

Authority.  No works shall commence until prior written approval has been issued by 

Council’s Principal Development Engineer. 

 

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

 

3. All recommendations contained under the Soil Erosion and Drainage Management Plan and 

Construction Environment Management Plan, Approved under Development Plan Consent 

Condition 2, shall be met at all times. 

 

Reason:  To ensure the Soil Erosion and Drainage Management Plan is implemented 

   at all times. 

 

4. The generation of airborne dust caused as a result of construction works shall be minimised 

at all times.  Where generation of airborne dust is likely to cause nuisance beyond the site 

boundaries, dust control measures shall be implemented immediately. 

 

Reason:  To preserve the amenity of the locality during construction work. 
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5. Stormwater systems shall be designed and constructed to cater for minor storm flows 

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

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

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

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

ARI = 100 years. 

 

Reason:  To ensure flood protection of the buildings. 

 

6. The Defects Liability Period for the civil works will be 12 months from the date of issue of 

the Acceptance of Practical Completion and Asset Transfer. 

 

Land Division Consent Requirements 

 

1. A final plan showing all driveway locations be provided to Council for approval, prior to 

construction. 

 

2. Detailed designs and specifications for all civil engineering works, including roads, 

culverts, footpaths, stormwater drainage, lighting, signage, line marking and pram ramps 

are to be submitted to Council for Approval by Council’s Principal Development Engineer.  

No works shall commence until written approval has been issued by the Principal 

Development Engineer.  

 

3. All civil and construction works shall be carried out in accordance with all detailed designs 

and specifications approved by Council under Land Division Consent Condition 1. 

 

4. Existing bores and wells previously used for irrigation and water supply are to be identified, 

abandoned, plugged and backfilled in accordance with the Natural Resources Management 

Act 2004, the Department of Environment, Water and Natural Resources (DEWNR) and 

relevant region NRM board to prevent contamination, degradation and wastage of 

groundwater. 

 

5. A Proof Roll is to be undertaken at each stage of road construction (ie. Subgrade, prior to 

kerb and prior to sealing) with both Council and Superintendent Representatives in 

attendance, to ensure compliance with the approved plans and specifications. Council is to 

be given a minimum of 24 hours’ notice of required attendance. 

 

6. A geotechnical Inspection and Testing Plan (ITP) is to be forwarded to Council prior to 

construction. The fully completed ITP is to be provided to Council prior to Practical 

Completion. Field Density testing is to be undertaken on all pavement layers and common 

service backfill in accordance with AS 3798-2007 and AS 1289-2003. 

 

7. CCTV footage of the underground drainage system is to be supplied prior to Practical 

Completion to confirm that works have been completed in accordance with the 

specification. 
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8. Public roads centrally located within the Clive Road and Gepps Avenue road reserves shall 

be constructed as follows: 

 

a) In respect to Clive Road, as per the Approved Land Division Plan, prepared by Zaina 

Stacey, revision G dated 19
th

 February 2019; 

b) In respect to Gepps Avenue, have a 7.2m wide road carriage, flaring out to 12.0m as it 

relates to the widened portion of Gepps Avenue (ie. 18.20m section). 

 

The road shall be sealed in hot mix to a standard Approved by Council under Land Division 

Consent Condition 1.  Statutory line marking and signage shall be installed in accordance 

with the Road Traffic Act 1961 and Australian Standard 1742 Manual of Uniform Traffic 

Control Devices, noting that car parking within the Clive Road turning bay and widened 

portion of Gepps Avenue shall be prohibited. 

 

9. To ensure the minimum thickness of hot mix has been achieved during road pavement 

construction, Council require certification from a registered surveyor that the road 

formation levels have been checked prior to and after road surfacing (5 points every 50m).  

Council may at its discretion request core samples to verify asphalt thickness and 

compaction. 

 

10. The terminating boundaries of Clive Road (bordering 344-352 Martins Road and proposed 

allotment 354) and Gepps Avenue (bordering 344-352 Martins Road) shall: 

 

a) Be fenced with transparent style fencing (ie. post and rail or tubular) in a manner that 

precludes access into the neighbouring site at 344-352 Martins Road and proposed 

allotment 354 but preserves overland flow as per Land Division Requirement 10(b) and 

11; and 

b) Be fitted with the largest and longest D4-5 Hazard Board adjacent the fencing at the 

terminating ends of the road and shall face toward the road. 

 

11. The stormwater system shall be designed and constructed as follows: 

 

a) Underground piped stormwater system to cater for minor storm flows (ARI = 5 years); 

and 

b) Overland flowpath designated to cater for the 100 year ARI major storm event. 

 

12. All surface runoff in the 100 year ARI major storm event shall be safely conveyed through 

the new road network, providing an overland flow path within the road reserves to 

accommodate peak flow. 

 

13. Allotment fill may be required to ensure that the floor levels of proposed residential 

development will be 300mm above top of kerb for the proposed road frontage and graded a 

minimum 0.5% towards the road.  This may require that the general level of each residential 

allotment be raised in layers of 150mm of compacted fill.  Any filling in excess of 300mm 

is to be constructed with Level 1 Supervision. 
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14. The excavation and filling of land must be undertaken in accordance with the specifications 

of Council.  Those specifications shall comply with “AS 3798-2007: Guidelines on 

earthworks for commercial and residential developments”.  Geotechnical documentation 

shall be provided to Council, prior to Section 51 clearance, demonstrating that all filling 

complies with the requirements of AS 2870-1011: Residential Slabs and Footings. 

 

15. Existing footings and verge areas shall be reinstated to Council specification after 

excavation trenching and underground services have been installed. 

 

16. Electricity supply servicing the development shall be installed underground in accordance 

with SA Power Networks Technical Standards for underground residential distribution of 

electricity. 

 

17. All Communication Carrier’s services (including NBN Broadband) shall be installed 

underground. 

 

18. Street and public area lighting shall comply in all respects with the Lighting Code AS1158.  

The style and type of lighting shall be Approved by Council, prior to the commencement of 

any works.  All public lighting must incorporate the use of unmetered LED Luminaires that 

are certified to be compliant with TS 1158.6 and must be listed on the AEMO load table. 

The standard public lighting tariff shall be Energy Only and electrical designs shall comply 

with AS 3000. Lighting design is to comply with AS/NZS 1158. 

 

19. A 1.5m wide footpath, associated pram ramps and landing shall be constructed in 

accordance with G6 Council Standard, adjacent the full length of Clive Road and Gepps 

Avenue (as an extension of the existing footpath).  The final footpath location and materials 

shall be Approved by Council, prior to commencement of footpath construction.  

 

20. A stormwater contribution is payable in lieu of onsite stormwater detention.  The 

contribution is payable at the rate of $32,500/hectare ($53,012.00). 

 

21. A Landscaping Plan shall be submitted to Council for Approval, prior to commencement of 

site works.  The Landscaping Plan shall achieve the following: 

 

a) Incorporate advanced growth street trees (at least 1.2m at planting) at a rate of at least 1 

tree per allotment frontage (on both sides of all public roads), of a species agreed to by 

Council’s Team Leader – Landscape Design; 

b) Removal of all weed and pest species on the site and preparation of the topsoil within all 

road reserves, such that weed and pest species do not thrive. 

 

22. All landscaping works identified on the Landscaping Plan, Approved by Council under 

Land Division Consent Condition 20, shall be completed in full or bonded. 

 

23. Except where contained within the boundaries of proposed allotment 354, all buildings, 

structures, irrigation pipes, building materials, rubbish and deleterious materials shall be 

removed from the site. 
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24. All conditions must be met, including zero defects and full payment of any contributions 

prior to acceptance of Practical Completion and “handover” of infrastructure. Until the 

“Acceptance of Practical Completion and Asset Transfer” is issued by Council, all liability 

and maintenance of infrastructure remains responsibility of the Developer. 

 

25. A bond for 10% of the agreed total value of the land division (ie. the development) or 100% 

of the agreed value of the outstanding works (whichever is greater) shall be provided to 

Council, prior to Section 51 Clearance, to be held in trust during the Defects Liability 

Period and returned upon satisfactory Final Completion of the Land Division. 

 

26. Damage sustained to any new or existing infrastructure during the course of the works shall 

be rectified to Council satisfaction prior to the completion of development works. 

 

27. As ‘as constructed’ survey, of all infrastructure including but not limited to stormwater 

pipes, kerbing, road pavement, line-marking, footpaths, signage and street tree plantings, 

shall be provided to Council in PDF and DWG format, prior to Practical Completion. 

 

State Commission Assessment Panel Requirements 

 

28. The following SA Water requirements shall be met: 

 

a) The financial and augmentation requirements of the SA Water Corporation shall be met 

for the provision of water supply and sewerage services (SA Water 2018/00188); 

b) The necessary easements shall be granted to the SA Water Corporation free of cost. 

 

NOTE: SA Water Corporation further advise that an investigation will be carried out to 

  determine if the water and/or sewer connection/s to  your development will be 

  costed as standard or non-standard. 

 

29. Payment of $129,770.00 into the Planning and Development Fund (19 allotment/s @ 

$6830.00 /allotment). Payment may be made by credit card via the internet at 

www.edala.sa.gov.au or by phone (7109 7018), by cheque payable to the State Planning 

Commission marked “Not Negotiable” and sent to GPO Box 1815, Adelaide 5001 or in 

person, by cheque or credit card, at Level 5, 50 Flinders Street, Adelaide. 

 

30. A final plan complying with the requirements for plans as set out in the Manual of Survey 

Practice Volume 1 (Plan Presentation and Guidelines) issued by the Registrar General to be 

lodged with the State Commission Assessment Panel for Land Division Certificate 

purposes. 

 

 

Advice Notes 

 

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

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

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

environment in a way which causes or may cause environmental harm. 
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2. EPA information sheets, guidelines documents, codes of practice, technical bulletins etc. 

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

 

3. The applicant consult with Council to incorporate measures to have all traffic movements for 

the duration of construction from Martins Road. 

 

 

  

 

OTHER BUSINESS 

5.2.1 Status of Current Appeal Matters and Deferred Items 
 

 The information be received.  

   

5.2.1  Policy Issues is Arising from Consideration of Development Applications 

5.2.2 Future Meetings & Agenda Items 

Next meeting scheduled for Wednesday 24 April 2019 

 

ADOPTION OF MINUTES 

Mr R Bateup  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 7.35 pm. 

 

 

PRESIDING MEMBER:    Mr D Wallace 

        

DATE:       26 March 2019 

       (refer to email approving minutes registered in Dataworks  

       Document Number 5311008)   

 

   

http://www.epa.sa.gov.au/




 

City of Salisbury  Page 15 

Council Assessment Panel Agenda - 24 April 2019 

 I
te

m
 5

.1
.1

  

ITEM 5.1.1 

COUNCIL ASSESSMENT PANEL   

DATE 24 April 2019 

APPLICATION NO. 361/698/2018/LD (361/D055/18) 

APPLICANT Hughes Project Management 

PROPOSAL Land Division - creation of 62 allotments from 1 allotment, public 

roads and reserve, removal of 14 regulated trees and 7 significant 

trees and retention of 3 regulated trees and 1 significant tree 

LOCATION 26-35 Third Avenue, Mawson Lakes, SA 5095 

CERTIFICATE OF CT-5097/702 

TITLE 

AUTHOR Chris Carrey, Development Officer, City Development  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Urban Core Zone 

Application Type On Merit 

Category 2 

Public Notification Representations received: Two (2) 

Representations to be heard: Two (2) 

Referrals - Statutory Nil 

Referrals – Internal Urban Policy 

Development Engineering 

Traffic  

Tree Services 

Parks and Open Space 

Development Plan Version Salisbury Council Development Plan  

Consolidated 15 December 2016 

Assessing Officer Chris Carrey – Development Officer - Planning 

Recommendation Refuse  

Meeting Date 24 April 2019 

2. REPORT CONTENTS 

Assessment Report 
 

Attachment 1: Plan of Division 

Attachment 2: Supporting Information and Reports 

Attachment 3: Notice of Category 2 Application and Representations received 

Attachment 4: Applicant's Response to Representations 

Attachment 5: Site Contamination Audit Statement 

Attachment 6: Relevant Development Plan Extracts and Location Maps consolidated 

15 December 2016  

 



ITEM 5.1.1   
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3. EXECUTIVE SUMMARY 

The Applicant seeks Development Plan Consent and Land Division Consent for a Torrens 

Title Land Division creating sixty-two (62) allotments from one (1) existing allotment.  The 

future allotments are intended for residential purposes.  The proposal incorporates a number 

of additional elements including: 

 

 construction of public roads; 

 provision of public reserve; 

 removal of fourteen (14) regulated trees and seven (7) significant trees; and 

 retention of three (3) regulated trees and one (1) significant tree. 

 

The subject site is located within the Urban Core Zone.  The application was assessed ‘on-

merit’ and was notified as a Category 2 form of development as the proposal will change the 

nature and function of an existing road.  Two (2) representations were received in opposition 

to the proposal, both wishing to be heard by Council’s Assessment Panel. 

 

The main issues raised by the representors included the appropriateness of a land division for 

residential purposes within the context of the locality; traffic and access concerns; 

compromised security for existing commercial operations; and incompatibility between 

residential and commercial operations. 

 

Residential development is envisaged in the Transition Area as an interface to adjoining 

residential areas.  However, in this locality, there is no residential interface.  The Urban Core 

Zone is largely an urban mixed use zone, and in this locality a strong emphasis is placed on 

encouraging employment generating activities.  This development is largely a residential 

suburban development.  It does not have any mixed use, density, character or employment 

elements that are a character of the locality.  The proposal introduces a form of development 

not explicitly envisaged in the Zone for this locality. 

 

The assessment has found that on balance, this proposal falls short in respect of number of 

key areas: 

 

 The absence of a mixed use outcome primarily envisaged by the Urban Core Zone. 

 The division will deliver a relatively homogenous style of suburban housing which is 

substantially at odds with that part of the Desired Character statement for the 

Transition Area which seeks a combination of housing types to provide for a diverse 

community. 

 Excluding proposed Allotment 62, the division will deliver a net residential density of 

36.23 dwellings per hectare which is almost half the intended density for the 

Transition Area (minimum 70 dwellings per hectare).   

 The exclusive form of residential development will be substantially at odds with the 

existing character of the locality which comprises large allotments with large floor 

plate commercial organisations and at grade car parking set within an open and 

landscaped setting.  This is brought about by the spatial extent of the proposal which 

will result in the removal of established vegetation, including regulated and significant 

trees, and the use of solid metal fencing around the perimeter of the site and between 

allotment boundaries. 
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 Given the proximity of the subject site to Mawson Innovation Policy Area 24 and its 

location within Technology Park, there is the potential for a suburban form of 

residential development to compromise the orderly expansion of the Policy Area for 

its intended purpose. 

 Removal of significant tree 6712 (Tree 22) is not supported having regard to its 

appearance, visual contribution to the locality, proximity to the public realm (Dry 

Creek Linear Park) and its location to the periphery (rear) of the site. Insufficient 

evidence has been provided to support its removal. 

 

On this basis, it is recommended the application be refused.   

 

However, it is recognised that if one were to accept that a residential land division of the form 

and density proposed is appropriate at the subject site, it is acknowledged the division will 

‘work’ from a functional and engineering perspective.  It is also recognised that through the 

course of the assessment process, the Applicant has attempted to address the concerns raised 

by Council staff and the proposal has been amended to its current format. From a functional 

perspective it is therefore acknowledged that: 

 

 The proposed allotment sizes are capable of accommodating future residential 

dwellings with appropriate boundary setbacks, site coverage, provision of onsite car 

parking and private open space. 

 It provides for safe and appropriate access and egress to Third Avenue. 

 The internal road network will allow for appropriate internal circulation, access to 

each allotment, waste collection and emergency services access; and future provision 

of public footpaths and street tree planting. 

 Sufficient on-site and on-street car parking can be provided. 

 The division provides for a connected area of public open space to be vested as public 

reserve which has been designed to integrate with Dry Creek Linear Park.   

 The division will allow for the appropriate drainage of storm water in a safe, efficient 

and environmentally sensitive manner. 

 SA Water have advised that each of the allotments can be serviced by mains water and 

sewer.   

 Provided future dwellings are designed in accordance with Sound Exposure Category 

1 of the Minsters Specification SA 78B noise levels inside of the dwellings will 

comply with the goal noise levels as set out in the Environment Protection (Noise) 

Policy 2007. 

 Site contamination has been appropriately addressed and the application has 

demonstrated the site is suitable for future residential use. 

4. BACKGROUND 

The subject site is located within an area commonly referred to as ‘Technology Park’.   

 

Technology Park was established in 1982 with an overarching intent to provide facilities for 

technology businesses with an emphasis on the commercialisation of new technology and 

employment generation. 
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An overarching Encumbrance with associated Design Guidelines previously applied to the 

Technology Park Precinct.  The precinct was divided into two (2) distinct policy areas named 

‘Enterprise Village’ and ‘Corporate Quarter’. The subject site was located within the 

‘Corporate Quarter’ which is illustrated in Figure 1 below. 

 

 
Figure 1 

(Source: Technology Park: Design Guidelines) 

 

The Design Guidelines identified that the Corporate Quarter was ‘designed to maintain a park 

like setting with corporate identity for major uses…larger buildings with on grade parking 

and landscaping will predominate…residential development is unacceptable’. 

 

The Design Guidelines identified that the Enterprise Zone was ‘designed to be a vibrant 

business precinct with high density development for small to medium building sizes…specified 

residential uses, such as SOHOs and short term accommodation, are allowed in some 

locations’. 

 

The Encumbrance and Design Guidelines, while no longer applicable, assisted in establishing 

the character and associated built form of the Technology Park precinct that exists today, 

recognising that some of the allotments in the locality are vacant. 
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On 7 July 2016, Council’s Development Plan was amended. The amendment created the 

Urban Core Zone which now applies to the subject site.  The amendment also established 

Mawson Innovation Policy Area 24 which was applied to the majority of sites within the 

former ‘Corporate Quarter’.  However, the amendment excluded the subject site and three (3) 

other surrounding allotments at the western end of Third Avenue from the Policy Area to 

allow increased land development flexibility to these parcels of land including the potential 

for residential development.  

5. SUBJECT SITE 

The subject site is an irregular shaped allotment of 28,800m
2
 which is relatively flat with a 

small amount of fall towards the north (Dry Creek). 

 

The site is currently vacant and contains seventeen (17) regulated trees and eight (8) 

significant trees.  The site contains a number of other established trees.  

 

The site is bounded by Dry Creek Reserve (Linear Park) to the north-west; Council Reserve 

(walkway) to the west; and two (2) properties to the north-east. One of these properties is 

occupied by Topcon Precision Agriculture while the other property is vacant. To the west and 

south west across Third Avenue is the site occupied by SAAB Australia Pty Ltd, while the 

sites to the south and east are both vacant (these site are owned by Renewal SA and the Urban 

Renewal Authority respectively). 

 

The site is located towards the western end of Third Avenue, adjacent the existing cul-de-sac 

head and has frontage to Third Avenue of varying lengths and orientation. The frontage is 

lined with a number of established Council street trees.  There is existing street lighting and a 

pedestrian footpath located to the south-east on the opposite side of Third Avenue. 

 

There is a public walkway which extends from the cul-de-sac head of Third Avenue, along 

the western side of the subject site which links to the Dry Creek Linear Park.  This provides 

connection to Park Way. 

 

There are no existing crossovers or formal points of access to the subject site. 

 

There are no easements.   

 

A Land Management Agreement (LMA) is registered to the Certificate of Title.  The LMA is 

to the Minister for Planning, having been issued in March 2018, and relates to the provision of 

Affordable Housing associated with development of the site. 

 

Site photos are provided below: 
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Photo 1 

 

Looking west into 

the site from 

Technology Drive 

 

 
Photo 2 

 

Looking south west 

along Third 

Avenue with the 

subject site on the 

right 

 
Photo 3 

 

Looking north west 

from Third Avenue 

with the site on the 

right and the 

existing SAAB 

Australia facility 

on the left 
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Photo 4 

 

Looking east along 

Third Avenue with 

the subject site on 

the left. The 

Lockheed Martin 

facility is in the 

distance to the left. 

 
Photo 5 

 

Looking north east 

into the site from 

the Third Avenue 

frontage. The 

Topcon facility is 

in the distance. 

 

Tree 6695 is in the 

centre (to be 

removed) 

 

 
Photo 6 

 

Looking south east 

along the walkway 

(Council Reserve) 

which is located to 

the west of the 

subject site. The 

SAAB Australia 

facility is on the 

right 

 

Tree 6714  is on 

the left (to be 

retained) 
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Photo 7 

 

Looking north east 

along the walkway 

(Council Reserve) 

which is located to 

the north west of 

the subject site.  

The subject site is 

on the right and 

Dry Creek is on 

the left. 

 
Photo 8 

 

Looking south east 

into the subject site 

from the Dry Creek 

walkway. 

 

Tree 6712 is in the 

centre (to be 

removed) 

 

6. LOCALITY 

The subject site is located within the Urban Core Zone of Council’s Development Plan, 

Consolidated 15
th

 December 2016 and is bounded by the Open Space Zone to the north-west.   

 

While the site is not located within a specific Policy Area or Precinct, Mawson Innovation 

Policy Area 24 is located immediately to the north-east abutting the subject site.  The Zone 

and Policy Area configurations are identified in Figure 2 below. 
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Figure 2 

(Source: Council’s Development Plan – Overlay Maps Sal/47) 

 

The subject site is also located within the ‘Transition Area’ as set out within Concept Plan 

Map Sal/8 of the Development Plan – see Figure 3 below: 

 

 
Figure 3 

(Source: Council’s Development Plan – Concept Plan Map Sal/8) 

 

The locality is shown on the following page in the Locality Plan.  The locality consists of 

commercial land uses and vacant allotments set within an open park like setting.  The locality 

is well served with established trees both on private land and within Dry Creek Linear Park 

and road reserves.   

 

The locality is largely defined by Dry Creek Linear Park to the north-west and Main North 

Road to the south-east which act as significant visual barriers to those residential areas 

beyond the locality. 

 

Parafield Airport is located outside of the locality, approximately 1500m to the north-east. 
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Aerial View 

 

 
 

Legend (Source: NearMap) 

 

Subject site 
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Locality Plan – Cadastre 

 

 
 

Legend (Source: Geocortex) 

 

Subject site 

 

Locality 

 

Properties notified during Category 2 

public notification 

 

Representations Received during 

Category 2 public notification 

 
The developed sites within the locality consist of technological/commercial industries which 

are indicated in Figure 4 below.  These businesses are SAAB Australia Pty Ltd, Lockheed 

Martin, Topcon Precision Agriculture, the former Optus building and Speedcast.  They 

generally consist of large, one to three storey buildings with associated at grade car parking, 

landscaping and signage with the exception of the Speedcast site which comprises a number 

of large satellite dishes. 

 

While the entire locality is located within the Urban Core Zone, the land to the north-east of 

the subject site is located within Mawson Innovation Policy Area 24.  This Policy Area 

primarily seeks to provide facilities for high technology businesses and support an innovative 

and progressive education and business community.   

 

Within the locality, the established urban character is comprised of large commercial 

buildings within a landscaped setting, which is consistent with the primary objectives for the 

Mawson Innovation Policy Area 24. 

 

Outside of the locality, further technological/commercial industries are located to the north-

east (BAE Systems, Ellex Medical, Codan and Tindo Solar) and to the north and north-west 

(Rapier Electronics, SEW Eurodrive and Sarstedt).   
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A residential townhouse development is also located outside of the locality on the north-

western side of Park Way.  This is an adaptable mixed use development and includes 

provision of office/shop space facing Park Way at ground floor with residential above. 

 

 
Figure 4 

(Source: NearMap) 

 

Third Avenue comprises an 8m wide carriageway (approximate) with an unmarked single 

lane in each direction with a 50km/h speed limit in force.  The Traffic and Parking Report 

provided by the Applicant (CIRQA) notes a daily traffic volume of around 1060 vehicles per 

day (vpd) to the north of Technology Drive and 475 vpd to the south of Technology Drive.  

There is a car park located within the centre of the cul-de-sac head at the end of Third Avenue 

which provides for around 15 car parking spaces.  It is understood the parking is available to 

the public, however it appears to be largely used by SAAB Australia at the current time. 

 

Technology Drive is a local road which comprises a 6m wide single traffic lane (approximate) 

which allows for one way access from Main North Road to Third Avenue.  A 50km/h speed 

limit applies. The Traffic and Parking Report provided by the Applicant (CIRQA) notes a 

daily traffic volume of around 840 vpd. 

 

Given the one-way nature of Technology Drive, exit from the locality is available via Park 

Way only. 

 

Pedestrian access within the locality is facilitated via a sealed footpath on the southern side of 

Third Avenue and on the northern side of Technology Drive.  These footpaths provide 

connection to Park Way and Main North Road.  A sealed footpath also exists along the 
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western and northern edge of the subject site which provides a link between Third Avenue 

and Park Way via the Dry Creek Linear Park. 

 

Public transport is available via bus stops along Main North Road and Park Way.  The nearest 

bus stop on Main North Road is located around 200m from the subject site close to the 

junction with Technology Drive (northbound); while the nearest stop on Park Way is around 

160m from the subject site (in a straight line) adjacent 19-23 Park Way.  These services 

include connection to Adelaide (City); Mawson Lakes; and Ingle Farm (among others) – (see 

page 3 of the CIRQA Traffic and Parking Report for a breakdown of service provision). 

 

7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The Applicant seeks Development Plan Consent and Land Division Consent for a Torrens 

Title Land Division creating sixty-two (62) allotments from one (1) existing allotment.  The 

future allotments are intended for residential purposes
1
.  Allotments 1 to 61 range in size from 

180m
2
 to 475m

2
 and are intended to accommodate a single dwelling. In general, two (2) 

primary lot types are proposed: 

 

- Terrace lots – 6m wide by 30m deep (180 m
2
) which are expected to support a two 

storey dwelling, built boundary to boundary. 

- Conventional lots –10m wide by 30m deep (300m
2
) which are expected to support 

both single storey and two storey dwellings. 

 

There are some variations to these lot types, with the notable exceptions being Lot 6 (475m
2
); 

Lot 24 (537m
2
) and Lot 40 (438m

2
). 

 

In addition, Lot 62 (2013m
2
)
 
is to be retained as a ‘super lot’ for a future land division 

application. No further details have been provided regarding future development of this 

allotment. 

  

                                                 
1
 It should be noted that when the land division was first submitted to Council, the proposal was for the creation 

of 77 new allotments.  Following discussions with Council staff regarding the proposed layout, access, retention 

of regulated/significant trees and amenity impacts (among other matters) – the proposal was amended to the 

current proposal for 62 allotments. 
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The proposed plan of division is illustrated below within Figure 5.   

 

 
 

Figure 5 

(Source: Alexander Symonds) 

 

The proposal incorporates a number of elements as follows. 

 

Access/egress and construction of public roads 

 

The site is to be serviced by a new internal public road network with the primary point of 

access and egress to Third Avenue located between proposed allotments 1 and 62.   

 

A second point of egress is to be provided onto Third Avenue, between allotments 40 and 62 

which will accommodate left turn exiting traffic only. 

 

The access points will form new priority controlled T-intersections with Third Avenue. 

 

There is to be no direct access to Third Avenue from any of the allotments. 
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Internally, the new allotments are to be serviced by a combination of 14m and 8m wide public 

roads and laneways.  Pedestrian connection will be provided via footpath provision (within 

14m wide roadways) or shared with vehicular movements within the laneways. 

 

Five (5) visitor car parks are to be created adjacent Lot 17; six (6) visitor car parks are to be 

created adjacent Lot 23 and on-street (parallel) parking is to be accommodated between 

(future) driveways to individual allotments. 

 

The road layout has been designed to accommodate the turning movements of a 10m long 

rigid vehicle to accommodate refuse collection and emergency service access. 

 

Provision of public reserve  

 

The Applicant proposes to provide 2806m
2
 (9.7% of the total site area) of open space as 

public Reserve to be located to the north west of the subject site.  The Reserve is intended to 

integrate with the existing Dry Creek Linear Park. 

 

Removal of fourteen (14) regulated trees and seven (7) significant trees 

 

The Applicant proposes to remove fourteen (14) regulated trees and seven (7) significant trees 

to accommodate the development.  All trees are located on the subject site. 

 

Retention of three (3) regulated trees and one (1) significant tree 

 

The Applicant proposes to retain three (3) regulated trees and one (1) significant tree on the 

subject site.  These trees are all to be retained within the proposed Reserve area. 

 

Construction of boundary fencing 

 

The Applicant proposes to erect solid colorbond fencing to the rear of allotments 24-40 

(north-west boundary); the length of Third Avenue (excluding Allotment 62 and the points of 

access/egress); and to the rear of Allotments 6-16 (South west boundary).  The fencing is not 

expected to exceed 2.1m height and therefore does not require development approval in its 

own right; however final fencing details will be provided to Council during the detailed 

design phase. 

 

The plan of division is contained in Attachment 1 with supporting information and reports 

contained in Attachment 2. 

8. CLASSIFICATION 

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

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

being a Complying or Non-Complying form of development in the Urban Core 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 land division includes the construction of public roads which will connect with 

Third Avenue at two (2) separate locations (one (1) for access/egress and one (1) for egress 

only).  It is considered the increase in traffic volumes associated with the development will 

result in increased traffic volumes which will change the nature of Third Avenue from a local 

road to a local collector road
2
. In addition, the proposal will introduce residential vehicle 

movements to a stretch of road which presently experiences predominantly commercial 

/industrial related movements only.   Therefore, it is considered that the development will 

change the nature and function of Third Avenue.  As such, the proposed land division was 

notified as a Category 2 development, pursuant to Schedule 9, Part 2, 21 of the Development 

Regulations 2008.  

 

The Category 2 notification took place between 7 February 2019 and 20 February 2019.  The 

Council received two (2) representations during the notification period.  Both representations 

are in opposition to the proposal and both have requested to be heard by Council’s 

Assessment Panel.  The representors are listed in the table below. 

 

Representations received 

Representations received Support / Oppose Wish to be Heard 

1 R Musolino (for Domfern 

Pty Ltd) 

14 Park Way  

MAWSON LAKES          

SA 5095 

 

Oppose 

√ 

2 SAAB Australia Pty Ltd 

21 Third Avenue 

MAWSON LAKES 

SA 5095 

 

Oppose 
√ 

A copy of the Category 2 public notice
3
 and the submissions received are contained in 

Attachment 3.  The applicant’s response is contained in Attachment 4.   

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

below. 

  

                                                 
2
 Council’s Traffic Section was consulted in this regard and they were of the view that given the isolated nature 

of the development from minor services it is reasonable to expect 10 trips per day per dwelling.  The increase in 

traffic volumes associated with future residential development will result in traffic volumes approaching 1900 

vehicles per day and change the nature of Third Avenue from a local road to a local collector road (this also 

assumes around 20 dwellings being constructed on Lot 62). 

 
3
 It should be noted that the description of development during the public notification process was incorrectly 

described as “Land Division – creation of 62 allotments from one (1) allotment, public roads and reserve, 

removal of 14 regulated and 7 regulated trees and retention of 3 regulated trees and 1 significant tree” (my 

underlining).  This was considered to be a minor typographical error, and on that basis the application was not 

re-notified.  It was considered that no persons were disadvantaged by this error, and the documents placed on 

public display accurately reflected the number and types of trees proposed to be removed.  
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Summary of Representations 

Representation Applicant’s Response 

The land division will support 

residential development which 

is not appropriate within an 

established Technology 

precinct. 

- The proposal is entirely consistent with the objectives 

and desired character for the Urban Core Zone. 

- The Urban Core Zone, and ‘Transition Area’ applicable 

to the subject site, expressly envisages housing at 

medium and high density, along with employment 

generating activities. 

 

Residential activity will result 

in commercial operators 

leaving the area which will 

reduce local employment 

opportunities. 

- No response provided. 

Residential presence will result 

in increased security concerns 

for existing commercial 

activities and compromise 

their operations (e.g. 

trespassing). 

- There are no legitimate security concerns associated 

with the proposal.   

- Surrounding commercial operators are already exposed 

to an existing public reserve and Residential Zone to the 

west. 

The subject site is isolated 

from public transport options 

and future residential 

development will result in 

increased traffic congestion. 

This will have a negative 

impact on the amenity of the 

area and negatively impact on 

the function of Third Avenue. 

- The proposed development provides 62 on street car 

parking spaces (within the roads of the land division). 

- Future dwellings will also be required to provide on-site 

spaces. 

- There will be no on street parking problem created by 

this division. 

- Traffic volumes generated by the future development 

will be within the density expectations for the Urban 

Core Zone and the proposal will generate a lower 

volume of traffic than the maximum density 

expectations for the Transition Area (150 dwellings per 

hectare). 

Future residents may be 

affected by noise from 

surrounding commercial 

activities and may make 

complaints against existing 

businesses. 

- The application has been supported with advice from 

Sonus Acoustic Engineers.  The acoustic report 

concludes that the sound exposure, arising from existing 

commercial activity, at the location of any proposed 

dwelling, will achieve the relevant provisions of the 

Environment Protection (Noise) Policy 2007 (“the 

Noise Policy”) during the day. 

- All future dwellings are to be constructed in accordance 

with Sound Exposure Category 1 of the Minsters 

Specification SA 78B which will ensure the provisions 

of the Noise Policy are achieved. 

There may be overlooking 

from existing two storey 

commercial properties into 

residential properties.  

 

 

- No response provided 
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The land division will result in 

the removal of a number of 

regulated and significant trees 

which is at odds with Council 

Development Plan Policy  

- The design of the land division retains four (4) 

significant trees and three (3) regulated trees. This 

complies with the provisions of Council’s Development 

Plan regarding the retention of significant and regulated 

trees in a residential land division. 

 

Note: this response assumes retention of trees outside of 

the subject site. 

Note - Council received an additional ‘invalid’ response which raised the following concerns: 

- Residential development is not appropriate within the Technology Park precinct which is 

advertised as a technology and defence hub by the State Government;  

- Residential activity will compromise security for existing and future commercial 

operators; and 

- Future residential activity will lead to increased traffic volumes and lead to traffic 

congestion which will prevent safe, convenient and uncongested access to commercial 

operations. 

 

A copy of the invalid response was provided to the Applicant for their awareness; however 

this response was not considered by the assessing officer and should not be considered by the 

Panel.  

 

With the exception of the matters outlined below, the Assessing Officer’s consideration of the 

valid representations are addressed within the assessment section of this report. 

 

Other Matters Identified by the Representors 

 

Residential activity will compromise security for surrounding businesses 

 

It is considered this is largely a matter of perception and there are no substantial grounds to 

support this position.   

 

While approval of the division would result in an increased residential presence and 

residential movements within the locality – the locality is already accessible to the public via 

Third Avenue and through footpath connections within Dry Creek Linear Park. 

 

Other than the broader questions of compatibility between residential and 

industrial/commercial activity, there are no relevant provisions of the Development Plan 

offended by this perception.  It could be conversely argued that increased residential activity 

will increase passive surveillance opportunities as a result of having ‘more eyes on the street’.  

 

Residential activity will result in commercial operators leaving the area and reduce local 

employment opportunities 

 

Other than questions of compatibility of land uses which will be discussed in this report – 

there is no direct evidence to support this position. 
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Development of this site for residential purposes will remove a large allotment which could 

potentially be developed for industrial/commercial purposes – thus potentially removing an 

‘employment opportunity’. 

 

However, it could be equally argued that future occupants may choose to live within the 

development site to live close by to existing and future employers which would likely be of 

benefit to such operators. 

 

There may be overlooking from existing two storey commercial properties into residential 

properties 

 

If there are such impacts, these would be a pre-existing condition and there would be no 

expectation that existing operators have to address this matter. 

 

The existing examples of multi-storey development at the SAAB Australia and Topcon 

Precision Agriculture sites have sufficient separation from the boundaries of the subject site to 

prevent any significant overlooking concern.  Future boundary fencing would also likely 

address any perception of overlooking that may be raised by future occupants. 

 

If future development is proposed at the vacant allotments adjoining the site to the east or 

across Third Avenue to the south – overlooking concerns would be addressed as part of that 

development assessment process. 

10. REFERRALS – STATUTORY 

The following referrals were received in accordance with Regulation 29 of the Development 

Regulations 2008. 

 

Department Summarised Comment 

State Commission 

Assessment Panel (SCAP) 

The financial and augmentation requirements of the S A 

Water Corporation shall be met for the provision of water 

supply and sewerage services. (S A Water 2018/00166). 

 

The necessary easements shall be granted to the S A Water 

Corporation free of cost. 

 

Water mains to be extended from Third Avenue and linked 

through the development. Sewer main to be extended from 

Third Avenue. 

  

A final plan complying with the requirements for plans as 

set out in the Manual of Survey Practice Volume 1 (Plan 

Presentation and Guidelines) issued by the Registrar 

General to be lodged with the State Commission 

Assessment Panel for Land Division Certificate purposes. 

SA Water SA Water Corporation do not object to the proposal, 

subject to standard conditions being met, which are 

included in the SCAP advice above. 

DPTI – Transport Services 

Division 

No comment 

DPTI – Mark Maintenance No comment 
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Section 

DECD – Education and 

Child Development 

No comment 

DPTI Public Transport 

Division 

No comment 

 

Note: The subject site is located within Zone C as set out in Overlay Maps Sal/47 – 

Development Constraints of the Development Plan which means that all structures exceeding 

15m height above ground level require referral to the Commonwealth Secretary for the 

Department of Transport and Regional Services.  The development does not include any 

element of building work which exceeds this height and therefore no referral was required. 

 

11. REFERRALS – INTERNAL 

Division Summarised Comment 

Development Engineering 

 

Provision of final design/construction plans as a Reserved 

Matter is acceptable along with details conditions of 

approval.   

 

The storm water methodology, water quality treatment and 

indicative site levels are broadly accepted.   

 

 The increased storm water runoff from this site will 

have an impact on existing downstream storm water 

drainage facilities.  The developer is responsible for 

site storm water management and should avoid 

disposal of runoff which may have an adverse impact 

on downstream drainage facilities. Whilst onsite 

detention is required, in lieu of providing on-site 

storm water detention, Council would consider 

allowing the developer to choose to pay a drainage 

contribution in accordance with Council’s Developer 

Charges for some portion of the external 

infrastructure required to detain storm water 

offsite.  The drainage contribution rate is currently 

$32,500 per hectare, which equates to a total rate of 

$93,600 based on a site area of 2.88ha.   

 

However it is noted that the storm water concept plan does 

not match the current plan of division or take into account 

comments provided by Council to TMK Engineers on 27 

August 2018 – namely: 

 

- Grades within the reserve either side of the bund are 

not to exceed 1:5 for maintenance purposes. 

- If possible, overland flow discharge from both roads to 

run along the rear of the bund to a single central flood 

gully and pipe which discharges as low as possible in 

the watercourse, angled with the creek flow direction 

and inclusive of non-return valve. 
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- It is unclear why the rear of allotment easement 

referred to in the overview is required. Clarification 

has been sought but not yet received. 

 

The preferred alignment of the bund is along the northern 

edge of the tree protection zone for trees on the boundary 

of Council’s reserve and the portion of land to become new 

reserve. 

 

Existing trees within the drainage reserve will need to be 

considered when determining the suitable alignment for 

infrastructure downstream from JB 1/6.  It is expected that 

a realignment of this infrastructure will be required during 

the detailed design stage, directing storm water to the north 

through the new reserve rather than to the drainage reserve 

to the west of the site. 

 

On street parking shown between Lot 62 and Lots 37-40 

suggests that parking will occur on both sides of the road.  

Parking restrictions will be sought during detailed design 

to facilitate vehicle turn movements and on-street parking 

spaces will likely reduce as a result. 

 

The end of the stub road adjacent Lot 17 may require 

extension to facilitate the reversing movement from the 

adjacent parking bays. 

Traffic Proposed road widths and the location of access/egress 

points are acceptable.  

 

The predicted traffic volumes suggested by CIRQA in their 

email dated 13 December 2018 are accepted. 

 

In the interest of road safety appropriate physical controls 

to be installed to prevent unauthorised vehicle access to the 

subject site via the ‘left out’ road section adjacent Lot 40.  

This should include the installation of a D4-5 Hazard 

Board and substantial planting/screening along the length 

of the frontage for Third Avenue.  

 

Detailed design of the intersection will need to show how 

vehicle movements will be restricted to ‘left out’ only.  

Angling the access link is preferable to provision of a 

central median on Third Avenue. 

 

There should be no direct access to Third Avenue from any 

proposed allotment.  All access should be via the proposed 

roadways.   

Parks and Open Space The location and configuration of the proposed Reserve is 

acceptable. 
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As the site is over 1km from the nearest local reserves with 

a play-space and with the number of proposed dwellings it 

is considered there is a need to have a functional open 

space within 400m of this site.  The development should be 

serviced by a reserve developed to a local level service 

level.  This should incorporate irrigated turf, play 

equipment, shade provision and local footpath connection.  

These elements cannot be required of the Applicant under 

the Development Act 1993 and would be subject to 

negotiation. 

 

Footpaths to be installed on one side of the local roads – 

this will minimise future conflict between street trees and 

public infrastructure. 

 

The Building Envelope Plans are appropriately located to 

avoid conflict between the retained trees and future 

dwellings. 

 

In relation to footpath provision from the development to 

the Dry Creek Linear Trail, this should be facilitated from 

the road corridor between lots 16 and 17, which will also 

provide opportunity to provide an access path across the 

front of lots 17-23 to access into the footpath network of 

the development and to the reserve. 

 

Detailed site works plans to be provided for further review 

and comment detailing footpath provision and street tree 

planting. 

Tree Services Support removal of one (1) street tree to accommodate the 

‘left out’ connection to Third Avenue. 

 

Detailed site works plans to be provided for further review 

and comment to ensure no additional impact to Council 

street trees. 

Urban Policy 

 

The subject site is located within the 20-25 ANEF Contour 

for Parafield Airport. 

 

The Mawson Lakes DPA which created the Urban Core 

Zone that applies to this site was initiated prior to the 

National Airport Safeguarding Framework Guidelines 

being adopted by the Federal Government and was based 

on the then acceptable limit of 25 ANEF.  

 

The National Airport Safeguarding Framework Guideline 

“Measures for Managing Impacts of Aircraft Noise” (2016 

update) indicates that no new noise sensitive development 

should occur in the areas above 20 ANEF.  Between 20 

and 25 ANEF, consideration can be given to development 

within existing residential areas that can physically reduce 
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noise impacts through construction techniques and 

adherence to AS 2021, subject to there being no impact on 

airport operations. AS 2021 indicates that it does not cover 

the acceptability of outdoor spaces. 

 

Earlier Federal ANEF standards allowed housing within 

the 20-25 ANEF Contour, while the new Federal National 

Airport Safeguarding Framework Policy seeks to prevent 

sensitive development occurring through re-zoning in 

greenfield areas above the 20 ANEF Contour.  It allows the 

consideration of infill development in areas between 20 

and 25 ANEF provided it meets AS2021.   

 

It should be noted that the 1990 House of Representative 

Select Committee Investigation on Aircraft Noise found 

that the ANEF system is the recommended land use 

planning tool around airports, but also identified that at 20 

ANEF 11% of the population will be seriously affected by 

the airplane noise and 44% of the population moderately 

affected. 

 

It appears the Council Reserve (walkaway) will offer 

appropriate physical separation between the subject site 

and existing SAAB Facility to the west. 

 

The Lot mix is fairly uniform and could lead to a uniform 

housing outcome with lack of housing diversity. 

12. ASSESSMENT 

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

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

Council Development Plan, consolidated 15
th

 December 2016.   

 

Residential land uses in the form of a ‘dwelling’ and ‘residential flat building’ are envisaged 

forms of development within the Urban Core Zone.  The land division is intended to 

accommodate dwellings of these types.  Land division may be an appropriate form of 

development in the Urban Core Zone subject to location, design, impact and amenity based 

considerations. 

 

A 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 6.  The relevant 

provisions are also highlighted in the Attachment. 

 

Zoning and Land Use  

 

Before considering the appropriateness of the land division relative to the Urban Core Zone 

and the locality more generally, it is helpful for the Panel to consider key case law guiding the 

assessment of an application against the Development Plan. 
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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 discretion will then 

be reached by weighing up the extent of compatibility between the proposal and the Plan (my 

underlining). 

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.   

With this in mind, the following objectives of the Urban Core Zone seek: 
 

Objective 1 A mixed use zone accommodating a mix of employment generating land uses and 

medium to high density residential development in close proximity to a high frequency public 

transport corridor.  

 

Objective 2 Development within a mixed use environment that is compatible with surrounding 

development and which does not unreasonably compromise the amenity of the zone or any 

adjoining residential zone.  

 

An excerpt of the Desired Character Statement further states (underlined section specifically 

relating to the Transition Area):  

 
This zone will function primarily as a District Centre that supports housing at medium and high 

densities and a range of dwelling types which are conveniently located in proximity to high 

frequency public transport services, recreation, commercial, shop, office and other mixed use 

activities. Development within this zone will result in significant employment generating activity 

closely aligned to nearby public transport infrastructure and services.  

 

Medium and high density housing, primarily in the form of row dwellings, residential flat 

buildings and mixed use buildings, will be developed in the zone. 

 

The Transition Area will provide a buffer between the Core Area and adjacent residential areas 

/ zones with development taking the form of high quality medium density housing and, subject to 

Airport building height restrictions, the combination of four storey townhouses/terraces/mews 

and residential flat buildings will provide a range of housing for a diverse community. There 

will be some provision for mixed use buildings, where it does not negatively impact on the 

predominant residential character of the area. (my underlining) 
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Principles of Development Control 1 and 4 state: 
 

PDC 1 The following types of development, or combination thereof, are envisaged in the zone:  

o dwelling 

o residential flat building  

 
PDC 4 Core Areas, Transition Areas and other identified features should be developed in 

accordance with the relevant Concept Plan Map Sal/8 – Mawson Lakes Urban Core Zone. 

 

The primary focus of the Urban Core Zone is to deliver a mixed use outcome which provides 

for employment generating activities and medium to high density residential development in 

appropriate locations.   

 

The Urban Core Zone contemplates that the Transition Area will be a buffer to the more 

intense Core Area, primarily focused in managing a transition in built form and land use.  In 

this regard, consideration should be given to the development in the locality and to adjoining 

residential areas in this locality. 

 

The Transition Area applies to sites both within and outside of Mawson Innovation Policy 

Area 24.  While the subject site is located in an area historically designated solely for 

commercial purposes, it is now located within a part of the Transition Area outside of Policy 

Area 24.  With the exception of the subject site and three (3) surrounding sites, the majority of 

land within ‘Technology Park’ falls within Policy Area 24.  As a result, these sites at the 

western end of Third Avenue form an unusual enclave which is physically isolated from 

surrounding established residential areas by Dry Creek Linear Park, Main North Road and 

existing commercial organisations within Mawson Innovation Policy Area 24. 

 

With the exception of the SAAB site, the remaining two (2) parcels in this enclave are vacant.  

While future development of these vacant parcels cannot be pre-empted given the intent of the 

Zone, it is conceivable that these vacant sites will be developed with a form of commercial 

development similar to those sites already developed within the locality, further reinforcing 

the existing character of the locality as a high technology commercial precinct in a landscape 

setting.  In this regard, it is noted that Raytheon, a high technology organisation who operate 

across the Defence Sector, have recently indicated publicly that they intend to lodge a 

development application to develop the vacant allotment to the south of the subject site (1-11 

Third Avenue) for the purposes of defence vehicle production and this has been documented 

in both the news media and Council’s recent Economic Report.  While one cannot pre-empt 

the details of such a proposal, it is anticipated that such a proposal would adopt a form and 

scale which further reinforces the existing character of the locality. 

 

It is relevant to consider the key provisions of Mawson Innovation Policy Area 24.  These 

policies do not apply to the subject site but are considered to be of some relevance, noting 

they apply to adjacent land to the north-east of the locality and guide how that land can be 

developed.  This is also relevant to the subject site as it will have a bearing on the future 

interface between the subject site and the Policy Area. 
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Objectives 1 and 2 of the adjacent Mawson Innovation Policy Area 24 are as follows: 
 

Objective 1 A policy area accommodating a range of advanced technology organisations, in 

areas such as defence and aerospace, advanced electronics and information communication 

technology sectors.  

 

Objective 2 A high quality innovative and progressive education and business community with 

organisations that range from small businesses and start-up companies to global organisations. 
 

An excerpt of the Desired Character Statement further states:  

 
The policy area will provide facilities for technology businesses with an emphasis on the 

commercialisation of new technology and achieving sustainable growth in technology 

employment within Mawson Lakes. It will provide flexibility for technology businesses that want 

to grow and offer a range of accommodation solutions to suit businesses of any size, including 

short term serviced offices, long term leased accommodation and fully serviced commercial 

land with flexible allotment sizes. There will be opportunities for limited residential uses of a 

higher density within the Technology Park area, particularly along the river front, which will be 

maintained as a park like setting. 

 

Further, Principles of Development Control 1, 3 and 5 state: 

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

o dwellings located above non-residential land uses  

o  residential flat building  

 
PDC 3 Mixed use developments should complement the predominant built form and be 

compatible with the land uses and activities that exist within the locality. 
 

One may consider that the zoning of the subject site would be more appropriate as part of 

Mawson Innovation Policy Area 24 to reflect and define the character of Technology Park as 

a whole.  However, this is not the policy area framework that applies to this site. 

 

The Desired Character of the Transition Area is premised on a transition to a predominant 

residential character that does not presently exist in this locality.  Residential development in 

the Transition Area is envisaged as an interface to adjoining residential areas.  In this locality, 

there is no residential interface.   

 

As mentioned earlier, Technology Park was established as a commercial precinct and the 

existing character reflects that intention.  This proposal seeks to introduce a new character for 

this area. The outcome is that a residential development will be substantially at odds with the 

existing character.  

 

The allotments in this precinct that are currently vacant may be developed for purposes at 

odds with this proposal. In the Urban Core Zone Transition Area a residential form of 

development is one of a number of forms of development (but not the only form of 

development) that is contemplated in the Zone.   

 

In summary it is considered that residential development is envisaged in this Zone.  It is one 

of a number of potential outcomes that could apply to this site. This Urban Core Zone 

envisages a broad range of outcomes and while residential use is envisaged within the 
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Transition Area, consideration must also be afforded to the Urban Core Zone provisions and 

the unique existing character which applies to this locality.    

 

Further, the division must satisfy all relevant matters of detailed design including the style 

and form of land division design, diversity of housing outcomes, compatibility with adjacent 

land uses, retention of regulated/significant trees and overall engineering design.   

 

These matters are addressed further under headings below.   

 

Character and Form 

 

The following provisions of the Urban Core are again reinforced: 
 

Objective 1 A mixed use zone accommodating a mix of employment generating land uses and 

medium to high density residential development in close proximity to a high frequency public 

transport corridor.  

 

Objective 2 Development within a mixed use environment that is compatible with surrounding 

development and which does not unreasonably compromise the amenity of the zone or any 

adjoining residential zone.  

 

Excerpts of the Desired Character Statement further states:  
 

The Transition Area will provide a buffer between the Core Area and adjacent residential areas 

/ zones with development taking the form of high quality medium density housing and, subject to 

Airport building height restrictions, the combination of four storey townhouses/terraces/mews 

and residential flat buildings will provide a range of housing for a diverse community. There 

will be some provision for mixed use buildings, where it does not negatively impact on the 

predominant residential character of the area. 

 

Development in the zone will achieve high quality urban design. Buildings will contribute to the 

provision of a coherent public realm by shaping the street space and, in particular, the physical 

and functional character of development fronting the key arterial road or public transport 

corridor. 

 

Objective 3 of the Urban Core Zone states: 
 

Objective 3 Smaller dwellings, including innovative housing designs, located close to local 

services and public transport stops. 

 

The locality consists of large allotments with large floor plate commercial organisations and 

at grade car parking set within an open and landscaped setting.  The vacant allotments within 

the locality are of a size and configuration which could support a similar type of commercial 

development, or could equally be developed for other mixed use or residential development.  

Commercial development and/or mixed use development is more likely to reinforce the 

existing park like and landscaped setting of the locality, compared to a traditional form of 

residential development which is more likely to ‘build out’ the spatial footprint of the site. 

 

The primary lot types created by the division are ‘conventional’ lots of around 300m
2
 and 

‘laneway’ lots of around 180m
2
.  These allotments are substantially smaller than existing 

allotments within the locality and will alter the pattern of allotment configuration which 

currently exists. 
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The spatial extent of the proposal and the number of proposed allotments will necessitate the 

removal of established vegetation, including regulated and significant trees which currently 

form a notable element of the existing landscape, and will insert a form of residential 

development which does not currently exist within the locality.   

 

Allotments 1-61 are intended to support the construction of single storey and two storey 

dwellings which are laid out in a conventional suburban format.  It is recognised that the 

future development of Allotment 62 is unclear, however a design for that allotment has not 

been specified at this stage.    

 

Perhaps with the exception of Allotment 62, the division will facilitate a future built form 

outcome which is exclusively residential in nature.  This is at odds with Objectives 1 and 2 of 

the Zone in that there is no mixed use element to the proposal.  This is a deficiency of the 

proposal as the subject site is located within an isolated pocket at the end of Third Avenue, 

isolated from local shops and services, although noting there are public transport links within 

relatively close proximity as well as  residential uses on the other side of Dry Creek and Main 

North Road.  

 

In addition, the division will lead to the delivery of a homogenous style of suburban housing 

which is at odds with the following part of the Desired Character statement for the Transition 

Area which seeks a ‘combination of four storey townhouses/terraces/mews and residential 

flat buildings [which] will provide a range of housing for a diverse community’.  Future 

development may incorporate innovative housing design techniques, however the housing 

designs are not known at this time and based on the allotment sizes and configuration that are 

proposed, it is more likely that conventional detached one and two storey homes will be 

delivered, thus resulting in a homogenous housing estate. 

 

The use of solid colorbond fencing around the south-west, north-east and Third Avenue 

frontages will also alter the open, park like landscape which currently exists.  This will likely 

be reinforced through the use of solid fencing between proposed allotment boundaries within 

the site.  It is recognised there will be opportunities to make use of a more open style of 

fencing (or no fencing at all) along the north-west boundary adjacent the Reserve and along 

the road frontages of the proposed allotments.   

 

While the use of solid fencing is generally accepted as a consequence of residential 

development (to provide security, private yard space etc.) the visual impact will be 

exacerbated by the type of widespread suburban division that is proposed.  This is contrary to 

the open character that currently exists and will result in a solid presentation to Third Avenue 

which is undesirable from a streetscape perspective and is at odds with the desired character 

for the adjacent Mawson Innovation Policy Area which seeks a more open and landscaped 

setting.  Such fencing is likely to have more of an impact than fencing that would generally be 

associated with a more mixed use style of development where it would be reasonable to 

anticipate greater connection between land uses and the public realm more generally.  

 

In conclusion, the proposed form of development is at odds with the mixed use character 

envisaged in the Urban Core Zone, which is given weight having regard to the locality. The 

style of land division is expected to result in a uniform housing type which is in conflict with 

that part of the Desired Character statement for the Transition Area which seeks a range of 

housing for a diverse community. 
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Density of Development 

 

PDC 9 of the Urban Core Zone provides: 

 
PDC 9 Residential development (other than residential development in mixed use buildings), 

should achieve a minimum net residential site density in accordance with the following: 
 

 
 

Excluding Allotment 62, the division will deliver a net residential density of 36.23 dwellings 

per hectare
4
.  This is at variance with PDC 9 which identifies a minimum net residential 

density of 70 dwellings per hectare within the Transition Area. The proposed dwelling density 

is almost half the intended density for the Transition Area.   

 

It is acknowledged that many established parts of the Transition Area do not achieve this 

envisaged density.  However, this site does not have a relationship to an existing residential 

character and the intent of the minimum density, when read with the desire for a mixed use, 

diverse style of housing, emphasises that a conventional suburban land division is not 

appropriate within this locality.  

 

Orderly Development  

 

The General Section: Interface Between Land Uses provides:  
 

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

 

PDC 4 of the General Section: Land Division module states: 

 
PDC 4  The design of a land division should incorporate:  

  

(d) areas to provide appropriate separation distances between potentially conflicting land uses 

and/or zones  

 

Objective 3 General Section: Orderly and Sustainable Development module provides: 

 
Objectives 3 Development that does not jeopardise the continuance of adjoining authorised 

land uses. 

 

As highlighted by comments received during public notification and, as will be discussed later 

in this report within the Interface Between Land Uses section, there is the potential for 

interface impacts - either real or perceived - brought about by the insertion of a residential 

development into an established technology precinct. 

  

                                                 
4
 61 allotments with total area of 16881m

2
 = average allotment size of 276m

2
. 

10000 / 276 = 36.23 dwellings per hectare 
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There is spatial separation of the site from surrounding sites offered by the existing Council 

reserve (walkway) to the south-west (this offers a spatial separation from the existing SAAB 

facility); Dry Creek Linear Park to the north-west; and by the Third Avenue road alignment to 

the south of the site. However; other than proposed boundary fencing along the north-eastern 

boundary and physical separation from that boundary to future dwellings as indicated within 

the Building Envelope Plan (and likely as a consequence of future private open space 

requirements) no physical separation if offered between the subject site and those allotments 

to the north-east which are located within Mawson Innovation Policy Area 24 (Topcon 

Precision Agriculture and a vacant allotment).   

 

This was discussed with the Applicant during the course of the development assessment 

process.  The Applicant is of the view that the boundary fencing treatment is sufficient and, if 

required, a landscaped buffer could be accommodated along the north-east boundary on those 

adjoining allotments within the Policy Area should there be future compatibility issues.   

 

However, given the development is to be located immediately adjacent to a Policy Area where 

the development of high technology business is primarily envisaged, a buffer or area of 

separation should be incorporated into the proposal in accordance with PDC 4(a).  This would 

ensure that existing and desired land uses within the Policy Area are offered some physical 

protection, avoids undermining the confidence of high technology operators and protects the 

amenity of future residential occupants without having to identify additional ‘buffer’ 

requirements in the future.   

 

Land Division 

 

The General Section: Land Division module provides: 
 

Objective 2 Land division that creates allotments appropriate for the intended use. 

 

PDC 4  The design of a land division should incorporate:  

 

 (c)  safe and convenient access from each allotment to an existing or proposed road or 

thoroughfare 

(e)       suitable land set aside for useable local open space  

 

In isolation from the concerns raised above, it is acknowledged that the division would create 

allotments capable of supporting residential use in accordance with Objective 2 and PDC 4(c) 

and (e) of the Land Division module.   

 

The division is supported by a Building Envelope Plan (BEP) which identifies access points 

to each allotment and boundary setbacks for single and two storey elements.  These are 

considered to be functional and the allotments are capable of accommodating appropriate 

boundary setbacks, site coverage, onsite car parking and provision of private open space in 

accordance with applicable provisions of the Urban Core Zone and Development Plan more 

generally. 

 

Similarly, the division provides for a connected and functional area of open space to be vested 

as public reserve which has been designed to integrate with Dry Creek Linear Park.  Future 

dwellings on Allotments 16-24 would have the opportunity to interface with the reserve 

which is appropriate from both a design and crime prevention perspective. 
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The Applicant has identified that street tree planting and landscaping detail will be provided 

at the detailed design phase to ensure that the division delivers an appropriate level of internal 

amenity. This is considered to be an acceptable and practical approach and it is noted the 

proposed road dimensions would allow for accommodation of street tree planting and 

landscaping provision. 

 

Interface Between Land Uses 

 

It is important to consider the possible external impacts of the proposed division relative to 

the surrounding locality, as well as those externalities which may have an impact upon the 

future residential amenity of occupants of the dwellings.  These interface impacts are 

primarily considered having regard to the following provisions of the Development Plan are 

considered below under headings:   

 

The General Section: Interface Between Land Uses provides:  

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

land uses.  

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

unreasonable interference through any of the following:  

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

(b) noise  

(c) vibration  

(d) electrical interference  

(e) light spill  

(f) glare  

(g) hours of operation  

(h) traffic impacts. 
 

Noise 

 

Other than noise associated with site works and future construction works, there are no 

unreasonable noise impacts expected to emanate from future residential activities at the 

subject site.   

 

However, there is the potential for future residential occupants to be affected by noise from 

existing commercial activities within the locality and noise from the volume and types of 

vehicular traffic along Main North Road.  In addition, there is potential for noise to emanate 

from the as yet, undeveloped (vacant) properties within the locality.   There is also the 

potential for future residents to constrain the existing and future desired land uses within the 

locality.   

 

These noise sources were considered by the Applicant who provided an Environmental Noise 

Assessment Report prepared by Sonus Acoustic Engineers (“the Acoustic Report”).   
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The Acoustic Report considers the impact of existing commercial activities and notes the 

most significant existing noise source to be a cooling tower located on the adjoining site to the 

north-east (occupied by Topcon Precision Agriculture). The noise level associated with the 

cooling tower was measured to be 55dB(A) at the nearest site boundary and predicted a noise 

level of 53dB(A) at the nearest future dwelling. 

 

The report also considered other existing commercial noise sources which included 

mechanical plant at ground and roof level, outdoor staff areas and car parking.  The report 

does not anticipate any additional noise sources which would exceed the noise level of the 

cooling tower (either existing or in the future).   

 

The report considers appropriate ‘daytime’ (7am to 10pm) and ‘night-time’ (10pm to 7am) 

noise levels as set out in the Environment Protection (Noise) Policy 2007 (“the Noise Policy”) 

and has regard to the impacts both inside and outside a future dwelling.  The goals of the 

Noise Policy are as follows: 

 

- Daytime (7am to 10pm) – noise levels directly outside a residence of no greater than 

57dB(A), or within a habitable room of no greater than 37dB(A) 

- Night-time (10pm to 7am) - noise levels directly outside a residence of no greater than 

50dB(A), or within a habitable room of no greater than 30dB(A). 

 

The Report concludes that daytime noise levels, outside of a residence will be achieved, 

however night-time noise levels will not be achieved if the cooling tower was to operate 

during night time hours. 

 

To address this and to ensure that future dwellings achieve the goals of the Noise Policy, the 

Report identifies that all future dwellings should include Sound Exposure Category 1 façade 

treatments in accordance with Minister’s Specification SA 78B Construction requirements for 

the control of external sound.   

 

The report also considers that given the distance of the subject site to Main North Road, 

specific noise attenuation measures are not required.  However it acknowledged that the 

proposed Sound Exposure Category 1 façade treatments will further reduce noise levels from 

traffic associated with Main North Road.   

 

Therefore, provided future dwellings are constructed in accordance with the Minister’s 

Specification SA 78B, it appears that the proposal will comply with PDC 1(b) having regard to 

commercial operations and road traffic noise. 

 

However, based on the noise measurements, it should be noted that the noise level of the 

cooling tower (53dB(A)) has the potential to disturb persons outside a dwelling during night-

time hours as it will exceed the noise goal of the Noise Policy (50dB(A)). 
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If the Panel were to approve the proposed land division, it is recommended that the approval 

should identify that detailed Design Guidelines be provided to Council as a Land Division 

Requirement.  This has been discussed between Council staff and the Applicant during the 

course of the development assessment process.  The Design Guidelines should stipulate that 

future dwellings include Sound Exposure Category 1 façade treatments in accordance with 

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

and comply with the recommendations of the Acoustic Report.  The Design Guidelines should 

be registered as an Encumbrance against each new allotment created by the division.   

 

Notwithstanding this, it should be noted that existing commercial operators within the locality 

have a perception that the introduction of a residential land division may result in noise 

complaints against commercial operators, which will have a negative impact on their 

operations and may result in commercial operators leaving the area (or potential businesses 

choosing to locate elsewhere).  This was reflected in the representations received during the 

public notification period. 

 

Noise – Overhead Aircraft (ANEF) 

 

In addition, given the site’s proximity to Parafield Airport, the impact of noise associated with 

overhead flying aircraft on future occupants and the long term operational requirements of 

Parafield Airport must also be considered.  In this regard, the following provisions of the 

General Section: Building Near Airfields module are also identified:  

 
Objective 1 Development that ensures the long-term operational, safety, commercial and 

military aviation requirements of airfields (airports, airstrips and helicopter landing sites) 

continue to be met. 

 
PDC 6 Development within areas affected by aircraft noise should be consistent with Australian 

Standard AS2022
5
: - Acoustics - Aircraft Noise Intrusion - Building Siting and Construction.   

 

The eastern portion of the subject site (approximately 50% of the site) is located within the 

20-25 Australian Noise Exposure Forecast (ANEF) Contour for Parafield Airport
6
, while the 

western portion of the site (the remaining 50%) is located outside of the 20 Contour.   

 

Existing aircraft noise levels were considered within the Applicant’s Acoustic Report and 

based on noise measurements taken within the 20-25 ANEF at the site which identified 

maximum noise levels of 59dB(A) to 67dB(A). 

 

According to Table 2.1 of AS 2021:2015 (see Figure 6 below), in an area less than 20 ANEF 

the location of a house, home unit or flat is acceptable and no treatments measures are 

required to address aircraft noise.   

 

Within the 20-25 ANEF a residence is conditionally acceptable and noise control treatments 

may be required to ensure appropriate protection from the noise of overhead aircraft. 

 

                                                 
5
 This is a typographical error within the Development Plan and should read Australian Standard AS 2021. 

6
 ANEF Masterplan (2017) – endorsed by the Federal Government on 19 January 2018. 
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Figure 6 

(Source: Australian Standard AS 2021:2015) 
 

To ensure noise levels comply with the goals of the Noise Policy inside a dwelling, the 

Acoustic Report concluded that incorporation of the Sound Exposure Category 1 façade 

treatments (as discussed above) would ensure compliance with the goals of the Noise Policy 

and this appears to address the requirements of PDC 6.  

 

The Applicant has advised that future occupants will be made aware of the ANEF and 

required dwelling construction requirements via the contract of sale. 

 

However, the proposed treatments only extend to control of aircraft noise inside of a dwelling.  

As indicated above, the Noise Policy identifies goals for outside noise levels as 57dB(A) 

(daytime) and 50dB(A) (night-time). The Acoustic Report noted maximum noise levels from 

overhead flying aircraft as 59dB(A) to 67dB(A) within the 20-25 ANEF.  Therefore, there is 

the potential for future residents to be affected by aircraft noise when they are outside of the 

dwelling (while inside the 20-25 ANEF Contour).  The Acoustic Report does not consider this 

further. 
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It is recognised that occupants within an Urban Core Zone, where a mix of land uses are 

contemplated, may have different expectations to noise levels when compared to occupants of 

a purely residential precinct.  However, the proposal is not for a mixed use development and, 

while one cannot pre-empt the expectation of future occupants, there may be an expectation 

that a suburban development of the type proposed will deliver a ‘quieter’ level of amenity 

than may be offered due to the impact of overhead aircraft in outdoor environments. 

 

It is recognised that many established areas of the Council are located within the 20-25 ANEF 

with no specific noise attenuation measures offered to outdoor areas and this should not be a 

sole determinant of this proposal.   

 

Consistent with the above recommendation it is recommended that if the Panel were to 

approve the proposed land division, the approval should identify that detailed Design 

Guidelines be provided to Council as a Land Division Requirement. The Design Guidelines 

should stipulate that future dwellings include Sound Exposure Category 1 façade treatments 

in accordance with Minister’s Specification SA 78B Construction requirements for the control 

of external sound and comply with the recommendations of the Acoustic Report.  The Design 

Guidelines should be registered as an Encumbrance against each new allotment.   

 

Traffic Impacts 

 

As will be discussed later in this report, from an engineering perspective the proposal has 

been reviewed by Council’s Engineering and Traffic sections.   

 

This review has confirmed the division has been designed to provide appropriate access; to 

support internal movement; and to provide sufficient car parking within the subject site.  The 

connection points to Third Avenue have been appropriately located and, subject to detailed 

final designs, are considered to offer suitable and safe connection to Third Avenue. 

 

The predicted traffic volumes associated with future residential development can be 

accommodated within the existing road network. 

 

Therefore, it is considered that the proposal complies with PDC 1(h). 

 

Notwithstanding this, it should be noted that existing commercial operators within the locality 

have a perception that the introduction of residential traffic movements will result in increased 

traffic congestion and will be incompatible with commercial vehicle movements.  This was 

reflected in the representations received during the public notification period. 

 

Light Spill / Glare 

 

There are no anticipated amenity impacts associated with light spill or glare emanating from 

the proposed division or future residential activity. 

 

There is the possibility that future occupants may be disturbed by light spillage from 

surrounding commercial sites and associated 24 hour operation.  
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At this time, there are no known light spillage concerns.  If there were any future development 

proposals for 24 hour commercial activity on surrounding sites, light spillage would be 

assessed as part of the development assessment process and appropriate development plan 

consent conditions could be applied at that time to ensure light spillage is managed.   

 

On this basis, it is considered that the proposal complies with PDC 1(e). 

 

Hours of Operation 

 

The Acoustic Report demonstrates that future dwellings can be designed to mitigate existing 

and anticipated noise impacts across 24 hour operations within the locality.  Based on existing 

and (similar) future uses, the Acoustic Report also assumes that noise outside of a dwelling 

will also be within acceptable levels. 

 

At this time, there is no specific 24 hour or ‘night-time’ operations within the locality which 

would be of significant detriment to future residential occupants. 

 

On this basis, it is considered the proposal complies with PDC 1(g).   

 

It is also recognised that expectations regarding residential amenity, noise and 24 hour 

operations within a mixed use Urban Core Zone are generally different to that expected within 

a solely residential precinct.  However, it is again highlighted that this proposal is not for a 

mixed use development.  The residential (suburban) nature of the proposal may engender 

differing levels of expectation for future occupants and there may be future compatibility 

issues if surrounding commercial businesses operate across 24 hour periods.  Potential 

compatibility issues may not necessarily relate solely to issues of ‘loud’ noise and for 

example, could relate to vehicle movements, outdoor activities, staff talking etc., recognising 

that these issues could equally apply to the higher density of residential mixed use 

development envisaged in the Zone. 

 

Airborne Pollutants and Vibration 

 

Other than activities associated with site works and future construction works, there are no 

anticipated amenity impacts associated with the land division or future residential activity in 

respect of airborne pollutants or vibration.   

 

It is recognised that existing and future industrial/commercial activities within the locality 

may have the potential to affect residential amenity as a result of industrial activities; however 

it is considered that surrounding activities are likely to be confined to ‘lighter’ industrial 

operations which are less likely to generate significant amounts of dust, smoke or vibration.   

 

This accords with PDC 1(a) and (c). 

 

Electrical Interference 

 

There are no anticipated electrical interference impacts associated with the land division or 

future residential activity which accords with PDC 1(d). 
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Traffic and Access 

 

The General Section: Land Division module provides: 

 
PDC 4  The design of a land division should incorporate:  

(a) roads, thoroughfares and open space that result in safe and convenient linkages with the 

surrounding environment, including public and community transport facilities, and which, 

where necessary, facilitate the satisfactory future division of land and the inter-communication 

with neighbouring localities  

(b) new road and allotment access points providing appropriate separation distances from 

existing road junctions or level crossings  

 
PDC 15 Road reserves should be of a width and alignment that can:  

(a) provide for safe and convenient movement and parking of projected volumes of vehicles and 

other users  

(b) provide for footpaths, cycle lanes and shared-use paths for the safety and convenience of 

residents and visitors  

(c) allow vehicles to enter or reverse from an allotment or site in a single movement allowing 

for a car parked on the opposite side of the street  

(d) accommodate street tree planting, landscaping and street furniture  

 (f) provide unobstructed, safe and efficient vehicular access to individual allotments and sites  

(g) allow for the efficient movement of service and emergency vehicles. 

 

The land division and the Applicant’s supporting Traffic Engineering advice (CIRQA) has 

been reviewed by Council’s Development Engineering and Traffic sections.  

 

From a functional and engineering perspective, the proposal accords with the above 

provisions of PDCs 4 and 15 and provides for safe and appropriate access and egress to Third 

Avenue; appropriate internal circulation to accommodate access to each allotment, waste 

collection and emergency services access; and allows for future provision of public footpaths 

and street tree planting. 

 

Car Parking 

 

The following provisions are considered to be applicable: 

 

PDC 28 of the Urban Core Zone provides that: 

 
28 Except where incentives apply, vehicle parking should be provided at the following rates: 

 

 
 

PDC 32 of the General Section: Transportation and Access module: 

 
PDC 32 Development should provide off-street vehicle parking and specifically marked 

disabled car parking places to meet anticipated demand in accordance with Table Sal/2 - Off 

Street Vehicle Parking Requirements 
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Table Sal/2 (excerpt): 
 

 
 

18 The design of the land division should provide space sufficient for on-street visitor car 

parking for the number and size of allotments, taking account of:  

(a) the size of proposed allotments and sites and opportunities for on-site parking  

(b) the availability and frequency of public and community transport  

(c) on-street parking demand likely to be generated by nearby uses. 

 

The Applicant’s supporting Traffic and Parking Report (prepared by CIRQA) and the 

Building Envelope Plan (BEP) identifies car parking provision across the site as follows: 

 

- 51 on street spaces 

- Five (5) dedicated parking bays adjacent Allotment 17; and 

- Six (6) dedicated parking bays adjacent Allotment 23. 

= total of 62 on street spaces 

 

Excluding Allotment 62, the provision of 62 on street spaces significantly exceeds the rate as 

set out in PDC 28 of the Urban Core Zone which identifies the need for 45.75 spaces based on 

61 dwellings at 0.75 spaces per dwelling. 

 

This car parking rate does not appropriately support the conventional pattern of residential 

division that is proposed.  Strictly adopting the rate identified in PDC 28 would result in 

significant parking issues across the site and likely impact upon the functioning of the road 

network. 

 

However, the Traffic and Parking Report assumes that future allotments will also allow for 

on-site car parking and driveway/crossover locations are provided on the Building Envelope 

Plan (BEP).  This is considered to be an appropriate approach and accords with PDC 32 and 

Table Sal/2. 

 

The driveway dimensions on the BEP are somewhat misleading in that they assume a single 

width driveway servicing each allotment (3m wide at the allotment boundary).  In practical 

terms, it is likely that future occupiers will demand a double width driveway (6m) - where 

allotment/garage widths permit.  This would erode the availability of on-street parking. 

 

With a suburban type land division of the type proposed, the provision of on-street parking is 

considered to be essential.  To ensure an appropriate outcome and to ensure the proposal 

accords with PDC 18(a) it is recommended that if the Panel were to approve the proposed 

division, the approval should identify that detailed Design Guidelines be provided to Council 

as a Land Division Requirement. The Design Guidelines should stipulate that future 

allotments be served by a maximum crossover width of 4.5m at the kerb.  While this is a non-

standard driveway width, it would allow for appropriate access to a double garage (with 

widening of the driveway on the allotment) while preserving on-street parking availability – 

providing at least one space in front of each 10m wide allotment.  Again, the Design 

Guidelines should be registered as an Encumbrance against each new allotment. 
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This approach has been discussed between Council staff and the Applicant during the course 

of the assessment process. 

 

Regulated and Significant Trees 

 

The development proposes the removal of fourteen (14) regulated trees and seven (7) 

significant trees and the retention of three (3) regulated trees and one (1) significant tree on 

the subject site.   

 

In general terms, it is the spatial pattern associated with the proposed type of suburban 

division which is the main driver for the removal of the affected trees.  The number of 

proposed allotments necessitates the removal of a number of the regulated and significant 

trees.  The widespread nature of the proposed division, at relatively low density leaves little 

physical space for retention of trees other than within the proposed Reserve area.   

 

The application was supported by two (2) sets of arborist advice prepared by Dean Nicolle 

and Project Green.   

 

The Project Green study was undertaken in February 2017 on behalf of the previous 

landowner (Renewal SA) and considered trees across the entire site.  The report was made 

available to the Applicant to support the proposal. 

 

The Dean Nicolle study was undertaken in May 2018 on behalf of the Applicant. This study 

did not extend across the entire site and instead focused on two distinct areas to the north west 

and north east.    

 

Each arborist utilised a different numbering system to identify the trees with differing 

conclusions drawn in relation to certain trees. 

 

Each report also identified a number of additional trees, either outside of the site or trees 

which are exempted from development controls by virtue of their species type or 

circumference at 1m above ground level.   

 

The following table offers a summary of those regulated and significant trees on the subject 

site with reference to each arborist report. 

 
Project 

Green 

Tree 

Number 

Tree Type Opinion Dean Nicolle 

Tree Number 

Tree Type Opinion Proposed 

– Removal 

or 

Retained 

6683 Regulated Worthy of 

Retention 

Not identified - - Removed 

6684 Regulated Worthy of 

Retention 

Not identified - - Removed 

6685 Regulated Worthy of 

Retention 

Not identified - - Removed 

6686 Regulated Not worthy 

of retention 

1 Regulated Not worthy 

of retention 

Removed 

6687 Significant Not worthy 

of retention 

3 Significant Not worthy 

of retention 

Removed 

6689 Regulated Worthy of 

Retention 

5 Regulated Moderately 

worthy of 

Removed 
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retention 

6690 Significant Worthy of 

Retention 

6 Significant Not worthy 

of retention 

Removed 

6691 Regulated Worthy of 

Retention 

7 Regulated Moderately 

worthy of 

retention 

Removed 

6692 Regulated Worthy of 

Retention 

15 Regulated Highly 

worthy of 

retention 

Removed 

6693 Regulated Worthy of 

Retention 

14 Regulated Scarcely 

worthy of 

retention 

Removed 

6694 Regulated Worthy of 

Retention 

16 Regulated Not worthy 

of retention 

Removed 

6695 Significant Worthy of 

Retention 

18 Significant Highly 

worthy of 

retention 

Removed 

6696 Regulated Not worthy 

of retention 

Not identified - - Removed 

6697 Significant Not worthy 

of retention 

Not identified - - Removed 

6698 Regulated Not worthy 

of retention 

Not identified - - Removed 

6699 Regulated Not worthy 

of retention 

Not identified - - Removed 

6700 Significant Not worthy 

of retention 

Not identified - - Removed 

6701 Regulated Not worthy 

of retention 

Not identified - - Removed 

6702 Regulated Worthy of 

Retention 

8 Not 

controlled
7
 

 

Scarcely 

worthy of 

retention 

Removed 

6703 Significant Not worthy 

of retention 

Not identified - - Removed 

6709 Regulated Worthy of 

Retention 

13 Regulated Highly 

worthy of 

retention 

Retained 

6711 Regulated Worthy of 

Retention 

21 Regulated Moderately 

worthy of 

retention 

Retained 

6712 Significant Worthy of 

Retention 

22 Significant Highly 

worthy of 

retention 

Removed 

6714 Significant Worthy of 

Retention 

24 Significant Highly 

worthy of 

retention 

Retained 

6717 Regulated Worthy of 

Retention 

23 Regulated Highly 

worthy of 

retention 

Retained 

 

*Note: the plan of division indicates Tree 6682 (25) is also to be retained.  This is just outside 

of the subject site. The arborists differ on its status with Project Green identifying it as 

regulated (2.22m circumference at 1m above ground level), while Dean Nicolle identifies the 

tree as not controlled (1.39m at 1m above ground level).  

 

                                                 
7
 Exempted species by virtue of its listing as a Class 51 declared plant in the Natural Resources Management Act 

2004 (Casuarina glauca (‘swamp she-oak’) 
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Regulated Trees 

 

Objectives 1 and 2 and PDC 2 of the General Section: Regulated Trees provide: 

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

environmental benefit. 
 

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

more of the following attributes:  

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

(b) indigenous to the locality  

(c) a rare or endangered species  

(d) an important habitat for native fauna. 

 

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

demonstrated that one or more of the following apply:  

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

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

(c) the tree is causing damage to a building  

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

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

interests of the health of the tree. 
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The fourteen (14) regulated trees to be removed and three (3) regulated trees to be retained are 

illustrated in Figure 7 below: 

 

 
 

Figure 7 (Source: Alexander Symonds) 

 

Regulated tree to be removed 

 

Regulated tree to be retained 

 

Three (3) of the trees are to be retained within the Reserve (6709, 6711 and 6717). These trees 

are all assessed to be ‘worthy of retention’ and their retention is supported having regard to 

the amenity value they will offer to the proposed Reserve area. This accords with Objective 1.   

 

Five (5) of the regulated trees to be removed are identified as being ‘not worthy of retention’ 

(Trees 6686, 6696, 6698, 6699 and 6701) having regard to their appearance and overall 

condition and structure.   

 

Having regard to the opinion of the arborists, the appearance and condition of these trees and 

their location on the subject site – support for their removal is offered in accordance with 

Objective 2(a) and PDC 2(d). 

 

The arborists have differing opinions on five (5) of the regulated trees (6689, 6691, 6693, 

6694 and 6702).  The Project Green report identifies these trees as being ‘worthy of 

retention’, while the Dean Nicolle report identifies them as being either ‘moderately’ or 

‘scarcely’ worthy of retention. 

 



ITEM 5.1.1   

City of Salisbury  Page 57 

Council Assessment Panel Agenda - 24 April 2019 

 I
te

m
 5

.1
.1

  

The remaining four (4) trees (6683, 6684, 6685 and 6692) are all considered by the arborists 

to either be ‘worthy of retention’ or ‘highly worthy of retention’.  These trees are all indicated 

in Figure 8 below. 

 

 
Figure 8 

(Source: Alexander Symonds) 

 

The Applicant has requested removal of these trees on the grounds that they cannot be 

reasonably accommodated within the proposed site layout.  This is an accepted position for 

Trees 6684, 6685, 6689, 6691 and 6702 which are all of a reasonably central location and 

clearly affected by the proposed site layout. Any form of large scale development across this 

site would likely have an impact on these trees. 

 

The pocket of trees towards the rear of the site formed by Trees 6692, 6693 and 6694 were 

considered at the time of site inspection.  While these are located towards the rear of the site 

and are visible from Dry Creek Linear Park – it is considered that these offer relatively low 

amenity value to the public realm and are largely screened by more mature trees to be retained 

within the proposed Reserve.  On this basis, removal of these trees is also accepted in 

accordance with Objective 2(a) and PDC 2(d). 

 

The removal of Tree 6683 is also supported on the basis that it does not form a notable visual 

element when viewed from Third Avenue. Based on a site inspection, this tree is visually 

obscured having regard to existing street tree coverage along the property frontage which are 

to be retained.  It could be argued that this tree could be accommodated within the proposed 

road reserve area adjacent Lot 1, as its amenity value is relatively low; the need to adopt 

specific tree protection measures during construction works is likely to be an unreasonable 

position to adopt.  On balance, its removal is supported in accordance with Objective 2(a) and 

PDC 2(d). 
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In summary, support is offered for removal of the affected regulated trees and the proposal 

sufficiently accords with the relevant provisions of the General Section: Regulated Trees 

module. 

 

Significant Trees 

 

The following provisions of the General Section: Significant Trees module provide: 

 
Objective 1 The conservation of significant trees, in Metropolitan Adelaide, that provide 

important aesthetic and environmental benefit.  

 

Objective 2 The conservation of significant trees in balance with achieving appropriate 

development. 

 
PDC 1 Development should preserve the following attributes where a significant tree 

demonstrates at least one of the following attributes:  

(a) makes an important contribution to the character or amenity of the local area; or  

(b) is indigenous to the local area and its species is listed under the National Parks and Wildlife 

Act 1972 as a rare or endangered native species  

(c) represents an important habitat for native fauna  

(d) is part of a wildlife corridor of a remnant area of native vegetation  

(e) is important to the maintenance of biodiversity in the local environment  

(f) forms a notable visual element to the landscape of the local area.  

 

PDC 2 Development should be undertaken so that it has a minimum adverse effect on the health 

of a significant tree.  

 

PDC 3 Significant trees should be preserved, and tree-damaging activity should not be 

undertaken, unless:  

 

(a)  in the case of tree removal, where at least one of the following apply:  

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

(ii) the tree represents an unacceptable risk to public or private safety  

(iii) the tree is within 20 metres of a residential, tourist accommodation or habitable 

building and is a bushfire hazard within a Bushfire Prone Area  

 

(b)  the tree is shown to be causing or threatening to cause substantial damage to a 

 substantial  building or structure of value  

 

(c) all other reasonable remedial treatments and measures have been determined to be 

 ineffective  

 

(d)  it is demonstrated that all reasonable alternative development options and design 

 solutions have been considered to prevent substantial tree-damaging activity occurring.  
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(e) in any other case, any of the following circumstances apply:  

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

general interests of the health of the tree  

(ii) the work is required due to unacceptable risk to public or private safety 

(iii) the tree is within 20 metres of a residential, tourist accommodation or habitable 

building and is a bushfire hazard within a Bushfire Prone Area  

(iv) the tree is shown to be causing or threatening to cause damage to a substantial 

building or structure of value  

(v) the aesthetic appearance and structural integrity of the tree is maintained  

(vi) it is demonstrated that all reasonable alternative development options and design 

solutions have been considered to prevent substantial tree-damaging activity occurring.  

 

PDC 4 Development involving ground work activities such as excavation, filling, and sealing of 

surrounding surfaces (whether such work takes place on the site of a significant tree or 

otherwise) should only be undertaken where the aesthetic appearance, health and integrity of a 

significant tree, including its root system, will not be adversely affected.  

 

PDC 5 Land should not be divided or developed where the division or development would be 

likely to result in a substantial tree-damaging activity occurring to a significant tree. 

 

PDC 4 (j) of the General Section: Land Division module also provides: 

 
PDC 4  The design of a land division should incorporate:  

 

 (j)       the preservation of significant trees.  

 

There are eight (8) significant trees on the subject site. The Applicant proposes to remove 

seven (7) of these trees and to retain one (1) within the Reserve.  This is illustrated in Figure 9 

below. 
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Figure 9 (Source: Alexander Symonds) 

 

Significant tree to be removed 

 

Significant tree to be retained 

 

Tree 6714 is identified as the arborists as being either ‘worthy of retention’ or ‘highly worthy 

of retention’.  Retention of the tree is supported having regard to the amenity value it will 

offer to the proposed Reserve area which accords with Objective 1. 

 

Four (4) of the trees (6687, 6697, 6700 and 6703) are identified by the arborists as being ‘not 

worthy of retention’.  Having regard to the life expectancy, appearance, structure, condition of 

these trees and their location on the site relative to the land division layout - removal is 

supported in accordance with Objective 2, PDC 1(a) and PDC 3(a)(i). 

 

The remaining three (3) significant trees (Tree 6690, 6695 and 6712) are considered in further 

detail and there location is highlighted in Figure 10. 

 



ITEM 5.1.1   

City of Salisbury  Page 61 

Council Assessment Panel Agenda - 24 April 2019 

 I
te

m
 5

.1
.1

  

 
Figure 10 

(Source: Alexander Symonds) 

 

The Applicant has requested removal of Tree 6690 (Tree 6) on the basis that it cannot be 

reasonably retained due to its location and the proposed layout of the development.  The 

arborists differ in opinion on Tree 6690.  Project Green identify this tree as being ‘worthy of 

retention’ while Dean Nicolle considers the tree is ‘not worthy of retention’.     

 

This tree is located fairly central within the subject and based on a site inspection, is not 

obviously visible from the public realm given its distance from property boundaries and 

established tree coverage along the road reserve frontage.  

 

Given its central location, it is likely that any form of large scale development on this site 

would impact the tree.  In accordance with PDC 1(f) and PDC 3(d) its removal is supported. 

 

The Applicant has requested removal of Tree 6695 (Tree 18) on the basis that it cannot be 

accommodated within the proposed site layout and will be affected by future filling of the site 

which will be required to accommodate the development. 

The arborists draw similar conclusions with Project Green identifying the tree as being 

‘worthy of retention’ and Dean Nicolle identifying the tree as being ‘highly worthy of 

retention’. 

Based on a site inspection, this tree is more notable than Tree 6690 discussed above.  It is a 

large specimen with reasonable canopy cover and spread.  However, it again occupies a 

central location within the site and does not a form a notable visual element within the 

landscape due to its distance from property boundaries and surrounding tree cover within the 

road reserve and other public spaces.  Once again, any form of large scale development of this 

site would likely impact upon this tree.  In accordance with PDC 1(f) and PDC 3(d) its 

removal is supported. 
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The Applicant has requested removal of Tree 6712 (Tree 22) on the basis that it cannot be 

accommodated within the proposed site layout and will be affected by future filling of the site 

which will be required to accommodate the development. 

 

The Project Green report identifies the tree as being ‘worthy of retention’ and Dean Nicolle 

considers the tree to be ‘highly worthy of retention’.  The tree is further identified as being 

healthy with good structure and low risk rating. 

 

The tree is located towards the north western side of the subject site adjacent the proposed 

Reserve.  Based on a site inspection it is highly visible when viewed from Dry Creek Linear 

Park and the adjoining Council Reserve (walkway).  It is a large specimen with good canopy 

cover and spread.   

 

Given its location towards the rear of the site, it is considered that the site could be configured 

in such a manner to allow retention of this tree – for example, within the proposed Reserve.  

There are no grounds to support its removal and its removal offends Objective 1, PDC 1(a) 

and (f), and PDC 3 (d) of the General Section: Significant Trees module. 

 

In summary, support is offered for removal of all trees with the exception of Tree 6712 (Tree 

22) which should be retained.   

 

On balance, it is acknowledged that the proposal complies with PDC 4(j) of the General 

Section: Land Division module in that the design of the land division does incorporate the 

preservation of significant trees (Tree 6714).  However, it fails to accord with PDC 5 of the 

General Section: Significant Trees module in that the division will result in tree damaging 

activity to a significant tree that is considered to be highly worthy of retention.  

 

Open Space 

 

The following provisions of the General Section: Land Division module apply: 

 
PDC 4 The design of a land division should incorporate:  

(a) roads, thoroughfares and open space that result in safe and convenient linkages with the 

surrounding environment, including public and community transport facilities, and which, 

where necessary, facilitate the satisfactory future division of land and the inter-communication 

with neighbouring localities  

 (e) suitable land set aside for useable local open space 

 

Objective 2 of the General Section: Open Space module provides: 

 
Objective 2 Pleasant, functional and accessible open spaces providing a range of physical 

environments. 

 

An area of 2806m
2
 is proposed as Reserve located to the north-west side of the subject site.  

The Reserve will integrate with the existing Dry Creek Linear Park footpath network and will 

allow for the retention of three (3) regulated trees and one (1) significant tree. It will also 

ensure those regulated trees and significant trees just outside of the subject site within Linear 

Park can be maintained. 
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From a future dwelling design perspective the Reserve will also have the opportunity to 

integrate with proposed Lots 16-24 and would offer a reasonable area of open space for all 

future occupants. 

 

Section 50(1)(c) of the Development Act 1993 provides that where land division creates more 

than twenty (20) allotments (and one or more of those allotments is less than one (1) hectare 

in area, the Council may require that up to 12.5% of the site may be vested to the Council as 

open space; or that the applicant make the ‘open space’ contribution (prescribed the 

Development Regulations 2008.   

 

The Reserve of 2806m
2
 represents an area of 9.7% of the site.  This is a shortfall of 2.8% 

(794m
2
) from the required provision of 12.5% (3600m

2
).  

 

To address this shortfall an additional open space contribution is required. 

 

In accordance with the method of calculation provided within Section 50(7) of the 

Development Act 1993 – the required contribution is $93,325.12
8
. 

 

Civil works, storm water and local flooding 

 

The Applicant has supported the proposal with engineering advice from TMK Engineers and 

there have been several discussions between Council’s Engineering and Infrastructure 

sections and TMK regarding design strategies for the site.  The strategy has been broadly 

accepted by Council subject to conditions of approval and provision of detailed civil and site 

works plans. 

 

Increased storm water runoff from the site does have the potential to impact on existing 

downstream storm water drainage facilities.  Whilst onsite detention is required, in lieu 

of providing on-site storm water detention, Council’s Infrastructure Section would 

consider allowing the developer to choose to pay a drainage contribution in accordance 

with Council’s Developer Charges for some portion of the external infrastructure 

required to detain storm water offsite.  The drainage contribution rate is currently 

$32,500 per hectare, which equates to a total rate of $93,600 based on a site area of 

2.88ha.  

  

                                                 
8
  

P = Contribution payable  

PC = the rate of contribution prescribed by the regulations for each new allotment or strata lot within the 

relevant part of the State that do not exceed 1 hectare in area - $6830 at time of lodgement of DA 

OS = the area of land (expressed as a percentage of the relevant area) to be vested in the council or the Crown 

as open space) 

NA = the number of new allotments or strata lots delineated on the plan that do not exceed one hectare in area 

 

P= $6830 ((12.5-9.7) / 12.5) x NA) 

P= $6830 (2.8 / 12.5) x 61 

P= $6830 (0.224 x 61) 

P= $6830 x 13.664 

P = $93,325.12 
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Storm water runoff from within the site is proposed to be routed through a conventional 

underground drainage system comprising side entry pits (SEP), junction boxes (JB) and 

reinforced concrete pipes (RCP).  A rear of allotment of storm water easement is proposed to 

allow runoff from the proposed underground storm water network to allow discharge into Dry 

Creek – although this requires additional clarification as part of the detailed design phase. 

 

Storm water pollution and erosion control improvement measures are to be implemented 

within the development to ensure that pollutants are trapped prior to exiting the site or 

entering the existing drainage system and to prevent initial contamination of storm water from 

roadside pollution during construction.  Soil erosion and drainage management plans are to be 

supplied to Council as part of the detailed design phase. 

 

Post development storm water runoff rates generated by the site will undergo water quality 

treatment prior to discharging into Dry Creek and a Gross Pollutant Trap (GPT) will be sized 

and installed to treat the 1 year ARI peak flow with a high flow bypass for larger flow events 

– again, ultimately discharging into Dry Creek. 

 

The minor system will be designed to accommodate the 5 year ARI event with a minimum 

freeboard of 150mm maintained between the hydraulic grade level in a storm water pit and 

the gutter invert level. 

 

The major system will be designed so that no inundation of private land occurs as a result of a 

100 year ARI storm event and the gap flows are conveyed within the defined overland flow 

systems including roadways and reserves within the development. 

 

A bund is proposed between Dry Creek and the proposed development to assist with flood 

management and will be set at the flood level plus freeboard.  The exact level of the bund is to 

be determined at the detailed design phase and will require further discussions with Council’s 

Engineering and Infrastructure sections.  This will also require consultation with Council’s 

Parks and Open Space Section to ensure there is no damage or impact to Council trees or the 

regulated/significant trees to be retained and to ensure the proposed Reserve remains as a 

useable and functional area of open space.  Overland flows will be collected by flood gullies 

and ultimately piped under the bund into Dry Creek. 

 

The proposed land division is supported from an engineering perspective, subject to land 

division requirements and provision of detailed design details. 

 

The proposed land division, if constructed in accordance with the recommended engineering 

conditions, is consistent with the relevant storm water provisions contained within the 

Development Plan. 

 

General Section - Land Division Module PDC 1 states: 

 

1  When land is divided: 

 

(a)  Storm water should be capable of being drained safely and efficiently 

from each proposed allotment and disposed of from the land in an 

environmentally sensitive manner 

(b)       a sufficient water supply should be made available for each allotment 
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(c)  provision should be made for the disposal of wastewater, sewage and 

other effluent from each allotment without risk to health 

(d)  proposed roads should be graded, or be capable of being graded to 

connect safely and conveniently with an existing road or thoroughfare. 

 

The proposed land division is capable of draining storm water in a safe and efficient manner 

from each of the proposed allotments in an environmentally sensitive manner.  SA Water have 

advised that each of the allotments can be serviced by mains water and sewer.   

 

Site Contamination 

 

PDC 22 of the General Section: Hazards module provides: 
 

PDC 22 Development, including land division, should not occur where site contamination 

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

ensure that it is suitable and safe for the proposed use. 

 

The Application was supported by a Site Contamination Audit Report (SCAR) and Site 

Contamination Audit Statement (SCAS) prepared by Land and Water Consulting (LWC).  

The SCAR was prepared in accordance with relevant legislation, policies and guidelines 

within the Environment Protection Act 1993, Environment Protection policies (water quality, 

air quality, waste management and waste to resources) and the National Environment 

Protection (assessment of Site Contamination) Measure 1999 (NEPM). 

 

The report concluded: 

 

- Based on future residential use of the site as defined in the NEPM, contamination as 

defined in the Environment Protection Act 1993 is not considered to exist at the site. 

- The site is suitable for the following sensitive uses: 

o residential with garden/accessible soil (home grown produce <10% fruit and 

vegetable intake (no poultry)); 

o residential with minimal opportunities for soil access; includes dwellings with 

fully and permanently paved yard space such as high-rise buildings and 

apartments; 

o childcare centres, kindergartens, preschools and primary schools; 

o Public open space such as parks, playgrounds, playing fields (e.g. ovals), 

secondary schools and footpaths; and / or 

o Commercial / industrial, includes premises such as shops, offices, factories and 

industrial sites. 

- No remediation is or remains necessary for the specified range of uses. 

 

On this basis, it is considered that site contamination has been appropriately addressed and the 

site is suitable for future residential use.  This accords with PDC 22. 

 

Note: the SCAS is attached as Appendix 3 to this report.  The SCAR is a lengthy document of 

359 pages and has not been attached to this report. It can be made available on request. 
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13. CONCLUSION 

While residential development is envisaged within the Transition Area, limited weight has 

been given to this part of the Zone and more weight has been given to the Urban Core Zone 

objectives because of the unique location and characteristics of the subject site.  

 

If one gives more weight to the Desired Character statement for the Transition Area the 

conclusion may be that a residential land division is appropriate. 

 

The assessment has found that on balance, this proposal falls short in respect of number of 

key areas: 

 

 The absence of a mixed use outcome primarily envisaged by the Urban Core Zone, 

noting that the Transition Area is less explicit in this regard. 

 The division will deliver a relatively homogenous style of suburban housing which is 

substantially at odds with that part of the Desired Character statement for the 

Transition Area which seeks a combination of housing types to provide for a diverse 

community. 

 Excluding proposed Allotment 62, the division will deliver a net residential density of 

36.23 dwellings per hectare which is almost half the intended density for the 

Transition Area (minimum 70 dwellings per hectare).   

 The exclusive form of residential development will be substantially at odds with the 

existing character of the locality which comprises large allotments with large floor 

plate commercial organisations and at grade car parking set within an open and 

landscaped setting.  This is brought about by the spatial extent of the proposal which 

will result in the removal of established vegetation, including regulated and significant 

trees, and the use of solid metal fencing around the perimeter of the site and between 

proposed allotment boundaries. 

 Given the proximity of the subject site to Mawson Innovation Policy Area 24 and its 

location within Technology Park, there is the potential for a suburban form of 

residential development to compromise the orderly expansion of the Policy Area for 

its intended purpose. 

 Removal of significant tree 6712 (Tree 22) is not supported having regard to its 

appearance, visual contribution to the amenity of the locality and its location close to 

the rear (north-west) of the site. Insufficient evidence has been provided to support its 

removal. 

 

On this basis, it is recommended that the application be refused.   

 

However, it is highlighted that if the Panel accept that a residential land division of the type 

proposed is appropriate at the subject site, it is recognised the division will ‘work’ from a 

functional and engineering based perspective.  In particular: 

 

 The proposed allotment sizes are capable of accommodating future residential 

dwellings with appropriate boundary setbacks, site coverage, provision of onsite car 

parking and private open space. 

 The division provides for safe and appropriate access and egress to Third Avenue. 
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 The internal road network allows for appropriate internal circulation, access to each 

allotment, waste collection and emergency services access; and future provision of 

public footpaths and street tree planting. 

 The division provides for a connected and functional area of open space to be vested 

as public reserve which has been designed to integrate with Dry Creek Linear Park.   

 The division will allow for the appropriate drainage of storm water in a safe, efficient 

and environmentally sensitive manner. 

 SA Water have advised that each of the allotments can be serviced by mains water and 

sewer.   

 Provided future dwellings are designed in accordance Sound Exposure Category 1 of 

the Minsters Specification SA 78B noise levels inside of the dwellings will comply 

with the goal noise levels as set out in the Environment Protection (Noise) Policy 

2007. 

 Site contamination has been appropriately addressed and the application has 

demonstrated the site is suitable for future residential use. 

 

It is recommended that if the Panel approve the proposed land division, the approval should 

identify that detailed Design Guidelines be provided to Council as a Land Division 

Requirement.  The Design Guidelines should stipulate: 

 

- Future dwellings include Sound Exposure Category 1 façade treatments in accordance 

with Minister’s Specification SA 78B Construction requirements for the control of 

external sound and be constructed in accordance with the recommendations of the 

Acoustic Report.   

- Future allotments be served by a maximum crossover width of 4.5m at the kerb.  

While this is a non-standard driveway width, it would allow for appropriate access to a 

double garage (with widening of the driveway on the allotment) while preserving on-

street parking availability – providing at least one space in front of each 10m wide 

allotment. 

- The Design Guidelines should be registered as an Encumbrance against to each new 

allotment created by the division.   

 

Such an approval should also incorporate appropriate conditions of consent and land division 

requirements, including provision of the relevant open space and storm water contributions to 

ensure the division occur in an orderly and economical manner. 
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14. STAFF RECOMMENDATION 

That the Development Assessment Panel resolve that: 

 

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

Salisbury Council Development Plan – Consolidated 15
th

 December 2016. 

 

B. That Development Application No 361/698/2018/LD (361/D055/18) for Land 

Division - creation of 62 allotments from 1 allotment, public roads and reserve, 

removal of 14 regulated trees and 7 significant trees and retention of 3 regulated trees 

and 1 significant tree at 26-35 Third Avenue, Mawson Lakes, SA 5095 is not 

considered to be seriously at variance with the Objectives and Principles of the City of 

Salisbury Development Plan – Consolidated 20 March 2014. but is REFUSED 

Development Plan Consent and Land Division Consent for the following reasons: 

 

 The absence of a mixed use outcome primarily envisaged by the Urban Core Zone, 

noting that the Transition Area is less explicit in this regard (Objective 1 and 2 of the 

Urban Core Zone). 

 The division will deliver a relatively homogenous style of suburban housing which is 

substantially at odds with that part of the Desired Character statement for the 

Transition Area which seeks a combination of housing types to provide for a diverse 

community (Desired Character Statement and PDC 8 of the Urban Core Zone). 

 Excluding proposed Allotment 62, the division will deliver a net residential density of 

36.23 dwellings per hectare which is almost half the intended density for the 

Transition Area (minimum 70 dwellings per hectare) (Desired Character Statement of 

the Urban Core Zone; PDC 9 of the Urban Core Zone). 

 The exclusive form of residential development will be substantially at odds with the 

existing character of the locality which comprises large allotments with large floor 

plate commercial organisations and at grade car parking set within an open and 

landscaped setting.  This is brought about by the spatial extent of the proposal which 

will result in the removal of established vegetation, including regulated and significant 

trees, and the use of solid metal fencing around the perimeter of the site and between 

proposed allotment boundaries. 

 Given the proximity of the subject site to Mawson Innovation Policy Area 24 and its 

location within Technology Park, there is the potential for a suburban form of 

residential development to compromise the orderly expansion of the Policy Area for 

its intended purpose (PDC 4(d) Land Division and Objective 3 Orderly and 

Sustainable Development). 

 Removal of significant tree 6712 (Tree 22) is not supported having regard to its 

appearance, visual contribution to the amenity of the locality and its location close to 

the rear (north-west) of the site. Insufficient evidence has been provided to support its 

removal (Objective 1, PDC 1(a), (f), PDC 2, PDC 3(d) and PDC 5 Significant Trees). 
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General Section 

 

Land Division 

 

Principle of Development Control 4 - The design of a land division should 

incorporate:  

  

(d) areas to provide appropriate separation distances between potentially 

conflicting land uses and/or zones  

 

Orderly and Sustainable Development 

 

Objective 3 - Development that does not jeopardise the continuance of adjoining 

authorised land uses. 

 

Significant Trees 

 

Objective 1 - The conservation of significant trees, in Metropolitan Adelaide, that 

provide important aesthetic and environmental benefit.  

 

Principle of Development Control 1 - Development should preserve the following 

attributes where a significant tree demonstrates at least one of the following attributes:  

 

(a) makes an important contribution to the character or amenity of the local area;  

 

(f) forms a notable visual element to the landscape of the local area.  

 

Principle of Development Control 2 - Development should be undertaken so that it 

has a minimum adverse effect on the health of a significant tree.  

 

Principle of Development Control 3 - Significant trees should be preserved, and tree-

damaging activity should not be undertaken, unless:  

 

(d) it is demonstrated that all reasonable alternative development options and 

design solutions have been considered to prevent substantial tree-damaging 

activity occurring.  

 

Principle of Development Control 5 - Land should not be divided or developed where 

the division or development would be likely to result in a substantial tree-damaging 

activity occurring to a significant tree. 

 

Urban Core Zone 

 

Objective 1 - A mixed use zone accommodating a mix of employment generating land 

uses and medium to high density residential development in close proximity to a high 

frequency public transport corridor.  
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Objective 2 - Development within a mixed use environment that is compatible with 

surrounding development and which does not unreasonably compromise the amenity of 

the zone or any adjoining residential zone.  
 

Desired Character Statement (excerpts):  

 

This zone will function primarily as a District Centre that supports housing at medium 

and high densities and a range of dwelling types which are conveniently located in 

proximity to high frequency public transport services, recreation, commercial, shop, 

office and other mixed use activities. Development within this zone will result in 

significant employment generating activity closely aligned to nearby public transport 

infrastructure and services.  

 

Medium and high density housing, primarily in the form of row dwellings, residential 

flat buildings and mixed use buildings, will be developed in the zone. 

 

The Transition Area will provide a buffer between the Core Area and adjacent 

residential areas / zones with development taking the form of high quality medium 

density housing and, subject to Airport building height restrictions, the combination of 

four storey townhouses/terraces/mews and residential flat buildings will provide a range 

of housing for a diverse community. There will be some provision for mixed use 

buildings, where it does not negatively impact on the predominant residential character 

of the area.  

 

Principle of Development Control 8 - Development should be consistent with the 

desired character for the zone. 

 

Principle of Development Control 9 - Residential development (other than residential 

development in mixed use buildings), should achieve a minimum net residential site 

density in accordance with the following: 
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CO-ORDINATION 

Officer:   GMCID MDS     

Date: 10.04.19 09.04.19     

 

ATTACHMENTS 

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

1. Plan of Division  

2. Supporting Information and Reports  

3. Notice of Category 2 Application and Representations received  

4. Applicant's Response to Representations  

5. Site Contamination Audit Statement  

6. Relevant Development Plan Extracts and Location Maps consolidated 15 December 

2016   
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ITEM 5.2.1 

COUNCIL ASSESSMENT PANEL   

DATE 24 April 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. The 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 

Directions hearing took place on 27
th

 

March 2019.  Orders made for the 

appellant and respondents to file any 

affidavits and expert reports by 15th 

May and 29
th

 May 2019 

respectively.  Matter adjourned for 

further directions on 31
st
 May 

2019.  Hearing has been set down for 

3 days from Monday 24
th

 June 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. 

The appellant has withdrawn the 

appeal.  

 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 10.04.19 09.04.19     

 


