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 AGENDA 

FOR COUNCIL ASSESSMENT PANEL MEETING TO BE HELD ON 

26 APRIL 2023 AT 6.30 PM 

IN 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 

Assessment Manager, Mr C Zafiropoulos 
General Manager, City Development, Ms M English   

Team Leader Planning, Mr C Carrey 

Development Officer Planning, Mr S Ondeyo 

 

 

APOLOGIES  

LEAVE OF ABSENCE  

ADOPTED MINUTES FROM PREVIOUS MEETING 

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

2023.  

DECLARATIONS OF CONFLICTS OF INTEREST  
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REPORTS 

Development Applications 

 

8.1.1 22031936 ............................................................................................................... 17 

 11 & 13 Goodall Road, Para Hills SA 5096 

Three (3) Two Storey Detached Dwellings in a Terrace Arrangement and Four (4) 

Group Dwellings with associated Landscaping, Common Driveway, Retaining 

Walls and Fencing Over 2.1m  

 

8.1.2 23006923 ............................................................................................................. 189 

 

20 Hissar Avenue, Salisbury North SA 5108 

Lot 82 Hissar Avenue, Salisbury North SA 5108 

Lot 322 Holstein Drive, Salisbury North SA 5108 

Lot 279 Holstein Drive, Salisbury North SA 5108 

Boundary realignment of Reserve and Creation of Twenty-Nine (29) Torrens Title 

Allotments for Residential Purposes, Public Road, Reserve Strip, retaining walls 

and fencing with combined height greater than 2.1m. 

 

8.1.3 22038410 ............................................................................................................. 275 

 

20 Hissar Avenue, Salisbury North SA 5108 

Lot 82 Hissar Avenue, Salisbury North SA 5108 

Lot 279 Holstein Drive, Salisbury North SA 5108 

Lot 322 Holstein Drive, Salisbury North SA 5108 

Proposed Allotments 8-35 in Land Division 22036925 /361/D565/22 

Twenty-Eight (28) Single Storey Dwellings and Removal of Three (3) Significant 

and Sixteen (16) Regulated Trees, and Retention of Two (2) Significant and Ten 

(10) Regulated Trees 

 

8.1.4 22038407 ............................................................................................................. 485  

 

20 Hissar Avenue, Salisbury North SA 5108 

Lot 82 Hissar Avenue, Salisbury North SA 5108 

Lot 322 Holstein Drive, Salisbury North SA 5108 

Lot 279 Holstein Drive, Salisbury North SA 5108 

(Proposed Allotments 1 - 7 in Land Division 22036926 - 361/C566/22) 

Seven (7) Single Storey Dwellings and Private Driveway 
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OTHER BUSINESS 

 

8.2.1 Status of Current Appeal Matters and Deferred Items ........................................ 573 

8.2.2 Assessment Manager Quarterly Report - January to March 2023 ...................... 575  

8.2.3 Policy Issues 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 LITTLE PARA 

CONFERENCE ROOMS, SALISBURY COMMUNITY HUB, 34 CHURCH STREET, 

SALISBURY ON 

28 MARCH 2023 

 

MEMBERS PRESENT 

Mr T Mosel (Presiding Member) 

Mr R Bateup 

Ms C Gill 

Mr B Brug 

Mr M Atkinson  

 

 

STAFF 

General Manager, City Development, Ms M English 

Team Leader Planning, Mr C Carrey 

Development Officer Planning, Ms K Thrussell 

Administration Officer Development Services, Mr A Kalms 

 

The meeting commenced at 6:30pm 

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

 

APOLOGIES  

Apologies were received from  

 

Assessment Manager, Mr C Zafiropoulos  

LEAVE OF ABSENCE  

ADOPTED MINUTES FROM PREVIOUS MEETING 

 The Minutes of the Council Assessment Panel Meeting held on 28 February 2023, be 

taken as read and confirmed. 
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DECLARATIONS OF CONFLICTS OF INTEREST  

 

Mr B Brug declared a conflict of interest, being an Elected Member on Council in relation to Item 

8.1.1 - development application 22040408 at 15-21 Brown Terrace and 23 Brown Terrace, 

Salisbury SA 5108 for Rossdale Homes.   

 

He advised that he would leave the meeting when the Item is being considered by the Panel. 

 

Mr B Brug declared a conflict of interest, being an Elected Member on Council in relation to Item 

8.1.2 – development application 23005553 at 23-29 Amsterdam Crescent, Salisbury Downs SA 

5108, Lot 56 Amsterdam Crescent, Salisbury Downs SA 5108 for John Bested & Associated Pty 

Ltd.  

 

He advised that he would leave the meeting when the Item is being considered by the Panel. 

 

Mr B Brug left at: 6:36pm and did not return 

 

Ms M English, General Manager City Development, declared a conflict of interest in relation to 

Item 8.1.1 and advised that she would leave the meeting when the Item 8.1.1 is being considered by 

the Panel. 

 

Ms M English left at: 6:36pm 

REPORTS 

Development Applications 

8.1.1 22040408 
 

 Health Hub comprising community and indoor recreation facilities and consulting 

rooms with associated car parking and landscaping and the removal of five regulated 

trees at 15-21 Brown Terrace and 23 Brown Terrace, Salisbury SA 5108 for Rossdale 

Homes 
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REPRESENTORS 

There were no representations received for this application 

APPLICANT 

The applicant was present but was not requested to respond to questions from the 

Panel. 

14. STAFF RECOMMENDATION 

Mr R Bateup moved and the Council Assessment Panel resolved that: 

 

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

Planning and Design Code. 

 

B. Pursuant to Section 102 of the Planning, Development and Infrastructure Act 

2016, Planning Consent is GRANTED to Development Application 22040408 

for Health Hub comprising community and indoor recreation facilities and 

consulting rooms with associated car parking and landscaping and the removal 

of five regulated trees at 15-21 and 23 Brown Terrace, Salisbury, in accordance 

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

following Reserved Matters and Conditions. 

 

Reserved Matters: 

 

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

the Team Leader Planning, as delegate of the Council Assessment Panel, as 

Reserved Matters under Section 102(5) of the Planning, Development and 

Infrastructure Act 2016: 

 

1. A revised civil design whereby roof stormwater is discharged 

unrestricted to the downstream receiving stormwater system within 

Brown Terrace.  Stormwater generated by pavement areas is to be 

discharged through overland flows un-detained to Brown Terrace via 

safe overland flow routes. 

 

2. A revised Arboricultural Report prepared by a suitably qualified arborist 

that addresses the following: 

• The accuracy of encroachments into the TPZ of existing trees; 

• The accurate identification of tree species; 

• Consideration of the location of services, drainage infrastructure and 

the provision of irrigation; 

• Details of crown management, including pruning that is required 

allow construction of the building and carpark. 

 

Development Plan Consent Conditions 

1. The proposal shall be developed in accordance with the details submitted 

with the application and the following Council stamped approved plans 

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

No. 

Plan Type Date Prepared 

By 

 Response to Request for 

Information 

16 February 2023 Thomson 

Planning 

MLM/23-

0009 

Traffic Assessment 7 February 2023 MFY 

 Planning Report 29 November 2022 Thomson 

Planning 

Sheet 1 of 6 Site Plan 14 February 2023 Goostry 

Smith 

Design 

Sheet 2 of 6 Floor Plan 14 February 2023 Goostry 

Smith 

Design 

 

Sheet 3 of 6 

 

Elevations 

 

14 February 2023 

 

Goostry 

Smith 

Design 

Sheet 4 of 6 Perspective Views 14 February 2023 Goostry 

Smith 

Design 

Sheet 5 of 6 Roof Plan 14 February 2023 Goostry 

Smith 

Design 

Sheet 6 of 6 Landscaping Plan 14 February 2023 Goostry 

Smith 

Design 

 Arboricultural Impact 

Assessment and Tree 

Protection Plan Revision B 

3 March 2023 Tertiary 

Tree 

Consulting 

 Waste Management Plan 

Revision B 

17 November 2022 Colby 

Phillips 

 

2022-001 

 

Storm Water Management 

Plan 

 

November 2022 

 

Struktura 

 

 The approved documents referred to above may be subject to minor 

variation, pursuant to Regulation 65 of the Planning, Development 

and Infrastructure (General) Regulations 2017. 

 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 inclusive 

constitute approved documents and form part of this Consent. 
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2. The external surfaces of the building shall: 

• be of new non-reflective materials; and 

• be finished in natural tones; and 

• be maintained in good condition at all times. 

3. All driveways, parking and manoeuvring areas will be formed, surfaced 

with concrete, bitumen or paving, and be properly drained prior to 

occupation and shall be maintained in reasonable condition at all times 

to the satisfaction of Council. 

4. All car parking areas shall be marked in a distinctive fashion to delineate 

the parking spaces, prior to the occupation of the development. 

5. The proposed car parking layout and access areas and vehicle head 

clearances shall conform to Australian Standard AS 2890.1:2004- Off-

street Car parking and Australian Standard 2890.6:2009 - Off-Street 

Parking for People with Disabilities. 

6. Driveway, car parking spaces, manoeuvring areas and landscaping areas 

shall not be used for storage or display of materials or goods. 

7. All landscaping shall be planted in accordance with the Landscape Plan 

prepared by Goostry Smith Design dated 14 February 2023 prior to the 

occupation of the development. Any person(s) who have the benefit of 

this approval will cultivate, tend and nurture the landscaping and shall 

replace any plants which may become diseased or die. 

8. The operating hours of the development approved herein shall be 

between 7.00am and 6.00pm Monday to Saturday. 

9. All loading and unloading of vehicles and manoeuvring of vehicles in 

connection with the approved land use shall be carried out entirely 

within the site at all times  

10. All waste and rubbish from the activity shall be contained and stored 

pending removal in covered containers which shall be kept in an area 

screened from public view. 

11. Deliveries and waste collection shall take place between the hours of 

6.30am and 9.00pm Monday to Friday and between 8.00am and 6.00pm 

Saturday and Sunday. 

12. External lighting shall be restricted to that necessary for security 

purposes only and be designed, directed and shielded in accordance with 

AS 4282-1997 Control of the obtrusive effects of outdoor lighting so as 

to cause no adverse light overspill nuisance to nearby properties. 

13. Replacement trees must be planted within 12 months of completion of 

the development at the following rates: 
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The replacement trees cannot be within a species specified under 

regulation 3F(4)(b) of the Planning, Development and Infrastructure 

(General) Regulations 2017 and cannot be planted within 10 metres of 

an existing dwelling or in-ground swimming pool. 

• If the development relates to a regulated tree – 2 trees to replace a 

regulated tree; or 

• If the development relates to a significant tree – 3 trees to replace a 

significant tree. 

14. The existing tree(s) on site indicated as being retained, as shown on the 

Approved Site Plan, prepared by Goostry Smith Design dated 14 

February 2023, shall be retained and protected at all times in accordance 

with the arborist report prepared by Tertiary Tree Consulting and dated 3 

March 2023, to the reasonable satisfaction of Council.   

15. The advertisements and advertising structures shall be maintained in 

good repair at all times. 

16. Except where otherwise approved, outside lighting shall be restricted to 

that necessary for security purposes only and shall be directed and 

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

distraction to drivers on adjacent public roads.  All lighting shall be in 

accordance with Australian Standard 4282 – 1997 ‘Control of the 

obtrusive effects of outdoor lighting’. 

17. Noise measured at the nearest residential property boundary shall 

comply with the Environment Protection (Noise) Policy 2007 at all 

times. 

Advice Notes 

 

Rights of Appeal 

The applicant has a right of appeal against the conditions which have been imposed on 

this Planning Consent. Such an appeal must be lodged at the Environment, Resources 

and Development Court within two months from the day of receiving this notice or 

such longer time as the Court may allow. The applicant is asked to contact the Court if 

wishing to appeal. The Court is located in the Sir Samuel Way Building, Victoria 

Square, Adelaide, (telephone number 8204 0289). 

 

Building Rules Consent and Approval Still Required  

Building Consent and Development Approval must be obtained within 24 months from 

the date of this Notification, unless this period has been extended by the Council. Work 

cannot commence until a Development Approval is obtained. 

 

Commencement 

The development shall be lawfully commenced by substantial work on the site of the 

development within 2 years from the date of Development Approval. If substantial 

work on the site has occurred within 2 years, the development shall be substantially or 

fully completed within 3 years from the date of Development Approval. 
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Advice regarding Council land 

This Development Approval does not constitute land owner’s approval. The following 

applies to any works on Council land: 

 

1. Any person making alteration to Council land including erecting or installing a 

structure (pipes, wires, cables, fixtures, fittings), storing building materials, 

erecting temporary fencing, altering the kerb, gutter, footpath or crossover etc. 

in, on, under or over Council land, is subject to a permit from Council pursuant 

to Section 221 of the Local Government Act 1999. 

2. Service infrastructure should be located as far as practicable away from street 

trees, in order to protect the root zone and to prevent future damage to the 

infrastructure from roof expansion. 

3. Residents and businesses are encouraged to develop and maintain the verge area 

between their property boundary and the kerb. However, some types of 

development such as irrigation, tree planting and landscaping may be restricted 

in some areas and therefore permission should be first sought from Council 

before commencing any works; 

 

4. It is the developer’s/owner’s responsibility to ensure that damage does not occur 

to verge infrastructure during construction. Council regularly inspects the 

condition of verge infrastructure during construction and where damage is 

observed, Council may recover the costs from the owner for reinstatement of 

any damage to the footpath, kerb or gutter and may also impose a substantial 

penalty for any wilful damage. 

 

Siting of Building Work 

It is your responsibility to ensure that any building work is correctly sited with respect 

to the property boundaries of the site and it is strongly recommended that a boundary 

survey be undertaken before any work commences to ensure the building work is 

accommodated within the designated footprint and achieves the designated boundary 

setbacks. 

  

Plans Available Onsite 

The Council approved plans should be available on site at all times while performing 

the building work. 

  

Fences Act 

You will need to obtain your permission from your neighbour should you wish to 

access their property to carry out construction work adjacent the boundary or if you 

wish to erect common boundary fencing or boundary retaining walls, pursuant to the 

Fences Act 1975. To find out more, please visit: 

https://lsc.sa.gov.au/resources/fencesandthelawbooklet.pdf 

 

Building Work Affecting Other Land 

Pursuant to Section 139 of the Planning, Development and Infrastructure Act 2016, a 

person undertaking activity that affects stability of land or premises must serve notice 

in the prescribed form to the owner of the affected site. For the purposes of Section 

139, work of the following nature is prescribed as building work which is to be treated 

for the purposes of that section as building work that affects the stability of other land 
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or premises, namely: 

 

• An excavation which intersects a notational plane extending downwards at a 

slope of 1 vertical to 21 horizontal from a point 600mm below natural ground 

level at a boundary with an adjoining site; 

• An excavation which intersects any notional plane extending downwards at a 

slope of 1 vertical to 2 horizontal from a point at natural ground level at any 

boundary between 2 sites (not being a boundary with the site of the excavation), 

where the boundary is within a distance equal to twice the depth of the 

excavation; 

• Any fill which is within 600mm of an adjoining site, other than where the fill is 

not greater than 200mm in depth (or height) and is for landscaping, gardening or 

other similar purposes. 

 

To find out more, please visit: 

https://lawhandbook.sa.gov.au/ch28s02s06s03.php  

  

Construction Noise 

The applicant is reminded that demolition and construction is required to be carried out 

so that it complies with the mandatory construction noise provisions of Part 6, Division 

1 of the Environment Protection (Noise) Policy 2007 and the provisions of the Local 

Nuisance and Litter Control Act 2016. Under the Local Nuisance and Litter Control 

Act 2016, construction noise is declared to constitute a local nuisance as follows: 

 

The noise has travelled from the location of the construction activity to neighbouring 

premises – 

 

• On any Sunday or public holiday; 

• After 7pm or before 7am on any other day. 

 

EPA and Local Nuisance Matters 

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. 

  

In addition, the applicant is responsible for ensuring the development (including 

demolition, civil works and construction activities) do not cause a ‘local nuisance’ 

under the Local Nuisance and Litter Control Act 2016 

  

Accordingly, your site planning activities should consider: 

 

• providing a stabilised entry/exit point to the site for all construction and trade 

vehicles, including contained wash down area for vehicles and equipment 

• appropriately located stockpiles and storage materials  

• a suitable and designated area for brick cutting and concrete works  

• a contained area for paint and plastering waste and wash waters  

• appropriate location of noisy equipment so as to avoid unreasonable impacts to 

neighbours 
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• dust control measures such as use of a water cart and/or covering stockpiles 

 

Note: 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. 

 

Amendments 

Except where otherwise varied by this Consent, the conditions imposed are in addition 

to conditions that apply to the site from previous approvals that remain active. 

 

 

Ms M English returned at 6:41pm 

 

8.1.2 23005553 
 

 Land Division (Boundary Realignment) at 23-29 Amsterdam Crescent, Salisbury 

Downs SA 5108 

Lot 56 Amsterdam Crescent, Salisbury Downs SA 5108 for John Bested & Associated 

Pty Ltd 

 
REPRESENTORS 

There were no representations received for this application 

APPLICANT 

The Applicant was not present 

14. STAFF RECOMMENDATION 

Ms C Gill moved and the Council Assessment Panel resolved that: 

 

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

Planning and Design Code. 

 

B. Pursuant to Section 107 of the Planning, Development and Infrastructure Act 

2016, Planning Consent is GRANTED to application number 23005553 for 

Land Division (Boundary Realignment) at 23-29 and Lot 56 Amsterdam Court, 

Salisbury Downs, 5108 in accordance with the plans and details submitted with 

the application and subject to the following conditions 

 

Planning 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 

25147-DIV Amended  15/2/23 John Bested & 

Associates 

 

Advice Notes 
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Rights of Appeal 

The applicant has a right of appeal against the conditions which have been imposed on 

this Planning Consent. Such an appeal must be lodged at the Environment, Resources 

and Development Court within two months from the day of receiving this notice or 

such longer time as the Court may allow. The applicant is asked to contact the Court if 

wishing to appeal. The Court is located in the Sir Samuel Way Building, Victoria 

Square, Adelaide, (telephone number 8204 0289). 

 

Advice regarding Council land 

This Development Approval does not constitute land owner’s approval. The following 

applies to any works on Council land: 

1. Any person making alteration to Council land including erecting or installing a 

structure (pipes, wires, cables, fixtures, fittings), storing building materials, erecting 

temporary fencing, altering the kerb, gutter, footpath or crossover etc. in, on, under or 

over Council land, is subject to a permit from Council pursuant to Section 221 of the 

Local Government Act 1999. 

2. Service infrastructure should be located as far as practicable away from street trees, in 

order to protect the root zone and to prevent future damage to the infrastructure from 

roof expansion. 

3. Residents and businesses are encouraged to develop and maintain the verge area 

between their property boundary and the kerb. However, some types of development 

such as irrigation, tree planting and landscaping may be restricted in some areas and 

therefore permission should be first sought from Council before commencing any 

works; 

4. It is the developer’s/owner’s responsibility to ensure that damage does not occur to 

verge infrastructure during construction. Council regularly inspects the condition of 

verge infrastructure during construction and where damage is observed, Council may 

recover the costs from the owner for reinstatement of any damage to the footpath, kerb 

or gutter and may also impose a substantial penalty for any wilful damage. 

Fences Act 

You will need to obtain your permission from your neighbour should you wish to 

access their property to carry out construction work adjacent the boundary or if you 

wish to erect common boundary fencing or boundary retaining walls, pursuant to the 

Fences Act 1975. To find out more, please visit: 

https://lsc.sa.gov.au/resources/fencesandthelawbooklet.pdf 
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OTHER BUSINESS  

8.2.1 Status of Current Appeal Matters and Deferred Items 

 

Mr B Brug moved and the Council Assessment Panel resolved that the Panel receives the 

information. 

8.2.2 Policy Issues Arising from Consideration of Development Applications 

The Panel noted the letter from the Minister for Planning commending Council’s strategic 

planning work.  

8.2.3 Future Meetings & Agenda Items 

Next meeting scheduled for Wednesday 26 April 2023 

 

ADOPTION OF MINUTES 

Mr M Atkinson moved, and the Council Assessment Panel resolved that the Minutes of the Council 

Assessment Panel Meeting be taken and read as confirmed.  

 

The meeting closed at 6:50pm 

PRESIDING MEMBER:  Mr T Mosel 

DATE:  28 March 2023 

 (refer to email approving minutes registered in the City of 

Salisbury’s Record Management System - Document 

Number 7708280.) 
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ITEM 8.1.1 

COUNCIL ASSESSMENT PANEL   

DATE 26 April 2023 

APPLICATION NO. 22031936 

APPLICANT Zaina Stacey Development Consultants 

PROPOSAL Three (3) Two Storey Detached Dwellings in a Terrace 

Arrangement and Four (4) Group Dwellings with associated 

Landscaping, Common Driveway, Retaining Walls and Fencing 

Over 2.1m 

LOCATION 11 & 13 Goodall Road, Para Hills SA 5096 

CERTIFICATE OF CT-6079/578 & CT-5211/147 

TITLE 

AUTHOR Samuel Ondeyo, Development Officer Planning, City Development  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area General Neighbourhood Zone 

No sub-zone applies. 

Application Type Performance Assessed 

Public Notification Representations received: Six (6) 

Representations to be heard: Four (4) 

Referrals - Statutory Nil 

Referrals – Internal Development Engineering 

Planning & Design Code 

Version (at lodgement) 

2022.18 

 

Assessing Officer Samuel Ondeyo – Development Officer - Planning, City 

Development  

Recommendation Grant Planning Consent subject to Conditions and reserved 

matters 

 

2. REPORT CONTENTS 

 

This Report provides an assessment of the proposed development against the relevant 

provisions of the Planning and Design Code.  This assessment has been based on a review of 

the following plans and documents which are appended to this report: 

 

Attachment 1: Proposal Plans and Supporting Documentation 

Attachment 2: Copy of Sign Displayed on the Land and Representations 

Attachment 3: Applicant's Response to Representations 

Attachment 4: Extract of Planning and Design Code  

 

 

 



ITEM 8.1.1   

Page 18 City of Salisbury 

Council Assessment Panel Agenda - 26 April 2023 

 I
te

m
 8

.1
.1

  

3. EXECUTIVE SUMMARY 

The proposed development seeks consent for the construction of three two-storey detached 

dwellings in a terrace arrangement and four group dwellings with access via a common 

driveway. Due to the fall across the land, the proposal includes retaining walls up to 1.2 

metres in height plus 1.8 metre fencing to maintain privacy. The application underwent public 

notification due to the combined retaining wall and fencing exceeding 2.1 metres in height. 

 

The development consolidates two existing sites at 11 & 13 Goodall Rd, Para Hills, which is 

located within the General Neighbourhood Zone. 

 

Key considerations relate to; 

 

• Compatibility of the proposed development with the character of existing development 

in the locality; 

• Proposed density outcomes having regard to outcomes sought by the Zone and 

established pattern of development in the locality; 

• Design outcomes, both external to the site and internal amenity offered to future 

residents; 

• Visual impacts associated with retaining walls proposed in fill, and associated fencing; 

and 

• Adequacy of onsite car parking provision. 

 

The application was subject of a performance assessment pathway and public notification, 

with six (6) representations received.  Four (4) representors oppose the proposal, one offered 

support with concerns and one supported the proposal.  Four of the representors wish to be 

heard in support of their submission. 

 

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

the Planning and Design Code. The assessment has found that the proposed development: 

 

• Is consistent with the land uses sought by the General Neighbourhood Zone and is 

appropriate within the context of the locality; 

• On balance, the proposed site areas and density outcomes are appropriate in the context 

of the locality given the intent of the General Neighbourhood Zone to support medium 

density outcomes in appropriate locations; 

• While offering a contemporary design, and proposing two storey designs for the 

detached dwellings, the designs are considered appropriate with the emerging character 

of the area, and will present appropriately to the street and neighbouring properties, 

allowing for casual surveillance opportunities; 

• The dwellings have been appropriately sited with respect to the primary street, 

neighbouring sites and there are no overshadowing impacts.  While on-boundary 

components are proposed to external boundaries, these are single storey in nature and of 

short lengths which is seen to be appropriate;  

• The dwellings are provided with sufficient areas of private open space; 

• Adequate on-site car parking will be provided; 

• The amount of cut and fill is balanced and the height of retaining walls and fencing is 

not inappropriate within the context of this locality; and 

• Stormwater has been appropriately managed. 
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For the above reasons, it is recommended the Council Assessment Panel grants Planning 

Consent for the proposed development subject to a number of Conditions and reserved 

matters. 

4. SUBJECT SITE 

 

The subject land comprises two abutting allotments located at 11 and 13 Goodall Road, Para 

Hills.  The allotments are formally described as Lot 163 and Lot 164, in Certificate of Title 

Volume 6079 Folio 578 and Volume 5211 Folio 147 respectively. Combined, the subject land 

has a frontage of 36.58 meters to Goodall Road and a total site area of 1,858 m².   

 

The subject land is presently occupied by two neighbouring single storey detached dwellings 

with associated outbuildings and swimming pools. The existing buildings do not have any 

heritage status and are proposed to be removed to facilitate the proposed development.  

 

The subject land falls approximately 1.6 metres from the street to the rear of the allotments, 

and in particular towards the south western corner.  Side and rear boundaries are presently 

fenced, including a retaining wall along the western side boundary of 11 Goodall Road and 

eastern side boundary of 13 Goodall Road. 

 

The subject land does not contain any Significant or Regulated Trees. There are no easements, 

encumbrances or land management agreements registered on the Certificate of Titles. 

 

Site photos are provided below 

 

Photo 1. 

Looking 

towards 

the 

existing 

residential 

dwellings 

on the 

subject 

land from 

Goodall 

Road 
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Photo 2. 

Looking 

North-

West 

along 

Goodall 

Road with 

the 

subject 

site 

positioned 

Left of 

center  

 

Somerset 

Hotel to 

the right   

 

 

Photo 3. 

Suburban 

Activity 

Centre 

Zone at the 

intersection 

of Bridge 

Rd & 

Goodall Rd  
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Photo 4. 

Looking 

South-East 

along 

Goodall 

Road with 

the subject 

site 

positioned 

Right of 

center 

 

 

Photo 4. 

Group 

dwellings 

on St 

Clair 

Ave to 

the South 

West of 

the 

subject 

site 
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Photo 5. 

Goodall 

Road 

Reserve 

at the 

intersect

ion of 

Goodall 

Road 

and St 

Clair 

Ave 
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5. LOCALITY 

The locality is principally defined by visual reference. 

 

The immediate locality is generally characterised by single storey residential dwellings, of 

brick construction with tiled roofs of conventional pitched form, reflecting the original sub-

divisional layout of the neighbourhood.   

 

However, the original pattern of development in the immediate and wider locality has been 

influenced by more recent infill development outcomes including: 

 

• Hammerhead development at the adjoining site to the east (15 Goodall Road), which 

retained the established dwelling to the front of the site, and new single storey 

dwelling to the rear. 

• Multi-dwelling development at 25 St Clair Avenue, which comprises a single storey 

detached dwelling to the front of the site, and four single storey group dwellings 

serviced by communal driveway to the rear. 

• Multi-dwelling development at 3 St Clair Avenue, which comprises a single storey 

detached dwelling to the front of the site, and three single storey group dwellings 

serviced by communal driveway to the rear. 

• ‘Conventional’ one into two Torrens title developments at 46 and 52 Todd Road, and 

16 Kimba Road.  In addition, there is a vacant allotment at 20 Goodall Road, which 

has recently obtained approval for a one into two land division. 

 

Within the locality, front setbacks of dwellings are relatively uniform affording opportunities 

for front yard landscaping, however, solid front fencing is a common feature. 

 

Goodall Road slopes downhill from east to west, with dwelling floor levels generally 

reflecting the slope.   A small reserve area is located approximately 120 metres to the east of 

the subject land (Goodall Road Reserve). 

 

A key feature of the locality, is the Somerset Hotel located between Goodall Road, Kimba 

Road and Bridge Road, approximately 30 metres to the north-west of the subject land.  This is 

a substantial two-storey licensed premises comprising pub, dining and gaming areas, beer 

garden and drive through bottle shop. The Hotel is serviced by at-grade parking areas to the 

east and west of the building, with several vehicular access points including directly from 

Goodall Road.   

 

The Hotel is adjacent to the Para Hills Shopping Centre which is located to the north and 

which is surrounded by substantial at grade car parking areas, offering a variety of retail 

options, including a Drakes supermarket, McDonalds restaurant, and Anytime Fitness gym.  

The centre previously featured a retail fuel outlet, which is presently being decommissioned. 

 

The locality is serviced by various bus routes, including along Goodall Road, Kimba Road 

and Bridge Road.    

 

While outside the locality, Para Hills West Primary School is located approximately 250 

metres to the west of the subject land. 

 

A locality plan, contextual plan and panorama view are provided below.  
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Locality Plan – Aerial 

 

 
 

Legend (Source: NearMap) 

 
 

Site boundary 

 Locality boundary 

 Representor 
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Contextual Plan 

 

 
 

Legend (Source: SAPPA) 

 
 

Site boundary 
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Panorama View – Looking South 

 

 
 

Legend (Source: Nearmap) 

 

Site boundary 

 
 

6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The applicant seeks consent for the construction of three two storey detached dwellings in a 

terrace arrangement and four group dwellings with access via a common driveway. The 

proposal includes retaining walls and fencing over 2.1m. The proposal is configured to have 

the three detached dwellings located towards the front of the land, with direct frontage to 

Goodall Road.  A communal driveway is proposed to the eastern side of the land, servicing 

four group dwellings to the rear of the land. 

 

The two storey detached dwellings (Residences 1-3) each contain at ground level one 

bedroom with attached bathroom, open plan living and dining area, laundry, WC and single 

garage; while the upper level comprises two bedrooms and bathroom.   
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The detached dwellings have a front setback of 5 metres to the main wall both at the ground 

and upper level, 5.5 metres to the garage, and a ground floor portico projection setback 

around 4.4 metres. With the exception of on-boundary garage walls, ground floor side 

setbacks range from 900mm to 2.78 metres.  The garage walls of Residence 1 and 2 are 

located on internal boundaries, while Residence 3 is located on the external boundary abutting 

9 Goodall Road. Upper floor setbacks range from 2.04m to 3.09 metres or greater.  Rear 

boundary setbacks range from 3.05m to 5.5m at ground level, with the upper level setback 

6.35m to 8.8 metres. 

 

Residences 1 and 2 propose a matching finished floor levels of 42.7m, while Residence 3 is 

set down 500mm at 42.2m. Each dwelling provides one covered space (garage) and one 

visitor space within the driveway. 

 

The detached dwellings are of contemporary design, to be finished with a range of external 

materials and colours, including rendered hebel, feature rendered foam paneling which 

protrudes forward of the front wall and frames the upper level window, with tiling to the entry 

foyer and sycon axon cladding at the ground and upper level. A conventional metal pitched 

roof form with eaves is proposed, setback behind the foam panel feature surround. 

 

The group dwellings (Residences 4-7) are all single storey of contemporary design, offering 

three bedrooms, open plan kitchen and living area and single garage. Each group dwelling 

provides a visitor car parking space in front of the garage. 

 

External design comprises hebel panel walls, scyon axon cladding, and pitched colorbond 

metal roofs.  Residence 4 has two sections of wall built on the eastern (external) boundary of 

the subject land, while Residence 7 has a setback of 1 metre from the western (external 

boundary).  Internal to the site, the walls of the group dwellings abut each other.   

 

The finished floor level of each group dwelling is generally consistent at 43.2m, however, 

Residence 7 is of a split-level design with the rear of the dwelling set down at 42.82m.  The 

split-level design was introduced to reduce boundary retaining in the south-west corner of the 

site, reducing on boundary impacts to the adjoining sites to the west and south. 

 

The common driveway servicing the group dwellings is 6 metres wide by 6 metres deep at the 

front property, allowing for two vehicles to hold on the subject site (off of Goodall Road).  

The driveway handle then narrows to 3 metre width, with 700mm landscape beds on either 

side.  Two communal visitor car parking spaces are provided within the common driveway, as 

well as a reversing bay in front of Residence 7. 

 

The proposed development includes retaining walls in fill along the western (side) and 

southern (rear) boundaries, reaching a maximum height of 1.2 metres in the south-west corner 

of the land.  A 1.8metre high colorbond fence is proposed atop the retaining walls and along 

all external boundaries. 

 

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

The site is located within the General Neighbourhood Zone as depicted in the SA Property 

and Planning Atlas (SAPPA). 

 

The proposed development incorporates the following elements: 

• Detached dwellings in a terrace arrangement 

• Group dwellings 

• Retaining walls and fencing with a combined height exceeding 2.1m. 

 

These elements are neither Accepted, Deemed to Satisfy or Restricted forms of development 

in the General Neighbourhood Zone (Tables 1, 2 and 4).  On this basis, the application shall 

be assessed as “Performance Assessed” development against the relevant provisions of the 

Planning and Design Code. 

8. PUBLIC NOTIFICATION 

Table 5 of the General Neighbourhood Zone identifies land use classes of performance 

assessed development that are excluded from notification.  Table 5 indicates that retaining 

walls and fences are excluded from notification except where: 

 

a. the length of the proposed wall (or structure) exceeds 11.5m (other than where the 

proposed wall abuts an existing wall or structure of greater length on the adjoining 

allotment) 

or 

b. the height of the proposed wall (or post height) exceeds 3m measured from the top 

of footings (other than where the proposed wall (or post) abuts an existing wall or 

structure of greater height on the adjoining allotment). 

 

Given that the retaining walls and fences have a combined height exceeding 2.1 metres for a 

length exceeding 11.5m, public notification is required. 

 

Public notification commenced on 17 Mar 2023 and closed on 6 Apr 2023.  Six 

representations were received during the notification period, with four in opposition, one in 

support with concerns and one in support.  Four of the representors have requested to be heard 

by the Panel.  

 

The representors are listed below. 

 

 Representations received 

Representations received Support or Oppose Wish to be Heard 

1 Alison Barry 

17 Goodall Rd, Para Hills SA 5096 

Oppose 
Yes 

2 Trayde Meyer 

52A Todd Rd, Para Hills SA 5096 

Support 
No 

3 Ilona Reid 

18 Kimba Rd, Para Hills SA 5096 

Oppose 
Yes 

4 Sam Kitoko 

9 Goodall Rd, Para Hills SA 5096 

Oppose 
Yes 
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5&6 Subra Kuppa 

15 Goodall Rd, Para Hills SA 5096 

Support (with 

Concerns) 
Yes 

7 Nastasja Agerman 

29 Swallowtail St, Mount Barker 

SA 5251 

Oppose 

No 

A copy of the sign displayed on the land and the representations received are contained in 

Attachment 2.   

A copy of the applicant’s response to the representations is contained in Attachment 3.   

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

below. 

 

Summary of Representations 

Summary of Representations Applicant’s Response 

The density and design of development is out 

of character for this areaLack of car parking 

spaces and impact to on-street parking 

availability Insufficient private open space for 

future occupantsSide setbacks are less than 1 

metreNegative impacts on existing 

infrastructureInsufficient waste management to 

support the proposalFire and emergency access 

concernsRemoval of existing trees and 

vegetationOverlooking concern from two 

storey level 

• Proposed dwelling design is envisaged 

in the zone by the Code 

• All dwellings provide an undercover car 

parking space and a visitor parking 

space. 

• An additional two visitor parking spaces 

are provided in the common area. 

• Three on-street parking spaces are 

retained between driveways 

• Adequate private open space is provided 

for each dwelling that exceeds the 

minimum required by the Code. 

• All dwellings are to be connected to the 

existing waste water mains along 

Goodall Rd. 

• Bin storage areas are provided internally 

and an on street pickup area is 

designated and of sufficient size for all 

bins 

• All vehicles can enter and exit the group 

dwellings in a forward direction 

•  

 

 

9. REFERRALS – STATUTORY 

No statutory referrals were trigged by the proposed development. 

 

10. REFERRALS – INTERNAL 

Department Summarized Comment 

Development Engineer   The application was referred to Council’s Development 
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Engineer to review the stormwater management 

arrangements of the proposed development. Following the 

receipt of additional information, the Development Engineer 

has confirmed that the proposed stormwater management 

arrangements are acceptable. 

11. ASSESSMENT 

 

Pursuant to Section 107(2)(c) of the Planning, Development and Infrastructure Act 2016, it is 

recommended the Panel determine the proposed development is not seriously at variance with 

the Planning & Design Code, given residential development is an expected land use within 

the General Neighbourhood Zone.  

 Assessment 

 

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

Planning and Design Code and is described below under a series of headings. 

 

A Policy Extract containing the relevant provisions of the Planning and Design Code is 

contained in Attachment 4. 

Overlays 

A summary of the proposed development’s compliance with the relevant Overlays affecting 

the subject land is provided in the table below: 

Overlay 

 

Assessment 

Airport Building Heights (Regulated) - 

All structures over 15 metres 

Satisfied – the proposed development does 

not exceed 15 metres in height. 

Affordable Housing Not applicable – the proposed development 

does not constitute affordable housing. 

Building Near Airfields Satisfied – the proposed development does 

not pose a hazard to the operational and 

safety requirements of commercial and 

military airfields. 

Defence Aviation Area (All structures 

over 90 metres) 

Satisfied – the proposed development does 

not propose any building work or structures 

over 90 metres in height.  

Prescribed Wells Area Not applicable – the proposed development 

will not rely on a water supply from a 

prescribed well. 

Regulated and Significant Tree Not applicable – the proposed development 

does not include Tree Damaging Activity. 

Stormwater Management Satisfied – the proposed development 

includes appropriately designed 

rainwater/detention tanks. 

Traffic Generating Development Satisfied - the proposed development does 

not propose direct access to Bridge Road.  

Urban Tree Canopy Satisfied – the proposed development 
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includes the planting of new trees (1 per 

dwelling) which will enhance the urban tree 

canopy. 

 

Assessment 

 

Land Use, Site Areas and Density 

 

The following Desired Outcomes (DO), Performance Outcomes (PO) and corresponding 

Deemed to Satisfy / Designated Performance Features (DTS/DPF) of the General 

Neighbourhood Zone are considered key to an assessment of the proposed land use, site areas 

and density outcomes of the proposal. 

 

DO 1 Low-rise, low and medium-density housing that supports a range of needs and 

lifestyles located within easy reach of services and facilities. Employment and 

community service uses contribute to making the neighbourhood a convenient 

place to live without compromising residential amenity. 

 

PO 1.1  

Predominantly residential development 

with complementary non-residential uses 

that support an active, convenient, and 

walkable neighbourhood. 

 

DTS/DPF 1.1:  

Development comprises one or more of the 

following: 

a) Ancillary accommodation 

b) Community facility 

c) Consulting room 

d) Dwelling 

e) Educational establishment 

f) Office 

g) Place of Worship 

h) Pre-school 

i) Recreation area 

j) Residential flat building 

k) Retirement facility 

l) Shop 

m) Student accommodation 

n) Supported accommodation 

(emphasis added) 

 

PO 2.1  

Allotments/sites created for residential 

purposes are of suitable size and dimension 

to accommodate the anticipated dwelling 

form and remain compatible with the 

pattern of development in a low-rise and 

predominantly low-density neighborhood, 

with higher densities closer to public open 

space, public transport stations and 

activity centers. 

DTS/DPF 2.1 

Development will not result in more than 1 

dwelling on an existing 

allotment 

or 

Allotments/sites for residential purposes accord 

with the 

following: 

Dwelling 

Type 

Minimum 

site/allotment 

area 

Minimum 

site/allotment 

frontage 

Detached 

Dwelling 

300 sqm 

(exclusive of 

9m where not 

on a battle-
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(not in a 

terrace 

arrangement)  

any battle-

axe allotment 

‘handle’) 

axe site  

5m where on 

a battle axe 

site 

Semi-

detached 

dwelling 

300 sqm 9m 

Row 

dwellings (or 

detached 

dwellings in 

a terrace 

arrangement) 

250 sqm 7m 

(averaged) 

Group 

dwelling 

300 sqm 

(average 

including 

common 

areas) 

15m (total)  

Dwelling 

within a 

residential 

flat building 

300 sqm 

(average 

including 

common 

areas) 

15m(total) 

 

 

Detached dwellings, group dwellings and associated retaining walls and fencing are envisaged 

and expected outcomes within the General Neighbourhood Zone. In addition, the Zone 

supports the construction of one and two storey dwellings (‘low-rise’).  Accordingly, from a 

first principle perspective, the proposed land uses are seen to be appropriate. 

 

A fundamental question is whether the proposed site areas and overall density of development 

are appropriate within the Zone and within the context of this locality.  DO 1 and PO 2.1 

contemplate medium density outcomes located in appropriate locations – for example, close 

to public open space, public transport and activity centres.   
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The subject site is situated in a locality serviced by various bus routes, with easy access to a 

main road (Bridge Road), and within walking distance of the Suburban Activity Centre and 

small area of public reserve. It is considered that the subject land is appropriately located to 

support a medium density outcome as contemplated by the Zone which is also evident with 

the emerging pattern of infill development in the locality. 

 

In terms of site areas, DTS/DPF 2.1 contemplates detached dwellings in a terrace arrangement 

having a site area of 250sqm and 7m frontage, and group dwellings having an average site 

area (inclusive of common areas) of 300sqm. 

 

The proposed detached dwellings have an average site area of 229sqm and frontages in excess 

of 10 metres prescribed in DTS/DFP 2.1.  Accordingly, there is a site area departure from 

DTS/DPF 2.1 of 21 sqm per dwelling (8.4%), however the frontages exceed the ‘minimum’ 

by over 3 metres each (42.8%).  From a density perspective, the detached dwellings deliver a 

net density of 44 dwellings per hectare (dw/ha).   

 

The group dwellings have an average site area of 293.7sqm (including the common 

driveway), with individual widths of around 9m.  This represents a site area variance of 

6.3sqm (2.1%) from DTS/DPF 2.1.  This average site area represents a net density of 34 

dw/ha.   

 

When considered together (i.e. detached and group dwellings), the average site area is 

265.4sqm which returns a net density of 37 dw/ha.   

 

While the proposed development is at variance to the ‘minimum’ site areas indicated by 

DTS/DPF 2.1, the variations are not considered to be significant given the proposal delivers a 

density which is generally at the lower end of the medium density scale, as contemplated by 

PO 2.1 and DO 1. Furthermore, the proposal is considered to be consistent with the PO2.1 

that seeks …higher densities closer to public open space, public transport stations and 

activity centers.  

 

Importantly, as the detached dwellings propose a frontage in excess of 10 metres, this 

supports a streetscape outcome which is more in keeping with a typically pattern of infill 

development sought in the zone, allowing for a low-scale contemporary dwelling design, with 

reasonable setbacks to external property boundaries, particularly at the upper level, 

landscaped front yards and space between driveways.  

 

On balance, the proposed development is seen to be appropriate from the perspectives of land 

use, site areas and density, generally aligned with the overarching intent of the General 

Neighbourhood Zone and appropriate within the context of the locality.  
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Setbacks and Siting 

 

The following provisions of the General Neighbourhood Zone are considered relevant: 

 

PO 3.1  

Building footprints allow sufficient space 

around buildings to limit visual impact, 

provide an attractive outlook and access to 

light and ventilation.  

 

DTS/DPF 3.1 

The development does not result in site 

coverage exceeding 60%. 

PO 5.1  

Buildings are setback from primary 

street boundaries to contribute to the 

existing/emerging pattern of street setbacks 

in the streetscape. 

 

DTS/DPF 5.1 

The building line of a building set back from 

the primary street boundary: 

a. no more than 1m in front of the 

average setback to the building line 

of existing buildings on adjoining 

sites which face the same primary 

street (including those buildings that 

would adjoin the site if not separated 

by a public road or a vacant 

allotment) 

b. where there is only one existing 

building on adjoining sites which 

face the same primary street 

(including those that would adjoin if 

not separated by a public road or a 

vacant allotment), no more than 1m 

in front of the setback to the building 

line of that building; or 

c. not less than 5m where no building 

exists on an adjoining site with the 

same primary street frontage. 

PO 7.1  

Dwelling boundary walls are limited in 

height and length to manage visual and 

overshadowing impacts on adjoining 

properties.  

 

DTS/DPF 7.1 

Except where the dwelling is located on a 

central site within a row dwelling or terrace 

arrangement, side boundary walls occur 

only on one side boundary and satisfy (a) or 

(b) below: 

a. side boundary walls adjoin or abut a 

boundary wall of a building on 

adjoining land for the same or lesser 

length and height 

b. side boundary walls do not: 

i. exceed 3m in height from the 

top of footings 

ii. exceed 11.5m in length 

iii. when combined with other walls 

on the boundary of the subject 

development site, exceed a 
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maximum 45% of the length of 

the boundary 

iv. encroach within 3m of any other 

existing or proposed boundary 

walls on the subject land. 

PO 8.1  

Building walls are set back from side 

boundaries to provide: 

a. separation between 

dwellings in a way that 

contributes to a suburban 

character 

and 

b. access to natural light and 

ventilation for neighbours. 

 

DTS/DPF 8.1 

Other than walls located on a side 

boundary, building walls are set back from 

side boundaries: 

a. at least 900mm where the wall 

height is up to 3m 

b. other than for a wall facing a 

southern side boundary, at least 

900mm plus 1/3 of the wall 

height above 3m 

and 

c. at least 1900mm plus 1/3 of the 

wall height above 3m for walls 

facing a southern side 

boundary. 

PO 9.1  

Dwelling walls are set back from rear 

boundaries to provide: 

a. separation between 

dwellings in a way that 

contributes to a suburban 

character 

b. access to natural light and 

ventilation for neighbours 

c. private open space 

d. space for landscaping and 

vegetation. 

 

DTS/DPF 9.1 

Dwelling walls are set back from the rear 

boundary at least: 

a. if the size of the site is less than 

301m2— 

i. 3m in relation to the ground 

floor of the dwelling 

ii. 5m in relation to any other 

building level of the dwelling 

b. if the size of the site is 301m2 or 

more— 

i. 4m in relation to the ground 

floor of the dwelling 

ii. 6m in relation to any other 

building level of the 

dwelling. 

PO 21.1  

Dwellings are provided with suitable sized 

areas of usable private open space to meet 

the needs of occupants. 

DTS/DPF 21.1 

Private open space is provided in 

accordance with Design in Urban Areas 

Table 1 - Private Open Space. 

PO 21.2 

Private open space is positioned to provide 

convenient access from internal living 

areas. 

DTS/DPF 21.2 

Private open space is directly accessible 

from a habitable room. 
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Table 1 – Private Open Space 

Dwelling Type Dwelling/Site Configuration  Minimum Rate 

Dwelling (at ground level, 

other than a residential flat 

building that includes above 

ground dwellings) 

DTS/DPF 21.2 

Private open space is directly 

accessible from a habitable 

room. 

 

Total private open 

space area: 

a) Site area <301m2: 

24m2 located 

behind the building 

line. 

b) Site area ≥ 301m2: 

60m2 located 

behind the building 

line. 

Minimum directly 

accessible from a living 

room: 16m2 / with a 

minimum dimension 3m. 

 

Having regard to the setbacks and siting of the proposed dwellings, the proposal is considered 

to be generally consistent with the quantitative standards of the Zone in that: 

 

• The detached dwellings are to have a 5 metre front setback which is consistent with 

the adjacent dwelling at 9 Goodall Rd, Para Hills.  

• Proposed walls located on external boundaries have a height of 2.7 metres, which is 

less than the 3 metre wall height contemplated by the Zone. While Residence 4 

proposes two sections of wall on the external boundary, these propose relatively short 

lengths of 6.18 metres and 4.13 metres, occupying approximately 48% of this side 

boundary, which only marginally exceeds the 45% guidelines of DTS/DPF 7.1. 

Notwithstanding, it is recognised the proposed development does comprise internal 

boundary walls, however it is considered these will have minimal impacts outside the 

development site.  

• The upper levels of Residence 1 and 2 are located generous distances from external 

boundaries.  Residence 3 has an upper level side setback of 3.09m, which exceeds the 

DTS/DPF 8.1b guideline of 1.85 metres. Accordingly, it is considered there will be no 

unreasonable overshadowing impacts associated with the two storey design.  

• Site coverage for the detached dwellings is around 44%, which is well below the 60% 

guideline indicated by DTS/DPF 3.1. 

• Site coverage for the group dwellings varies slightly, however on average they offer a 

site coverage of around 62% which only marginally exceeds the 60% guideline. 

• All dwellings align with the rear setbacks of DTS/DPF 9.1 and exceed the minimum 

private open space requirements of 24 sqm for allotments with a site area less than 301 

as per the Design in Urban Areas Table 1 – Private Open Space.  

 

Other than the on-boundary components (to external boundaries), and those internal boundary 

elements, the building setbacks are considered to be appropriate, particularly for the upper 

levels of the detached dwellings, and facilitated by the position of the communal driveway, 

allowing for a sense of space between the detached dwellings and between neighbouring sites. 
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For the above reasons, the proposed development is considered to be appropriate in terms of 

setbacks and siting. 

 

Design and Appearance 

 

All dwellings are of a contemporary design making use of a range of contemporary materials 

and colours, design elements and articulation offering positive appearance to the streetscape 

and neighbouring sites. While the development includes two storey form to Goodall Road, 

this low-rise form is anticipated in with General Neighbourhood Zone. In particular, the 

development responds to the Design in Urban Areas General Development Policies of the 

Planning and Design Code in the following ways: 

 

• The dwellings incorporate large windows facing the street and communal driveway 

which allows for casual surveillance and provides a positive contribution to the 

streetscape; 

• A clear point of entry is provided by way of a front porch incorporating a separate 

raised roof line and front door facing directly to the street; 

• The single garage provided for each dwelling that is recessed behind the front wall of 

the respective dwellings and does not dominate the visual appearance of the dwellings 

as viewed from the street; 

• A suitable area of private open space is provided to each dwelling which is directly 

accessible from an internal living space; 

• The placement of living rooms and windows will provide a positive outlook for the 

occupiers of the dwellings; 

• Adequate space is available for the storage of waste bins to either side of the detached 

dwellings behind the building line with access provided through the garage whereas 

the group dwellings have incorporated a bin storage area internally within the garage; 

and 

• Areas of landscaping will be established along the common driveway reducing 

excessive hardstand areas and within the front yards facing Goodall Road enhancing 

the appearance of the land from the streetscape. 

 

 

Accordingly, the proposal aligns with the following key relevant provisions of the Design in 

Urban Areas General Development policies module: 

 

PO 17.1   

Dwellings incorporate windows facing 

primary street frontages to encourage 

passive surveillance and make a positive 

contribution to the streetscape. 

DTS/DPF 17.1 

Each dwelling with a frontage to a public 

street: 

a. includes at least one window facing 

the primary street from a habitable 

room that has a minimum internal 

room dimension of 2.4m 

b. has an aggregate window area of at 

least 2m2 facing the primary street. 

PO 17.2   

Dwellings incorporate entry doors within 

street frontages to address the street and 

provide a legible entry point for visitors. 

DTS/DPF 17.2 

Dwellings with a frontage to a public street 

have an entry door visible from the primary 

street boundary. 

PO 18.1   DTS/DPF 18.1 
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Living rooms have an external outlook to 

provide a high standard of amenity for 

occupants. 

A living room of a dwelling incorporates a 

window with an external outlook of the 

street frontage, private open space, public 

open space, or waterfront areas. 

PO 20.1   

Garaging is designed to not detract from the 

streetscape or appearance of a dwelling. 

DTS/DPF 20.1 

Garages and carports facing a street: 

a. are situated so that no part of the 

garage or carport will be in front of 

any part of the building line of the 

dwelling 

b. are set back at least 5.5m from the 

boundary of the primary street 

c. have a garage door / opening width 

not exceeding 7m 

d. have a garage door / opening width 

not exceeding 50% of the site 

frontage unless the dwelling has two 

or more building levels at the 

building line fronting the same 

public street. 

PO 20.2   

Dwelling elevations facing public streets 

and common driveways make a positive 

contribution to the streetscape and the 

appearance of common driveway areas. 

 

DTS/DPF 20.2 

Each dwelling includes at least 3 of the 

following design features within the building 

elevation facing a primary street, and at 

least 2 of the following design features 

within the building elevation facing any 

other public road (other than a laneway) or 

a common driveway: 

a. a minimum of 30% of the building 

wall is set back an additional 300mm 

from the building line 

b. a porch or portico projects at least 

1m from the building wall  

c. a balcony projects from the building 

wall 

d. a verandah projects at least 1m from 

the building wall 

e. eaves of a minimum 400mm width 

extend along the width of the front 

elevation 

f. a minimum 30% of the width of the 

upper level projects forward from 

the lower level primary building line 

by at least 300mm 

g. a minimum of two different materials 

or finishes are incorporated on the 

walls of the front building elevation, 

with a maximum of 80% of the 

building elevation in a single 

material or finish. 
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PO 21.1   

Dwellings are provided with suitable sized 

areas of usable private open space to meet 

the needs of occupants. 

DTS/DPF 21.1 

Private open space is provided in 

accordance with Design in Urban Areas 

Table 1 - Private Open Space. 

PO 21.2   

Private open space is positioned to provide 

convenient access from internal living 

areas. 

DTS/DPF 21.2 

Private open space is directly accessible 

from a habitable room. 

PO 24.1   

Provision is made for the convenient storage 

of waste bins in a location screened from 

public view. 

DTS/DPF 24.1 

Where dwellings abut both side boundaries 

a waste bin storage area is provided behind 

the building line of each dwelling that: 

a. has a minimum area of 2m2 with a 

minimum dimension of 900mm 

(separate from any designated car 

parking spaces or private open 

space); and 

b. has a continuous unobstructed path 

of travel (excluding moveable 

objects like gates, vehicles and roller 

doors) with a minimum width of 

800mm between the waste bin 

storage area and the street. 

 

Retaining wall and fencing  

 

Due to the nature of the subject allotments sloping from East to West and to provide a 

minimum grade for the internal driveway to the street, retaining walls have been utilized to 

achieve the required bench level while seeking to minimise the overall impact to the adjacent 

properties.  

 

The following general development policy in the Design in Urban Areas Overlay are 

considered relevant. 

 

PO 9.1 

Fences, walls and retaining walls of 

sufficient height maintain privacy and 

security without unreasonably impacting 

visual amenity and adjoining land's access 

to sunlight or the amenity of public places. 

DTS/DPF 21.2 

None are applicable 

 

With the lowest natural ground level being at the south western corner of the subject site, the 

development proposes a 1.2m high retaining wall at the highest point on the side and rear 

boundaries of proposed residence 7. The retaining wall along the rear boundary will have a 

height exceeding 1m for a 2m length with a 1.8m high fence. The retaining wall on the 

western side boundary also with a 1.8m high fence will extend for a 10.75m length varying in 

height between 1.1m and 1.2m. The retaining wall then reduces to a height of 1m for a length 

of 14m, then gradually reduces in height towards the front boundary to a maximum height of 

200mm forward of proposed residence 3. 
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The retaining walls, at the maximum height, run across the rear boundaries of the allotments 

facing Todd Road and St Clair Avenue (41 & 43 Todd Street and 6 St Clair Avenue), not in 

close proximity to the dwellings or structures on these allotments. In order to reduce the 

height of retaining at this point, residence 7 is also proposed to have a split floor level.  

 

The floor level of residence 3 is also comparatively lower than residence 2 (by 500mm) so 

that there is minimal retaining adjacent 9 Goodall Road, noting there is an existing retaining 

wall on the eastern side boundary of 9 Goodall Rd of some 900mm.  

 

Given the natural fall of the land and the need to provide an overland flow path for 

stormwater for the internal driveway, the filling and retaining walls proposed are considered 

to be appropriate as the development minimises their overall impact to the adjacent properties. 

 

 

Overlooking / Visual Privacy 

 

Given the two storey design of the detached dwellings it is relevant to consider potential 

overlooking impacts associated with the proposal.  The following visual privacy provisions of 

the Design in Urban Areas General Development policies module are considered relevant: 

 

PO 10.1 

Development mitigates direct overlooking 

from upper level windows to habitable 

rooms and private open spaces of adjoining 

residential uses in neighbourhood-type 

zones. 

DTS/DPF 10.1 

Upper level windows facing side or rear 

boundaries shared with a residential use in 

a neighbourhood-type zone: 

 

1. are permanently obscured to a 

height of 1.5m above finished floor 

level and are fixed or not capable of 

being opened more than 125mm 

2. have sill heights greater than or 

equal to 1.5m above finished floor 

level 

3. incorporate screening with a 

maximum of 25% openings, 

permanently fixed no more than 

500mm from the window surface and 

sited adjacent to any part of the 

window less than 1.5 m above the 

finished floor level. 

 

PO 10.2 

Development mitigates direct overlooking 

from balconies to habitable rooms 

and private open space of adjoining 

residential uses in neighbourhood type 

zones. 

DTS/DPF 10.2 

One of the following is satisfied: 

1. the longest side of the balcony or 

terrace will face a public road, 

public road reserve or public reserve 

that is at least 15m wide in all places 

faced by the balcony or terrace 

or 

2. all sides of balconies or terraces on 

upper building levels are 
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permanently obscured by screening 

with a maximum 25% 

transparency/openings fixed to a 

minimum height of: 

1. 1.5m above finished floor 

level where the balcony is 

located at least 15 metres 

from the nearest habitable 

window of a dwelling on 

adjacent land 

or 

2. 1.7m above finished floor 

level in all other cases 

 

 

It is considered the development aligns with these provisions given all upper level windows to 

the sides and rear of the detached dwellings have a minimum sill height or will be obscured to 

a height of at least 1.5m above the upper storey finished floor level.  While there is no 

screening proposed to the front upper level windows (bed 2), this is seen to be appropriate 

given they are oriented towards the street. 

 

While there is no corresponding policy, it is considered that potential for overlooking from 

ground level areas will be managed by way of boundary fencing and associated civil works.  

 

Transport, Access and Parking 

 

The following key access and parking provisions of the Design in Urban Areas General 

Development policies module are considered relevant: 

 

PO 23.1   

Enclosed car parking spaces are of 

dimensions to be functional, accessible and 

convenient. 

DTS/DPF 23.1 

Residential car parking spaces enclosed by 

fencing, walls or other structures have the 

following internal dimensions (separate 

from any waste storage area): 

a. single width car parking spaces: 

i. a minimum length of 5.4m per 

space 

ii. a minimum width of 3.0m 

iii. a minimum garage door 

width of 2.4m 

b. double width car parking spaces 

(side by side): 

i. a minimum length of 5.4m 

ii. a minimum width of 5.4m 

iii. minimum garage door 

width of 2.4m per space. 

PO 23.2   

Uncovered car parking space are of 

dimensions to be functional, accessible and 

convenient. 

DTS/DPF 23.2 

Uncovered car parking spaces have: 

a. a minimum length of 5.4m 

b. a minimum width of 2.4m 
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c. a minimum width between the centre 

line of the space and any fence, wall 

or other obstruction of 1.5m. 

PO 23.3  

Driveways and access points are located 

and designed to facilitate safe access and 

egress while maximising land available for 

street tree planting, domestic waste 

collection, landscaped street frontages and 

on-street parking. 

DTS/DPF 23.3 

Driveways and access points satisfy (a) or 

(b): 

a. sites with a frontage to a public road 

of 10m or less, have a width between 

3.0 and 3.2 metres measured at the 

property boundary and are the only 

access point provided on the site 

b. sites with a frontage to a public road 

greater than 10m: 

i. have a maximum width of 5m 

measured at the property 

boundary and are the only access 

point provided on the site; 

ii. have a width between 3.0 metres 

and 3.2 metres measured at the 

property boundary and no more 

than two access points are 

provided on site, separated by no 

less than 1m. 

PO 23.4   

Vehicle access is safe, convenient, minimises 

interruption to the operation of public roads 

and does not interfere with street 

infrastructure or street trees. 

DTS/DPF 23.4 

Vehicle access to designated car parking 

spaces satisfy (a) or (b): 

a. is provided via a lawfully existing or 

authorised access point or an access 

point for which consent has been 

granted as part of an application for 

the division of land 

b. where newly proposed, is set back: 

i. 0.5m or more from any street 

furniture, street pole, 

infrastructure services pit, or 

other stormwater or utility 

infrastructure unless consent is 

provided from the asset owner 

ii. 2m or more from the base of the 

trunk of a street tree unless 

consent is provided from the tree 

owner for a lesser distance 

iii. 6m or more from the 

tangent point of an intersection of 

2 or more roads 

iv. outside of the marked lines 

or infrastructure dedicating a 

pedestrian crossing. 
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Table 1 - General Off-Street Car Parking Requirements provides: 

 

• Detached Dwelling - Dwelling with 2 or more bedrooms (including rooms capable of 

being used as a bedroom) - 2 spaces per dwelling, 1 of which is to be covered. 

• Group Dwelling - Dwelling with 3 or more bedrooms (including rooms capable of 

being used as a bedroom) - 2 spaces per dwelling, 1 of which is to be covered. 

o 0.33 spaces per dwelling for visitor parking where development involves 3 or 

more dwellings. 

 

 

The proposal aligns with these key provisions as follows: 

 

• Each detached dwelling provides one covered and one visitor parking space; 

• Each group dwelling provides one covered and one visitor parking space; 

• Three on-street spaces are retained forward of the detached dwellings, located between 

the proposed driveways; 

• Two communal visitor spaces are accommodated within the common driveway.  This 

aligns with the Table 1 guideline which suggests 2 visitor spaces should be 

accommodated; 

• All garage and visitor spaces satisfy the dimensions (length and width) prescribed in 

the Planning and Design Code; and 

• All driveways are clear of existing infrastructure.  

12. CONCLUSION 

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

provisions of the Planning and Design Code.  The assessment found that the proposed 

development: 

 

• Is consistent with the land uses sought by the General Neighbourhood Zone and is 

appropriate within the context of the locality; 

• On balance, the proposed site areas and density outcomes are appropriate given the 

intent of the General Neighbourhood Zone to support medium density outcomes in 

appropriate locations, in the context of the locality; 

• While offering a contemporary design, and proposing two storey designs for the 

detached dwellings, the designs are considered compatible with the emerging character 

of the area, and will present appropriately to the street and neighbouring properties, 

allowing for casual surveillance opportunities; 

• The dwellings have been appropriately sited with respect to the primary street, 

neighbouring sites and there are no overshadowing impacts.  While on-boundary 

components are proposed to external boundaries, these are single storey in nature and of 

short lengths which is seen to be appropriate;  

• The dwellings are provided with sufficient areas of private open space; 

• Adequate on-site car parking will be provided; 

• The amount of cut and fill is balanced and the height of retaining walls and fencing is 

not inappropriate within the context of this locality; and 

• Stormwater has been appropriately managed. 
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Accordingly, it is recommended that Planning Consent be granted, subject to conditions and 

reserved matters. 

 

13. STAFF RECOMMENDATION 

That the Council Assessment Panel resolve that: 

 

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

and Design Code. 

 

B. Pursuant to 107 of the Planning, Development and Infrastructure Act 2016, Planning 

Consent is GRANTED to application number 22031936 for construction of Three (3) 

Two Storey Detached Dwellings in a Terrace Arrangement and Four (4) Group Dwellings 

with associated Landscaping, Common Driveway, Retaining Walls and Fencing Over 

2.1m 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 

Assessment Manager, as delegate of the Council Assessment Panel, as Reserved Matters 

under Section 102(5) of the Planning, Development and Infrastructure Act 2016:  

 

1. 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; and 

b. Cut/fill details; and 

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

d. Pavement design details and gradients; and 

e. Car parking dimensions, aisle widths, circulation movements and associated pavement 

markings and signage; and 

 

 

2. Final landscaping plan, prepared by a qualified and experienced landscape architect or 

horticulturalist, which shall include all of the following: 

 

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

and groundcovers; and 

b) Designated species to be used, noting should comprise species contained in the City of 

Salisbury Landscape Plan; and 

c) Shade trees within the car parking areas; and 

d) Pot sizes, confirming the tree planting shall comprise advanced growth species at time 

of planting; and 

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

pedestrians. 
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Development Plan Consent Conditions 

 

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

application and the following stamped approved plans and documents, except where 

otherwise varied by the conditions herein: 

 

Drawing 

No. 

Plan Type Date Prepared By 

837 - Rev D Site Plan - Lower 9 Mar 2023 InProperty Design 

837 - Rev D Site Plan - Upper 9 Mar 2023 InProperty Design 

837 - Rev D Floor Plan – Res 1 -3 9 Mar 2023 InProperty Design 

837 - Rev D Elevation Plan (Two Storey) 9 Mar 2023 InProperty Design 

837 - Rev D Floor Plan – Res 4-6 9 Mar 2023 InProperty Design 

837 - Rev D Elevation Plan (Single Storey) 9 Mar 2023 InProperty Design 

837 – Rev D  Floor Plan – Res 7 9 Mar 2023 InProperty Design 

837 – Rev D Elevation Plan – Res 7 9 Mar 2023 InProperty Design 

837 – Rev D Streetscape 9 Mar 2023 InProperty Design 

837 – Rev D Fence Elevation Plan 9 Mar 2023 InProperty Design 

 

2. The external surfaces of the building shall: 

 

• Be of new non-reflective materials; and 

• Be finished in natural tones; and 

• Be maintained in good condition at all times. 

 

3. Except where otherwise approved, the freestanding sides of any alfresco, verandah or 

pergola shall not be enclosed with any solid material. 

 

4. The invert, crossover and driveway shall be constructed, prior to commencement of use, 

in accordance with Council’s Vehicle Crossover Standard Detail, Drawing SD-12, SD-13 

and SD-14. 

 

5. All driveway, car parking and manoeuvring areas designated on the Civil Plan approved 

under reserved matter 1 shall be constructed with brick paving or concrete. The driveway 

and car parking area shall be established, prior to grant of the Certificate of Occupancy 

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

 

6. All existing crossovers made redundant by this development shall be reinstated to kerb, 

prior to commencement of use, in accordance with Council’s kerb design standard, to the 

satisfaction of Council. 
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7. The designated landscaping areas shall be planted with shade trees, shrubs and ground 

covers in accordance with the Approved Landscaping Plan approved under Reserved 

Matter 2.  All landscaping shall be completed within 3 months from grant of the 

Certificate of Occupancy and shall be maintained at all times thereafter to the reasonable 

satisfaction of Council (including the replacement of diseased or dying plants and the 

removal of weeds and pest plants). 

 

8. All side and rear windows fixed to the upper storey walls of the building shall have a sill 

height of at least 1.5m above finished floor level or where the sill height is less than 1.5m 

above finished floor level, the window shall be fixed, unable to be opened and provided 

with translucent glass or film up to a height of 1.5m above finished floor level.  The above 

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

maintained to the reasonable satisfaction of Council. 

 

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

as fixed external screens, so longs as it can be demonstrated to Council that the 

alternative screening solution will prevent overlooking.  Should you wish to use an 

alternative screening method, you will be required to lodge a Development Application to 

vary the above condition. 

 

9. Soft landscaping shall be provided on the site within 12 months from the date of 

occupation of the dwelling in accordance with all of the following: 

 

a. At least 20% of the site area; and 

b. At least 30% of any land between the primary street boundary and the primary 

building line. 

 

10. The soft landscaping shall be designated and maintained in good health and condition at 

all times. 

 

Note: Soft landscaping means "Landscaped areas that are pervious and capable of 

supporting the growth of plant species. It does not include artificial turf or any form of 

pervious paving or paved/hardstand areas used for pedestrian and/or vehicle movement. 

 

11. Tree planting shall be undertaken within 12 months from the date of occupation of the 

dwelling in accordance with the following table: 

 

• Where allotment is less than 450 square metres, 1 small tree; or 

• Where allotment between 450 square metres and 800 square metres, 1 medium tree or 

2 small trees; or 

• Where allotment between 800 square metres, 1 large tree or 2 medium trees or 4 small 

trees. 

 

12. Except where otherwise Approved, the tree planting shall be maintained in good health 

and condition at all times thereafter. 

 

Note: For meaning of tree sizes, please refer to the Urban Tree Canopy Overlay, 

Planning and Design Code. 
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13. Rainwater tank storage shall be provided, prior to occupation of the dwelling, in 

accordance with all of the following: 

 

i. Connected to at least 60% of the roof area; and 

ii. Connected to one toilet; 

iii. The laundry cold water outlets or hot water service; and 

iv. Have a minimum tank capacity of 2,000 litres for retention; and 

v. Where site perviousness is less than 30% of the total site area, 1,000 litres for 

detention; and 

vi. Where detention is required, includes a 20-25mm diameter slow release orifice at 

bottom of the detention component of the tank (or tanks). 

 

The rainwater tank storage shall remain in place at all times thereafter. 

 

14. Rainwater tank storage shall be provided, prior to occupation of the dwelling, in 

accordance with all of the following: 

 

i. Connected to at least 60% of the roof area; and 

ii. Connected to one toilet; and 

iii. The laundry cold water outlets or hot water service; and 

iv. Have a minimum tank capacity of 4,000 litres for retention; and 

v. Where site perviousness is less than 35% of the total site area, 1,000 litres for 

detention; and 

vi. Where detention is required, includes a 20-25mm diameter slow release orifice at 

bottom of the detention component of the tank (or tanks). 

 

The rainwater tank storage shall remain in place at all times thereafter. 

 

 

Advice Notes 

 

1. Building Consent and Development Approval must be obtained within 24 months from 

the date of this Notification, unless this period has been extended by the Council.  Work 

cannot commence until a Development Approval is obtained. 

 

2. This Development Approval does not constitute land owner’s approval. The following 

applies to any works on Council land: 

 

a) Any person making alteration to Council land including erecting or installing a 

structure (pipes, wires, cables, fixtures, fittings), storing building materials, erecting 

temporary fencing, altering the kerb, gutter, footpath or crossover etc. in, on, under or 
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over Council land, is subject to a permit from Council pursuant to Section 221 of the 

Local Government Act 1999. 

b) Service infrastructure should be located as far as practicable away from street trees, 

in order to protect the root zone and to prevent future damage to the infrastructure 

from roof expansion. 

c) Residents and businesses are encouraged to develop and maintain the verge area 

between their property boundary and the kerb. However, some types of development 

such as irrigation, tree planting and landscaping may be restricted in some areas and 

therefore permission should be first sought from Council before commencing any 

works; 

d) It is the developers/owner’s responsibility to ensure that damage does not occur to 

verge infrastructure during construction. Council regularly inspects the condition of 

verge infrastructure during construction and where damage is observed, Council may 

recover the costs from the owner for reinstatement of any damage to the footpath, 

kerb or gutter and may also impose a substantial penalty for any wilful damage. 

 

 

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

addition to conditions that apply to the site from previous approvals that remain active. 

 

4. This Decision Notification Form does not extend the operative period of Development 

Consent 22031936.  You must have obtained Building Consent and Development 

Approval on or before 26 April 2025, otherwise the Consent will lapse and a new 

Application must be lodged, unless an extension is obtained. 

 

 

5. The Council approved plans should be available at all times while performing the building 

work. 

 

6. It is your responsibility to ensure that any building work is correctly sited with respect to 

the property boundaries of the site and it is strongly recommended that a boundary survey 

be undertaken before any work commences to ensure the building work is accommodated 

within the designated footprint and achieves the designated boundary setbacks. 

 

7. You will need to obtain your permission from your neighbour should you wish to access 

their property to carry out construction work adjacent the boundary or if you wish to erect 

common boundary fencing or boundary retaining walls, pursuant to the Fences Act 

1975. To find out more, please visit: 

https://lsc.sa.gov.au/resources/fencesandthelawbooklet.pdf 

 

8. The applicant is reminded that demolition and construction is required to be carried out so 

that it complies with the mandatory construction noise provisions of Part 6, Division 1 of 

the Environment Protection (Noise) Policy 2007 and the provisions of the Local Nuisance 

and Litter Control Act 2016. Under the Local Nuisance and Litter Control Act 2016, 

construction noise is declared to constitute a local nuisance as follows: 
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The noise has travelled from the location of the construction activity to neighbouring 

premises – 

 

• On any Sunday or public holiday;  

• After 7pm or before 7am on any other day. 

 

9. Pursuant to Section 139 of the Planning, Development and Infrastructure Act 2016, a 

person undertaking activity that affects stability of land or premises must serve notice in 

the prescribed form to the owner of the affected site.  For the purposes of Section 139, 

work of the following nature is prescribed as building work which is to be treated for the 

purposes of that section as building work that affects the stability of other land or 

premises, namely: 

 

(a) An excavation which intersects a notational plane extending downwards at a slope of 1 

vertical to 21 horizontal from a point 600mm below natural ground level at a boundary 

with an adjoining site; 

(b) An excavation which intersects any notional plane extending downwards at a slope of 

1 vertical to 2 horizontal from a point at natural ground level at any boundary between 

2 sites (not being a boundary with the site of the excavation), where the boundary is 

within a distance equal to twice the depth of the excavation; 

(c) Any fill which is within 600mm of an adjoining site, other than where the fill is not 

greater than 200mm in depth (or height) and is for landscaping, gardening or other 

similar purposes. 

 

To find out more, please visit:  https://lawhandbook.sa.gov.au/ch28s02s06s03.php 

 

10. 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. 

  

In addition, the applicant is responsible for ensuring the development (including 

demolition, civil works and construction activities) do not cause a ‘local nuisance’ under 

the Local Nuisance and Litter Control Act 2016 

  

Accordingly, your site planning activities should consider: 

  

• providing a stabilised entry/exit point to the site for all construction and trade vehicles, 

including contained wash down area for vehicles and equipment 

• appropriately located stockpiles and storage materials  

• a suitable and designated area for brick cutting and concrete works  

• a contained area for paint and plastering waste and wash waters  

• appropriate location of noisy equipment so as to avoid unreasonable impacts to 

neighbours 

• dust control measures such as use of a water cart and/or covering stockpiles 

  

Note: 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.  

 

 

https://lawhandbook.sa.gov.au/ch28s02s06s03.php
http://www.epa.sa.gov.au/
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ATTACHMENTS 

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

1. Proposal Plans and Supporting Documentation  

2. Copy of Sign Displayed on the Land and Representations  

3. Applicant's Response to Representations  

4. Extract of Planning and Design Code   
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ITEM 8.1.2 

COUNCIL ASSESSMENT PANEL   

DATE 26 April 2023 

APPLICATION NO. 23006923 

APPLICANT Rossdale Developments Unit Trust 

PROPOSAL Boundary realignment of Reserve and Creation of Twenty-Nine 

(29) Torrens Title Allotments for Residential Purposes, Public 

Road, Reserve Strip, retaining walls and fencing with combined 

height greater than 2.1m. 

LOCATION 20 Hissar Avenue, Salisbury North SA 5108 

 Lot 82 Hissar Avenue, Salisbury North SA 5108 

 Lot 322 Holstein Drive, Salisbury North SA 5108 

 Lot 279 Holstein Drive, Salisbury North SA 5108 

 

CERTIFICATE OF CT-5133/607; CT-3265/15; CT-5483/909; CT-5740/195 

TITLE 

AUTHOR Kieron Barnes, Planning Consultant, City Development  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area General Neighbourhood 

Application Type Performance Assessed  

Public Notification Representations received: Two 

Representations to be heard: Nil 

Referrals - Statutory None Required for Planning Consent 

Referrals – Internal Development Engineer  

Planning and Design Code 

Version 

2023.3 

 

Assessing Officer Kieron Barnes – Planning Consultant (Planning Studio) 

Recommendation Grant Planning Consent with Conditions 

 

2. REPORT CONTENTS 

This Report provides an assessment of the proposed development against the relevant 

provisions of the Planning and Design Code.  This assessment has been based on a review of 

the following plans and documents which are appended to this report: 
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Attachment 1: Proposal Plans and Supporting Documentation 

Attachment 2: Copy of Sign Displayed on the Land and Representations 

Attachment 3: Applicant's Response to Representations 

Attachment 4: Extract of Planning and Design Code  

 

3. EXECUTIVE SUMMARY 

The proposed development seeks to create 28 allotments for residential purposes as well as a 

‘development lot’ which will be further divided via a separate Community Title land division.  

The proposed development also creates a public road (in the form of a cul-de-sac) which 

forms an extension of Horwood Road and provides access to the proposed allotments. In 

addition, a number of retaining walls and associated fences are proposed along some of the 

boundaries of the proposed allotments.   

 

The proposed development is proceeding in accordance with a non-statutory Masterplan that 

has been endorsed by the City of Salisbury for the Lake Windermere Reserve and reflects the 

formal partnership arrangement between the City of Salisbury and Rossdale Developments.  

 

The applicant (Rossdale Developments) has lodged four separate Development Applications. 

This includes two land division applications and two ‘built-form’ applications.  Combined, 

these applications will establish 35 residential allotments over the subject site (28 Torrens 

Title allotments and 7 Community Title allotments) as well as 35 single-storey dwellings. The 

various applications also propose the creation of a public and private road as well as 

associated infrastructure to service the 35 dwellings. 

 

Located within the General Neighbourhood Zone, the subject land includes the following four 

allotments which comprise Lake Windermere Reserve: 

 

• 20 Hissar Avenue, Salisbury North; 

• Lot 82 Hissar Avenue, Salisbury North; 

• Lot 322 Holstein Drive, Salisbury North; and 

• Lot 279 Holstein Drive, Salisbury North 

 

While land division in the General Neighbourhood Zone is generally excluded from 

notification, the proposed development includes a number of retaining walls and associated 

fences which trigger a notification process. However, no statutory referrals were required as 

part of the Planning Consent stage.  

 

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

the Planning and Design Code.  This assessment has concluded that the proposed 

development: 

 

• Will result in allotments which are suitable for their intended use (as per the detailed 

assessment undertaken of the separate ‘land use’ applications); and 

• Represents an orderly expansion of the existing low-density residential area surrounding 

Lake Windermere Reserve. 

 

For the above reasons, it is recommended the Council Assessment Panel grant Planning 

Consent subject to Conditions. 
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4. BACKGROUND 

Located within Salisbury North, Lake Windermere Reserve (the ‘Reserve’) is owned and 

managed by the City of Salisbury (the ‘Council’). The heavily vegetated Reserve provides an 

important recreational and environmental asset for the surrounding residential area.   

For some time now, the Council has been working on the development and implementation of 

a Masterplan for the Reserve (see Figure 1). The Masterplan was initiated following the 2007 

closure and eventual demolition of the Salisbury North Community Centre which was 

previously located in the north-eastern corner of the Reserve fronting Hissar Avenue.  

Figure 1: Lake Windermere Reserve Masterplan (Source: City of Salisbury) 

 

 

A key element of the Masterplan is the establishment of a new residential development on the 

portion of the Reserve on which the Community Centre was formerly located as well as along 

a portion of the northern boundary of the Reserve (as an extension of Horwood Road). 

Accordingly, the Council has entered into a partnership arrangement with Rossdale 

Developments to deliver the residential component of the Masterplan. It is understood that the 

sale of a portion of the land for residential development will assist to fund various upgrades 

and improvements to the Reserve including flood mitigation works. Importantly, the 

Masterplan proposes the planting of a substantial number of additional trees within the 
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Reserve – particularly in the north-western corner. These works, along with the proposed 

residential development, are illustrated on the endorsed Masterplan for the Reserve. 

Given that the Reserve is classified as Community Land, a revocation process was required to 

enable a portion to be sold and developed for housing. This process, which was managed by 

the Council, followed extensive consultation with the community over a number of years. 

Following the revocation process, a series of Development Applications have been lodged by 

Rossdale Developments which, ultimately, will establish 35 single-storey dwellings with 

associated roads and infrastructure in the north-eastern corner of the Reserve. The overall 

proposed development is illustrated in Figure 2 below. 
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The overall residential development illustrated above will proceed via four separate 

development Applications: 

DA 23006923 Boundary realignment of Reserve and Creation of Twenty-Nine (29) Torrens 

Title Allotments for Residential Purposes, Public Road and Reserve Strip, 

retaining walls and fencing with combined height greater than 2.1m 

DA 22036926 Community title – Creation of Seven (7) Allotments and Private Driveway 

(Proposed Lot 1002 in Land Division 22036925) 

DA 22038410 Twenty-Eight (28) Single Storey Dwellings to be delivered in stages and 

Removal of Three (3) Significant and Sixteen (16) Regulated Trees, and 

Retention of Two (2) Significant and Ten (10) Regulated Trees  

DA 22038407 Seven (7) Single Storey Dwellings and Private Driveway 

While the proposed development will proceed via four separate Development Applications, 

the applications are closely integrated and are dependent on one another. For this reason, a 

holistic assessment approach has been adopted which is reflected in the three reports which 

are presented to the CAP for consideration.  

Given the Reserve is owned and managed by the Council, the Minister for Planning was 

requested to ‘call-in’ the development application to be assessed by the State Planning 

Commission rather than the Council’s Assessment Manager. The ‘call-in’ was requested to 

avoid a perceived conflict of interest. However, the Minister for Planning’s Delegate declined 

the ‘call-in’ request and noted that the Council could appoint the Council Assessment Panel 

(CAP), as an independent body, to assess the proposal, thereby removing the perceived 

conflict of interest.   

Further to the above and, consistent with the Council’s Policy in relation to development 

undertaken by the Council, an independent planning consultant has been engaged to assess the 

application and prepare an assessment report for consideration by the CAP.   

 

Should the Panel decide to grant Planning Consent to this proposal, Council’s Assessment 

Manager would be the Relevant Authority to assess the separate ‘land division consent’ of the 

proposal, which would include an assessment of various infrastructure related matters.  

 

5. SUBJECT SITE 

The subject land comprises four parcels of land as follows: 

 

• 20 Hissar Avenue (Allotment 21), Salisbury North 

• Lot 82 Hissar Avenue, Salisbury North 

• Lot 322 Holstein Drive, Salisbury North 

• Lot 279 Holstein Drive, Salisbury North 

 

Combined, these allotments form the Lake Windermere Reserve (noting that 20 Hissar 

Avenue previously accommodated the Salisbury North Community Centre which has now 

been demolished).  
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The Reserve is approximately 6 hectares in area and is surrounded on three sides by Holstein 

Drive, Swinstead Crescent, Ferguson Street and Hissar Avenue. The northern side of the 

Reserve borders the Lake Windermere Children’s Centre (pre-school) and Lake Windermere 

Primary School. Horwood Road and a number of dwellings adjoin the north-eastern corner of 

the Reserve. 

 

The Reserve features a substantial amount of mature vegetation which is scattered around a 

central lake. A series of walking trails and recreational facilities (in the form of a playground) 

are also located in the Reserve.  

 

The subject site (i.e. the portion of the subject land on which the development will be 

located), is approximately 1.35 hectares in area and is located in the north-eastern corner of 

the Reserve adjoining the existing residential area. 

 

Apart from a number of landscaped mounds of earth, the site generally slopes down towards 

the lake in the centre of the Reserve. Portions of the subject land and the subject site fall 

within the Hazards (Flooding) and Hazards (Flooding General) Overlays. However, it is 

understood that the Council has recently undertaken flood mitigation works with a specific 

focus on the Reserve. 

 

A four metre wide easement in favour of the Minister for Infrastructure is noted on Certificate 

of Title Volume 5483 Folio 909. This easement runs along the northern boundary of the 

Reserve (within Allotment 322). The portion of the easement which is within the subject site 

will be contained within a private road (Common Property) as part of the separate Community 

Title land division on the ‘development lot’ (proposed Lot 1002). Therefore, the existing 

easement will be retained as part of the overall residential development which will ensure that 

suitable access is maintained. 

 

Site photos are provided below. 

 

Photo 1: 

View North-

West along 

Horwood 

Road 
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Photo 2: 

Cul-de-sac 

at north-

western end 

of Horwood 

Road, with 

School on 

the right 

 

 
Photo 3: 

View into 

the subject 

site from the 

Horwood 

Road cul-

de-sac (No. 

62 

Horwood 

Road on 

left) 
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Photo 4: 

Within the 

subject site, 

looking 

south-east 

towards 

Hissar 

Avenue 

 

 
Photo 5: 

Within the 

site, 

generally 

looking 

north 

towards the 

proposed 

community 

title 

developmen

t 
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Photo 6: 

Looking 

south-west 

towards 

Lake 

Windermere 

(outlook 

from the 

community 

titled 

section) 

 

 
Photo 7: 

Looking 

south-east 

along the 

School 

fence line 

(community 

titled 

developmen

t area on 

right hand 

side) 
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Photo 8: 

Looking 

north-east 

into the 

developmen

t site, 

standing 

close to the 

existing 

playground 

 

 
Photo 9: 

Looking 

north into 

the site from 

Hissar 

Avenue (in 

front of No. 

17) 
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Photo 10: 

Looking 

north into 

the site from 

Hissar 

Avenue (in 

front of No. 

23) 

 

 
Photo 11: 

Within the 

site, looking 

north-west. 

Rear of 

abutting 

Horwood 

Road 

properties 

on right 

hand side 
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6. LOCALITY 

 

The locality is generally defined as comprising the Reserve, the adjoining Lake Windermere 

School and Children’s Centre as well as the adjacent residential development to the north-east 

and east fronting Horwood Road and Hissar Avenue. 

 

Apart from the School and the Reserve, the locality is generally residential in character and 

nature reflecting the land uses sought in the General Neighbourhood Zone. Housing in the 

locality predominantly comprises single-storey detached dwellings on allotments ranging 

from approximately 400m2 to approximately 800m2 in area. Dwellings are typically setback 

approximately 6 to 8 metres from the primary frontage and generally feature generous rear 

yards which often contain domestic outbuildings.  

 

A locality plan and contextual plan are provided below and on the following page. 

 

Locality Plan – Aerial 

 

 
 

Legend (Source: NearMap) 

 
 

Site boundary 

 Locality boundary 

 Representor 
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Contextual Plan: 

 

 
 

Legend (Source: SAPPA) 

 
 

Site boundary 
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Panorama View – Looking North 

 

 
 

Legend (Source: Nearmap) 

 

Site boundary 

 

7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proposed development seeks the creation of 28 allotments for residential purposes as well 

as a ‘development lot’ (Lot 1002), with an area of 1,904m2, on which a separate Community 

Title land division to create an additional seven residential allotments is proposed. 

 

The allotments will all front a new 14 metre wide public road reserve which will form an 

extension of Horwood Road to the east and will create a ‘U’ shape cul-de-sac’ which 

terminates directly to the west of Hissar Avenue, thereby preventing through traffic.  

 

The proposed allotments will generally be rectangular in shape and will range in area from 

246m2 to 472m2 resulting in an average site area of 286m2. Frontages will vary from a 

minimum of 8.36 metres (Lot 22) to a maximum of 16.40m (Lot 24). 

 

The Bulk Earthworks Plan prepared by Intrax indicates that retaining walls will be required 

along the northern boundary of the ‘development lot (Lot 1002)’ as well as along the northern 

boundaries of Lot 8 and Lots 14 to 23. Retaining walls will also be required along the eastern 

boundaries of Lots 8 to 10 as well as Lot 24. The heights of the retaining walls will vary from 

a minimum of 400mm to a maximum of 700mm (near the north-western corner of Lot 1002). 
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A 1.8 metre high Colorbond Good Neighbour Fence will be installed on top of the retaining 

walls on Lot 1002 as well as on Lots 8 to 10 and 14 to 23. An open, 1.8 metre high tubular 

fence will be installed on top of the retaining wall on the eastern boundary of Lot 24. 

 

While not constituting development, the tubular fence will generally extend around the 

perimeter of the site where it adjoins the Reserve. However, the southern boundary of Lot 

1002, on which the Community Title land division and dwellings will be located, will feature 

a 1.2 metre high vertical batten fence.  

 

The Schematic Design Plan prepared by Intrax indicates that the carriageway will be 

approximately 7.5 metres in width and will feature footpaths and street trees on both sides of 

the road. The Intrax Plan also provides indicative locations for crossovers as well as on-street 

car parking spaces. Finally, the Intrax Plan identifies that the allotments will be serviced by 

water, sewer, recycled water and stormwater infrastructure.   

 

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

 

8. CLASSIFICATION 

Given that land division as well as retaining walls and fencing with a combined height greater 

than 2.1m are not listed as ‘Accepted’ or ‘Deemed to Satisfy’ in the General Neighbourhood 

Zone, the proposed development is a Performance Assessed development which must be 

assessed against the relevant provisions of the Planning and Design Code. 

 

9. PUBLIC NOTIFICATION 

Clause 5 of Table 5 of the General Neighbourhood Zone excludes ‘land division’ from 

notification. However, portions of the proposed retaining walls and associated fences will be 

situated on an allotment boundary and will exceed 11.5 metres in length. For this reason, the 

retaining walls and fences are not excluded from notification by Clause 3 of Table 5.  

 

Public notification commenced on 23 March 2023 and concluded on 14 April 2023. Two 

valid representations were received during the notification period, with one in opposition and 

one in support (with some concerns). 

 

The representors are listed below: 

 

Representations received 

Representations  Wish to be Heard 

1 Nastasja Agerman – 29 Swallowtail Street, Mount 

Barker SA 5251 
No 

2 Mervyn Taylor – 9 Hissar Avenue, Salisbury North No 

A copy of the public notice and representations received are contained in Attachment 2.  The 

applicant’s response is contained in Attachment 3.  The content of the representations, and the 

applicant’s response, are summarised in the table below: 
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Summary of Representations 

Representation Applicant’s Response 

Nastasja Agerman 

• Does not support the development 

• How many trees are being cut down for 

this? What is being done to mitigate the 

impacts? 

Housing is important, but so is nature. This 

project seems to eliminate a lot of that 

and not make up for it.  

An offset tree planting strategy has been 

provided to Council.  40 new trees will be 

planted throughout the Lake Windermere 

Reserve, which will be watered and 

maintained over a 12-month period to 

ensure they become established. 

 

Mervyn Taylor 

• Supports the development with some 

concerns. 

• Concerned that allotments 33 to 35 will 

be too close to the walking trail around 

the lake.  

The path will be slightly realigned to ensure 

continuous connection, and to ensure that 

Allotments 33, 34 and 35 do not impact the 

path.  The realigned path will be of the same 

size and width, using the same materials as 

the existing path.  

 

10. REFERRALS – STATUTORY 

No statutory referrals are required at the Planning Consent stage. 

 

11. REFERRALS – INTERNAL 

 

Department Summarised Comment 

Development Engineer The application was referred to Council’s Development 

Engineer to review the civil outcomes of the proposed 

development.  Following receipt of additional information 

and amendment to the overall scheme, Council’s Engineer 

has advised the proposal is suitable from a civil, drainage 

and flood management perspective – subject to provision of 

detailed design information.  Detailed design information 

will form part of a suite of Council requirements, to be 

required at the ‘land division consent’ stage.   

Parks and Open Space Assets The application was referred to Council’s Parks and Open 

Space Assets Section, to review impacts of the proposal with 

respect to trees and landscape within the Reserve, and 

pedestrian connectivity to and from the site.  The Parks and 

Open Space team have no objection to the proposal, and will 

liaise with the Applicant during the detailed design phase 

including tree planting within the Reserve, street tree 

planting within the new road, interface between the 

development site and Reserve, and pedestrian connections to 

Hissar Avenue, Horwood Road and the Reserve. 
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12. ASSESSMENT 

Pursuant to Section 107(2)(c) of the Planning, Development and Infrastructure Act, it is 

recommended that the Panel determine that the proposed development is not seriously at 

variance with the Planning and Design Code.  The following reasons are given in support of 

this recommendation: 

 

a) The proposed land division will facilitate the construction of a number of low-density 

and low-rise dwellings which are envisaged forms of development in the General 

Neighbourhood Zone; and 

b) The proposed land division will not create an adverse impact on the amenity of 

locality (noting that the associated earthworks, public road, retaining walls and fences 

will complement the existing residential character of the locality).  

 

Assessment 

 

A detailed assessment of the application against the relevant provisions of the Planning and 

Design Code is outlined under a series of headings below. Further, a Policy Enquiry 

containing the relevant provisions of the Planning and Design Code relating to the proposed 

development on the subject land, is contained in Attachment 4.   

 

Overlays 

 

A summary of the proposed development’s compliance with the relevant Overlays affecting 

the subject land is provided in the table below. 

 

Overlay Assessment 

Affordable Housing  Not addressed by the applicant – while the 

proposed development comprises more than 

20 dwellings/allotments, none of these 

allotments has been designated for 

affordable housing.  

Airport Building Heights (Regulated) (All 

structures over 45 metres) 

Satisfies – future dwellings on the land will 

not exceed 45 metres in height. 

Building Near Airfields Satisfies – the development will not impact 

on the operational and safety requirements 

of an airfield. 

Defence Aviation Area (All structures over 

15 metres) 

Satisfies – future dwellings on the land will 

not exceed 15 metres in height. 

Hazards (Flooding)  Satisfies – the proposed earthworks and 

retaining walls have been designed to ensure 

that future dwellings are sited to minimise 

exposure of people and property to 

unacceptable flood risk.  

Hazards (Flooding - General) Satisfies – the proposed earthworks and 

retaining walls have been designed to ensure 

that future dwellings are sited to minimise 

exposure of people and property to 

unacceptable flood risk. 

Prescribed Wells Area Not applicable 
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Regulated and Significant Tree Addressed in separate dwellings applications 

Stormwater Management Satisfies – the development will proceed in 

accordance with an overarching stormwater 

management plan including Water Sensitive 

Urban Design techniques. 

Urban Tree Canopy Satisfies – street trees will be planted along 

both side of the public road and each 

allotment will have sufficient space to plant 

additional trees. 

Water Resources Not applicable – the proposed development 

will not impact on a watercourse. 

 

Local Variation (TNV) 

 

Development on the subject land will not impact on the operation of the Edinburgh Defence 

Airfield as it will not involve upward lighting. Accordingly, the requirements of Concept Plan 

(Concept Plan 81 - Edinburgh Defence Airfield Lighting Constraints) have been satisfied.  

 

Land Use and Intensity 

 

It is noted that the purpose of the land division is to create allotments suitable for low-rise, 

low-density residential development. Accordingly, the proposed development is consistent 

with Desired Outcome (DO) 1 as well as PO 1.1 and its associated DTS/DPF 1.1 of the 

General Neighbourhood Zone: 

 

DO 1 Low-rise, low and medium-density housing that supports a range of needs and 

lifestyles located within easy reach of services and facilities. Employment and 

community service uses contribute to making the neighbourhood a convenient place 

to live without compromising residential amenity. 

 
PO 1.1 

Predominantly residential development with 

complementary non-residential uses that support an 

active, convenient and walkable neighbourhood.  

DTS/DPF 1.1 

Development comprises one or more of the following: 

 

(a) Ancillary accommodation  

(b) Community facility  

(c) Consulting room  

(d) Dwelling  

(e) Educational establishment  

(f) Office 

(g) Place of Worship 

(h) Pre-school 

(i) Recreation area 

(j) Residential flat building 

(k) Retirement facility  

(l) Shop 

(m) Student accommodation 

(n) Supported accommodation  

 

On this basis, the proposed land use and intensity is considered appropriate and will represent 

a logical and orderly extension of the existing residential area to the east of the Reserve. 
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Site Dimensions and Land Division 

 

POs 2.1, 2.2 and 2.3 and the associated DTS/DPFs of the General Neighbourhood Zone 

provide guidance in relation to the size and dimension of allotments/sites created through the 

land division process. However, PO 2.2 specifically relates to allotments/sites in conjunction 

with the retention of an existing dwelling. On this basis only POs 2.1 and 2.3 are relevant to 

the proposed development: 

 
PO 2.1 

Allotments/sites created for residential purposes are 

of suitable size and dimension to accommodate the 

anticipated dwelling form and remain compatible 

with the pattern of development in a low-rise and 

predominantly low-density neighbourhood, with 

higher densities closer to public open space, public 

transport stations and activity centres. 

DTS/DPF 2.1 

Development will not result in more than 1 dwelling on 

an existing allotment 

or 

Allotments/sites for residential purposes accord with the 

following: 

 

 
PO 2.3 

Land division results in sites that are accessible and 

suitable for their intended purpose.  

DTS/DPF 2.3 

Division of land satisfies (a), (b) or (c): 

 

(a)  reflects the site boundaries illustrated and 

approved in an existing development authorisation 

under the Development Act 1993 or Planning, 

Development and Infrastructure Act 2016 where 

the allotments are used or are proposed to be used 

solely for residential purposes 

(b)  is proposed as part of a combined land division 

application with deemed-to-satisfy dwellings on the 

proposed allotments 

(c) satisfies all of the following: 

i) No more than 5 additional allotments are created  

ii) Each proposed allotment has a minimum site area 

of 300 sqm and frontage of 9 m  

iii) Each proposed allotment has a slope less than 

12.5 % (1 in 8)  

iv) There are no regulated trees on or within 20m of 

the subject land, with the distance measured from 

the base of the trunk of the tree (or the nearest 

trunk of the tree) to the subject land  

v) The division does not involve creation of a public 

road  

vi) Vehicle access from a public road can be 

provided to all proposed allotments which 
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satisfies Design in Urban Areas DTS/DPF 23,3, 

23.4 and 23,6, and would be located wholly on 

one side of the allotment, or located no more than 

1m from the side boundary alignment 

vii) No allotments are in a battle-axe configuration  

And  

viii) Each proposed allotment is of a size and 

dimension capable of containing a rectangle 9m 

in width and 15m in depth.  

 

In relation to DTS/DTF 2.1, it is noted that the land division (excluding Lot 1002) will create 

sites suitable for detached dwellings. It is further noted that DTS/DPF 2.1 seeks a minimum 

site area of 300m2 and a minimum frontage of 9 metres for detached dwellings. As noted 

previously in this report, the proposed site areas vary from 246m2 to 472m2 resulting in an 

average site area of 286m2. Frontages will vary from a minimum of 8.36 metres (Lot 22) to a 

maximum of 16.40m (Lot 24). 

 

While some of the proposed allotments will fall short of the desired 300m2 for detached 

dwellings, the average site area of 286m2 is only marginally less than sought by DTS/DPF 

2.1. Also, it is noted that the majority of dwellings will abut one another with garage walls 

located along a common boundary. In this way, the dwellings will give the appearance of 

‘detached dwellings in a terrace arrangement’ which, according to DTS/DPF 2.1 would allow 

the application of a smaller allotment size (250m2) and a smaller frontage (7 metres).  

 

It is also noted that the proposed development adjoins a valuable substantial area of public 

open space (Lake Windermere Reserve) and is within close walking distance of a pre-school 

and primary school. On this basis, the proposed development satisfies PO 2.1’s desire for 

higher residential densities close to public open space. In saying this, the proposed allotments 

and dwellings will remain compatible with the low-rise and predominantly low-density 

neighbourhood.  

 

In response to PO 2.3, the proposed development represents a logical expansion of the 

existing residential area and will create sites which are accessible and suitable for their 

intended purpose.  

 

In terms of DTS/DPF 2.3, it is noted that the separate application for the proposed dwellings 

appropriately addresses matters in relation to site areas as well as Regulated and Significant 

Trees.  

 

Further guidance is provided by the ‘Land Division’ General Development Policies within the 

Planning and Design Code. In particular, DO 1 seeks allotments of appropriate dimensions 

and shape for their intended use while also preserving significant vegetation and other 

environmental features.  

 

DO 1 Land division: 

(a) creates allotments with the appropriate dimensions and shape for their intended 

use 

(b) allows efficient provision of new infrastructure and the optimum use of 

underutilized infrastructure 

(c) integrates and allocates adequate and suitable land for the preservation of site 

features of value, including significant vegetation watercourses, water bodies and 

other environmental features  
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(d) facilitates solar access through allotment orientation 

(e) creates a compact urban form that supports active travel, walkability and the use 

of public transport 

(f) avoids areas of high natural hazard risk.  

 

In response to DO 1, it is noted that the proposed allotments will facilitate the logical and 

coordinated extension of the existing residential area. In this way, efficient provision of new 

infrastructure will be achieved while also utilizing existing infrastructure. Further, the 

proposed development will contribute to a compact urban form which supports active travel 

and walkability. 

 

In terms of solar access, the majority of allotments will feature a north-south orientation 

which will maximise access to sunlight.  

 

While the development will require the removal of a number of Regulated and Significant 

Trees, the removal of these trees has been offset by a range of community benefits associated 

with improvements to the Reserve.   

 

 

An assessment of the remaining relevant ‘land division’ General Development Policies is 

provided in the table below. 

 

 

 

Performance Outcome Assessment 

PO 1.1 

Land division creates allotments suitable for 

their intended use. 

Satisfies – the allotments are of a suitable size 

and dimension to accommodate the proposed 

single-storey dwellings without resulting in 

an adverse impact on surrounding 

development.  

PO 1.2 

Land division considers the physical 

characteristics of the land, preservation of 

environmental and cultural features of value 

and the prevailing context of the locality. 

Satisfies – the proposed development is 

proceeding in accordance with a Masterplan 

endorsed by the Council which seeks to 

balance the development against the 

preservation of the environmental features of 

the Reserve.  

PO 2.1 

Land division results in a pattern of 

development that minimises the likelihood of 

future earthworks and retaining walls. 

Satisfies – the land division includes the 

majority of the earthworks and retaining 

walls that are required to establish 

appropriate sites for the proposed dwellings. 

 

The heights of the retaining walls vary from a 

minimum of 400mm to a maximum of 

700mm and are the minimum necessary to 

provide stormwater overland flow path from 

the development to drainage network into the  

adjoining Lake Windemere. 

PO 2.2 

Land division enables the appropriate 

management of interface impacts between 

Satisfies – there are no potentially conflicting 

land uses in the locality. 
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potentially conflicting land uses and/or zones. 

PO 2.3 

Land division maximises the number of 

allotments that face public open space and 

public streets. 

Satisfies – all of the proposed allotments will 

face either public open space or a public 

street. 

PO 2.4 

Land division is integrated with site features, 

adjacent land uses, the existing transport 

network and available infrastructure. 

Satisfies – the land division forms a logical 

and coordinated extension of the existing 

residential area and sensitively integrates 

with the adjoining Lake Windermere 

Reserve. 

PO 2.5 

Development and infrastructure is provided 

and staged in a manner that supports an 

orderly and economic provision of land, 

infrastructure and services. 

Satisfies – the land division and associated 

dwellings will be provided with appropriates 

infrastructure in the form of roads, power, 

water and sewer. 

PO 2.6 

Land division results in watercourses being 

retained within open space and development 

taking place on land not subject to flooding. 

Satisfies – the land division and associated 

earthworks has addressed the risk of flooding. 

PO 2.7 

Land division results in legible street patterns 

connected to the surrounding street network. 

Satisfies – the proposed public road will form 

a logical extension of Horwood Road thereby 

creating a legible street pattern 

PO 3.1 

Land division provides allotments with access 

to an all-weather public road. 

Satisfies – a new public road connection and 

extension of Horwood Road is proposed. 

PO 3.2 

Street patterns and intersections are designed 

to enable the safe and efficient movement of 

pedestrian, cycle and vehicular traffic. 

Satisfies – the public road will provide 

footpaths for pedestrians while also enabling 

the safe and efficient movement of cycle and 

vehicular traffic. 

PO 3.3 

Land division does not impede access to 

publicly owned open space and/or recreation 

facilities. 

Satisfies – access to Lake Windermere 

Reserve will remain available via the 

proposed public road and from other existing 

roads in the locality. 

PO 3.4 

Road reserves provide for safe and 

convenient movement and parking of 

projected volumes of vehicles and allow for 

the efficient movement of service and 

emergency vehicles. 

Satisfies – the public road will provide for the 

safe and efficient movement of vehicles 

(including emergency vehicles) while also 

providing on-street parking. 

PO 3.5 

Road reserves are designed to accommodate 

pedestrian and cycling infrastructure, street 

tree planting, landscaping and street 

furniture. 

Satisfies – the public road will provide 

footpaths for pedestrians as well as 

accommodating street trees. 

PO 3.6 

Road reserves accommodate stormwater 

drainage and public utilities. 

Satisfies – the public road will accommodate 

stormwater infrastructure. 

PO 3.7 

Road reserves provide unobstructed 

vehicular access and egress to and from 

Satisfies – the plans identify indicative 

crossover locations to each allotment and 

associated dwelling. 
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individual allotments and sites. 

PO 3.8 

Street patterns and intersections are designed 

to enable the safe and efficient movement of 

pedestrian, cycle and vehicular traffic. 

Satisfies – the public road has been designed 

to enable the safe and efficient movement of 

pedestrian, cycle and vehicular traffic. 

PO 3.9 

Roads, open space and thoroughfares provide 

safe and convenient linkages to the 

surrounding open space and transport 

network. 

Satisfies – the public road will provide safe 

and convenient linkages to the Lake 

Windermere Reserve. 

PO 3.10 

Public streets are designed to enable tree 

planting to provide shade and enhance the 

amenity of streetscapes. 

Satisfies – sufficient space has been provided 

in the road reserve to enable the planting of 

street trees. 

PO 4.1 

Land division incorporates public utility 

services within road reserves or dedicated 

easements. 

Satisfies – public utility services will be 

incorporated within the road reserve.  

PO 4.2 

Waste water, sewage and other effluent is 

capable of being disposed of from each 

allotment without risk to public health or the 

environment. 

Satisfies – the Schematic Design Plan 

prepared by Intrax demonstrates that the 

sewage generated by the dwellings on each 

allotment can be disposed of without risk to 

the public health or the environment. 

PO 9.1 

Land division allocates or retains evenly 

distributed, high quality areas of open space 

to improve residential amenity and provide 

urban heat amelioration. 

Satisfies – while the land division does not 

propose any additional areas of public open 

space, it will adjoin an existing high-quality 

area of open space. 

PO 10.1 

Land division creating 20 or more residential 

allotments includes a stormwater 

management system designed to mitigate 

peak flows and manage the rate and duration 

of stormwater discharges from the site to 

ensure that the development does not 

increase the peak flows in downstream 

systems. 

Satisfies – the land division includes a 

stormwater management system which will 

be located within the road reserve and will 

provide connections to each individual 

allotment.  

PO 10.3 

Land division creating 20 or more allotments 

includes stormwater management systems 

that minimise the discharge of sediment, 

suspended solids, organic matter, nutrients, 

bacteria, litter and other contaminants to the 

stormwater system, watercourses or other 

water bodies. 

Satisfies – the stormwater management 

system will appropriate address water quality 

targets. 

PO 11.1 

Land division creating 20 or more allotments 

for residential purposes facilitates solar 

access through allotment orientation and 

allotment dimensions. 

Satisfies – the majority of allotments will be 

oriented in a north-south direction which will 

maximise solar access.  
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In summary, the land division: 

 

• Will create allotments suitable for their intended residential use; 

• Will not result in substantial earthworks or significant retaining walls; 

• Will not create interface impacts between potentially conflicting land uses and/or 

zones; 

• Will be integrated with site features, adjacent land uses, the existing transport 

network and available infrastructure; 

• Will create allotments which are connected to an all-weather public road as well as 

other essential infrastructure such as water, power and sewer; and 

• Will not impede public access to the Lake Windermere Reserve. 

 

For the above reasons, the proposed land division generally satisfies the relevant ‘land 

division’ General Development Policies of the Planning and Design Code. 

 

13. CONCLUSION 

 

The City of Salisbury has entered into a partnership arrangement with Rossdale 

Developments to establish a residential development in the north-eastern corner of Lake 

Windermere Reserve. The proposed residential development is consistent with the Masterplan 

that has been endorsed for the Lake Windermere Reserve and which was prepared with the 

assistance of the local community over a number of years.  

 

The proposed development seeks to create 28 allotments for residential purposes as well as a 

‘development lot’ which will be further sub-divided via a separate Community Title land 

division.  A public road (cul-de-sac), which forms an extension of Horwood Road, will also 

be constructed to provide access to the proposed allotments. In addition, a number of retaining 

walls and associated fences are proposed along some of the boundaries.   

 

Given that the proposed residential development is of a form and design that is anticipated in 

the General Neighborhood Zoe, the proposed allotments will be suitable for their intended 

use. Also, the development will ensure that the remaining portion of Lake Windermere 

Reserve will continue to function as a valuable recreational and open space facility for the 

local and broader community. 

 

Importantly, matters such as the design and siting of the proposed dwellings as well as the 

removal of Regulated and Significant Trees are being assessed concurrently via the separate 

built-form applications.  

 

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

the Planning and Design Code.  This assessment has concluded that the proposed 

development: 

 

• Will result in allotments which are suitable for their intended use (as per the detailed 

assessment undertaken of the separate ‘land use’ applications); and 

• Represents an orderly expansion of the existing residential area surrounding Lake 

Windermere Reserve. 
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For the above reasons, it is recommended the Council Assessment Panel grant Planning 

Consent subject to Conditions. 

 

14. STAFF RECOMMENDATION 

That the Council Assessment Panel resolve that: 

 

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

Planning and Design Code. 

 

B. Pursuant to Section 107 of the Planning, Development and Infrastructure Act 2016, 

Planning Consent is GRANTED to application number 23006923 for Boundary 

realignment of Reserve and Creation of Twenty-Nine (29) Torrens Title Allotments 

for Residential Purposes, Public Road, Reserve Strip, retaining walls and fencing with 

combined height greater than 2.1m.in accordance with the plans and details submitted 

with the application and subject to the following Conditions: 

 

Planning Conditions 

 

1. The proposal shall be developed in accordance with the details and Council 

stamped approved plans lodged with the application, except where varied by the 

conditions herein. 

 

2. 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. 

 

3. 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. 

 

(a) Hours of operation for all civil works; 

(b) Arrangements for management of stormwater, noise and dust both during and 

post construction; 

(c) Silt/erosion management both during and post construction; 

(d) Measures to eliminate drag-out from the site during wet weather events.   

 

4. All recommendations contained under the Soil Erosion and Drainage Management 

Plan and Construction Environment Management Plan, Approved under Planning 

Consent Condition 3, shall be met all times. 

 

Advice Notes 

 

Rights of Appeal 
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The applicant has a right of appeal against the conditions which have been imposed on this 

Planning Consent. Such an appeal must be lodged at the Environment, Resources and 

Development Court within two months from the day of receiving this notice or such longer 

time as the Court may allow. The applicant is asked to contact the Court if wishing to appeal. 

The Court is located in the Sir Samuel Way Building, Victoria Square, Adelaide, (telephone 

number 8204 0289). 

 

Consent valid for 24 months 

Building Consent and Development Approval must be obtained within 24 months from the 

date of this Notification, unless this period has been extended by the Council. Work cannot 

commence until a Development Approval is obtained. 

 

Advice regarding Council land 

This Development Approval does not constitute land owners approval. The following applies 

to any works on Council land: 

 

 

• Any person making alteration to Council land including erecting or installing a 

structure (pipes, wires, cables, fixtures, fittings), storing building materials, erecting 

temporary fencing, altering the kerb, gutter, footpath or crossover etc. in, on, under or 

over Council land, is subject to a permit from Council pursuant to Section 221 of the 

Local Government Act 1999. 

• Service infrastructure should be located as far as practicable away from street trees, in 

order to protect the root zone and to prevent future damage to the infrastructure from 

roof expansion. 

• Residents and businesses are encouraged to develop and maintain the verge area 

between their property boundary and the kerb. However, some types of development 

such as irrigation, tree planting and landscaping may be restricted in some areas and 

therefore permission should be first sought from Council before commencing any 

works; 

• It is the developers/owners responsibility to ensure that damage does not occur to 

verge infrastructure during construction. Council regularly inspects the condition of 

verge infrastructure during construction and where damage is observed, Council may 

recover the costs from the owner for reinstatement of any damage to the footpath, kerb 

or gutter and may also impose a substantial penalty for any wilful damage. 

 

Fences Act 

You will need to obtain your permission from your neighbour should you wish to access their 

property to carry out construction work adjacent the boundary or if you wish to erect common 

boundary fencing or boundary retaining walls, pursuant to the Fences Act 1975. To find out 

more, please visit: https://lsc.sa.gov.au/resources/fencesandthelawbooklet.pdf 

 

Construction Noise 

The applicant is reminded that demolition and construction is required to be carried out so that 

it complies with the mandatory construction noise provisions of Part 6, Division 1 of the 

Environment Protection (Noise) Policy 2007 and the provisions of the Local Nuisance and 

Litter Control Act 2016. Under the Local Nuisance and Litter Control Act 2016, construction 

noise is declared to constitute a local nuisance as follows: 
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The noise has travelled from the location of the construction activity to neighbouring premises 

– 

 

• On any Sunday or public holiday; 

• After 7pm or before 7am on any other day. 

 

EPA and Local Nuisance Matters 

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. 

  

In addition, the applicant is responsible for ensuring the development (including demolition, 

civil works and construction activities) do not cause a ‘local nuisance’ under the Local 

Nuisance and Litter Control Act 2016 

  

Accordingly, your site planning activities should consider: 

 

 

• providing a stabilised entry/exit point to the site for all construction and trade vehicles, 

including contained wash down area for vehicles and equipment 

• appropriately located stockpiles and storage materials  

• a suitable and designated area for brick cutting and concrete works  

• a contained area for paint and plastering waste and wash waters  

• appropriate location of noisy equipment so as to avoid unreasonable impacts to 

neighbours 

• dust control measures such as use of a water cart and/or covering stockpiles 

 

 

Note: 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. 

ATTACHMENTS 

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

1. Proposal Plans and Supporting Documentation  

2. Copy of Sign Displayed on the Land and Representations  

3. Applicant's Response to Representations  

4. Extract of Planning and Design Code   
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ITEM 8.1.3 

COUNCIL ASSESSMENT PANEL   

DATE 26 April 2023 

APPLICATION NO. 22038410 

APPLICANT Rossdale Homes 

PROPOSAL Twenty-Eight (28) Single Storey Dwellings and Removal of Three 

(3) Significant and Sixteen (16) Regulated Trees, and Retention of 

Two (2) Significant and Ten (10) Regulated Trees 

LOCATION 20 Hissar Avenue, Salisbury North SA 5108 

Lot 82 Hissar Avenue, Salisbury North SA 5108 

Lot 279 Holstein Drive, Salisbury North SA 5108 

Lot 322 Holstein Drive, Salisbury North SA 5108 

Proposed Allotments 8-35 in Land Division 22036925 /361/D565/22 

CERTIFICATE OF CT-5133/607; CT-3265/15; CT-5483/909; CT-5740/195 

TITLE 

AUTHOR Kieron Barnes, Planning Consultant, City Development  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area General Neighbourhood 

Application Type Performance Assessed  

Public Notification N/A 

Referrals - Statutory N/A 

Referrals – Internal Development Engineer  

Parks and Open Space 

Planning and Design Code 

Version 

2023.3 

 

Assessing Officer Kieron Barnes – Planning Consultant (Planning Studio) 

Recommendation Grant Planning Consent subject to Reserved Matters and 

Conditions 

2. REPORT CONTENTS 

 

This Report provides an assessment of the proposed development against the relevant 

provisions of the Planning and Design Code.  This assessment has been based on a review of 

the following plans and documents which are appended to this report: 

 

Attachment 1: Proposal Plans and Supporting Documentation 

Attachment 2: Extract of Planning and Design Code  
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3. EXECUTIVE SUMMARY 

The proposed development seeks to construct 28 single-storey detached dwellings which will 

front a proposed public road (in the form of a cul-de-sac) that forms an extension of Horwood 

Road. In addition, the proposed development seeks the removal of a number of Regulated and 

Significant Trees which are currently located on the subject site and which will be impacted 

by the development. 

 

The proposed development is proceeding in accordance with a non-statutory Masterplan that 

has been endorsed by the City of Salisbury for the Lake Windermere Reserve and reflects the 

formal partnership arrangement between the City of Salisbury and Rossdale Developments.  

 

The applicant (Rossdale Developments) has lodged four separate Development Applications. 

This includes two land division applications and two ‘built-form’ applications.  Combined, 

these applications will establish 35 residential allotments over the subject site (28 Torrens 

Title allotments and 7 Community Title allotments) as well as 35 single-storey dwellings. The 

various applications also propose the creation of a public and private road as well as 

associated infrastructure to service the 35 dwellings. 

 

Located within the General Neighbourhood Zone, the subject land includes the following four 

allotments which comprise Lake Windermere Reserve: 

• 20 Hissar Avenue, Salisbury North; 

• Lot 82 Hissar Avenue, Salisbury North; 

• Lot 322 Holstein Drive, Salisbury North; and 

• Lot 279 Holstein Drive, Salisbury North 

 

Detached dwellings and tree damaging activity are excluded from notification in the General 

Neighbourhood Zone. Also, the proposed development did not trigger any statutory referrals.  

 

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

the Planning and Design Code.  This assessment has concluded that the proposed 

development: 

 

• Will result in the construction of 28 single-storey detached dwellings which will 

complement the existing low-density and low-rise character of the locality and which 

will not create any adverse impacts on existing development; and 

• Represents an orderly expansion of the existing low-density residential area surrounding 

Lake Windermere Reserve. 

 

For the above reasons, it is recommended the Council Assessment Panel grant Planning 

Consent subject to Reserved Matters and Conditions. 

4. BACKGROUND  

Located within Salisbury North, Lake Windermere Reserve (the ‘Reserve’) is owned and 

managed by the City of Salisbury (the ‘Council’). The heavily vegetated Reserve provides an 

important recreational and environmental asset for the surrounding residential area.   
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For some time now, the Council has been working on the development and implementation of 

a Masterplan for the Reserve (see Figure 1). The Masterplan was initiated following the 2007 

closure and eventual demolition of the Salisbury North Community Centre which was 

previously located in the north-eastern corner of the Reserve fronting Hissar Avenue.  

 

Figure 1: Lake Windermere Reserve Masterplan (Source: City of Salisbury) 

 
 

 

A key element of the Masterplan is the establishment of a new residential development on the 

portion of the Reserve on which the Community Centre was formerly located as well as along 

a portion of the northern boundary of the Reserve (as an extension of Horwood Road).  

 

Accordingly, the Council has entered into a partnership arrangement with Rossdale 

Developments to deliver the residential component of the Masterplan. It is understood that the 

sale of a portion of the land for residential development will assist to fund various upgrades 

and improvements to the Reserve including flood mitigation works. Importantly, the 

Masterplan proposes the planting of a substantial number of additional trees within the 

Reserve – particularly in the north-western corner. These works, along with the proposed 

residential development, are illustrated on the endorsed Masterplan for the Reserve. 

 

Given that the Reserve is classified as Community Land, a revocation process was required to 

enable a portion to be sold and developed for housing. This process, which was managed by 

the Council, followed extensive consultation with the community over a number of years. 
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Following the revocation process, a series of Development Applications have been lodged by 

Rossdale Developments which, ultimately, will establish 35 single-storey dwellings with 

associated roads and infrastructure in the north-eastern corner of the Reserve. The overall 

proposed development is illustrated in Figure 2 below. 

 

Figure 2: Overall residential development 

 
 

The overall residential development illustrated above will proceed via four separate 

development Applications as per the table on the following page. 

 

DA 23006923 Boundary realignment of Reserve and Creation of Twenty-Nine (29) 

Torrens Title Allotments for Residential Purposes, Public Road and Reserve 

Strip, retaining walls and fencing with combined height greater than 2.1m 

DA 22036926 Community title – Creation of Seven (7) Allotments and Private Driveway 

(Proposed Lot 1002 in Land Division 22036925) 

DA 22038410 Twenty-Eight (28) Single Storey Dwellings to be delivered in stages and 

Removal of (3) Significant and Sixteen (16) Regulated Trees, and Retention 

of Two (2)  Significant and Ten (10) Regulated Trees  

DA 22038407 Seven (7) Single Storey Dwellings and Private Driveway 
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While the proposed development will proceed via four separate Development Applications, 

the applications are closely integrated and are dependent on one another. For this reason, a 

holistic assessment approach has been adopted which is reflected in the three reports which 

are present to the CAP for consideration.  

 

Given the Reserve is owned and managed by the Council, the Minister for Planning was 

requested to ‘call-in’ the development application to be assessed by the State Planning 

Commission rather than the Council’s Assessment Manager. The ‘call-in’ was requested to 

avoid a perceived conflict of interest. However, the Minister for Planning’s Delegate declined 

the ‘call-in’ request and noted that the Council could appoint the Council Assessment Panel 

(CAP), as an independent body, to assess the proposal, thereby removing the perceived 

conflict of interest.   

 

As a consequence of the above, the Assessment Manager, as the relevant authority, has 

delegated to the Salisbury Council Assessment Panel the power pursuant to s102(1)(a) of the 

Planning, Development & Infrastructure Act 2016 to assess development application number  

22038410 for Twenty-Eight (28) Single Storey Dwellings to be delivered in stages and 

Removal of (3) Significant and Sixteen (16) Regulated Trees, and Retention of Two (2)  

Significant and Ten (10) Regulated Trees against the relevant provisions of the Planning 

Rules, & to grant or refuse planning consent; together with the power pursuant to s127 of the 

Act to impose any conditions it thinks fit to impose in the event that it grants planning 

consent.  

 

Further to the above and, consistent with the Council’s Policy in relation to development 

undertaken by the Council, an independent planning consultant has been engaged to assess the 

application and prepare an assessment report for consideration by the CAP.   

 

5. SUBJECT SITE 

The subject land comprises four parcels of land as follows: 

 

• 20 Hissar Avenue (Allotment 21), Salisbury North 

• Lot 82 Hissar Avenue, Salisbury North 

• Lot 322 Holstein Drive, Salisbury North 

• Lot 279 Holstein Drive, Salisbury North 

 

Combined, these allotments form the Lake Windermere Reserve (noting that 20 Hissar 

Avenue previously accommodated the Salisbury North Community Centre which has now 

been demolished).  

 

The Reserve is approximately 6 hectares in area and is surrounded on three sides by Holstein 

Drive, Swinstead Crescent, Ferguson Street and Hissar Avenue. The northern side of the 

Reserve borders the Lake Windermere Children’s Centre (pre-school) and Lake Windermere 

Primary School. Horwood Road and a number of dwellings adjoin the north-eastern corner of 

the Reserve. 

 

The Reserve features a substantial amount of mature vegetation which is scattered around a 

central lake. A series of walking trails and recreational facilities (in the form of a playground) 

are also located in the Reserve.  
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The subject site (i.e. the portion of the subject land on which the development will be 

located), is approximately 1.35 hectares in area and is located in the north-eastern corner of 

the Reserve adjoining the existing residential area. 

 

Apart from a number of landscaped mounds of earth, the site generally slopes down towards 

the lake in the centre of the Reserve. Portions of the subject land and the subject site fall 

within the Hazards (Flooding) and Hazards (Flooding General) Overlays. However, it is 

understood that the Council has recently undertaken flood mitigation works with a specific 

focus on the Reserve. 

 

A four metre wide easement in favour of the Minister for Infrastructure is noted on Certificate 

of Title Volume 5483 Folio 909. This easement runs along the northern boundary of the 

Reserve (within Allotment 322). The portion of the easement which is within the subject site, 

will be contained within a private road (Common Property) as part of the separate Community 

Title land division. Therefore, the existing easement will be retained as part of the overall 

residential development which will ensure that suitable access is maintained. 

 

Site photos are provided on the following page. 

 

Photo 1. 

View 

North-

West 

along 

Horwood 

Road 
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Photo 2. 

Cul-de-

sac at 

north-

western 

end of 

Horwood 

Road, 

with 

School on 

the right  

 

 

Photo 3. 

View into 

the subject 

site from 

the 

Horwood 

Road cul-

de-sac 

(No. 62 

Horwood 

Road on 

left)  
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Photo 4. 

Within the 

subject site, 

looking 

south-east 

towards 

Hissar 

Avenue 

 

Photo 5. 

Within the 

site, 

generally 

looking 

north 

towards the 

proposed 

community 

title 

development 
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Photo 6. 

Looking 

south-west 

towards 

Lake 

Windermere 

(outlook 

from the 

community 

titled 

development) 

 

Photo 7. 

Looking 

south-east 

along the 

School fence 

line 

(community 

titled 

development 

area on right 

hand side) 
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Photo 8: 

Looking 

north-east 

into the 

development 

site, standing 

close to the 

existing 

playground 

 

 

Photo 9: 

Looking 

north into 

the site from 

Hissar 

Avenue (in 

front of No. 

17) 
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Photo 10: 

Looking 

north into 

the site from 

Hissar 

Avenue (in 

front of No. 

23) 

 

 

Photo 11: 

Within the 

site, looking 

north-west. 

Rear of 

abutting 

Horwood 

Road 

properties on 

right hand 

side 
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6. LOCALITY 

 

The locality is generally defined as comprising the Reserve, the adjoining Lake Windermere 

School and Children’s Centre as well as the adjacent residential development to the north-east 

and east fronting Horwood Road and Hissar Avenue. 

 

Apart from the School and the Reserve, the locality is generally residential in character and 

nature reflecting the land uses sought in the General Neighbourhood Zone. Housing in the 

locality predominantly comprises single-storey detached dwellings on allotments ranging 

from approximately 400m2 to approximately 800m2 in area. Dwellings are typically setback 

approximately 6 to 8 metres from the primary frontage and generally feature generous rear 

yards which often contain domestic outbuildings.  

 

A locality plan and contextual plan are provided below. 

 

Locality Plan - Aerial 

 

 
 

Legend (Source: NearMap) 

 
 

Site boundary 

 Development Site 

 Locality boundary 

 

  



ITEM 8.1.3   

Page 287 City of Salisbury 

Council Assessment Panel Agenda - 26 April 2023 

 I
te

m
 8

.1
.3

  

 

Contextual Plan 

 

 
 

Legend (Source: SAPPA) 

 
 

Site boundary 

 Development Site 
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Legend (Source: Nearmap) 

 

Site boundary 

 Development Site 

 

7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proposed development seeks the construction of 28 single-storey detached dwellings 

which will be located on individual Torrens Title allotments created via DA 23006923. Each 

allotment will front a public road (also created via DA 23006923) and will be serviced by 

water, power and sewer infrastructure which will be located within the road reserve. 

 

The sites for the dwellings will generally be rectangular in shape and will range in area from 

246m2 to 472m2 resulting in an average site area of 286m2. Frontages will vary from a 

minimum of 8.36 metres (Lot 22) to a maximum of 16.40m (Lot 24). 

 

Bulk earthworks and retaining walls (where required) will be undertaken as part of the land 

division application. Similarly, boundary fencing will be constructed as part of the land 

division application.  

 

As mentioned, the detached dwellings will be single-storey in height and will be a mixture of 

three bedrooms (17 dwellings) and 4 bedrooms (11 dwellings). The dwellings will feature an 

open plan family, meals and kitchen area as well laundries, bathrooms and separate ensuites 

attached to the main bedroom.  
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Each dwelling will be provided with either a single garage (22 dwellings) or a double garage 

(6 dwellings) under the main roof. In addition, parking for one or two vehicles (depending on 

the size of the garage) will be provided in front of the garage.  

 

Apart from Lot 13, the dwellings will be sited in pairs with their garages abutting one another 

thereby giving the appearance of semi-detached dwellings when viewed from the public road.  

 

Aside from the garages the walls of the dwellings will generally be setback a minimum of 1 

metre (approximately) from the side boundaries. Rear setbacks vary considerably based on the 

design and dimensions of the associated allotment. Similarly, front setbacks vary considerably 

but are generally in the order of 3.5 to 5 metres. As mentioned, the garages are setback a 

sufficient distance (at least 5.5 metres) to provide an additional uncovered parking space.  

 

Private open space, in the form of an undercover alfresco area as well as soft landscaping, is 

generally provided at the rear of the dwellings. The plans also indicate that a small tree 

(Ornamental Pear Tree) will be planted in the front yard of each dwelling.  

 

On average, the dwellings achieve a site coverage of 55.75% with sites ranging from a 

minimum site coverage of 39% (Lot 24) to a maximum of 67% (Lot 13). Similarly, the 

dwellings achieve an average area of private open space of 66m2 which varies from a 

minimum of 24m2 (Lot 13) to a maximum of 208m2 (Lot 24).  

 

The dwellings feature a contemporary, simple design with hipped colorbond roofs, rendered 

or brick face masonry walls and panel lift garage doors. 

 

The proposed development also involves the removal of a number of Regulated and 

Significant Trees. The Tree Assessment Report indicates a total of 31 Regulated and 

Significant Trees were identified and surveyed within the defined project area.  Of these 31 

trees, 19 are proposed for removal to facilitate the proposed development (see figures below).  
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In summary, the proposed development involves the removal of Three (3) Significant and 

Sixteen (16) Regulated Trees, and Retention of Two (2) Significant and Ten (10) Regulated 

Tree. The applicant has indicated that a number of replacement trees (to offset the loss of the 

Regulated and Significant Trees) will be planted in the adjoining Lake Windermere Reserve.  

More specifically, the applicant has indicated that: 

 

• 40 new trees (300mm pots) to be planted within the Lake Windemere reserve. 

• The species of these tree to be confirmed by council. 

• Location plan attached (over page), this is indicative only and is to be confirmed by 

council on site.   

• Trees to be planted at the same time as the street trees within the development site.   

• Trees to be maintained and watered for a period of 12 months after planting. 

 

 
 

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

 

8. CLASSIFICATION 

Detached dwellings and tree damaging activity are Performance Assessed developments in 

this portion of the General Neighbourhood Zone. Therefore, the proposed development must 

be assessed against the relevant provisions of the Planning and Design Code. 
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9. PUBLIC NOTIFICATION 

Clause 5 of Table 5 of the General Neighbourhood Zone excludes tree damaging activity from 

notification. In addition, Clause 3 of Table 5 excludes dwellings from notification except 

under certain circumstances. These circumstances include buildings with a height greater than 

2 building levels and 9 metres or where a wall that exceeds 11.5 metres in length or 3 metres 

in height is located on an allotment boundary. Given that the proposed dwellings are only 1 

building level and do not propose walls on an (external) allotment boundary, the proposed 

development did not require notification.  

10. REFERRALS – STATUTORY 

The proposed development did not trigger any statutory referrals. 

 

11. REFERRALS – INTERNAL 

 

Department Summarised Comment 

Development Engineer The application was referred to Council’s Development 

Engineer to review the civil outcomes of the proposed 

development.  Following receipt of additional information 

and amendment to the overall scheme, Council’s Engineer 

has advised the proposal is suitable from a civil, drainage 

and flood management perspective – subject to provision of 

detailed design information.  Detailed design information 

will form part of a suite of Council requirements, to be 

required at the ‘land division consent’ stage.  

Notwithstanding, a Reserved Matter is recommended to 

ensure detailed civil information is provided prior to issue of 

Development Approval. 

Parks and Open Space Assets The application was referred to Council’s Parks and Open 

Space Assets Section, to review impacts of the proposal with 

respect to trees and landscape within the Reserve, and 

pedestrian connectivity to and from the site.  The Parks and 

Open Space team have no objection to the proposal, and will 

liaise with the Applicant during the detailed design phase of 

the concurrent land division application, including offset tree 

planting within the Reserve, street tree planting within the 

new road, interface between the development site and 

Reserve, and pedestrian connections to Hissar Avenue, 

Horwood Road and the Reserve. 

 

12. ASSESSMENT 

Pursuant to Section 107(2)(c) of the Planning, Development and Infrastructure Act, it is 

recommended that the Panel determine that the proposed development is not seriously at 

variance with the Planning and Design Code.  The following reasons are given in support of 

this recommendation: 
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a) The proposed development involves the construction of 28 low-density and low-rise 

dwellings which are envisaged forms of development in the General Neighbourhood 

Zone; and 

b) The proposed development will not create an adverse impact on the amenity of 

locality (noting that the proposed single-storey detached dwellings will complement 

the existing residential character of the locality). 

 

Assessment 

 

A detailed assessment of the application against the relevant provisions of the Planning and 

Design Code is outlined under a series of headings below. Further, a Policy Enquiry 

containing the relevant provisions of the Planning and Design Code relating to the proposed 

development on the subject land, is contained in Attachment 2.   

 

Overlays 

 

A summary of the proposed development’s compliance with the relevant Overlays affecting 

the subject land is provided in the table below. 

 

Overlay Assessment 

Affordable Housing  Not addressed by the applicant – while the 

proposed development comprises more than 

20 dwellings, none of these dwellings have 

been designated for affordable housing.  

Airport Building Heights (Regulated) (All 

structures over 45 metres) 

Satisfies – the dwellings will not exceed 45 

metres in height. 

Building Near Airfields Satisfies – the development will not impact 

on the operational and safety requirements 

of an airfield. 

Defence Aviation Area (All structures over 

15 metres) 

Satisfies – the dwellings will not exceed 15 

metres in height. 

Hazards (Flooding)  Satisfies – the proposed earthworks and 

retaining walls have addressed as part of the 

land division application and have been 

designed to ensure that the dwellings are 

sited to minimise exposure of people and 

property to unacceptable flood risk.  

Hazards (Flooding - General) Satisfies – the proposed earthworks and 

retaining walls have addressed as part of the 

land division application and have been 

designed to ensure that the dwellings are 

sited to minimise exposure of people and 

property to unacceptable flood risk. 

Prescribed Wells Area Not applicable 

Regulated and Significant Tree See detailed discussion below. 

Stormwater Management Satisfies – the development will proceed in 

accordance with an overarching stormwater 

management plan including Water Sensitive 

Urban Design techniques. 

Urban Tree Canopy Satisfies – street trees will be planted along 
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both side of the public road and each 

allotment will have sufficient space to plant 

additional trees. 

Water Resources Not applicable – the proposed development 

will not impact on a watercourse. 

 

Local Variation (TNV) 

 

Development on the subject land will not impact on the operation of the Edinburgh Defence 

Airfield as it will not involve upward lighting. Accordingly, the requirements of Concept Plan 

(Concept Plan 81 - Edinburgh Defence Airfield Lighting Constraints) have been satisfied.  

 

Site Dimensions 

 

The following Desired Outcomes (DO), Performance Outcomes (PO) and corresponding 

Deemed to Satisfy / Designated Performance Features (DTS/DPF) of the General 

Neighbourhood Zone are considered key to an assessment of the proposed size and dimension 

of sites of the proposal. 

 

POs 2.1 and the associated DTS/DPF of the General Neighbourhood Zone provide guidance 

in relation to the size and dimension of sites for residential purposes. 

 

PO 2.1 

Allotments/sites created for residential 

purposes are of suitable size and dimension 

to accommodate the anticipated dwelling 

form and remain compatible with the 

pattern of development in a low-rise and 

predominantly low-density neighbourhood, 

with higher densities closer to public open 

space, public transport stations and 

activity centres. 

DTS/DPF 2.1 

Development will not result in more than 1 

dwelling on an existing allotment 

or 

Allotments/sites for residential purposes accord 

with the following: 

 

 
 

  



ITEM 8.1.3   

Page 295 City of Salisbury 

Council Assessment Panel Agenda - 26 April 2023 

 I
te

m
 8

.1
.3

  

In relation to DTS/DTF 2.1, it is noted that the associated land division application will create 

sites suitable for detached dwellings. It is further noted that DTS/DPF 2.1 seeks a minimum 

site area of 300m2 and a minimum frontage of 9 metres for detached dwellings. As noted 

previously in this report, the proposed site areas vary from 246m2 to 472m2 resulting in an 

average site area of 286m2. Frontages will vary from a minimum of 8.36 metres (Lot 22) to a 

maximum of 16.40m (Lot 24). 

 

While some of the proposed sites will fall short of the desired 300m2 for detached dwellings, 

the average site area of 286m2 is only marginally less than sought by DTS/DPF 2.1. Also, it is 

noted that the majority of dwellings will abut one another with garage walls located along a 

common boundary. In this way, the dwellings will give the appearance of ‘detached dwellings 

in a terrace arrangement’ which, according to DTS/DPF 2.1 would allow the application of a 

smaller allotment size (250m2) and a smaller frontage (7 metres).  

 

It is also noted that the proposed development adjoins a valuable substantial area of public 

open space (Lake Windermere Reserve) and is within close walking distance of a pre-school 

and primary school. On this basis, the proposed development satisfies PO 2.1’s desire for 

higher residential densities close to public open space. In saying this, the proposed dwellings 

will remain compatible with the low-rise and predominantly low-density neighbourhood.  

 

Design, Appearance and Amenity 

 

The proposed dwellings, along with the associated land division, will establish an orderly and  

coordinated extension of the existing residential area to the east of the Reserve.  The 

dwellings will be located on appropriately sized and dimensioned allotments which will be 

serviced by essential infrastructure while also providing footpaths and street trees to improve 

the general amenity of the area. While the allotments will be slightly smaller than the existing 

pattern of residential development in the area, the associated dwellings will be designed and 

sited in accordance with their associated allotment. In this way, the proposed development 

will complement the existing character of the locality while also taking advantage of the 

attractive outlook provided by the adjoining Lake Windermere Reserve. 

 

The proposed development has a clear alignment with the broad intent of the General 

Neighbourhood Zone. A general assessment of the dwellings against the relevant provisions 

of the Planning and Design Code  demonstrate the proposal’s compliance with the Planning 

and Design Code, as summaried below: 

 

• The majority of dwellings achieve a site coverage of less than 60% (as sought by 

DTS/DPF 3.1 of the Zone) and the dwellings that slightly exceed this guideline satisfy 

PO 3.1 of the Zone by providing sufficient space around buildings to limit visual 

impact, provide an attractive outlook and access to light and ventilation;   

• The heights of the dwellings will meet DTS/DPF 4.1 of the Zone;  

• The dwellings will be setback a sufficient distance from the primary frontage to 

contribute to the emerging pattern of street setbacks in the streetscape (as sought by 

PO 5.1 of the Zone) while also providing sufficient space for uncovered, off-street 

parking; 

• Boundary walls (in the form of abutting garages) are limited in height and length and 

will not cause any visual or overshadowing impacts on adjoining properties (as sought 

by PO 7.1 of the Zone); 
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• The side and rear setbacks of the dwellings are satisfactory, and where they don’t meet 

the quantitative guideline (as expressed in DTS/DPF 8.1 and 9.1 of the Zone), they do 

meet the qualitative provisions which seek appropriate separation between buildings to 

contribute to the suburban character, to allow access to natural light and ventilation 

and to provide appropriate space for private open space and landscaping; 

• While some dwellings will fall slightly short of the quantitative Private Open Space 

standard expressed in Design in Urban Areas Table 1 – Private Open Space, the 

overall development will achieve an average of 66m2 of private open space per 

dwelling. Also, each dwelling is provided with suitable sized areas of usable private 

open space to meet the needs of occupants which is s positioned to provide convenient 

access from internal living areas (as sought by POs 18.1, 21.1 and 21.2 of the Design 

in Urban Areas General Development Policies); 

• Each dwelling will incorporate windows facing primary street frontages to encourage 

passive surveillance and make a positive contribution to the streetscape while also 

incorporating entry doors within street frontages to address the street and provide a 

legible entry point for visitors (as sought by POs 17.1 and 17.2 of the Design in Urban 

Areas General Development Policies); 

• The garages will not be in front of the building line of the dwelling and will be setback 

a minimum of 5.5 metres from the primary frontage thereby ensuring that they do not 

detract from the streetscape or appearance of the dwellings (as sought by POs 20.1 of 

the Design in Urban Areas General Development Policies); 

• Each dwelling will be provided with a suitable amount of landscaping including a 

small tree and lawn to assist with heat reduction and enhance the appearance of land 

and streetscapes (as sought by PO 22.1 of the Design in Urban Areas General 

Development Policies); 

• Appropriate car parking, access and maneuverability will be provided for each 

dwelling in terms of the garages, uncovered off-street parking spaces as well as 

driveways and access points (as sought by POs 23.1 and 23.6 of the Design in Urban 

Areas General Development Policies); and 

• Appropriate storage areas for waste bins will be provided for each dwelling (as sought 

by PO 24.1 of the Design in Urban Areas General Development Policies).  

 

Tree Damaging Activity 

 

The Regulated and Significant Tree Overlay provides the following policy framework in 

relation to the assessment of proposed developments which involve tree-damaging activity:  

 

DO 1 Conservation of regulated and significant trees to provide aesthetic and environmental 

benefits and mitigate tree loss. 

 

PO 1.1 Regulated trees are retained where they: 

 

(a) make an important visual contribution to local character and amenity 

(b) are indigenous to the local area and listed under the National Parks and 

Wildlife Act 1972 as a rare or endangered native species 

(c) and / or 

(d) provide an important habitat for native fauna. 
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PO 1.2 Significant trees are retained where they: 

 

(a) make an important contribution to the character or amenity of the local 

area 

(b) are indigenous to the local area and are listed under the National Parks 

and Wildlife Act 1972 as a rare or endangered native species 

(c) represent an important habitat for native fauna 

(d) are part of a wildlife corridor of a remnant area of native vegetation 

(e) are important to the maintenance of biodiversity in the local environment 

and / or 

(f) form a notable visual element to the landscape of the local area. 

 

PO 1.4 A tree-damaging activity in connection with other development satisfies all the 

following: 

 

(a) it accommodates the reasonable development of land in accordance with 

the relevant zone or subzone where such development might not otherwise 

be possible 

(b) in the case of a significant tree, all reasonable development options and 

design solutions have been considered to prevent substantial tree-damaging 

activity occurring. 

 

These provisions have been reviewed and considered in the Tree Impact Assessment Report 

prepared by Martin Ely. In summary, the Tree Impact Assessment Report notes that: 

 

There are 26 trees with a trunk circumference between 1.0 and 2.0m and qualify as 

Regulated Trees and there are 5 trees with a trunk circumference of 3m or greater and 

qualify as Significant Trees.  

 

The majority of trees on site exhibit average to good health and vigour. Two trees could 

be considered for removal on the basis of poor health (Trees 12 and 22). These trees 

exhibit crown dieback or diseases to the trunk and are considered to have a relatively 

short life expectancy. 

 

The majority of trees on site have average to good general structure. Five trees could 

be considered for removal on the basis of poor structure (Trees 4,7,12,15 and 22). 

These trees exhibit a history of branch failure or are multi-stemmed trees with bark 

inclusions in the base. 

 

18 of the larger locally indigenous River Red Gums that qualify as regulated or 

significant trees and that do not pose an elevated risk to the users of the site were given 

a high retention rating value in the original survey. This is in recognition of the 

importance of their ecological and environmental benefits over and above all other 

species surveyed. These trees have a higher habitat value, well over and above 

Australian native and exotic trees. Every effort should be made to preserve these trees 

and to seek alternative design options to achieve this. 
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8 trees were identified as having medium retention value. These are other native in 

acceptable condition that they should be retained where possible. None of these trees 

have been specifically recommended for removal, and should only be removed where no 

alternative exists. 

 

5 trees have been identified as having a low retention value (trees 4, 7,12,15 and 22). 

These are native trees with poor structure or reduced vigour. These trees could be 

considered for removal on the basis of risk or short life expectancy. 

 

A total of 19 trees are proposed for removal. Five of these are located on the footprint 

of the proposed roadway and would not be viable under the current design. Fourteen 

trees require removal as they are located on the footprints of the proposed dwellings, or 

will be impacted by the proposed bulk earthworks. 

 

Of the 19 Regulated and Significant Trees that are proposed to be removed, nine have been 

classed as having a high retention value.  However, it is noted that the proposed residential 

development has been designed in accordance with an endorsed Masterplan which has sought 

to protect as many trees as possible. Also, it is apparent that it would not be possible to retain 

all (or the majority) of the Regulated and Significant Trees while still achieving a residential 

development outcome of the scale proposed on the site. 

 

The Applicant did initially explore retention of additional trees within and close to the rear of 

allotments 24-31.  However, due to necessary civil works and setting of individual dwelling 

floor levels, to mitigate potential flooding from Lake Windermere, safe and practical retention 

of these trees was deemed unsuitable while supporting the overall development outcome.  

 

Given that the proposed residential development is closely aligned with the General 

Neighbourhood Zone and given that the overall development (and associated Masterplan) has 

attempted to retain as many trees as possible, the proposed removal of 19 Regulated and 

Significant Trees is considered acceptable. Also, it is noted that the applicant will plant 40 

new trees within the adjoining Reserve. These trees, along with the proposed street trees and 

trees within the front yards of each dwelling, will offset the loss of the Regulated and 

Significant Trees.   

 

13. CONCLUSION 

The City of Salisbury has entered into a partnership arrangement with Rossdale 

Developments to establish a residential development in the north-eastern corner of Lake 

Windermere Reserve. The proposed residential development is consistent with the Masterplan 

that has been endorsed for the Lake Windermere Reserve and which was prepared with the 

assistance of the local community over a number of years.  

 

The proposed development seeks to construct 28 single-storey detached dwellings which will 

front a public road (cul-de-sac), which forms an extension of Horwood Road.   

 

The proposed dwellings are of a form and design that is anticipated in the General 

Neighborhood Zone. Also, the development will ensure that the remaining portion of Lake 

Windermere Reserve will continue to function as a valuable recreational and open space 

facility for the local and broader community. 
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The design and siting of the proposed dwellings aligns with the provisions of the Planning 

and Design Code. Also, the dwellings will provide suitable levels of amenity for the future 

residents while also complementing the existing low-density character of the locality. Further, 

the removal of the Regulated and Significant Trees is considered acceptable given the 

circumstances of the subject land and the proposed offset planting in the adjoining Lake 

Windermere Reserve. 

 

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

the Planning and Design Code.  This assessment has concluded that the proposed 

development: 

 

• Will result in the construction of 28 single-storey detached dwellings which will 

complement the existing low-density and low-rise character of the locality and which 

will not create any adverse impacts on existing development; and 

• Represents an orderly expansion of the existing low-density residential area surrounding 

Lake Windermere Reserve. 

 

For the above reasons, it is recommended the Council Assessment Panel grant Planning 

Consent subject to Reserved Matters and Conditions. 

 

14. STAFF RECOMMENDATION 

That the Council Assessment Panel resolve that: 

 

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

Planning and Design Code. 

 

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

GRANTED to application number 22038410 for Twenty-Eight (28) Single Storey 

Dwellings and Removal of Three (3) Significant and Sixteen (16) Regulated Trees, 

and Retention of Two (2) Significant and Ten (10) Regulated Trees 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 

Team Leader Planning, as delegate of the Council Assessment Panel, as Reserved 

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

 

1. Civil and Siteworks Plan, prepared by a qualified and experienced engineer, for all 

civil and stormwater works, which shall address all of the following: 

 

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

b) Cut/fill details; and 

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

d) Pavement design details and gradients; and 

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

pavement markings and signage; and 
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f) Stormwater management arrangements, including accompanying design 

calculations, which consider the minor storm (18.3% AEP) and major storm 

(1% AEP) events; and 

g) Water sensitive urban design measures; and 

h) Surface water treatment. 

 

Planning Consent Conditions 

 

1. The proposal shall be developed in accordance with the details and Council stamped 

approved plans lodged with the application, except where varied by the conditions 

herein. 

 

2. The external surfaces of the buildings shall: 

a) be of new non-reflective materials; and 

b) be finished in natural tones; and 

c) be maintained in good condition at all times. 

3. The invert, crossover and driveway shall be constructed with brick paving or concrete, 

prior to occupation of each dwelling, in accordance with Council’s Vehicle Crossover 

Standard Detail, Drawing SD-12, SD-13 and SD-14 and shall be maintained at all 

times thereafter to the reasonable satisfaction of Council. 

 

4. Designated landscaping areas associated with each dwelling, shall be planted with 

shade trees, shrubs and ground covers in accordance with the Approved Site Plans 

(prepared by Rossdale Homes).  

All landscaping shall be completed within 12 months from the date of occupation and 

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

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

pest plants). 
 

5. Tree planting associated with each dwelling shall be undertaken within 12 months 

from the date of occupation of the dwelling in accordance with the following table: 

• Where allotment is less than 450 square metres, 1 small tree; or 

• Where allotment between 450 square metres and 800 square metres, 1 medium tree 

or 2 small trees; or 

• Where allotment between 800 square metres, 1 large tree or 2 medium trees or 4 

small trees. 

Except where otherwise Approved, the tree planting shall be maintained in good 

health and condition at all times thereafter. 
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Note: For meaning of tree sizes, please refer to the Urban Tree Canopy Overlay, 

Planning and Design Code. 

 

 
 

6. The Applicant shall prepare and submit a final landscaping plan, identifying the 

location for all replacement trees, to offset the removal of Regulated and Significant 

Trees. 

 

The landscape plan shall be subject of review and approval by Council’s Parks and 

Open Space Assets section. 

 

All replacement trees must be planted within 12 months of completion of the 

development at the following rates:  

i. if the development relates to a regulated tree—2 trees to replace a regulated 

tree; or  

ii. if the development relates to a significant tree—3 trees to replace a significant 

tree.  

 

Replacement trees cannot be within a species specified under regulation 3F(4)(b) of 

the Planning, Development and Infrastructure (General) Regulations 2017, and cannot 

be planted within 10 metres of an existing dwelling or inground swimming pool. 

 

7. Rainwater tank storage shall be provided, prior to occupation of each dwelling, in 

accordance with all of the following – for allotments less than 400sqm in area: 

a) Connected to at least 60% of the roof area; and 

b) Connected to one toilet; 

c) The laundry cold water outlets or hot water service; and 

d) Have a minimum tank capacity of 2,000 litres for retention; and 

e) Where site perviousness is less than 30% of the total site area, 1,000 litres for 

detention; and 

f) Where detention is required, includes a 20-25mm diameter slow release orifice 

at bottom of the detention component of the tank (or tanks). 

The rainwater tank storage shall remain in place at all times thereafter. 

 

8. Rainwater tank storage shall be provided, prior to occupation of the dwelling, in 

accordance with all of the following – for those allotments greater than 400sqm in 

area: 

a) Connected to at least 60% of the roof area; and 

b) Connected to one toilet; and 
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c) The laundry cold water outlets or hot water service; and 

d) Have a minimum tank capacity of 4,000 litres for retention; and 

e) Where site perviousness is less than 35% of the total site area, 1,000 litres for 

detention; and 

f) Where detention is required, includes a 20-25mm diameter slow release orifice 

at bottom of the detention component of the tank (or tanks). 

The rainwater tank storage shall remain in place at all times thereafter. 

 

Advice Notes 

 

 

Rights of Appeal 

The applicant has a right of appeal against the conditions which have been imposed on this 

Planning Consent. Such an appeal must be lodged at the Environment, Resources and 

Development Court within two months from the day of receiving this notice or such longer 

time as the Court may allow. The applicant is asked to contact the Court if wishing to appeal. 

The Court is located in the Sir Samuel Way Building, Victoria Square, Adelaide, (telephone 

number 8204 0289). 

 

Building Rules Consent and Approval Still Required  

Building Consent and Development Approval must be obtained within 24 months from the 

date of this Notification, unless this period has been extended by the Council. Work cannot 

commence until a Development Approval is obtained. 

 

Commencement 

The development shall be lawfully commenced by substantial work on the site of the 

development within 2 years from the date of Development Approval. If substantial work on 

the site has occurred within 2 years, the development shall be substantially or fully completed 

within 3 years from the date of Development Approval. 

 

Advice regarding Council land 

This Development Approval does not constitute land owners approval. The following applies 

to any works on Council land: 

 

1. Any person making alteration to Council land including erecting or installing a 

structure (pipes, wires, cables, fixtures, fittings), storing building materials, erecting 

temporary fencing, altering the kerb, gutter, footpath or crossover etc. in, on, under or 

over Council land, is subject to a permit from Council pursuant to Section 221 of the 

Local Government Act 1999. 

2. Service infrastructure should be located as far as practicable away from street trees, in 

order to protect the root zone and to prevent future damage to the infrastructure from 

roof expansion. 

3. Residents and businesses are encouraged to develop and maintain the verge area 

between their property boundary and the kerb. However, some types of development 

such as irrigation, tree planting and landscaping may be restricted in some areas and 
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therefore permission should be first sought from Council before commencing any 

works; 

 

It is the developers/owners responsibility to ensure that damage does not occur to verge 

infrastructure during construction. Council regularly inspects the condition of verge 

infrastructure during construction and where damage is observed, Council may recover the 

costs from the owner for reinstatement of any damage to the footpath, kerb or gutter and may 

also impose a substantial penalty for any wilful damage. 

 

Siting of Building Work 

It is your responsibility to ensure that any building work is correctly sited with respect to the 

property boundaries of the site and it is strongly recommended that a boundary survey be 

undertaken before any work commences to ensure the building work is accommodated within 

the designated footprint and achieves the designated boundary setbacks. 

  

Plans Available Onsite 

The Council approved plans should be available on site at all times while performing the 

building work. 

  

Fences Act 

You will need to obtain your permission from your neighbour should you wish to access their 

property to carry out construction work adjacent the boundary or if you wish to erect common 

boundary fencing or boundary retaining walls, pursuant to the Fences Act 1975. To find out 

more, please visit: https://lsc.sa.gov.au/resources/fencesandthelawbooklet.pdf 

 

Building Work Affecting Other Land 

Pursuant to Section 139 of the Planning, Development and Infrastructure Act 2016, a person 

undertaking activity that affects stability of land or premises must serve notice in the 

prescribed form to the owner of the affected site. For the purposes of Section 139, work of the 

following nature is prescribed as building work which is to be treated for the purposes of that 

section as building work that affects the stability of other land or premises, namely: 

• An excavation which intersects a notational plane extending downwards at a slope of 1 

vertical to 21 horizontal from a point 600mm below natural ground level at a boundary 

with an adjoining site; 

• An excavation which intersects any notional plane extending downwards at a slope of 

1 vertical to 2 horizontal from a point at natural ground level at any boundary between 

2 sites (not being a boundary with the site of the excavation), where the boundary is 

within a distance equal to twice the depth of the excavation; 

• Any fill which is within 600mm of an adjoining site, other than where the fill is not 

greater than 200mm in depth (or height) and is for landscaping, gardening or other 

similar purposes. 

To find out more, please visit: 

https://lawhandbook.sa.gov.au/ch28s02s06s03.php  

  

Construction Noise 

The applicant is reminded that demolition and construction is required to be carried out so that 

it complies with the mandatory construction noise provisions of Part 6, Division 1 of the 

Environment Protection (Noise) Policy 2007 and the provisions of the Local Nuisance and 

Litter Control Act 2016. Under the Local Nuisance and Litter Control Act 2016, construction 

noise is declared to constitute a local nuisance as follows: 

https://lsc.sa.gov.au/resources/fencesandthelawbooklet.pdf


ITEM 8.1.3   

Page 304 City of Salisbury 

Council Assessment Panel Agenda - 26 April 2023 

 I
te

m
 8

.1
.3

  

The noise has travelled from the location of the construction activity to neighbouring 

premises – 

• On any Sunday or public holiday; 

• After 7pm or before 7am on any other day. 

 

EPA and Local Nuisance Matters 

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. 

  

In addition, the applicant is responsible for ensuring the development (including demolition, 

civil works and construction activities) do not cause a ‘local nuisance’ under the Local 

Nuisance and Litter Control Act 2016 

  

Accordingly, your site planning activities should consider: 

 

• providing a stabilised entry/exit point to the site for all construction and trade vehicles, 

including contained wash down area for vehicles and equipment 

• appropriately located stockpiles and storage materials  

• a suitable and designated area for brick cutting and concrete works  

• a contained area for paint and plastering waste and wash waters  

• appropriate location of noisy equipment so as to avoid unreasonable impacts to 

neighbours 

• dust control measures such as use of a water cart and/or covering stockpiles 

 

Note: 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. 

 

ATTACHMENTS 

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

1. Proposal Plans and Supporting Documentation  

2. Extract of Planning and Design Code   
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ITEM 8.1.4 

COUNCIL ASSESSMENT PANEL   

DATE 26 April 2023 

APPLICATION NO. 22038407 

APPLICANT Rossdale Homes 

PROPOSAL Seven (7) Single Storey Dwellings and Private Driveway 

LOCATION 20 Hissar Avenue, Salisbury North SA 5108 

Lot 82 Hissar Avenue, Salisbury North SA 5108 

Lot 322 Holstein Drive, Salisbury North SA 5108 

Lot 279 Holstein Drive, Salisbury North SA 5108 

(Proposed Allotments 1 - 7 in Land Division 22036926 - 

361/C566/22) 

CERTIFICATE OF CT-5133/607; CT-3265/15; CT-5483/909; CT-5740/195 

TITLE 

AUTHOR Kieron Barnes, Planning Consultant, City Development  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area General Neighbourhood 

Application Type Performance Assessed  

Public Notification N/A 

Referrals - Statutory N/A 

Referrals – Internal Development Engineer  

Planning and Design Code 

Version 

2023.3 

 

Assessing Officer Kieron Barnes – Planning Consultant (Planning Studio) 

Recommendation Grant Planning Consent subject to Reserved Matters and 

Conditions 

2. REPORT CONTENTS 

 

This Report provides an assessment of the proposed development against the relevant 

provisions of the Planning and Design Code.  This assessment has been based on a review of 

the following plans and documents which are appended to this report: 

 

 

 

Attachment 1: Proposal Plans and Supporting Documentation 

Attachment 2: Extract of Planning and Design Code  
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3. EXECUTIVE SUMMARY 

The proposed development seeks to construct 7 single-storey dwellings which will front a 

proposed private road (in the form of Common Property) that connects to Horwood Road.  

 

The proposed development is proceeding in accordance with a non-statutory Masterplan that 

has been endorsed by the City of Salisbury for the Lake Windermere Reserve and reflects the 

formal partnership arrangement between the City of Salisbury and Rossdale Developments.  

 

The applicant (Rossdale Developments) has lodged four separate Development Applications. 

This includes two land division applications and two ‘built-form’ applications.  Combined, 

these applications will establish 35 residential allotments over the subject site (28 Torrens 

Title allotments and 7 Community Title allotments) as well as 35 single-storey dwellings. The 

various applications also propose the creation of a public and private road as well as 

associated infrastructure to service the 35 dwellings. 

 

Located within the General Neighbourhood Zone, the entire development spans the following 

four allotments which comprise Lake Windermere Reserve: 

 

• 20 Hissar Avenue, Salisbury North; 

• Lot 82 Hissar Avenue, Salisbury North; 

• Lot 322 Holstein Drive, Salisbury North; and 

• Lot 279 Holstein Drive, Salisbury North 

 

Dwellings are excluded from notification in the General Neighbourhood Zone. Also, the 

proposed development did not trigger any statutory referrals.  

 

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

the Planning and Design Code.  This assessment has concluded that the proposed 

development: 

 

• Will result in the construction of seven single-storey dwellings which will complement 

the existing low-density and low-rise character of the locality and which will not create 

any adverse impacts on existing development; and 

• Represents an orderly expansion of the existing low-density residential area surrounding 

Lake Windermere Reserve. 

 

For the above reasons, it is recommended the Council Assessment Panel grant Planning 

Consent subject to Reserved Matters and Conditions. 

 

4. BACKGROUND 

Located within Salisbury North, Lake Windermere Reserve (the ‘Reserve’) is owned and 

managed by the City of Salisbury (the ‘Council’). The heavily vegetated Reserve provides an 

important recreational and environmental asset for the surrounding residential area.   
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For some time now, the Council has been working on the development and implementation of 

a Masterplan for the Reserve (see Figure 1). The Masterplan was initiated following the 2007 

closure and eventual demolition of the Salisbury North Community Centre which was 

previously located in the north-eastern corner of the Reserve fronting Hissar Avenue.  

Figure 1: Lake Windermere Reserve Masterplan (Source: City of Salisbury) 

 

A key element of the Masterplan is the establishment of a new residential development on the 

portion of the Reserve on which the Community Centre was formerly located as well as along 

a portion of the northern boundary of the Reserve (as an extension of Horwood Road). 

Accordingly, the Council has entered into a partnership arrangement with Rossdale 

Developments to deliver the residential component of the Masterplan. It is understood that the 

sale of a portion of the land for residential development will assist to fund various upgrades 

and improvements to the Reserve including flood mitigation works. Importantly, the 

Masterplan proposes the planting of a substantial number of additional trees within the 

Reserve – particularly in the north-western corner. These works, along with the proposed 

residential development, are illustrated on the endorsed Masterplan for the Reserve 

Given that the Reserve is classified as Community Land, a revocation process was required to 

enable a portion to be sold and developed for housing. This process, which was managed by 

the Council, followed extensive consultation with the community over a number of years. 

Following the revocation process, a series of Development Applications have been lodged by 

Rossdale Developments which, ultimately, will establish 35 single-storey dwellings with 

associated roads and infrastructure in the north-eastern corner of the Reserve. The overall 

proposed development is illustrated in Figure 2 below. 
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Figure 2: Overall residential development 

 

The overall residential development illustrated above will proceed via four separate 

development Applications: 

DA 23006923 Boundary realignment of Reserve and Creation of Twenty-Nine (29) 

Torrens Title Allotments for Residential Purposes, Public Road and Reserve 

Strip, retaining walls and fencing with combined height greater than 2.1m 

DA 22036926 Community title – Creation of Seven (7) Allotments and Private Driveway 

(Proposed Lot 1002 in Land Division 22036925) 

DA 22038410 Twenty-Eight (28) Single Storey Dwellings to be delivered in stages and 

Removal of Three (3) Significant and Sixteen (16) Regulated Trees, and 

Retention of Two (2) Significant and 10 (10) Regulated Trees  

DA 22038407 Seven (7) Single Storey Dwellings and Private Driveway 
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While the proposed development will proceed via four separate Development Applications, 

the applications are closely integrated and are dependent on one another. For this reason, a 

holistic assessment approach has been adopted which is reflected in the three reports which 

are present to the CAP for consideration.  

Given the Reserve is owned and managed by the Council, the Minister for Planning was 

requested to ‘call-in’ the development application to be assessed by the State Planning 

Commission rather than the Council’s Assessment Manager. The ‘call-in’ was requested to 

avoid a perceived conflict of interest. However, the Minister for Planning’s Delegate declined 

the ‘call-in’ request and noted that the Council could appoint the Council Assessment Panel 

(CAP), as an independent body, to assess the proposal, thereby removing the perceived 

conflict of interest.   

As a consequence of the above, the Assessment Manager, as the relevant authority, has 

delegated to the Salisbury Council Assessment Panel the power pursuant to s102(1)(a) of the 

Planning, Development & Infrastructure Act 2016 to assess development application number  

22038407 for Seven (7) Single Storey Dwellings and Private Driveway against the relevant 

provisions of the Planning Rules, & to grant or refuse planning consent; together with the 

power pursuant to s127 of the Act to impose any conditions it thinks fit to impose in the event 

that it grants planning consent.  

 

Further to the above and, consistent with the Council’s Policy in relation to development 

undertaken by the Council, an independent planning consultant has been engaged to assess the 

application and prepare an assessment report for consideration by the CAP.   

 

5. SUBJECT LAND AND SUBJECT SITE 

The subject land comprises four parcels of land as follows: 

 

• 20 Hissar Avenue (Allotment 21), Salisbury North 

• Lot 82 Hissar Avenue, Salisbury North 

• Lot 322 Holstein Drive, Salisbury North 

• Lot 279 Holstein Drive, Salisbury North 

 

Combined, these allotments form the Lake Windermere Reserve (noting that 20 Hissar 

Avenue previously accommodated the Salisbury North Community Centre which has now 

been demolished).  

 

The Reserve is approximately 6 hectares in area and is surrounded on three sides by Holstein 

Drive, Swinstead Crescent, Ferguson Street and Hissar Avenue. The northern side of the 

Reserve borders the Lake Windermere Children’s Centre (pre-school) and Lake Windermere 

Primary School. Horwood Road and a number of dwellings adjoin the north-eastern corner of 

the Reserve. 

 

The Reserve features a substantial amount of mature vegetation which is scattered around a 

central lake. A series of walking trails and recreational facilities (in the form of a playground) 

are also located in the Reserve.  
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The subject site (i.e. the portion of the subject land on which the dwellings will be located), is 

1,904m2 in area and is located in the north-eastern corner of the Reserve adjoining the 

existing residential area. The subject site will be created via the Torrens Title land division 

(Lot 1002) and will be further divided into seven Community Title allotments plus a Common 

Property driveway which connects to Horwood Road.   

 

Apart from a number of landscaped mounds of earth, the site generally slopes down towards 

the lake in the centre of the Reserve. Portions of the subject land and the subject site fall 

within the Hazards (Flooding) and Hazards (Flooding General) Overlays. However, it is 

understood that the Council has recently undertaken flood mitigation works with a specific 

focus on the Reserve. 

 

A four metre wide easement in favour of the Minister for Infrastructure is noted on Certificate 

of Title Volume 5483 Folio 909. This easement runs along the northern boundary of the 

Reserve (within Allotment 322). The portion of the easement which is within the subject site, 

will be contained within a private road (Common Property) as part of the separate Community 

Title land division. Therefore, the existing easement will be retained as part of the overall 

residential development which will ensure that suitable access is maintained. 

 

Site photos are provided below: 

 

Photo 1: 

View North-

West along 

Horwood 

Road 
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Photo 2: 

Cul-de-sac 

at north-

western end 

of Horwood 

Road, with 

School on 

the right 

 

 
Photo 3: 

Within the 

site, 

generally 

looking 

north 

towards the 

proposed 

community 

title 

development 
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Photo 4: 

Looking 

south-east 

along the 

School 

fence line 

(community 

titled 

development 

area on 

right hand 

side) 

 

 

6. LOCALITY 

The locality is generally defined as comprising the Reserve, the adjoining Lake Windermere 

School and Children’s Centre as well as the adjacent residential development to the north-east 

and east fronting Horwood Road and Hissar Avenue. 

 

Apart from the School and the Reserve, the locality is generally residential in character and 

nature reflecting the land uses sought in the General Neighbourhood Zone. Housing in the 

locality predominantly comprises single-storey detached dwellings on allotments ranging 

from approximately 400m2 to approximately 800m2 in area. Dwellings are typically setback 

approximately 6 to 8 metres from the primary frontage and generally feature generous rear 

yards which often contain domestic outbuildings.  

 

A locality plan and contextual plan are provided below on the following page. 
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Locality Plan – Aerial 

 

 
 

Legend (Source: NearMap) 

 
 

Site boundary 

 Development Site 

 Locality boundary 
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Contextual Plan:  

 

 
 

Legend (Source: SAPPA) 

 
 

Site boundary 

 Development Site 
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Contextual Plan: 

 

 
 

Legend (Source: Nearmap) 

 

Site boundary 

 Development Site 

 

7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proposed development seeks the construction of seven single-storey dwellings which will 

be located on individual Community Title allotments created via DA 22036926. Each 

allotment will front a private road (also created via DA 22036926) and will be serviced by 

water, power and sewer infrastructure which will be located within the Common Property. 

 

The sites for the dwellings will be rectangular in shape and individually will range in area 

from 191m2 to 250m2 resulting in an average site area of 207m2 (excluding the driveway) and 

272m2 overall development site.  Frontages will vary from a minimum of 7.23 metres to a 

maximum of 9.72m (Lot 7). 

 

Bulk earthworks and retaining walls (where required) will be undertaken as part of the 

Torrens Title land division application. Similarly, boundary fencing will be constructed as 

part of the land division application.  

 

As mentioned, the detached dwellings will be single-storey in height and will feature three 

bedrooms, an open plan family, meals and kitchen area as well laundries, bathrooms and 

separate ensuites attached to the main bedroom.  
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Each dwelling will be provided with a double width carport sited near the private road. The 

carports will be open on three sides and will feature a panel lift door facing the private road.   

 

The dwellings will abut one another thereby giving the appearance of row-dwellings when 

viewed from the private road.  

 

In terms of setbacks, the dwellings will face the Reserve to the south and will be setback 

approximately 2.2 metres from this boundary. While the dwellings will be setback 

approximately 10 metres from the private road, the carport will be located within this area, 

close to the private road.  

 

Private open space will be provided between the carports and northern end of the dwellings. 

The plans also indicate that a small tree (Ornamental Pear Tree) will be planted in the front 

(southern) yard of each dwelling.  

 

The dwellings achieve an average site coverage of 65.57% with sites ranging from a 

minimum site coverage of 59% (Lot 1) to a maximum of 68% (Lots 1 to 6). Similarly, the 

dwellings achieve an average area of private open space of 28m2 which varies from a 

minimum of 25m2 (Lots 1 to 6) to a maximum of 40m2 (Lot 1).  

 

The dwellings feature a contemporary, simple design with hipped colorbond roofs, rendered 

masonry walls and panel lift carport doors. 

 

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

 

8. CLASSIFICATION 

Dwellings are Performance Assessed developments in this portion of the General 

Neighbourhood Zone. Therefore, the proposed development must be assessed against the 

relevant provisions of the Planning and Design Code. 

 

9. PUBLIC NOTIFICATION 

Clause 3 of Table 5 of the General Neighbourhood Zone excludes dwellings from notification 

except under certain circumstances. These circumstances include buildings with a height 

greater than 2 building levels and 9 metres or where a wall that exceeds 11.5 metres in length 

or 3 metres in height is located on an allotment boundary.  

 

Given that the proposed dwellings are only 1 building level and abutting walls of the 

dwellings are on an ‘excluded boundary’, the proposed development did not require 

notification.  

10. REFERRALS – STATUTORY 

The proposed development did not trigger any statutory referrals. 
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11. REFERRALS – INTERNAL 

 

Department Summarised Comment 

Development Engineer The application was referred to Council’s Development 

Engineer to review the civil outcomes of the proposed 

development.  The finished floor levels and overall 

stormwater design was found to be acceptable, noting that 

further detailed design information will be provided as part 

of the concurrent land division applications, with respect to 

various civil outcomes.  Notwithstanding, a Reserved Matter 

is recommended to ensure that detailed civil plans are 

provided for final review. 

 

12. ASSESSMENT 

Pursuant to Section 107(2)(c) of the Planning, Development and Infrastructure Act, it is 

recommended that the Panel determine that the proposed development is not seriously at 

variance with the Planning and Design Code.  The following reasons are given in support of 

this recommendation: 

 

a) The proposed development involves the construction of seven low-density and low-

rise dwellings which are envisaged forms of development in the General 

Neighbourhood Zone; and 

b) The proposed development will not create an adverse impact on the amenity of 

locality (noting that the proposed single-storey detached dwellings will complement 

the existing residential character of the locality). 

 

Assessment 

 

A detailed assessment of the application against the relevant provisions of the Planning and 

Design Code is outlined under a series of headings below. Further, a Policy Enquiry 

containing the relevant provisions of the Planning and Design Code relating to the proposed 

development on the subject land, is contained in Attachment 2.   

 

Overlays 

A summary of the proposed development’s compliance with the relevant Overlays affecting 

the subject land is provided in the table below. 

 

Overlay Assessment 

Affordable Housing  Not applicable.  

Airport Building Heights (Regulated) (All 

structures over 45 metres) 

Satisfies – the dwellings will not exceed 45 

metres in height. 

Building Near Airfields Satisfies – the development will not impact 

on the operational and safety requirements 

of an airfield. 

Defence Aviation Area (All structures over 

15 metres) 

Satisfies – the dwellings will not exceed 15 

metres in height. 
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Hazards (Flooding)  Satisfies – the proposed earthworks and 

retaining walls have addressed as part of the 

land division application and have been 

designed to ensure that the dwellings are 

sited to minimise exposure of people and 

property to unacceptable flood risk.  

Hazards (Flooding - General) Satisfies – the proposed earthworks and 

retaining walls have been addressed as part 

of the land division application and have 

been designed to ensure that the dwellings 

are sited to minimise exposure of people and 

property to unacceptable flood risk. 

Prescribed Wells Area Not applicable 

Regulated and Significant Tree See detailed discussion below. 

Stormwater Management Satisfies – the development will proceed in 

accordance with an overarching stormwater 

management plan including Water Sensitive 

Urban Design techniques. 

Urban Tree Canopy Satisfies – street trees will be planted along 

both side of the public road as part of the 

land division proposal, and each dwelling 

will include the planting of one tree (facing 

the Reserve). 

Water Resources Not applicable – the proposed development 

will not impact on a watercourse. 

 

Local Variation (TNV) 

 

Development on the subject land will not impact on the operation of the Edinburgh Defence 

Airfield as it will not involve upward lighting. Accordingly, the requirements of Concept Plan 

(Concept Plan 81 - Edinburgh Defence Airfield Lighting Constraints) have been satisfied.  

 

Site Dimensions 

 

The following Desired Outcomes (DO), Performance Outcomes (PO) and corresponding 

Deemed to Satisfy / Designated Performance Features (DTS/DPF) of the General 

Neighbourhood Zone are considered key to an assessment of the proposed size and dimension 

of sites of the proposal. 

 

POs 2.1 and the associated DTS/DPF of the General Neighbourhood Zone provide guidance 

in relation to the size and dimension of sites for residential purposes. 

 
PO 2.1 

Allotments/sites created for residential purposes are 

of suitable size and dimension to accommodate the 

anticipated dwelling form and remain compatible 

with the pattern of development in a low-rise and 

predominantly low-density neighbourhood, with 

higher densities closer to public open space, public 

transport stations and activity centres. 

DTS/DPF 2.1 

Development will not result in more than 1 dwelling on 

an existing allotment 

or 

Allotments/sites for residential purposes accord with the 

following: 
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In relation to DTS/DTF 2.1, it is noted that the associated land division application will create 

sites suitable for dwellings. It is further noted that DTS/DPF 2.1 seeks a minimum site area of 

250m2 and a minimum frontage of 7 metres for row dwellings or detached dwellings in a 

terrace arrangement. While the proposed dwellings do not meet the definition of row 

dwellings (as they do not front a public road), they will function and look very similar to row 

dwellings or detached dwellings in a terrace arrangement. On this basis, it is considered 

appropriate to assess the development against the minimum site area of 250m2 and minimum 

frontage of 7m identified in DTS/DPF 2.1 for row dwellings or detached dwelling in a terrace 

arrangement.  

 

As noted previously in this report, the proposed site areas vary from 191m2 to 250m2 resulting 

in an average site area of 207m2 (excluding the driveway) and 272m2 overall development 

site. Frontages will vary from a minimum of 7.23 metres to a maximum of 9.72m (Lot 7). 

 

It is noted that, apart from Lot 4, the proposed sites will fall short of the desired 250m2 for 

row dwellings. However, each dwelling will achieve the minimum desired frontage of 7 

metres.  

 

Given the departure from the quantitative standards within DTS/DPF 2.1, it is necessary to 

assess the proposal’s compliance against PO 2.1. Accordingly, it is noted that the proposed 

development adjoins a valuable substantial area of public open space (Lake Windermere 

Reserve) and is within close walking distance of a pre-school and primary school. On this 

basis, the proposed development satisfies PO 2.1’s desire for higher residential densities close 

to public open space. In saying this, the proposed dwellings will remain compatible with the 

low-rise and predominantly low-density neighbourhood.  
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Design, Appearance and Amenity 

 

The proposed dwellings, along with the associated land division, will establish an orderly and 

coordinated extension of the existing residential area to the east of the Reserve.  The 

dwellings will be located on appropriately sized and dimensioned allotments which will be 

serviced by essential infrastructure. While the allotments will be smaller than the existing 

pattern of residential development in the area, the associated dwellings will be designed and 

sited in accordance with their associated allotment. In this way, the proposed development 

will complement the existing character of the locality while also taking advantage of the 

attractive outlook provided by the adjoining Lake Windermere Reserve. 

 

Given the proposed development’s clear alignment with the broad intent of the General 

Neighbourhood Zone, it was considered appropriate to undertake the following assessment 

summary, to demonstrate the proposal’s alignment with the Planning and Design Code: 

 

• While the dwellings slightly exceed the 60% sought by DTS/DPF 3.1 of the Zone, 

they will satisfy PO 3.1 by providing sufficient space around the buildings to limit 

visual impact, provide an attractive outlook and access to light and ventilation;   

• The heights of the dwellings will meet DTS/DPF 4.1 of the Zone;  

• The dwellings will be setback a sufficient distance from the private road to contribute 

to the emerging pattern of street setbacks in the streetscape (as sought by PO 5.1 of the 

Zone) while also providing sufficient space for off-street parking within the double-

width carports; 

• The rear setbacks of the dwellings are satisfactory, and where they don’t meet the 

quantitative guideline (as expressed in DTS/DPF 9.1 of the Zone), they do meet the 

qualitative provisions which seek appropriate separation between buildings to 

contribute to the suburban character, to allow access to natural light and ventilation 

and to provide appropriate space for private open space and landscaping; 

• The dwellings will satisfy the quantitative Private Open Space standard expressed in 

Design in Urban Areas Table 1 – Private Open Space. Also, each dwelling is provided 

with suitable sized areas of usable private open space to meet the needs of occupants 

which is positioned to provide convenient access from internal living areas (as sought 

by POs 18.1, 21.1 and 21.2 of the Design in Urban Areas General Development 

Policies); 

• Each dwelling will incorporate windows facing the Reserve to encourage passive 

surveillance and make a positive contribution to the streetscape while also 

incorporating entry doors facing the Reserve to provide a legible entry point for 

visitors (as sought by POs 17.1 and 17.2 of the Design in Urban Areas General 

Development Policies); 

• Each dwelling will be provided with a suitable amount of landscaping including a 

small tree and lawn to assist with heat reduction and enhance the appearance of land 

and streetscapes (as sought by PO 22.1 of the Design in Urban Areas General 

Development Policies); 

• Appropriate car parking, access and maneuverability will be provided for each 

dwelling in terms of the garages, uncovered off-street parking spaces as well as 

driveways and access points (as sought by POs 23.1 and 23.6 of the Design in Urban 

Areas General Development Policies); and 

• Appropriate storage areas for waste bins will be provided for each dwelling (as sought 

by PO 24.1 of the Design in Urban Areas General Development Policies).  
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13. CONCLUSION 

The City of Salisbury has entered into a partnership arrangement with Rossdale 

Developments to establish a residential development in the north-eastern corner of Lake 

Windermere Reserve. The proposed residential development is consistent with the Masterplan 

that has been endorsed for the Lake Windermere Reserve and which was prepared with the 

assistance of the local community over a number of years.  

 

The proposed development seeks to construct seven single-storey dwellings which will front a 

private road and provide an outlook to Lake Windermere Reserve. 

 

The proposed dwellings are of a form and design that is anticipated in the General 

Neighborhood Zoe. Also, the development will ensure that the remaining portion of Lake 

Windermere Reserve will continue to function as a valuable recreational and open space 

facility for the local and broader community. 

 

The design and siting of the proposed dwellings generally aligns with the provisions of the 

Planning and Design Code. Also, the dwellings will provide suitable levels of amenity for the 

future residents while also complementing the existing low-density character of the locality.  

 

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

the Planning and Design Code.  This assessment has concluded that the proposed 

development: 

 

• Will result in the construction of seven single-storey dwellings which will complement 

the existing low-density and low-rise character of the locality and which will not create 

any adverse impacts on existing development; and 

• Represents an orderly expansion of the existing low-density residential area surrounding 

Lake Windermere Reserve. 

 

For the above reasons, it is recommended the Council Assessment Panel grant Planning 

Consent subject to Reserved Matters and Conditions. 

 

14. STAFF RECOMMENDATION 

That the Council Assessment Panel resolve that: 

 

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

Planning and Design Code. 

 

B. Pursuant to Section 107 of the Planning, Development and Infrastructure Act 2016, t 

Planning Consent is GRANTED to application number 22038407 for Seven (7) 

Single Storey Dwellings and Private Driveway in accordance with the plans and 

details submitted with the application and subject to the following conditions: 

 

Reserved Matters: 

 

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

Team Leader Planning, as delegate of the Council Assessment Panel, as Reserved 

Matters under Section 33(3) of the Development Act 1993: 
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1. Civil and Siteworks Plan, prepared by a qualified and experienced engineer, for all 

civil and stormwater works, which shall address all of the following: 

 

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

b) Cut/fill details; and 

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

d) Pavement design details and gradients; and 

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

pavement markings and signage; and 

f) Stormwater management arrangements, including accompanying design 

calculations, which consider the minor storm (18.3% AEP) and major storm 

(1% AEP) events; and 

g) Water sensitive urban design measures; and 

h) Surface water treatment. 

 

Planning Conditions 

 

1. The proposal shall be developed in accordance with the details and Council stamped 

approved plans lodged with the application, except where varied by the conditions 

herein. 

 

2. The external surfaces of the buildings shall: 

a) be of new non-reflective materials; and 

b) be finished in natural tones; and 

c) be maintained in good condition at all times. 

3. The invert, crossover and driveway shall be constructed with brick paving or concrete, 

prior to occupation of each dwelling, in accordance with Council’s Vehicle Crossover 

Standard Detail, Drawing SD-12, SD-13 and SD-14 and shall be maintained at all 

times thereafter to the reasonable satisfaction of Council. 

 

4. Designated landscaping areas shall be planted with shade trees, shrubs and ground 

covers in accordance with the Approved Site Plans (prepared by Rossdale Homes).  

All landscaping shall be completed within 12 months from the date of occupation and 

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

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

pest plants). 
 

5. Tree planting shall be undertaken within 12 months from the date of occupation of the 

dwelling in accordance with the following table: 

• Where allotment is less than 450 square metres, 1 small tree; or 



ITEM 8.1.4   

Page 503 City of Salisbury 

Council Assessment Panel Agenda - 26 April 2023 

 I
te

m
 8

.1
.4

  

• Where allotment between 450 square metres and 800 square metres, 1 medium tree 

or 2 small trees; or 

• Where allotment between 800 square metres, 1 large tree or 2 medium trees or 4 

small trees. 

Except where otherwise Approved, the tree planting shall be maintained in good 

health and condition at all times thereafter. 

 

Note: For meaning of tree sizes, please refer to the Urban Tree Canopy Overlay, 

Planning and Design Code. 
 

6. Rainwater tank storage shall be provided, prior to occupation of the dwelling, in 

accordance with all of the following: 

1. Connected to at least 60% of the roof area; and 

2. Connected to one toilet; 

3. The laundry cold water outlets or hot water service; and 

4. Have a minimum tank capacity of 2,000 litres for retention; and 

5. Where site perviousness is less than 30% of the total site area, 1,000 litres for 

detention; and 

6. Where detention is required, includes a 20-25mm diameter slow release orifice 

at bottom of the detention component of the tank (or tanks). 

 

The rainwater tank storage shall remain in place at all times thereafter. 
 

Advice Notes 

 

Rights of Appeal 

The applicant has a right of appeal against the conditions which have been imposed on this 

Planning Consent. Such an appeal must be lodged at the Environment, Resources and 

Development Court within two months from the day of receiving this notice or such longer 

time as the Court may allow. The applicant is asked to contact the Court if wishing to appeal. 

The Court is located in the Sir Samuel Way Building, Victoria Square, Adelaide, (telephone 

number 8204 0289). 

 

Building Rules Consent and Approval Still Required  

Building Consent and Development Approval must be obtained within 24 months from the 

date of this Notification, unless this period has been extended by the Council. Work cannot 

commence until a Development Approval is obtained. 

 

Commencement 

The development shall be lawfully commenced by substantial work on the site of the 

development within 2 years from the date of Development Approval. If substantial work on 
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the site has occurred within 2 years, the development shall be substantially or fully completed 

within 3 years from the date of Development Approval. 

 

Advice regarding Council land 

This Development Approval does not constitute land owners approval. The following applies 

to any works on Council land: 

 

1. Any person making alteration to Council land including erecting or installing a 

structure (pipes, wires, cables, fixtures, fittings), storing building materials, erecting 

temporary fencing, altering the kerb, gutter, footpath or crossover etc. in, on, under or 

over Council land, is subject to a permit from Council pursuant to Section 221 of the 

Local Government Act 1999. 

2. Service infrastructure should be located as far as practicable away from street trees, in 

order to protect the root zone and to prevent future damage to the infrastructure from 

roof expansion. 

3. Residents and businesses are encouraged to develop and maintain the verge area 

between their property boundary and the kerb. However, some types of development 

such as irrigation, tree planting and landscaping may be restricted in some areas and 

therefore permission should be first sought from Council before commencing any 

works; 

It is the developers/owners responsibility to ensure that damage does not occur to verge 

infrastructure during construction. Council regularly inspects the condition of verge 

infrastructure during construction and where damage is observed, Council may recover the 

costs from the owner for reinstatement of any damage to the footpath, kerb or gutter and may 

also impose a substantial penalty for any wilful damage. 

 

Siting of Building Work 

It is your responsibility to ensure that any building work is correctly sited with respect to the 

property boundaries of the site and it is strongly recommended that a boundary survey be 

undertaken before any work commences to ensure the building work is accommodated within 

the designated footprint and achieves the designated boundary setbacks. 

  

Plans Available Onsite 

The Council approved plans should be available on site at all times while performing the 

building work. 

  

Fences Act 

You will need to obtain your permission from your neighbour should you wish to access their 

property to carry out construction work adjacent the boundary or if you wish to erect common 

boundary fencing or boundary retaining walls, pursuant to the Fences Act 1975. To find out 

more, please visit: https://lsc.sa.gov.au/resources/fencesandthelawbooklet.pdf 

 

Building Work Affecting Other Land 

Pursuant to Section 139 of the Planning, Development and Infrastructure Act 2016, a person 

undertaking activity that affects stability of land or premises must serve notice in the 

prescribed form to the owner of the affected site. For the purposes of Section 139, work of the 

following nature is prescribed as building work which is to be treated for the purposes of that 

section as building work that affects the stability of other land or premises, namely: 
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• An excavation which intersects a notational plane extending downwards at a slope of 1 

vertical to 21 horizontal from a point 600mm below natural ground level at a boundary 

with an adjoining site; 

• An excavation which intersects any notional plane extending downwards at a slope of 

1 vertical to 2 horizontal from a point at natural ground level at any boundary between 

2 sites (not being a boundary with the site of the excavation), where the boundary is 

within a distance equal to twice the depth of the excavation; 

• Any fill which is within 600mm of an adjoining site, other than where the fill is not 

greater than 200mm in depth (or height) and is for landscaping, gardening or other 

similar purposes. 

 

To find out more, please visit: 

https://lawhandbook.sa.gov.au/ch28s02s06s03.php  

  

Construction Noise 

The applicant is reminded that demolition and construction is required to be carried out so that 

it complies with the mandatory construction noise provisions of Part 6, Division 1 of the 

Environment Protection (Noise) Policy 2007 and the provisions of the Local Nuisance and 

Litter Control Act 2016. Under the Local Nuisance and Litter Control Act 2016, construction 

noise is declared to constitute a local nuisance as follows: 

 

The noise has travelled from the location of the construction activity to neighbouring 

premises – 

 

• On any Sunday or public holiday; 

• After 7pm or before 7am on any other day. 

 

EPA and Local Nuisance Matters 

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. 

  

In addition, the applicant is responsible for ensuring the development (including demolition, 

civil works and construction activities) do not cause a ‘local nuisance’ under the Local 

Nuisance and Litter Control Act 2016 

  

Accordingly, your site planning activities should consider: 

 

• providing a stabilised entry/exit point to the site for all construction and trade vehicles, 

including contained wash down area for vehicles and equipment 

• appropriately located stockpiles and storage materials  

• a suitable and designated area for brick cutting and concrete works  

• a contained area for paint and plastering waste and wash waters  

• appropriate location of noisy equipment so as to avoid unreasonable impacts to 

neighbours 

• dust control measures such as use of a water cart and/or covering stockpiles 

 

Note: EPA information sheets, guidelines documents, codes of practice, technical bulletins 

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

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

1. Proposal Plans and Supporting Documentation  

2. Extract of Planning and Design Code   
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INFORMATION 

ONLY 

ITEM 8.2.1 

COUNCIL ASSESSMENT PANEL   

DATE 26 April 2023  

HEADING Status of Current Appeal Matters and Deferred Items 

AUTHOR Chris Zafiropoulos, Assessment Manager, City Development  
 

SUMMARY The report provides an update on current appeal matters and 

deferred items.  
 

RECOMMENDATION 

That the Panel Council:  

1. Receives the information.  

ATTACHMENTS 

There are no attachments to this report.  

1. REPORT 

Applicant Appeal to Environment, Resources and Development Court, Tony Maiello 

(N27 Pty Ltd) v City of Salisbury (ERD-22-000014) - Development Application 

361/1618/2020/2A 

This appeal has been adjournment at the request of the appellant and is 

currently relisted before the Court for 22 May 2023.  

Background 

The Applicant appealed against the decision of the Panel to refuse the 

development application. The applicant presented two alternative proposals in 

response to the decision of the Panel but the amendments have not addressed the 

concerns of the Panel.  Kelledy Jones Lawyers have been engaged to act on behalf 

of the Panel before the ERD Court. 

The applicant has requested adjournment of the current proceedings in order to 

lodge a new application and for a decision to be made on this application. The 

new application has been made under the Planning and Design Code and is 

proposing two dwellings. This application has been refused planning consent by 

the Assessment Manager and an appeal has also been lodged against this decision.  

  

 Applicant Appeal to Environment, Resources and Development Court, Tony Maiello 

(N43 Pty Ltd) v City of Salisbury (ERD-23-000022) - Development Application 

22031953 

This appeal has been adjournment at the request of the appellant and is 

currently relisted before the Court for 30 June 2023.  
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Background 

The Applicant has appealed against the decision of the Panel to affirm the 

decision of the Assessment Manager to refuse the development application for the 

Construction of Two (2) Single Storey Group Dwellings in Association with Four 

(4) Existing Single Storey Group Dwellings, Shared Driveway, Visitor Car 

Parking and Landscaping’ at Unit 1-2, 30 Shepherdson Road, Parafield Gardens, 

SA 5107. The applicant requested that this matter be adjourned to enable the 

submission of a revised proposal.    
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INFORMATION 

ONLY 

ITEM 8.2.2 

COUNCIL ASSESSMENT PANEL   

DATE 26 April 2023  

HEADING Assessment Manager Quarterly Report - January to March 2023 

AUTHOR Chris Zafiropoulos, Assessment Manager, City Development  
 

SUMMARY This report provides the Assessment Manager Quarterly Report for 

the period between January to March 2023. 
 

RECOMMENDATION 

1. That the information be received and noted. 

ATTACHMENTS 

There are no attachments to this report.  

1. BACKGROUND 

1.1 The general operating procedures require the Assessment Manager to prepare a 

quarterly report of: 

• the development applications with representations determined under delegated 

authority for the previous period. 

• any development application delegated by the Panel where a deemed consent 

notice has been received. 

1.2 This report provides a quarterly report for the period January to March 2023. 

 

2. REPORT 

2.1 The Panel is assigned as a relevant authority in its own right under the Planning, 

Development and Infrastructure Act 2016. In the exercise of its duties, the Panel 

delegated to the Assessment Manager specific duties and powers on its behalf. 

Delegations enhance decision making processes and allow nominated matters to 

be resolved efficiently and effectively without the need for the Panel’s 

consideration.  

2.2 The delegations provide for: 

• Administrative matters to assist in the timely processing of applications such as 

verifying development applications, undertaking statutory referrals and public 

notification.   

• Determining prescribed development applications. 
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Overview of planning application activity 

2.3 The planning applications for the period are summarised in the table below. 

 Number 

Planning Applications Lodged 320 

Planning Applications determined 304 

Notified Applications 6 

Determined planning consents by 

relevant authority (excluding private 

certification) 

➢ CAP 

➢ Assessment Manager (AM) 

➢ AM as delegate for Panel 

 

2 

300 

2 

   

2.4 The number of development applications that were notified during this period was 

six (6). Two (2) development applications were determined by the Assessment 

Manager under delegated authority and two (2) development applications were 

determined by the Panel.  

2.5 The number of planning applications that were lodged under the previous 

Development Act 1993 (prior to 19 March 2021) that are still active at the end of 

this quarter is twenty eight (28), down from thirty three (33) from the previous 

quarter.  

Development Applications Assessed under Delegated Authority by the Assessment 

Manager 

The development applications considered by the Assessment Manager under 

delegated authority are summarised below: 

Single storey detached dwelling and associated retaining / fencing at 16a Alfred St 

Pooraka 

Representations – one (support) 

Decision – Approve with conditions  

Change in use from Warehouse to Motor Repair Station and advertisement 

(Unit 1), Change in use to Warehouse and Light Industry and advertisement 

(Unit 2) at Units 1 and 2, 51-53 Stanbel Road, Salisbury Plain 

Representations – Two (oppose) 

Decision – Approve with conditions 

 

Deemed Consents 

2.6 No deemed consent notices have been received for this period. 
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3. CONCLUSION / PROPOSAL 

3.1 The Assessment Manager Quarterly Report for the period January to March 2023 

be received and noted.  


