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 AGENDA 

FOR COUNCIL ASSESSMENT PANEL MEETING TO BE HELD ON 

28 APRIL 2021 AT 6.30 PM 

IN THE LITTLE PARA CONFERENCE ROOMS,SALISBURY COMMUNITY HUB, 

34 CHURCH STREET, SALISBURY 

 

MEMBERS 

Mr T Mosel (Presiding Member) 

Mr R Bateup 

Ms C Gill 

Mr B Brug 

Mr M Atkinson  

 

REQUIRED STAFF 

General Manager City Development, Mr T Sutcliffe 

Assessment Manager, Mr C Zafiropoulos 

Development Officer – Planning, Ms K Thrussell 

  

APOLOGIES  

LEAVE OF ABSENCE    

ENDORSED MINUTES FROM PREVIOUS MEETING 

Presentation of the Minutes of the Council Assessment Panel Meeting held on 23 March 

2021.   

DECLARATIONS OF CONFLICTS OF INTEREST  
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REPORTS 

Development Applications 

 

8.1.1 361/2556/2020/2A ................................................................................................... 9  

 Unit 1 / 40 Jenkins Drive, Salisbury Park SA 5109 

 Two Storey Dwelling 

  

OTHER BUSINESS 

8.2.1 Policy for the Asessment Panel Review of Decisions of the Assessment 

Manager ............................................................................................................... 127   

8.2.2 Status of Current Appeal Matters and Deferred Items 

8.2.3 Policy Issues is Arising from Consideration of Development Applications 

8.2.4 Future Meetings & Agenda Items 

 

CLOSE 

Please note: 

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

However, some documents contained within attachments to the Development Assessment 

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

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

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

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

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

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

PARA CONFERENCE ROOMS, SALISBURY COMMUNITY HUB, 34 CHURCH 

STREET, SALISBURY ON 

23 MARCH 2021 

 

MEMBERS PRESENT 

Mr T Mosel (Presiding Member) 

Mr R Bateup 

Ms C Gill 

Mr B Brug 

Mr M Atkinson  

 

 

STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos (Assessment Manager) 

Team Leader Planning, Mr A Curtis 

Team Leader Business Services, Ms H Crossley 

  

The meeting commenced at 6.32 pm. 

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 17 March 2021, be taken as read 

and confirmed. 

   

DECLARATIONS OF CONFLICTS OF INTEREST  

 

Nil 
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REPORTS 

Development Applications 

8.1.1 361/2471/2020 
 

 Cemetery in association with existing place of worship (including burial preparation 

building, maintenance shed, front fence and associated driveway and landscaping) at 

138-142 Ryans Road and 144 Ryans Road, Green Fields for Diamanti Designs 

  

REPRESENTORS 

 

Mr D Hutchison spoke on behalf of H Bila, Z Zhang and Scouts SA to their 

representations. 

 

APPLICANT 

 

Mr G Manos, Botten Levinson Lawyers, spoke on behalf of the applicant. 

Mr J Diamanti, Diamanti Designs, spoke on behalf of the applicant. 

 

 

Mr M Atkinson moved, and the Development Assessment Panel resolved that: 

 

A. The proposed development is not considered to be Seriously at Variance with 

the Salisbury Development Plan – Consolidated 4
th

 April 2019. 

 

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

Consent is GRANTED to application number 361/2471/2020 for Cemetery in 

association with existing place of worship (including burial preparation 

building, maintenance shed, front fence and associated driveway and 

landscaping) in accordance with the plans and details submitted with the 

application and subject to the following Reserved Matters and conditions: 

 

Reserved Matters: 

 

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

by the Manager – Development Services, as delegate of the Development 

Assessment Panel, as Reserved Matters under Section 33(3) of the Development 

Act 1993: 

 

1. Final Civil and Siteworks Plan, prepared by a qualified and experienced 

stormwater engineer, for all civil and stormwater works, which shall address all 

of the following: 

 

a) Finished floor levels for all buildings and hardstand surfaces; 

b) Cut/fill details; 

c) Retaining walls, kerbing or ramps, their design and grades; 

d) Pavement design details and gradients; 

e) Car parking dimensions, aisle widths, circulation movements and associated 

pavement markings and signage; 

f) Final driveway crossover design; 
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g) Stormwater management arrangements; 

h) Water sensitive urban design measures; 

i) Surface water treatment to ensure water quality objectives are met. 

 

2. Final landscaping plan, which shall include all of the following: 

 

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

shrubs and groundcovers; 

b) Designated species to be used; 

c) Pot sizes, noting that tree species shall comprise advanced growth species at 

time of planting; 

d) Maintenance methods including irrigation, barriers and protection from 

vehicles and pedestrians. 

 

Development Plan Consent Conditions 

 

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

with the application and the following stamped approved plans and documents, 

except where otherwise varied by the conditions herein: 

 

Drawing No. Plan Type Date Prepared By 

Sheet 02 Overall Site Plan 26 February 2021 Diamanti Design 

Sheet 02 Part Site Plan 26 February 2021 Diamanti Design 

Sheet 02 Floor Plan 216 February 2021 Diamanti Design 

Sheet 02 Elevations 

Storage 

26 February 2021 Diamanti Design 

Sheet 02 Elevations Burial 26 February 2021 Diamanti Design 

Not stated Planning Report 28 December 2020 Lou Fantasia 

Planning 
 

*  The approved documents referred to above are subject to change permitted 

by minor variations through the Building Rules Consent process as per 

Regulation 47A of the Development Regulations 2008. 

 

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

occupation/commencement of use. 

 

* All documents referred to under Reserved Matters 1 and 2 constitute 

approved documents and form part of this consent. 
 

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

  submitted plans. 
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2. Except where otherwise approved, the external finishes of the building shall: 

 

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

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

and 

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

 

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

   appearance. 

 

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

Reserved Matter 2, shall be completed prior to commencement of use (of the 

cemetery) and shall be maintained at all times thereafter (including the 

replacement of diseased or dying plants and the removal of weeds and pest 

plants).   

 

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

  environmental amenity of the locality. 

 

4. Stormwater systems shall be designed and constructed to cater for minor storm 

flows (Industrial / Commercial ARI =10yrs). The design of the stormwater 

system shall ensure that no stormwater is discharged onto any adjoining land. 

Surface stormwater is to be managed in a manner that ensures no ponding of 

water against buildings and structures, no creation of any insanitary condition, 

and no runoff into neighbouring property for the major storm event ARI = 100 

years. 

 

Reason: To ensure flood protection of the buildings. 

 

5. The Finished Floor Level of the proposed building is to be set a minimum of 

300mm above the highest point of the roadside kerb immediately adjacent to the 

building site. 

 

Reason: To ensure flood protection of the buildings. 

 

6. Except where otherwise approved, no materials, goods or containers shall be 

stored in the designated car parking area or driveways at any time. 

 

Reason: To ensure the car parking areas and manoeuvring areas are always 

  available for the purpose they are designed.  Further, that the site be 

  maintained in a clean and tidy state. 
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7. All driveways and carparking areas shall be constructed in accordance with the 

Civil & Siteworks Plan, Approved by Council under Reserved Matter 1.  The 

surface shall consist of brick paving, concrete or bitumen to a standard 

appropriate for the intended traffic volumes and vehicle types.  Individual 

carparking bays shall be clearly linemarked.  Driveways and carparking areas 

shall be established prior to the approved use commencing (of the cemetery) 

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

 

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

  that maintains and enhances the amenity of the locality. 

 

8. The driveway crossover shall be constructed, prior to commencement of use (of 

the cemetery), in accordance with the Civil & Siteworks Plan, Approved by 

Council pursuant to Reserved Matter 1. 

 

Reason: To ensure the driveway crossover is constructed, prior to   

  commencement of use (of the cemetery). 

 

9. The burial preparation building shall be connected to the SA Water sewerage 

system. 

 

Reason: To ensure the site is connected to the sewerage system. 

 

Advice Notes 

 

1. 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. 

 

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

It is necessary to make fresh and separate application for all advertisements and 

signs before the use granted consent is made. 

 

3. The Applicant is reminded of its general environmental duty, as required by 

Section 25 of the Environment Protection Act 1993, to take all reasonable and 

practicable measures to ensure that the activities on the whole site, including 

during construction, do not pollute the environment in a way which causes or 

may cause environmental harm. 

 

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

bulletins etc. can be accessed on the following web site: 

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

 

5. A final survey of the site boundaries is recommended to ensure the new 

buildings are accommodated within the designated footprint and achieve the 

designated boundary setbacks. 

 

6. Any food preparation areas are subject to compliance with the Food Act 2001. 

 

http://www.epa.sa.gov.au/
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7. The proposed cemetery is subject to the requirements of the Burial and 

Cremations Act 2013.  For further information, please view the Act via the 

following website: 

 

https://www.legislation.sa.gov.au/  

 

 

  

OTHER BUSINESS  

8.2.1 Status of Current Appeal Matters and Deferred Items 

  

Nil 

8.2.2 Policy Issues Arising from Consideration of Development Applications 

  

Nil 

8.2.3 Future Meetings & Agenda Items 

Next meeting scheduled for Wednesday 28 April 2021. 

 

ADOPTION OF MINUTES 

Mr B Brug 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 7.25pm. 

 

PRESIDING MEMBER:    Mr T Mosel 

        

DATE:       23 March 2021 

       (refer to email approving minutes registered in Dataworks 

       Document Number 6574871) 

 

   

https://www.legislation.sa.gov.au/LZ/C/A/BURIAL%20AND%20CREMATION%20ACT%202013.aspx
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ITEM 8.1.1 

COUNCIL ASSESSMENT PANEL   

DATE 28 April 2021 

APPLICATION NO. 361/2556/2020/2A 

APPLICANT Rivergum Homes Pty Ltd 

PROPOSAL Two Storey Dwelling 

LOCATION Unit 1 / 40 Jenkins Drive, Salisbury Park SA 5109 

CERTIFICATE OF CT Volume 6023, Folio 263 

TITLE 

AUTHOR Tom Gregory, Planning Consultant 

  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Residential Zone 

 

Application Type On-merit 

Public Notification Category 2 

Public Notification Representations received: Six (6) 

Representations to be heard: Three (3) – Two opposed / one 

in support. 

Development Plan Version Salisbury (City) Development Plan  

Consolidated 4 April 2019 

Assessing Officer Tom Gregory – Consultant Planner 

Recommendation Approval with Conditions 

Meeting Date 28 April 2021 

2. REPORT CONTENTS 

Assessment Report 

Attachment 1: Proposal Plans and Supporting Information 

Attachment 2: Notice of Category 2 Development and Copy of Representations 

Attachment 3: Applicant Response to Representations 

Attachment 4: Extract of Relevant Development Plan Provisions (Consolidated 4 

April 2019)  

 

3. EXECUTIVE SUMMARY 

The applicant is seeking Development Plan Consent for a two storey detached dwelling at No. 

40, Lot 1 in Community Plan CP24975, Jenkins Drive, Salisbury Park in the Hundred of 

Yatala. 
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The site is located within the Residential Zone. The application was assessed ‘on-merit’ and 

was subject to Category 2 public notification. Six (6) responses were received during the 

public notification period, two of whom have expressed a desire to be heard at the meeting.  

 

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

the Salisbury Development Plan. The assessment found that: 

 

a) The proposal represents an appropriate development / land use within the 

Residential Zone; 

b) Building height and bulk characteristics of the two storey dwelling are a departure 

from the established character of the locality, however the Residential Zone 

contemplates dwellings of a two storey nature;  

c) Privacy of adjoining dwellings will be achieved by provision of high level 

windows and fixed / restricted opening obscured glazing to habitable rooms; 

d) The materiality, finishes and detailing is generally consistent with dwellings 

within the locality; 

e) The dwelling is provided with a sufficient area of private open space at ground 

level;  

f) Adequate on-site car parking and vehicular access will be provided; 

g) Stormwater management methods are acceptable; 

h) Retaining walls and fence line plinths are considered reasonable and will not 

detrimentally impact adjoining allotments;  

i) Overshadowing to adjoining properties is acceptable. 

 

4. SUBJECT SITE 

The subject site is a single lot (Lot 1) contained within a group of 7 Community Title lots 

accessed via common property from Jenkins Drive, Salisbury Park as contained within 

Certificate of Title – Volume 6023 Folio 263. 

The land retains an area of 401m² with a ‘frontage’ of 6.83 metres to the common property 

servicing the other allotments in the Community Title arrangement. 

The rear (northern) boundary adjoins an area of open space, being John Harvey Reserve and 

Harry Bowey Reserve. Single storey dwellings are present on all allotments and community 

title lots surrounding the subject land.  

The topography of the land is relatively flat however a gentle crossfall from the eastern 

boundary towards the north-west corner is noted.  

The site does not contain any Significant or Regulated Trees. There are no easements, Land 

Management Agreements (LMAs) or Encumbrances registered on the Certificate of Title.  

Site photos are provided below. 
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Photo 1:  

View to the west 

towards subject 

land from edge of 

common property 

 
Photo 2:  

View to the east 

from centre of 

subject land 

towards common 

property. 
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Photo 3:  

View to the west 

along common 

property. 

 

 
Photo 4:  

View of common 

property to the 

north from Jenkins 

Avenue. 

 

 

5. LOCALITY 

The area is characterised by a range of dwelling types and allotment sizes. The predominant 

built form consists of single storey detached homes.  

 

Dwelling stock is relatively conventional consisting primarily of brick veneer construction 

with concrete tiled roofs, including a smaller number of corrugated iron roofs. Within the 

Community Title arrangement is an example of an early 20
th

 century villa however the vast 

majority of the building stock appears to have been constructed in the 1980s to 1990s. The 

setbacks of dwellings are relatively uniform and generous providing opportunity for areas of 

landscaping contributing to a moderate degree of amenity.  
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A feature of the broader locality is the surrounding public reserves and areas of public open 

space. 

 

A locality plan and contextual plan are provided below. 

 

Locality Plan - Aerial 

 

 
 

Legend (Source: Geocortex) 

 Site boundary 

 Locality boundary 

 Representor 
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Locality Plan – Cadastre 

 

 
 

Legend (Source: Geocortex) 
 Site boundary 

 Locality boundary 

 Representor 
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Contextual Plan: 

 

 
 
 
Legend (Source: Geocortex) 

 Site boundary 

 Locality boundary 

 Representor 

 

6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The applicant seeks approval for the construction of a two storey dwelling. The dwelling is of 

brick veneer construction, contains four (4) bedrooms and a double garage under the main 

roof.  

 

The overall dimensions of the dwelling are 13.2 metres width x 15.1 metres depth (inclusive 

of front entry porch, rear alfresco area and double garage) x 6.9 metres maximum wall height 

(upper storey) and 7.6 metres maximum overall height. 
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The dwelling is proposed to be set back 5.0 metres from the common property, with the 

garage to be setback further at 9.0 metres. The northern side setback facing the adjoining 

reserve is to be in the order of 7.0 metres and to the western side boundary, 0.8 metres 

between the outdoor alfresco area to the boundary and 2.8 metres between the wall of the 

dwelling and the boundary. 

 

The garage is proposed to be located on the southern boundary for a total length of 7.3 metres 

with a height of 2.9 metres. 

 

The proposed dwelling is to be finished in Austral Bricks ‘urban one – chiffon’ single leaf 

brick walling (rich chocolate brown), with contrasting white for openings, doors, window 

frames, soffits and trims and colourbond custom orb roof sheeting and trims in ‘monolith / 

monument’ (charcoal / black).  

 

The driveway is proposed to be paved to complement the dwelling’s finishes and the private 

open space areas to the north and west of the dwelling are to be planted with drought resistant 

kikuyu (or similar) lawn. 

 

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

7. CLASSIFICATION 

The subject land is located within the Residential Zone as depicted on MAP Sal/26 of the 

Salisbury Council Development Plan consolidated 4 April 2019. 

 

Development of the kind proposed is neither listed as being Complying or Non-Complying 

form of development within the Zone and consequently the application has been processed 

‘on-merit’ with an assessment against the relevant provisions of the Development Plan.  

8. PUBLIC NOTIFICATION 

The proposed development is a  Category 2 form of development for the purposes of public 

notification pursuant to Schedule 9, Part 2 (18)(a) of the Development Regulations 2008 as 

the proposal involves the construction of a dwelling of  two storeys. 

 

The Category 2 public notification period took place between 22 February to 5 March 2021. 

 

Council received six (6) representations during the public notification period, one (1) of 

which was in support of the proposal. 

 

Three representors, including the supporting representor have indicated their desire to be 

heard by the Council’s Assessment Panel. 
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A copy of the Category 3 public notice, submissions received and the applicant’s response are 

contained in Attachments 2 and 3.  The content of the representation and the applicant’s 

response are summarised below: 

 

Representations received 

Representations received Wish to be Heard 

1 M & C Misak 

 32 Jenkins Drive, SALISBURY PARK 
√ 

2 T & J Hobbs 

34 Jenkins Drive, SALISBURY PARK 
√ 

3 J & M Richards 

38 Jenkins Drive, SALISBURY PARK 
x 

4 R Howard 

2/40 Jenkins Drive, SALISBURY PARK 
√ 

5 F Ferraro 

 21 Jenkins Drive, SALISBURY PARK 
x 

6 C Oakley 

36 Jenkins Drive, SALISBURY PARK 
x 

 

Summary of Representations 

Representation Applicant’s Response 

M & C Misak 
 The two storey nature of the proposed 

 dwelling  

 Overlooking and privacy 

 Loss of views 

 Effect on property values 

 Refer below 

 

T & J Hobbs 
 Overlooking and privacy 

 Loss of views 

 Effect on property values 

 The two storey nature of the proposed 

 dwelling 

 Refer below 

J & M  Richards  
 The two storey nature of the proposed 

 dwelling  

 Overlooking and privacy 

 Access during Construction 

 Refer below 

R Howard 
 Site / weed management 

 Access during Construction 

 Refer below 

F  Ferraro 
 The two storey nature of the proposed 

 dwelling  

 

 Refer below 

C Oakley 
 Overlooking and privacy  Refer below 
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The applicant has provided the following summarised responses to the matters commonly and 

individually raised in the Category 2 representations under the following headings: 

 

Two Storey Nature: 
The subject land is located in the Residential Zone of the Salisbury Development Plan. The Residential 

Zone seeks a variety of dwelling types and densities and the Zone’s Desired Character states that 

dwellings of up to 4 storeys are envisaged in some locations (i.e. close to centres, public transport and 

significant open space). 

 

The Desired Character recognises that much of the Zone will transform and be of a form and scale 

compatible with adjoining residential development.  This does not mean that new development must be 

the same as existing development.  In particular, the Desired Character states:  

 

…there will be an increase in the number of dwellings of two or more storeys. Such 

development will recognise the proximity of adjoining development and will be designed and 

sited to maintain the privacy of adjoining dwellings and their private open space areas, and 

will be designed to integrate with the existing built form.   

 

Plainly, two storey dwellings are acceptable in the Residential Zone.  In the case of the subject zone, 

they are also considered acceptable because:  

• The dwelling is designed to maintain privacy of adjoining dwellings and their private open space 

through the use of high level windows (with high sill heights) and obscure glazing to minimise the 

opportunities for direct overlooking to the west, south and east of the site; upper level windows 

on the north facing orientation are suitably designed to minimise direct overlooking from nearby 

private open space (refer further discussion below)  

• The proposed dwelling is of a conventional design of a brick veneer construction and Colorbond 

roof, and  

• The upper level is setback 6 metres from the southern boundary of the site nearest the 

representors who object to the built form.  

 

In addition to the above, one representor has indicated that the Community Agreement restricts two 

storey dwellings.  We have reviewed the Development Contract, Community Scheme and the By Laws 

for the Community Plan 24975, all of which are registered with the Lands Titles Office.  None of these 

documents restrict the construction of two storey buildings on the subject land (or other sites within 

the Community Division). 

 

Overlooking and Privacy: 
Some representors are concerned that the proposed development will overlook their properties and 

reduce privacy.  

 

Windows facing west, south and east at the upper level are either:  

• Obscured to a height of 1.7 metres above the upper floor level, or  

• Permanently obscured where the sill height is less than 1.7 metres.  

This design response is entirely consistent with Residential Development Principle 29 which specifies 

the ways in which direct overlooking is minimised: 

 

Principle 29 Upper level windows, balconies, terraces and decks should have a sill height of 

not less than 1.7 metres or be permanently screened to a height of not less than 1.7 metres 

above finished floor level to avoid overlooking into habitable room windows or onto the 

useable private open spaces of other dwellings.   
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In respect of the upper-level windows on the northern elevation, there were no objections to those 

windows and it is noted that they overlook the adjacent reserve. Any views outward from the upper 

floor would be indirect and in any event overlook buildings or only a small portion of private open 

space of the adjacent properties.  
 

Loss of Views: 
Some representors are concerned that the proposed development will result in a loss of views toward 

the reserve at the northern edge of the site.  

 

The General Section’s Design and Appearance section Principle 5 states:  

 

Principle 5 Building form should not unreasonably restrict existing views available from  

neighbouring properties and public spaces.   

 

While it is acknowledged that the proposed dwelling will be constructed to the rear of existing 

dwellings, it is, as outlined above, an anticipated kind of development.  In this respect, an anticipated 

development cannot be considered to “unreasonably” restrict views.  I also recognise that a single 

storey dwelling constructed on the subject land with a conventional pitched roof would also restrict 

views toward the treetops at the rear of the subject land.  For these reasons, I contend that the 

proposed development will not unreasonably restrict existing views.  

 

Access during Construction: 
Representors have suggested that alternative access arrangements should be made during 

construction of the proposed dwelling.   

 

During construction, access will be gained over the common property which is permitted under the 

endorsed Development Contract for this Community Scheme.  This is the only practical means for 

access during construction of the dwelling.  

 

Site/Weed Management: 
One representor is concerned with existing weeds/pest plants and requests that the site is fully cleared 

prior to construction.    

 

The site will be suitably cleared/maintained prior to construction on site.   

 

Effect on Property Values: 
One representor is concerned that the proposed development will “devalue” their property.  

 

The Environment, Resources and Development Court have held that impacts on property values are 

not a relevant planning consideration. 

9. REFERRALS – STATUTORY 

There were no statutory referrals required pursuant to Section 37 of the Development Act 

1993 or Schedule 8 of the Development Regulations 2008. 

 

10. REFERRALS – INTERNAL 

There were no internal referrals required or undertaken for the proposed development. 
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11. DEVELOPMENT DATA 

Site Characteristics Guideline Proposed 

Site Area Not stated 401m² (Existing) 

Site Dimensions Not stated 20.51 m  Site Width; 

19.57 m Site Depth. 

Site Gradient Not stated Less than 1%  (1 : 49 grade) 

Easement Not applicable None. 

Design Characteristics  Guideline Proposed 

Site Coverage   

 Buildings only Qualitative Provisions Only 37% 

Building Height   

 Storeys Qualitative Provisions Only Two Storey 

Set-backs   

 Primary street Qualitative Provisions Only 5.0 m main face of dwelling; 

4.0 m entry porch setback 

from common property 

 Secondary street Not applicable  

 Side(s) Qualitative Provisions Only 2.8 m closest part of dwelling 

wall to rear (west) boundary; 

7.0 north wall to north 

boundary; 

Boundary wall for garage on 

south boundary. 

 Garage / Carport Qualitative Provisions Only 9.0 m to common property 

Boundary Walls   

 Length < 10.0 m 7.3 m 

 Height  2.9 m 

Private Open Space   

 Area (Over 250m²) 20% site 

(80m²) 

40.36 m² alfresco area and 

contained yard behind 

garage; 

178 m² total available 

excluding alfresco. 

 Dimensions >5.0 m Minimum dimension varies 

 Rectangle 6.0 m x 4.0 m Main area 7.0 m x 20 m 

Car Parking & Access   

 Number of parks 1 undercover + 1 visitor 2 undercover (garage) + 2 in 

driveway. 

 Driveway width Qualitative Provisions Only 6.0 m 

 Garage door width 6.0 m or maximum of 50% of 

allotment frontage. 

4.8 m 

 Access gradient 1 : 5 2.2%  (1 : 45 grade) 

Affected Trees   

 Significant Nil None affected 

 Regulated  Nil None affected 

Street Infrastructure   

 Crossover Not Stated Existing. 
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 SEP Not Stated None affected 

 Trees Not Stated None affected 

Flooding   

 Qualitative Provisions Only Not within a recognized 

flood affected area. 

 

12. ASSESSMENT 

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

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

Development Plan, Consolidated 4 April 2019. This is on the basis that residential 

development of this nature is a contemplated form of development by the Development Plan. 

 

Assessment 

 

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

Salisbury Development Plan and is described below under headings. 

 

An extract of the relevant Development Plan, Consolidated 4 April 2019, is contained in 

Attachment 4.  

 

Land Use and Built Form 
 

Principle of Development Control (PDC) 1 of the Residential Zone states that: 
 

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

dwelling (my emphasis added by underlining) 

 
 

The Desired Character of the Residential Zone further provides: 

 

Para. 2: 
A full range of dwelling types on a variety of allotment sizes will be provided, including 

affordable housing, special needs housing and housing for the aged in appropriate locations. 

Housing form will be diverse and cater for different household sizes, life cycle stages and 

housing preferences and will be cost-effective, energy efficient and will make efficient use of 

available sites. 

 

Para 8: 
Development will be of a form and scale compatible with adjoining residential development. As 

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

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

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

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

 

From a land use perspective, the proposal is considered to be entirely appropriate for the 

Residential Zone. It is further noted that the Zone anticipates a diverse range of housing on a 

variety of allotment sizes and acknowledges that development will not be restricted to single 

storey in that it envisages an increase in the number of dwellings of two or more stories. 
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From a ‘first principle’ basis, the proposed development is consistent with the land uses 

envisaged by the Residential Zone.  

 

Whilst there are no other examples in the locality of two storey development, the form is 

considered to be reasonably anticipated by the Zone. Provided other qualitative and 

quantitative provisions of the Development Plan are satisfactorily addressed to a degree that 

proposal can suitably integrate with surrounding development, a supportive recommendation 

should likely be anticipated.  

 

Setbacks and Siting 

 

Principle of Development Control 23 of the General Design and Appearance provisions 

states: 

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

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

following table: 

 
 

The proposed front setbacks match with, but (due to layout of the allotments) do not align 

with the existing dwellings within the Community scheme. Prevailing setbacks within the 

community area are consistently in the order of 4 – 5 metres, matching the proposed 

dwelling’s front setback. 

 

Principles of Development Control 16 and 17 of the General Residential Development 

provisions seek in respect of side setbacks, that: 

 
PDC 16: Dwellings should be set back from allotment or site boundaries to:  

(a) contribute to the desired character of the area 

(b) provide adequate visual privacy by separating habitable rooms from pedestrian 

and vehicle movement. 

 

PDC 17: Dwelling setbacks from side and rear boundaries should be progressively increased 

as the height of the building increases to: 

(a) minimise the visual impact of buildings from adjoining properties 

(b) minimise the overshadowing of adjoining properties. 

 

The proposed dwelling provides adequate setbacks at ground level to the northern and eastern 

boundaries with the upper level walls remaining consistent with the ground level walls.  
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The garage boundary wall (2.74 metres height) is constructed on the southern boundary for a 

length of 7.3 metres and the ground level alfresco area extends to within 0.8 metres for the 

western boundary. The upper storey walls step back 6.0 metres from the southern boundary, 

increasing solar access (to the back yard area particularly of the adjoining allotments), and the 

western upper storey wall is set back 2.0 metres further from the western boundary. 

 

The proposed setbacks are considered to be generally consistent with setback standards 

established within the locality, wherein many dwellings and their ancillary structures such as 

carports, garages and outdoor areas extend up-to the site boundaries. 

 

The unique configuration of the land makes it difficult to demonstrate consistency with the 

other dwellings in the locality, however considered generally, the separation distances from 

boundaries and the proportion of open space provided between buildings is considered to be 

relatively consistent with the character of the locality. 

 

Design and Appearance 

 

There are a number of relevant provisions within the General section Design and Appearance 

and Residential Development sections. The following provisions are considered to be 

particularly relevant. 

 

General Design and Appearance provisions provide: 

 
Objective 1: Development of a high architectural standard that responds to and reinforces 

positive aspects of the local environment and built form. 

 

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

uninterrupted walling facing areas exposed to public view. 

 

PDC 3: Buildings should be designed to reduce their visual bulk and provide visual interest 

through design elements such as: 

(a) articulation 

(b) colour and detailing 

(c) design and placing of windows 

(d) variations to facades 

 

PDC 12: Buildings (other than ancillary buildings or group dwellings) should be designed 

so that their main façade faces the primary street frontage of the land on which they are 

situated. 

 

Residential Zone provisions provide: 

 
PDC 7: Where a dwelling has direct frontage to a street the dwelling should be designed to 

provide surveillance and address the street. 

 

PDC 8: Entries to dwellings should be clearly visible from the streets that they front to 

enable visitors to identify a specific dwelling easily. 
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PDC 9: The design of residential flat buildings should: 

(a) define individual dwellings in the external appearance of the building 

(b) provide transitional space around the entry 

(c) ensure building entrances provide shelter, are visible and easily identifiable 

from the street. 

 

The proposed dwelling will introduce an increased scale of development in the form of a two 

storey dwelling that does not currently exist within the locality. However the design and 

appearance of the building including external materials, and finishes and the context of the 

site are considered to closely accord all other character features other than building height. 

 

The dwelling exhibits variation in rooflines, defining single and second storey elements and 

reducing overall bulk of the building by ‘stepping back’ upper storey walls relative to the 

southern and western boundaries. 

 

The dwelling appropriately addresses the ‘frontage’ to the common driveway and provides an 

easily interpretable point of access and visible front door that is visible to the common 

driveway emphasised by the front porch. 

 

It is noted that concerns were raised by representors in relation to the visibility of the structure 

and their perceived loss of views towards the adjoining reserves. The two storey element is 

generally well set off the boundaries and located relatively central on the subject land. While 

the outlook from neighbouring properties will change with a two storey building, the extent of 

impact is considered to be acceptable on the basis that residential development on the land is 

anticipated and dwellings of more than one storey are reasonably anticipated within the 

Residential Zone.  

 

In summary, it is considered that the design and appearance of the building incorporates 

positive design elements encouraged by the Development Plan and overall, the design and 

appearance is compatible with existing development within the locality.  

 

Visual Privacy 

 

The Development Plan General Residential Development, Principle of Development 

Control 29 states that: 

 
PDC 29 Upper level windows, balconies, terraces and decks should have a sill height of not 

less than 1.7 metres or be permanently screened to a height of not less than 1.7 

metres above finished floor level to avoid overlooking into habitable room windows 

or onto the useable private open spaces of other dwellings. 

 

All side and rear upper level windows not facing the reserve are generally provided with sill 

heights of 1.7 metres above upper floor level or propose obscured glazing of hopper style 

windows which provide limited opening capability and visibility from rooms to nearby 

adjoining land. The windows to the upper storey that face towards the reserve have low 

window sills and clear glass to maximise views towards the reserve. While there is some 

viewing onto the adjoining sites to the immediate east and west, the angle of view is limited to 

area generally fenced with tubular fencing that is highly visible from the reserve. 
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Furthermore the existing dwelling immediately east of the proposed development is 

substantially ‘built to the boundary’ and will not readily enable overlooking from the upper 

storey into the private open space area of that dwelling. 

 

Visual privacy is considered to adequately satisfy the relevant provision of the Development 

Plan in this regard. 

 

Private Open Space 

 

General Residential Development Principle of Development Control 24 states that: 

 
PDC 24 Dwellings, particularly those with ground-level habitable rooms should include 

private open space that conforms to the requirements identified in the following 

table: 

 

 
 

The dwelling is served by areas of private open space directly accessible from the open plan 

living / dining area of the dwelling and includes the covered alfresco area at the rear ground-

level of the dwelling. 

 

The total available area for private open space substantially exceeds the prescribed area 

(80m²) with in excess of 170m² available. 

 

The concealed small yard section in the south-west of the site is substantially enclosed by the 

rear wall of the garage and portion of the south wall of the dwelling where it will be ancillary 

to the alfresco area where it will contribute to the sheltered private open space for occupants, 

entertaining, storage or passive recreation. 

 

The availability of private open space is therefore considered acceptable. 

 

Car Parking and Access 

 

Under the Council-wide Residential Development module, Principle of Development Control 

36 states that: 
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PDC 36 The number of driveway crossovers should be minimised and appropriately 

separated to optimise the provision of on-street visitor parking and preserve and 

enhance street character including opportunities for landscaping, tree planting and 

fences. 

 

Council-wide Transportation and Access module, Principles of Development Control 32 and 

35 further state that: 

 
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 unless an agreement is reached 

between the Council and the applicant for a reduced number of parking spaces 

where one of the following applies: 

(a) a financial contribution is paid into the Council Car Parking Funds specified by 

the Council, in accordance with the gazetted rate per car park associated with 

the ‘Car Parking Fund Areas’ … 

(b) it can be demonstrated that fewer car parks would be required to meet the car 

parking needs associated with the development.  

 

PDC 35 Vehicle parking areas should be designed to reduce opportunities for crime by: 

(a) maximising the potential for passive surveillance by ensuring they can be 

overlooked from nearby buildings and roads.  

 

Table Sal/2 – Off Street Vehicle Parking Requirements states the number of required car 

parking spaces for dwelling as follows: 

 
 2 spaces per dwelling, one of which is to be covered. 

 

The proposed dwelling is serviced by a double garage and provides sufficient area within the 

driveway for two additional visitor parking spaces, and therefore satisfies the quantitative 

requirement outlined above. 

 

The driveway is accessed via the common property. There is manoeuvring capability for 

vehicles onsite between the porch and side property boundary, allowing for vehicles to enter 

and leave the site in a forward direction. 

 

Fencing and Landscaping 

 

Principle of Development Control 1 of the General Section, Landscaping, Fences and Walls 

provisions states that: 

 
PDC 1 Development should incorporate open space and landscaping and minimise hard 

paved surfaces in order to: 

(a) complement built form and reduce the visual impact of larger buildings (e.g. 

taller and broader plantings against taller and bulkier building components) 

(b) enhance the appearance of road frontages 

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

(d) minimise maintenance and watering requirements 

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

(f) maximise shade and shelter 

(g) assist in climate control within and around buildings 

(h) minimise heat absorption and reflection 



ITEM 8.1.1   

Page 27 City of Salisbury 

Council Assessment Panel Agenda - 28 April 2021 

 I
te

m
 8

.1
.1

  

(i) maintain privacy 

(j) maximise stormwater re-use 

(k) complement existing vegetation, including native vegetation 

(l) contribute to the viability of ecosystems and species 

(m) promote water and biodiversity conservation. 

 

Landscaping will include small shrubs and a mulched garden bed along the driveway. 

Substantial paving is to be incorporated for the periphery of the dwelling and more 

substantially to the front yard /porch area of the dwelling with the remaining area of the 

allotment, of some 148m² being predominantly planted with drought tolerant lawn. 

 

Fences are not proposed in the development application, noting that perimeter fencing is 

established.  A minor retaining wall to 0.5 metres will be required in order to provide a flat 

level site particularly to the north-western corner of the land where it gently falls away.  

 

Whilst not being substantial, the extent of landscaping will enhance the appearance of the 

development and complement the setting of the adjoining dwellings.  

 

The proposed development is considered to generally comply with the Development Plan in 

this regard. 

 

Overshadowing 

 

Under the Council-wide Residential Development module, Principles of Development 

Control 11 and 12 state that: 

 
PDC 11 Development should ensure that north-facing windows to habitable rooms of existing 

dwelling(s) on the same allotment, and on adjacent allotments, receive at least 3 

hours of direct sunlight over a portion of their surface between 9 am and 5 pm on the 

21 June. 

 

PDC 12 Development should ensure that ground-level open space of existing buildings 

receives direct sunlight for a minimum of two hours between 9 am and 3 pm on 21 

June to at least the smaller of the following: 

(a) half of the existing ground-level open space 

(b) 35 square metres of the existing ground-level open space (with at least one of 

the area’s dimensions measuring 2.5 metres). 

 

Development should not increase the overshadowed area by more than 20 per cent in 

cases where overshadowing already exceeds these requirements.  

 

Shadow diagrams have been prepared which shows that the adjacent dwelling to the west will 

have a portion of their private open space shaded between 9am and 12 noon and the rear yard 

of the adjacent dwelling to the south will be in shade at 3pm at the Winter Solstice.  North 

facing windows to the adjacent dwelling to the south are shaded by an existing verandah.   

 

The shadow diagrams show that 50% of the main area of private open space for adjacent 

dwellings will receive direct sunlight for at least 2 hours between 9am and 3pm at the Winter 

Solstice.   

 

Therefore, the development satisfies Principles of Development Control 11 and 12 above. 
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13. CONCLUSION 

The applicant seeks approval for the construction of a two (2) storey dwelling on the subject 

land. 

 

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

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

a) The proposal represents an appropriate development / land use within the Residential 

Zone; 

b) Building height and bulk characteristics of the two storey dwelling are a departure 

from the established character of the locality, however the Residential Zone 

contemplates dwellings of a two storey nature;  

c) Privacy of adjoining dwellings will be achieved by provision of high level windows 

and fixed / restricted opening obscured glazing to habitable rooms; 

d) The materiality, finishes and detailing of the building is generally consistent with 

dwellings within the locality; 

e) The dwelling is provided with a sufficient area of private open space at ground level;  

f) Adequate on-site car parking and vehicular access will be provided; 

g) Stormwater management methods are acceptable; 

h) Retaining walls and fence line plinths are considered reasonable and will not 

detrimentally impact adjoining allotments;  

i) Overshadowing to adjoining properties is acceptable. 

 

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

conditions. 

 

14. STAFF RECOMMENDATION 

That the Development Assessment Panel resolve that: 

 

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

Salisbury Development Plan – Consolidated 4 April 2019. 

 

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

GRANTED to application number 361/2556/2020/2A for Two Storey Dwelling 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: 

 

Document / 

Drawing No. 

Plan Type / Detail Date (Revision) Prepared By 

20ADL-0592 Planning Statement 14/12/2020 URPS 

19439-WD01 General Notes 08/02/2021 (03) Rivergum Homes 

19439-WD02 Site Plan 08/02/2021 (03) Rivergum Homes 

19439-WD03 Floor Plan GF 08/02/2021 (03) Rivergum Homes 
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19439-WD04 Floor Plan FF 08/02/2021 (03) Rivergum Homes 

19439-WD05 Elevations 08/02/2021 (03) Rivergum Homes 

19439-WD06 Elevations 08/02/2021 (03) Rivergum Homes 

19439-WD15 Section 08/02/2021 (03) Rivergum Homes 

19439-WD16 Timber Framing 08/02/2021 (03) Rivergum Homes 

151437 Site Layout Plan Oct. 20 Intrax Housing 

151437 Site Layout Details - 

Sheet 1 

Oct. 20 Intrax Housing 

19439 Selected Items 

(schedule) 

12/02/2021 Rivergum Homes 

 

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

plans. 

 

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

covers in accordance with the Approved Landscaping details, prepared by Rivergum 

Homes.  All landscaping shall be maintained (including the replacement of diseased or 

dying plants and the removal of weeds and pest plants) to the reasonable satisfaction 

of Council.  All landscaping shall be completed prior to the occupation of the 

dwelling. 

 

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

environmental amenity of the locality. 

 

3. All driveways and manoeuvring areas and hardstand areas as shown on the Approved 

Site Layout Plan, prepared by Intrax Housing for Rivergum Homes, shall be 

constructed with brick paving, to a standard appropriate for the intended traffic 

volumes and vehicle types.  Driveways and car parking areas shall be established prior 

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

 

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

maintains and enhances the amenity of the locality.  

 

4. A new invert, crossover and driveway shall be constructed, prior to occupation of the 

new dwelling, in accordance with the Approved Site Plan, and Council’s Vehicle 

Crossover (Single Width) Standard Detail, Drawing SD-12 and 13. 

 

Reason:   To ensure the new dwelling is served by an accessible driveway and 

crossover. 

 

5. Apart from the northern elevation where windows are designed overlook the reserve, 

all side and rear windows fixed to the upper storey walls of the building shall have a 

sill height of at least 1.7m above finished floor level or where the sill height is less 

than 1.7m above finished floor level, the window shall be fixed, or hopper type 

bottom-opening windows unable to be opened more than 125mm and provided with 

translucent glass or film up to a height of 1.7m above finished floor level.  The above-

mentioned window treatments shall be established prior to occupation of the dwelling 

and shall be maintained to the reasonable satisfaction of Council. 
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Note:       Other forms of privacy screening may be a suitable alternative to the above 

such as fixed external   screens, so long as it can be demonstrated to Council 

that the alternative screening solution will prevent overlooking.  Should you 

wish to use an alternative screening method, you must lodge a Development 

Application with Council to vary the above condition. 

 

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

 

Advice Notes 

 

With regards to all proposed boundary fencing and boundary retaining walls, the 

applicant is reminded to appropriately consult with adjoining property owners and 

follow due process pursuant to the Fences Act 1975. 

 

CO-ORDINATION 

Officer:   GMCiD AM     

Date: 15.04.21 13.04.21     

 

ATTACHMENTS 

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

1. Proposal Plans and Supporting Information  

2. Notice of Category 2 Development and Copy of Representations  

3. Applicant Response to Representations  

4. Extract of Relevant Development Plan Provisions (Consolidated 4 April 2019)   
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ITEM 8.2.1 

COUNCIL ASSESSMENT PANEL   

DATE 28 April 2021  

HEADING Policy for the Asessment Panel Review of Decisions of the 

Assessment Manager 

AUTHOR Chris Zafiropoulos, Assessment Manager, City Development  
 

CITY PLAN LINKS 4.4 We plan effectively to address community needs and identify 

new opportunities 

 

SUMMARY This report provides the Panel information in relation to the policy 

for reviewing a decision of the Assessment Manager under the 

Planning, Development and Infrastructure Act 2016. This further 

information is in response to discussion at recent Panel meetings 

regarding the options for the Panel in relation to the conduct of a 

review of a decision of the Assessment Manager. 
 

RECOMMENDATION 

1. That the information be noted and the report be received. 

 Or 

2. The Council Assessment Panel resolves to amend the Policy for the review of a decision 

of the Assessment Manager to: 

a. Include a new clause 3(d) to read “An applicant may provide a written submission 

in support of his or her application for review”. 

b. Amend clause 10 to read “Except where provided in clause 3(d), the Panel will 

not receive submissions or addresses from any party”. 

 

ATTACHMENTS 

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

1. Policy for the review of a decision of the Assessment Manager   

1. BACKGROUND 

1.1 The Panel considered two policy templates produced by the LGA for review of 

decisions of the Assessment Manager and at its meeting in December 2020 

resolved to adopt the simplified policy template subject to the inclusion of a clause 

that excludes the public and staff involved in the prescribed matter from attending 

during the deliberation of the matter.  

1.2 This report provides information in relation to additional matters considered by 

the Marion and the Norwood, Payneham and St Peters Panels on their policies. 
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2. REPORT 

2.1 The Marion Panel adopted the simplified policy and added a clause that allows an 

applicant to provide additional information to support their application for review. 

The additional clause reads: 

An applicant may provide a written submission in support of his or her 

application for review. 

2.2 If the Panel wished to adopt a similar policy position, it may add the additional 

clause as a new clause 3(d). In addition, clause 10 should be amended to include 

at the start …Except where provided in clause 3(d),… 

2.3 The Norwood, Payneham and St Peters Panel adopted the simplified policy but 

have not included a clause that allows the submissions of additional information. 

That Panel has added a clause that provides it will hold its deliberations in 

camera, similar to that adopted by the Salisbury Panel.  

2.4 The policy Adopted by the Salisbury Panel is provided in Attachment 1.  

3. CONCLUSION / PROPOSAL 

3.1 The Panel considers the information in relation to the Policy for the review of a 

decision of the Assessment Manager. 

 

CO-ORDINATION 

Officer:   AM      

Date: 13.04.21      
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