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 AGENDA 

FOR COUNCIL ASSESSMENT PANEL MEETING TO BE HELD ON 

23 MAY 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 B Ferguson 

Development Officer Planning, Ms K Brown  

 

APOLOGIES  

LEAVE OF ABSENCE  

ADOPTED MINUTES FROM PREVIOUS MEETING 

Presentation of the Minutes of the Council Assessment Panel Meeting held on 26 April 2023.  

DECLARATIONS OF CONFLICTS OF INTEREST  
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REPORTS 

Development Applications 

 

8.1.1 22039606 ............................................................................................................... 27 

 14 Barndioota Road, Salisbury Plain SA 5109 

 Transport depot with associated office (Unit 3). 

 

8.1.2 23002678 ............................................................................................................. 297 

  

 61 Stanford Road, Salisbury Heights SA 5109 

 Childcare Centre ('pre-school') with associated car parking, landscaping, signage, 

retaining walls and fencing. 

OTHER BUSINESS 

 

8.2.1 Status of Current Appeal Matters and Deferred Items ........................................ 721  

8.2.2 Policy Issues Arising from Consideration of Development Applications 

8.2.3 Future Meetings & Agenda Items 

CLOSE 

Please note: 

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

However, some documents contained within attachments to the Development Assessment 

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

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

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

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

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

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

CONFERENCE ROOMS, SALISBURY COMMUNITY HUB, 34 CHURCH STREET, 

SALISBURY ON 

26 APRIL 2023 

 

MEMBERS PRESENT 

Mr T Mosel (Presiding Member) 

Mr R Bateup 

Ms C Gill 

Mr B Brug  

 

 

STAFF 

Assessment Manager, Mr C Zafiropoulos  

General Manager, City Development, Ms M English  

Development Officer Planning, Mr S Ondeyo 

Team Leader Business Services, Ms H Crossley 

 

 

The meeting commenced at 6.30pm. 

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

 

APOLOGIES  

Apologies were received from Mr M Atkinson. 

LEAVE OF ABSENCE  

Nil 

ADOPTED MINUTES FROM PREVIOUS MEETING 

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

taken as read and confirmed. 
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DECLARATIONS OF CONFLICTS OF INTEREST  

 

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

Items 8.1.2, 8.1.3 and 8.1.4 and advised that she would leave the meeting when the Items are being 

considered by the Panel. 

 

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

8.1.2, 8.1.3 and 8.1.3 and advised that he would leave the meeting when the Items are being 

considered by the Panel.  Cr Brug did not debate or vote on the items. 

 

REPORTS 

Development Applications 

8.1.1 22031936 
 

 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 at 11 & 13 Goodall Road, Para Hills SA 5096 for Zaina Stacey 

Development Consultants 

 

 
REPRESENTORS 

Ms I Reid spoke to her representation. 

 

APPLICANT 

 

Mr D Furnell spoke on behalf the applicant. 

 

 

Mr Bateup moved, Ms Gill seconded 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 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: 
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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. 

 

3. The final colour schedule of the external surfaces of the buildings and the roofs 

 shall be provided that is in accordance with the following: 

 

• Be of new non-reflective materials; and 

• Be finished in natural tones; and 

• Be maintained in good condition at all times. 

 

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 
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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 buildings shall be in accordance with reserve matter 3. 

 

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. 

 

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). 
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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 over Council land, is subject to a permit from Council pursuant 

to Section 221 of the Local Government Act 1999. 
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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 

  

 

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

 

 

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 information be 

received.  

 

 

8.2.2 Assessment Manager Quarterly Report - January to March 2023 
 

  

Ms C Gill moved, and the Council Assessment Panel resolved that the information be 

received and noted.  

 

8.2.3 Policy Issues Arising from Consideration of Development Applications 

 Nil 

8.2.4 Future Meetings & Agenda Items 

Next meeting scheduled for Tuesday 23 May 2023. 

 

 

Mr B Brug and Ms M English left the meeting at 7.25pm and advised they would not return to the 

meeting. 

 

REPORTS 

 

8.1.3 22038410 
 

 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 at 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 for Rossdale Homes. 

  

 

 

 

 

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

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. 
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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. 

 

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.  
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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 

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. 
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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 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 
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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: 

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, 

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

 

 

 

8.1.4 22038407 
 

 Seven (7) Single Storey Dwellings and Private Driveway at 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) for 

Rossdale Homes. 

  

 

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 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: 

 

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: 
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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 

• Where allotment between 450 square metres and 800 square metres, 1 

medium tree or 2 small trees; or 
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• 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 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 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 
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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 
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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. 

 

 

 

 

 

8.1.2 23006923 
 

 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. at 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 for 

Rossdale Developments Unit Trust 

 
REPRESENTORS 

There were no representations to be heard for this application. 

 

APPLICANT 

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

Panel. 

 

 

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 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. 
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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 

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. 
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• 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: 

 

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 
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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. 

 

 

ADOPTION OF MINUTES 

 

Ms C Gill moved, and the Council Assessment Panel resolved that the Minutes of the Council 

Assessment Panel Meeting be taken and read as confirmed.  

 

 

The meeting closed at 7.52pm. 

 

PRESIDING MEMBER:  Mr T Mosel 

DATE:  26 April 2023 

 (refer to email approving minutes registered in the City of 

Salisbury’s Record Management System - Document 

Number 7745095) 
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ITEM 8.1.1 

COUNCIL ASSESSMENT PANEL   

DATE 23 May 2023 

APPLICATION NO. 22039606 

APPLICANT Anna Parente 

PROPOSAL Transport depot with associated office (Unit 3) 

LOCATION 14 Barndioota Road, Salisbury Plain SA 5109 

CERTIFICATE OF CT-5821/399 

TITLE 

AUTHOR Karyn Brown, Development Officer Planning, City Development  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Strategic Employment Zone 

No sub-zone applies 

Application Type Performance Assessed 

Public Notification Representations received: Three (3) 

Representations to be heard: Two (2) 

Referrals - Statutory Nil 

Referrals – Internal Development Engineering 

Planning and Design Code 

Version (At Lodgement) 

2022.22 

Assessing Officer Karyn Brown – Development Officer – Planning, City 

Development 

Recommendation Refuse Planning Consent 

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: Internal Development Engineering Referral Response and External 

Consulting Engineering Referral Response 

Attachment 5: Extract of Planning and Design Code  
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3. BACKGROUND 

During September 2019, Council received a complaint regarding the use of the subject site 

(Unit 3) for truck parking.  Council was advised the land had been filled to raise the ground 

surface, resulting in stormwater runoff into the neighbouring property, as well as about 

concerns that the fill was not stable.  

 

Upon inspection and investigation by Council staff, it was determined that no development 

approvals had been granted for the use. Accordingly, Council staff brought the matter to the 

attention of the owner and occupier.  

 

A development application was initially lodged in December 2019 under Development 

Application No. 361/2046/2019/3B.  Despite several Council requests for information, the 

application did not progress.  Given the ongoing land use and continued neighbouring 

concern, an Enforcement Notice was issued in September 2022. 

 

Given the passage of time and transition to the Planning and Design Code, the current 

development application was lodged in November 2022, with the applicant engaging a civil 

engineer to prepare the application documentation and to respond to earlier Council staff 

queries.  The initial application DA No. 361/2046/2019/3B) was withdrawn.  

 

4. EXECUTIVE SUMMARY 

The proposed development seeks consent for a transport depot and associated office located at 

14 Barndioota Road, Salisbury Plain, which is located within the Strategic Employment Zone.   

 

The application was performance assessed and subject to notification, with three (3) 

representations received.  All representors oppose the proposal, with two (2) wishing to be 

heard in support of their submission. 

 

Council’s Development Engineering section has raised concerns with the proposed civil 

design and approach to management of stormwater.  

 

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

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

 

• Is consistent with the land uses sought by the Strategic Employment Zone and is 

appropriate within the context of the locality; 

• Provides appropriate vehicular access and a sufficient number of car parking spaces to 

accommodate the proposed activities; and 

• Is appropriately separated from residential areas.   

 

However, the proposed development: 

 

• Does not provide a suitable sealed surface for the manoeuvring of heavy vehicles; 

• Does not provide onsite landscaping as contemplated by the Planning and Design 

Code; and 
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• Has not appropriately addressed the management of stormwater, which will result in 

negative impacts on adjacent development and the environment more generally. 

 

Accordingly, it is recommended the Council Assessment Panel refuse Planning Consent.  

 

5. SUBJECT SITE  

The subject land is formally described at Lot 100 in Certificate of Title Volume 5821 Folio 

399.   

 

The subject land contains four (4) industrial buildings facing Barndioota Road, and comprises 

four (4) separate uses/tenancies.  A communal car park for passenger vehicles is provided in 

front of the buildings, with two access points to Barndioota Road located at the northern and 

southern corners of the land.  The common driveway located adjacent the southern property 

boundary provides access for heavy vehicles to enter and exit the subject land with 

manoeuvring occurring at the rear of the existing building. All tenancies are afforded access 

to the rear of the buildings for manoeuvring, etc. 

 

This development proposal is for Tenancy/Unit 3 only which comprises one of the existing 

buildings and a dedicated area in the north-western corner of the land, which are generally 

highlighted in green in the image below. 

 

 
Figure 1: Development Site (Source: Applicant) 
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While the subject land is relatively flat, a stormwater swale runs along the southern and 

western boundaries.  A number of mature trees are located along the southern boundary 

adjacent the buildings and a landscaping strip is provided adjacent the front property 

boundary. 

 

There are no easements, encumbrances or Land Management Agreements that restrict the 

development on the subject land.  Similarly, the subject land does not contain any Heritage 

Places which may affect the development.  

 

Site photos are provided below. 

 

Photo 1. 

Looking north 

from Barndioota 

Road towards 

the subject site – 

existing 

industrial 

buildings and 

car parking at 

the front of the 

site 
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Photo 2. 

Looking west 

into the 

driveway 

located adjacent 

the southern 

boundary from 

the access point 

on Barndioota 

Road 

 

 
 

Photo 3. 

Looking south 

into the subject 

site where the 

vehicles will be 

parked (rear 

north-western 

corner) 
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Photo 4. 

Looking south 

from the rear 

northern corner 

of the site - where 

the vehicles will 

be parked 

 

 
 

Photo 5. 

Looking east 

from the rear 

north western 

corner of the site 

where the 

vehicles will be 

parked – onsite 

buildings in the 

background 
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Photo 6. 

Looking north 

towards where 

the vehicles will 

be parked from 

the south western 

corner of the site 

 

 
 

Photo 7.  

Looking south 

towards the 

neighbouring 

property at 58 

Stanbel Road 

from the rear 

north western 

corner of the site 
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Photo 8.  

Looking north 

towards the 

neighbouring 

property at 46 

Stanbel Road 

from the rear 

north western 

corner of the site 

 

 

6. LOCALITY 

The locality is principally defined by visual reference. 

 

The immediate locality is generally characterised by a mixture of established land uses and 

built form. On both sides of Barndioota Road, the locality is generally industrial in nature 

featuring a number of industrial developments on large allotments. 

 

Abutting the land to the north is a motor vehicle wrecking yard.  While the three abutting 

allotments to the south and one to the west are generally developed parcels, those areas of 

land immediately adjacent the subject boundary are generally devoid of buildings. However, 

58 Stanbel Road contains an existing shed which is located close to the south-western corner 

of the subject land. 

 

Barndioota Road is a local road under the care and control of the City of Salisbury.  It 

provides vehicular and pedestrian access from Saints Road to the north and Stanbel Road to 

the south.  A speed limit of 50km/h applies to Barndioota Road. 

 

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

 

 
 

Legend (Source: Nearmap) 

 Subject land boundary 

 Unit 3 – Tenancy Areas 

 Locality boundary 

 Representor 

 

  



ITEM 8.1.1   

Page 36 City of Salisbury 

Council Assessment Panel Agenda - 23 May 2023 

 I
te

m
 8

.1
.1

  

 

Locality Plan – Cadastre 

 

 
 

Legend (Source: SAPPA) 

 Subject land boundary 
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Panorama View 

 

 
 

Legend (Source: Nearmap) 

 Subject land boundary 

 Unit 3 – Tenancy Areas 

 

7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proposed development seeks consent for a transport depot and associated office.  The 

vehicles will be parked in the rear north western corner of the site with the office operating 

from the existing tenancy identified as Unit 3 (Tenancy 3) at the front of the site. 

 

The floor area of the existing building is approximately 195 square metres and the lease area 

at the rear is approximately 800 square metres. 

 

The development is operated by SA Contract Tippers.  It is proposed that a maximum of 

seven (7) trucks and trailers will be parked to the rear of the land within the dedicated tenancy 

area.  No goods or materials are proposed to be stored.  The operating hours of the business 

are Monday to Friday 7.00am to 5.00pm Monday to Friday with the occasional half day on 

Saturdays. 

 

Washing and servicing of vehicles is to occur off site. 

 

A copy of the proposal plans and supporting documentation are contained in Appendix 1. 
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8. CLASSIFICATION 

The site is located within the Strategic Employment Zone as depicted in the SA Property and 

Planning Atlas (SAPPA). 

 

The proposed development comprises a transport depot. 

 

The proposed development is not listed as an Accepted or Deemed to Satisfy form of 

development in Tables 1 or 2 respectively of the Zone, nor is the development listed as a 

Restricted form of development in Table 4 of the Zone.   

 

On this basis, the application shall be assessed as a “Performance Assessed” development 

against the relevant provisions of the Planning and Design Code. 

 

9. PUBLIC NOTIFICATION 

Table 5 of the Strategic Employment Zone identifies land use classes of performance assessed 

development that are excluded from notification.  Except where development is assigned to a 

class in Table 5 public notification is applicable.  A transport depot is not assigned within 

Table 5. 

 

Public notification commenced on 1 December 2022 and closed on 21 December 2022.  Three 

(3) representations were received during the notification period, all in opposition.  Two (2) of 

the representors have requested to be heard. 

 

The representors are listed below. 

 

Representations received 

Representations received Support or Oppose Wish to be Heard 

1 Kym and Mary Jenkins 

44 Stanbel Road 

SALISBURY PLAIN SA 5109 

 

Oppose √ 

2 Dino Raschella 

58 Stanbel Road 

SALISBURY PLAIN SA 5109 

 

Oppose √ 

3 Vincenzo Salerno 

61 Stanbel Road 

SALISBURY PLAIN  

 
Oppose  

 

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

Appendix 2. 

 

A copy of the applicant’s response to the representations is contained in Appendix 3. 
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The content of the representations and the applicant’s response are summarised in the table 

below. 

 

Summary of Representations 

Summary of Representations Applicant’s Response 

• Stormwater detention bund needs an 

overflow pipe running to the road as if 

it overflows, it will come onto the 

adjoining land. 

• Flooding from the raised surface into 

neighboring site 

• Filling is unstable and has not been 

retained.  

• Bund should be constructed with 

concrete 

• There is a risk that surface water will 

flow overland towards the properties 

to the west and south west. 

• The rear portion of the property was 

filled with clean imported quarry 

material many years ago.  The fill has 

mitigated the gradient of the land, 

flattening the surface so that surface 

water will flow very slowly towards 

the rear of the property, generally 

encouraging dispersion directly into 

the ground. 

• If an extreme rainfall event occurs, 

the containment bund will hold water 

within the surface basin until the 

dispersion into the soak occurs. 

• The calculation of the expected water 

quantity was presented to Council for 

assessment and the agreed height of 

the containment bund is more than 

required.  The bund height was 

increased on both the south and 

western boundaries in February 2023. 

• There is no other runoff other than 

that falling directly from above.  In 

which case, it is not conceivable that 

any one rainfall event will fill the area 

to overflowing. 

• Dust from unsealed areas • Heavy transport vehicles will raise 

some dust when travelling on an 

unsealed surface. 

• Prevailing wind conditions affect the 

direction dust will travel.  

• Creation of airborne dust is not 

restricted to vehicular traffic in our 

property but most likely to be 

contributed to by activities in other 

commercial properties and wind 

action over neighbouring vacant 

allotments. 

• The concrete driveway was extended 

further into the property in January 

2023. 
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• Spoil materials from the trailers being 

tipped against boundary fence, and 

quarry materials may be contaminated 

• The tenant of Unit 3 has been 

instructed to park all trucks 

approximately 15-20 metres from the 

western boundary. 

• The tenant has advised that wash out 

of tipper trucks has never been done 

near the boundary or anywhere on 

site.  All tippers’ washouts are carried 

out at the quarry. 

• The washouts from the trucks were 

caused when the tipper bodies were 

left raised during rain.  All tipper 

truck bodies will now remain lowered 

when it rains. 

10. REFERRALS – STATUTORY 

No statutory referrals were triggered by the proposed development. 

11. REFERRALS – INTERNAL 

 

Development Engineering 

 

Council staff, including its Development Engineer, have met the applicant and applicant’s 

engineer onsite on several occasions to discuss siteworks that have been implemented and the 

proposed civil design – in an effort to find a pragmatic engineering solution, given this is a 

retrospective proposal. 

 

The proposed civil design has been reviewed by Council’s Development Engineer, with an 

independent review also undertaken by Tonkin Engineers. 

 

The Tonkin and Internal Engineering review is attached at Appendix 4. By way of summary, 

the review concluded: 

 

• Stormwater generated by the subject site is not being adequately managed; 

• Stormwater is being discharged to the downstream neighboring properties;  

• The imported fill (to raise the site) prevents stormwater infiltration as suggested by 

the applicant; and 

• The proposed stormwater management solution is not acceptable. 

12. 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 and Design Code, as a Transport Depot is an appropriate land use type within the 

Strategic Employment Zone.   
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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 Appendix 5. 

 

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 

include any building work or structures. 

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 

include any building work or structures. 

Hazards (Flooding – General) Not satisfied – the proposed development has 

not been designed to minimise the impact on 

people, property, infrastructure and the 

environment from general flood risk. 

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. 

 

Local Variations 

 

It is noted that the subject land is subject to a Technical and Numerical Variation (Local 

Variation) which requires consideration of ‘Concept Plan 81 – Edinburgh Defence Airfield 

Lighting Constraints’.  This is satisfied as the proposed development does not pose a hazard 

to the operational and safety requirements of commercial and military airfields. 

 

Land Use 

 

The Strategic Employment Zone seeks: 

 

A range of industrial, logistical, warehousing, storage, research and training land uses 

together with compatible business activities generating wealth and employment for the state. 

[Desired Outcome (DO) 1] 
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Performance Outcome (PO) 1.1 and its associated Deemed to Satisfy / Designated 

Performance Feature (DTS/DPF) provides greater clarity in relation to the land uses sought in 

the Zone: 

 

PO 1.1 

Development primarily for a range of higher-

impacting land uses including general 

industry, warehouse, transport distribution 

and the like is supplemented by other 

compatible development so as not to unduly 

impede the use of land in other ownership in 

the zone for employment-generating land 

uses, particularly those parts of the zone 

unaffected by an interface with another zone 

that would be sensitive to impact-generating 

uses. 

DTS/DPF 1.1 

Development comprises one or more of the 

following: 

 

(a) Advertisement 

(b) Automotive collision repair 

(c) Electricity substation 

(d) Energy generation facility 

(e) Energy storage facility 

(f) Fuel depot 

(g) General industry 

(h) Intermodal facility 

(i) Light Industry 

(j) Motor repair station 

(k) Public service depot 

(l) Rail marshalling yard 

(m) Renewable energy facility (other than 

a wind farm) 

(n) Retail fuel outlet 

(o) Service trade premises 

(p) Shop 

(q) Store 

(r) Telecommunications facility 

(s) Training facility 

(t) Warehouse 

 

 

The proposal is for a transport depot with an associated office.  While not explicitly listed in 

DPF 1.1, the DO and PO 1.1 of the zone contemplate similar type uses.  A transport depot 

would be a reasonable form of development within the Strategic Employment Zone and 

accordingly, from a first principle perspective, the proposal is considered to be appropriate 

from a land use perspective. 

 

Transport, Access and Parking 

 

The following Transport, Access and Parking provisions of the Code are considered relevant 

to the assessment of the proposal. 

 

PO 1.1   

Development is integrated with the existing 

transport system and designed to minimise 

its potential impact on the functional 

performance of the transport system. 

DTS/DPF 1.1 

None are applicable 

PO 1.3   

Industrial, commercial and service vehicle 

movements, loading areas and designated 

DTS/DPF 1.3 

None are applicable 



ITEM 8.1.1   

Page 43 City of Salisbury 

Council Assessment Panel Agenda - 23 May 2023 

 I
te

m
 8

.1
.1

  

parking spaces are separated from 

passenger vehicle car parking areas to 

ensure efficient and safe movement and 

minimise potential conflict. 

PO 1.4   

Development is sited and designed so that 

loading, unloading and turning of all traffic 

avoids interrupting the operation of and 

queuing on public roads and pedestrian 

paths. 

DTS/DPF 1.4   

All vehicle manoeuvring occurs onsite. 

 

PO 3.1   

Safe and convenient access minimises 

impact or interruption on the operation of 

public roads. 

 

DTS/DPF 3.1 

The access is: 

a. provided via a lawfully existing or 

authorised driveway or access point 

or an access point for which consent 

has been granted as part of an 

application for the division of land; 

or 

b. not located within 6m of an 

intersection of 2 or more roads or a 

pedestrian activated crossing. 

 

PO 3.3   

Access points are sited and designed to 

accommodate the type and volume of traffic 

likely to be generated by the development or 

land use. 

DTS/DPF 3.3 

None are applicable 

PO 3.4   

Access points are sited and designed to 

minimise any adverse impacts on 

neighbouring properties. 

DTS/DPF 3.4 

None are applicable 

PO 3.8   

Driveways, access points, access tracks and 

parking areas are designed and constructed 

to allow adequate movement and 

manoeuvrability having regard to the types 

of vehicles that are reasonably anticipated. 

DTS/DPF 3.8 

None are applicable 

PO 3.9   

Development is designed to ensure vehicle 

circulation between activity areas occurs 

within the site without the need to use public 

roads 

DTS/DPF 3.9 

None are applicable 

PO 5.1   

Sufficient on-site vehicle parking and 

specifically marked accessible car parking 

places are provided to meet the needs of the 

development or land use having regard to 

factors that may support a reduced on-site 

rate such as: 

 

DTS/DPF 5.1 

Development provides a number of car 

parking spaces on-site at a rate no less than 

the amount calculated using one of the 

following, whichever is relevant: 

 

a. Transport, Access and Parking Table 

1 - General Off-Street Car Parking 
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(a) availability of on-street car 

parking 

(b) shared use of other parking 

areas 

(c) in relation to a mixed-use 

development, where the 

hours of operation of 

commercial activities 

complement the residential 

use of the site, the provision 

of vehicle parking may be 

shared 

(d) the adaptive reuse of a State 

or Local Heritage Place. 

Requirements 

b. Transport, Access and Parking Table 

2 - Off-Street Vehicle Parking 

Requirements in Designated Areas 

c. if located in an area where a 

lawfully established carparking fund 

operates, the number of spaces 

calculated under (a) or (b) less the 

number of spaces offset by 

contribution to the fund. 

 

The proposal includes two existing entry/exit access points onto Barndioota Road which 

facilitate safe and convenient vehicle movements.  PO 3.1, 3.3 and 3.4 (Transport, Access and 

Parking) are therefore satisfied. 

 

The driveway on the southern side of the buildings allows adequate room for the largest 

vehicle size intended to access the rear of the site in a one-way direction.  Further, the area at 

the rear of the site allows for vehicles to manoeuvre and exit the site in a forward direction.  

PO 3.8 and 3.9 (Transport, Access and Parking) are therefore satisfied. 

 

The car park at the front of the subject land accommodates sixteen (16) spaces.  Of these, four 

spaces are specifically allocated to Unit/Tenancy 3.  As the site is not located within a 

“Designated Area”, the car parking requirements of Table 1 – General Off-Street Car Parking 

Requirements are applicable.  Table 1 does not prescribe a minimum number of spaces for the 

proposed land use nor for the number of employees.  However, as the subject land is located 

within an industrial area, it is reasonable to use requirements for an ‘Industry’ use where 

Table 1 prescribes a minimum of 1.5 spaces per 100 square metres of total floor area.  Given 

the development has a floor area approximately 195 square metres, there is a theoretical 

requirement for at least three spaces.  Accordingly, this conservative theoretical requirement 

is met. 

 

The proposed car parking provision therefore satisfies PO 5.1.  

 

Landscaping 

 

The Strategic Employment Zone seeks: 

 

PO 5.2 

Development incorporates areas for 

landscaping to enhance the overall amenity 

of the site and locality. 

DTS/DPF 5.2 

Landscape areas comprise: 

 

(a) not less than 10 percent of the site 

(b) a dimension of at least 1.5m. 

 

Further, the following Design in Urban Areas provision of the Code is considered relevant to 

the assessment of the proposal. 
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PO 3.1 

Soft landscaping and tree planting are 

incorporated to: 

 

(a) Minimise heat absorption and 

reflection 

(b) Maximise shade and shelter 

(c) Maximise stormwater infiltration 

(d) Enhance the appearance of land and 

streetscapes. 

DTS/DPF 3.1 

None are applicable. 

 

While there are a number of existing mature trees located along the southern boundary 

adjacent the buildings, and a narrow strip provided adjacent the front property boundary in 

front of the car parking area, the landscape areas are limited in spatial area and comprise 

approximately 80 square metres (1%) of the overall subject land.  No additional landscaping 

or tree planting is proposed as part of this application. Existing landscape within the site 

offers limited visual amenity to the streetscape. 

 

Accordingly, as no landscaping is proposed, the proposal does not align with PO 3.1. 

 

Earthworks 

 

The following provisions of the Design in Urban Areas provision of the Code is considered 

relevant to the assessment of the proposal. 

 

PO 8.1 

Development, including any associated 

driveways and access tracks, minimises the 

need for earthworks to limit disturbance to 

natural topography. 

DTS/DPF 8.1 

Development does not involve any of the 

following: 

 

a) Excavation exceeding a vertical 

height of 1m 

b) Filling exceeding a vertical height of 

1m 

c) A total combined excavation and 

filling vertical height of 2m or more. 

 

The land had been filled over a number of years to raise the ground surface.  This has resulted 

in the land being considerably higher than neighbouring properties, with a bund created 

adjacent the southern and western property boundaries.  The bunding is intended to hold 

stormwater and surface runoff within the subject site. However, through the representations, 

concerns have been raised the fill is not stable and the bund constructed has not been suitably 

compacted.  Further, concerns have been raised that it has been loosely laid on the top of the 

batter, and may be washed away during a rainfall event.   

 

It is acknowledged that provision of retaining walls along the rear elevated portion of the site, 

would have addressed this concern.  However, this was not a solution proposed in the 

applicant’s civil design. 

 

Consequently, the proposal does not align with PO 8.1. 
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Interface Between Land Uses 

 

The Interface Between Land Uses policy seeks: 

 

Development is located and designed to mitigate adverse impacts on or from neighbouring 

and proximate land uses. [Desired Outcome (DO) 1] 

 

Further, the following Transport, Access and Parking provision of the Code is considered 

relevant to the assessment of the proposal. 

 

PO 3.8 

Driveways, access points, access tracks and 

parking areas are designed and constructed 

to allow adequate movement and 

manoeuvrability having regard to the types of 

vehicles that are reasonably anticipated. 

DTS/DPF 3.1 

None are applicable. 

 

The common area where the car parks are provided at the front of the subject land including 

the driveway up to the building line, comprises hard seal in the form of concrete.  However, 

the remaining common areas at the rear of the buildings and the lease area for Tenancy/Unit 3 

have not been hard sealed and consist of compacted gravel. 

 

The driveway and manoeuvring areas associated with the proposed development have not 

been adequately designed and surfaced to control dust emissions such that they are 

constructed with an all-weather surface.  While it may be appropriate for the area provided at 

the rear of the subject land, where the trucks will be parked to comprise compacted gravel, the 

manoeuvring areas should be hard sealed (e.g. concrete or bitumen) to control dust emissions 

and impact on neighbouring properties. However, this has not been proposed. 

 

Accordingly, the proposal does not sufficiently align with DO 1 or PO 3.8. 

 

Stormwater Management 

 

The Hazards (Flooding – General) Overlay policy seeks: 

 

Impacts on people, property, infrastructure and the environment from general flood risk are 

minimised through the appropriate siting and design of development. [Desired Outcome 

(DO) 1] 

 

 

Further, the following Design in Urban Areas provisions of the Code are considered relevant 

to the assessment of the proposal. 

 

PO 42.1 

Development likely to result in risk of export 

of sediment, suspended solids, organic 

matter, nutrients, oil and grease include 

stormwater management systems designed to 

minimise pollutants entering stormwater. 

 

DTS/DPF 42.1 

None are applicable. 
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PO 42.2 

Water discharged from a development site is 

of a physical, chemical and biological 

condition equivalent to or better than its pre-

developed state. 

 

DTS/DPF 42.2 

None are applicable. 

PO 42.3 

Development includes stormwater 

management systems to mitigate peak flows 

and manage the rate and duration of 

stormwater discharges from the site to ensure 

that development does not increase peak 

flows in downstream systems. 

 

DTS/DPF 42.3 

None are applicable. 

 

A civil design has been prepared by Dean Iuliano and Company which includes an assessment 

of the site surface profile and existing stormwater system. In essence, the proposed civil 

design solution comprises retention of stormwater via surface infiltration (contained within 

the fill) and earthwork bunding around the rear portion of the property, directing stormwater 

to a soakage pit. 

 

Council arranged for the applicant’s civil design to be independently reviewed by Tonkin 

Engineering (refer Appendix 4) with the following concerns reported: 

 

• The depth of fill material imported to the site is unknown. 

• The soil infiltration rate has not been provided. 

• The soil will lose infiltration capacity and storage space as the void space within the 

soil will be removed as fines wash in. 

• Information supplied is not clear enough to demonstrate how pre-existing stormwater 

management will function long term. 

• The applicant has not demonstrated appropriate management of water quality and 

management of downstream flows. 

 

Council’s Development Engineer also reviewed the Applicant’s civil design, having regard to 

the Tonkin review.  Council Development Engineer also expressed concerns and advised: 

 

• Stormwater generated by the rear portion of the subject site is allegedly overland 

flowing into the southern neighbours. Applicant photos indicate water is being held on 

the surface within the rear of the site and appears to not be infiltrating at a rate 

equivalent to the stormwater generated.  The applicant’s engineer has not provided a 

soil infiltration rate. This insinuates stormwater is overland flowing to the southern 

neighbours as the topography of the land falls north to south. 

• The applicant has advised ongoing repair work is required to provide a trafficable area 

for vehicles to access the rear of the site as the surface is not a hardstand surface. The 

geotechnical bore holes identify filling material in the order of 1 metre has been 

imported in to the site with dockets of the material imported provided by the applicant 

advising PM2/20 material is being compacted into the rear of the blocks surface. 

PM2/20 material is typically used to construct road pavements and has negatively 

affected the previously constructed soakage pit.   
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• Bunding along the property boundary is intended to hold the stormwater within the 

subject site. The bund constructed has not been suitably compacted and has been 

loosely laid on the top of the batter which will likely be washed away during a rainfall 

event. 

• The applicant’s engineer advises that sealing of the rear of the site’s trafficable area is 

in his opinion not necessary but does not elaborate having regard to the requirements 

of the Planning & Design Code.   

• As identified by the applicant’s engineer, the bund is not a sufficient height when 

compared to historic rainfall events and the soakage pit is likely not operating as 

intended. 

• The applicant’s engineer advises that the truck and rainfall contaminants will be 

retained on site and presumably contaminate the underlying soil.  However, no 

proposal on stormwater quality treatment has been nominated. 

• No supporting evidence has been provided on the rainfall generated by the batter 

sloping towards the neighbouring sites. 

 

Based on the above, Council’s Development Engineer has advised the proposed stormwater 

management arrangements will adversely impact upon the amenity of adjacent land uses and 

the environment and a suitable engineering outcome has not been achieved. 

 

Further, and as noted earlier in this report, the Representors have advised that the existing on-

ground situation is problematic, noting concerns relating to contamination, flooding, 

inadequate edge treatment, retention of fill and erosion, and dust control. It is considered these 

matters have not been adequately addressed by the applicant. 

 

Accordingly, and having regard to the technical review of Tonkin and Council’s Development 

Engineer, the proposal does not align with PO 42.1, PO 42.2 and PO 42.3 (Design in Urban 

Areas). 

13. 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 Strategic Employment Zone and is 

appropriate within the context of the locality; 

• Provides appropriate vehicular access and a sufficient number of car parking spaces to 

accommodate the proposed activities; and 

• Is appropriately separated from residential areas. 

 

However, the proposed development: 

 

• Does not provide a suitable sealed surface for the manoeuvring of heavy vehicles; 

• Does not provide onsite landscaping as contemplated by the Planning and Design 

Code; and 

• Has not appropriately addressed the management of stormwater, which will result in 

negative impacts on adjacent development and the environment more generally. 
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For the above reasons, it is recommended that Planning Consent be refused subject to reasons 

for refusal. 

 

14. STAFF RECOMMENDATION 

That the Council Assessment Panel resolve that: 

 

Development Application No 22039606 for Transport depot with associated office (Unit 3) at 

14 Barndioota Road, Salisbury Plain SA 5109 is not considered to be seriously at variance 

with the Planning and Design Code but is REFUSED Planning Consent for the following 

reasons: 

 

Reasons for Refusal 

 

The proposed development is contrary to the following provisions of the Planning and Design 

Code: 

 

a) Overlays – Hazards (Flooding – General) DO 1 

 

Reason:  The development has not been designed such that impacts on people,  

   property, infrastructure and the environment from general flood risk are 

   minimised through the appropriate siting and design of development. 

 

b) Overlays – Hazards (Flooding – General) PO 2.1 

 

 Reason: The development has not been sited, designed and constructed to prevent 

   the entry of floodwaters where the entry of flood waters is likely to result in 

   undue damage to or compromise ongoing activities within buildings. 

 

c) General Development Policies – Design in Urban Areas PO 3.1 

 

Reason: The development has not been designed to incorporate additional areas of 

soft landscaping and tree planting. 

 

d) General Development Policies – Design in Urban Areas PO 42.1 

 

Reason: The development has not been designed to minimise pollutants entering 

stormwater. 

 

e) General Development Policies – Design in Urban Areas PO 42.2 

 

Reason: The development has not been designed to ensure that water discharged 

from the site is of a physical, chemical and biological condition equivalent 

to or better than its pre-developed state. 
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f) General Development Policies – Design in Urban Areas PO 42.3 

 

Reason: The development has not been designed to include stormwater systems to 

mitigate peak flows and manage the rate and duration of stormwater 

discharges from the site to ensure that development does not increase peak 

flows in downstream systems. 

 

g) General Development Policies – Design in Urban Areas PO 8.1 

 

Reason: The development has not been designed to minimise the need for earthworks 

to limit disturbance to natural topography. 

 

h) General Development Policies – Interface Between Land Uses DO 1 

 

Reason:  The development has not been designed to mitigate adverse impacts on or 

from neighbouring and proximate land uses. 

 

Advice Note 

 

Rights of Appeal 

The applicant has a right of appeal against decision. 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). 

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. Internal Development Engineering Referral Response and External Consulting 

Engineering Referral Response  

5. Extract of Planning and Design Code   
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ITEM 8.1.2 

COUNCIL ASSESSMENT PANEL   

DATE 23 May 2023 

APPLICATION NO. 23002678 

APPLICANT Development Holdings Pty Ltd 

PROPOSAL Childcare Centre ('pre-school') with associated car parking, 

landscaping, signage, retaining walls and fencing 

LOCATION 61 Stanford Rd Salisbury Heights SA 5109 

CERTIFICATE OF CT6148/902 

TITLE 

AUTHOR Brian Ferguson, Development Officer Planning, City Development  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Subzone Hills Neighbourhood Zone 

No sub-zone applies. 

Application Type Performance Assessed 

Public Notification Representations received: Fifty-four (54) 

Representations to be heard: Fourteen 14 

Referrals - Statutory N/A 

Referrals – Internal Development Engineer 

City Infrastructure – Traffic Section 

Planning & Design Code 

Version (at lodgement) 

Version 2023.2 

 

Assessing Officer Brian Ferguson – Development Officer Planning 

Recommendation Planning Consent be Refused 

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  
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3. EXECUTIVE SUMMARY 

The proposed development seeks consent for a 118 place child care centre with associated car  

parking, landscaping, advertising and acoustic fencing located at 61 Stanford Road, Salisbury 

Heights, which is located within the Hills Neighbourhood Zone. 

 

Key considerations relate to: 

 

• Appropriateness of the proposed land use having regard to the Hills Neighbourhood 

Zone and character and context of the locality; 

• Design and appearance outcomes with respect to the streetscape and adjoining sites; 

• Interface impacts to neighbouring sites and the locality, including noise, hours of 

operation and lighting; 

• Assessment of traffic impacts to the local road network, and onsite functionality; 

• Adequacy of onsite car parking; and 

• Tree Protection considerations. 

 

The subject land is located in the Hills Neighbourhood Zone. In accordance with Table 5 of 

the Zone, the proposed development was subject to a statutory public notification process.   

 

Public notification occurred between 6 April 2023 and 1 May 2023, during which fifty-four 

(54) representations were received. Fifty-three (53) representors oppose the proposal, one (1) 

supports the development with some concerns, with fourteen (14) wishing to be heard in 

support of their submission. 

 

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

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

 

• A pre-school is a contemplated land use within the Hills Neighbourhood Zone. 

• When considered in isolation, the building design, acoustic mitigation, and parking 

and traffic design are considered to be appropriate for the intended use and align with 

relevant provisions of the Code. 

• However, the proposal would introduce a form of development at odds with the 

established residential character of this locality.  This is emphasised by the expansive 

car park proposed to the front of the site and large building footprint, which are not 

complementary to the established residential pattern of development. The proposal 

would introduce a scale and intensity of development which does not presently exist 

within the locality, and is considered to be detrimental to its amenity and character.  

 

For the above reasons, and while a balanced consideration, it is recommended the Council 

Assessment Panel refuse Planning Consent for the proposed development. 

4. SUBJECT SITE 

The subject land is located at 61 Stanford Road, Salisbury Heights and is more formally 

described as Allotment 32 in Deposited Plan 93983 in Certificate of Title Volume 6148 Folio 

902. 

 

The subject land is a parallelogram shaped allotment with total area of 2,760m2, a primary 

frontage of 29.83 metres to Stanford Road and a depth of 58.52 metres. 
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The subject land is currently occupied with a dwelling, swimming pool and associated 

outbuilding, has a slope toward Stanford Road of approximately 1:16 and is provided with 

two (2) existing access points to Stanford Road. 

 

The land is not subject to any easements. The adjoining land to the north does contain a 

Regulated Tree which is located close to the subject boundary. The subject land does not 

contain (or adjoin) any Heritage Places which may affect the proposed development.  

 

Photos of the subject land are provided below. 

 

 

Photo 1: Subject 

land viewed from 

Stanford Rd  

 

 

Photo 2: Existing 

single storey 

dwelling at 61 

Stanford Rd  
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Photo 3: 

Neighbouring 

allotment to the 

north  

 

 

Photo 4: 

Neighbouring 

allotment to the  

south  

  
Photo 5: Looking 

north along 

Stanford Road, 

towards the Birt 

Avenue 

intersection 
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Photo 6: Looking 

south along 

Stanford Road, at 

the St Albans 

Drive intersection 

 
 

Photo 7: 

Looking north 

along Stanford 

Road from in front 

of the subject land 

 

5. LOCALITY 

The locality is principally defined by visual reference and is considered to be low density 

residential in character with a relatively good level of amenity.  

 

To the eastern side of Stanford Road (located within the Hills Neighbourhood Zone), the 

locality generally comprises low density, single storey residential dwellings on relatively 

large allotments (ranging from 1,200sqm to 3,000sqm).  Dwellings on these allotments have 

generous boundary setbacks, with space provided between buildings and landscaped front 

yards.   

 

To the western side of Stanford Road (located within the General Neighbourhood Zone), the 

locality comprises single and two-storey dwellings, at a slightly increased density (when 

compared to those allotments to the east of Stanford Road).  Allotment sizes remain relatively 

generous ranging between 500sqm and 900sqm.   Dwellings immediately adjacent Stanford 

Road are oriented towards the West, with rear and side yards abutting the Stanford Road 

corridor.       

 



ITEM 8.1.2   

Page 302 City of Salisbury 

Council Assessment Panel Agenda - 23 May 2023 

 I
te

m
 8

.1
.2

  

Stanford Road forms a significant visual element of the locality.  It is a Council maintained 

road, providing a key connection between Target Hill Road to the north and The Grove Way 

to the south. Within the locality, there are no signalised intersections or pedestrian activated 

crossings, however traffic is managed by a series of roundabouts.   

 

Visual features associated with Stanford Road include indented parking bays on the eastern 

side of the road; powerlines and stobie poles. A relatively wide road reserve is provided to the 

western side of Stanford Road, which includes mature vegetation and a footpath.  

 

Stanford Road is serviced by once daily school bus services, but does not function as a public 

transport route at other times.  

 

Outside of the locality, further to the south of the subject site, is the Salisbury Heights  

Pre-School Centre, which is a small established pre-school facility, located to the eastern side 

of Stanford Road, close to the Grove Way intersection. 

 

Locality and contextual plans are provided below. 

 

Locality Plan - Aerial 

 

 
 

 

Legend (Source: NearMap) 

 
 

Site boundary 

 Locality boundary 

 Representors within proximity 
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Contextual Plan: 

 

 
 

Legend (Source: SAPPA) 

 Site boundary 
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Panorama View – Looking East 

 

 

Legend (Source: Nearmap) 
 

Site boundary 

 

6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proposed development seeks the construction of a 118-place single storey child care 

centre with associated car parking, landscaping, advertising and acoustic fencing. A childcare 

centre is formally defined by Part 7 of the Planning and Design Code as: 

 

… a place primarily for the care or instruction of children of less than primary school 

age not resident on the site. 

 

Vehicle access to the site will be provided via a 6.2 m wide two-way crossover on Stanford 

Road. Twenty-nine car parking spaces will be provided, including a space for those with 

disabilities. Six of the parking spaces will be in a stacked arrangement and will be designated 

for the use by staff of the childcare centre.  

 

The building, with a floor area of 824m2, will include seven activity rooms for nursery, 

toddler and kindergarten aged children with associated facilities such as bathrooms, sleep 

rooms, and staff facilities. In addition, three designated outdoor play areas will be provided on 

the southern sides forward and rear of the main building and northern rear of the building, and 

eastern sides of the subject land with direct access from the building. A bin storage area will 

also be provided on the southern side of the car park which will be accessed from the car park.  
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In terms of the built form, the 5.6 metre high building will feature a gable roof clad in 

Colorbond metal sheeting.  The walls of the building will be a mixture of white weatherboard, 

cream Hebel paneling, with features of timber vertical battens and timber paneling to the front 

facade.   

 

In terms of setbacks, the main face of the building will be setback 31.82 metres from Stanford 

Road. It will also be setback 900mm from the southern (side) boundary, 950mm from the 

northern (side) boundary and 2.701 metres from the eastern (rear) boundary.   

 

Fencing will be constructed around the perimeter of the subject land and will feature: 

 

• Colorbond acoustic fencing varying in height from 1.8 metres to 2.4 metres along 

the northern boundary;  

• Colorbond acoustic fencing varying in height from 1.8 metres to 2.1 metres along 

the eastern boundary; and 

• Colorbond acoustic fencing varying in height from 1.8 metres to 2.7 metres along 

the southern boundary.  Portions of the southern boundary include fill retaining 

walls, however this is in sections where the acoustic fence is 2.4 metres – thus the 

total height remains 2.7 metres; and 

• ‘Defender’ picket fencing to a height of 1.5 metres along the western (Stanford 

Road) boundary.   

 

A conceptual Landscape Plan has been provided with the application which indicatively 

proposes a range of play equipment, shade sails, as well as plants and various materials 

around the northern, eastern and southern edges of the building. A landscaped buffer has been 

provided varying between 5.46 metres and 7.16 metres in depth between the primary street 

boundary and the car park where access is not required.  

 

The Stormwater Management Plan provided with the application indicates that stormwater 

will be directed to a number of rainwater tanks along the eastern boundary and then 

discharged at a controlled rate to Stanford Road. 

 

From an operational perspective, the proposed childcare centre will cater for 118 children 

from the ages of 0 to 5.  The applicant anticipates that 12 staff members will be employed at 

the centre which operates between the hours of 6.30am and 6.30pm Monday to Friday. 

 

The applicant has also advised that waste generated by the childcare centre will be collected 

by a Medium Rigid Vehicle operated by a private contractor which will access the site via 

Stanford Road. Waste collection will occur outside the peak operating hours, but within the 

guidelines stipulated by the Environment Protection (Noise) Policy 2007. 

 

A non-illuminated sign will be installed along the front elevation of the building. 

 

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 Hills Neighbourhood Zone as depicted in the SA Property and 

Planning Atlas (SAPPA). 

 

The proposed development is not listed as an Accepted or Deemed to Satisfy form of 

development in Tables 1 or 2 respectively of the Zone, nor is the development listed as a 

Restricted form of development in Table 4 of the Zone.   

 

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 Hills Neighbourhood Zone identifies land use classes of performance assessed 

development that are excluded from notification.  Given that Table 5 does not exclude the 

development of a new ‘pre-school’ from notification, the proposed development requires 

public notification. Similarly, the proposed fencing (which exceeds 11.5 metres in length 

along the boundaries), requires notification. 

 

Public notification commenced on 6 April 2023 and closed on 1 May 2023.  Fifty-four (54) 

representations were received during the notification period, one (1) in support with some 

concerns, and fifty-three (53) in opposition.  Fourteen (14) of the representors have requested 

to be heard in support of their submission.   

 

 Representations received 

Representations received Support or Oppose Wish to be Heard 

1 
Terence Alderton - 15 Annesley 

Close, Salisbury Heights Oppose 
√ 

2 
Olga Brady - 12 Chapman 

Avenue, Salisbury Heights Oppose 
√ 

3 
Ruth Cobby - 67 Stanford Road, 

Salisbury Heights Oppose 
√ 

4 
James Disibio - 79 Stanford Rd, 

Salisbury Heights Oppose 
√ 

5 
Adam Duncan - 28 Annesley 

Close, Salisbury Heights Oppose 
√ 

6 
Isaac Falkenberg - 77 Stanford 

Road, Salisbury Heights Oppose 
√ 

7 

Michael Fenn - 48-50 The Walk, 

Mawson Lakes (Owner 9 Birt 

Ave, Salisbury Heights) Oppose 

√ 

8 
Berendina Jenzen - 63 Stanford 

Road, Salisbury Heights Oppose 
√ 

9 
Michael Kelly - 7 Scott Avenue, 

Salisbury Heights Oppose 
√ 

10 Michael Kelly - 9 Scott Avenue, Oppose √ 
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Salisbury Heights 

11 
Jean Lee - 30 Annesley Close, 

Salisbury Heights Oppose 
√ 

12 
Fiona Nagy - 16 Marbury Place, 

Salisbury Heights Oppose 
√ 

13 
Katherine Peut - 59b Stanford 

Road, Salisbury Heights Oppose 
√ 

14 
Peter Roberts – 20 Annesley 

Close, Salisbury Heights Oppose 
√ 

15 
Rhona Wood - 14 Taylor 

Avenue, Salisbury Heights Oppose 
√ 

16 
Grant Bain - 5 Manorhall Court, 

Salisbury Heights Oppose 
 

17 
Tano Barilla - 46 Taylor Ave, 

Salisbury Heights Oppose 
 

18 
Terry Blieschke - 10 Manorhall 

Crt, Salisbury Heights Oppose 
 

19 
Narinda Bouwer - 9 Birt Ave, 

Salisbury Heights Oppose 
 

20 
Tegan Caruso - 12 Minor Court, 

Salisbury Height Oppose 
 

21 
Geoffrey Cook - 23 Arunta 

Drive, Salisbury Heights Oppose 
 

22 

Justune Dzudzar - 8 

Featherstone Place, Salisbury 

Heights Oppose 

 

23 

Darren Friend - P O Box 122, 

Greenwith (9 Minor Ct, 

Salisbury Heights) Support with concerns 

 

24 
Fontini Gazeas - 37 Birt Ave, 

Salisbury Heights Oppose 
 

25 
Chris Gillard - 5 Catterall 

Avenue, Salisbury Heights Oppose 
 

26 
Eunice Girvin - 71 Stanford 

Road, Salisbury Heights Oppose 
 

27 
Mark Hassfurter - 42 Birt Ave, 

Salisbury Heights Oppose 
 

28 
Roslyn Hewlett – 26 Pacific Cct, 

Salisbury Heights Oppose 
 

29 
Emma Hocking - 40 St Albans 

Drive, Salisbury Heights Oppose 
 

30 

Paul Holdsworth - 3 

Featherstone Place, Salisbury 

Heights Oppose 

 

31 
Vera Holl - 83 Stanford 

Road,Salisbury Heights Oppose 
 

32 

Stephanie Hymer And Mark 

Sharpe - 12b Scott Avenue, 

Salisbury Heights Oppose 
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  33 
Anne-Marie Incoll - 24 Taylor 

Avenue, Salisbury Heights Oppose 
 

34 

Rachelle And Luke Jenzen - 68 

Stanford Road, Salisbury 

Heights Oppose 

 

35 
Annette Miller - 69 Stanford 

Road, Salisbury Heights Oppose 
 

36 
Tim Mittler - 13 Birt Avenue, 

Salisbury Heights Oppose 
 

37 
Carleen Moore - 48 Pacific 

Circuit, Salisbury Heights Oppose 
 

38 
Aaron Moseley - 59a Stanford 

Rd, Salisbury Heights Oppose 
 

39 

Penelope And Endre Papp - 20 

Pacific Circuit, Salisbury 

Heights Oppose 

 

40 
Rhiannon Pearce Mp - Po Box 

1104, Golden Grove Oppose 
 

41 
Henry Peters - 17 Taylor 

Avenue, Salisbury Heights Oppose 
 

42 
Glenn Ralston - 42 St Albans 

Drive, Salisbury Heights Oppose 
 

43 
John and Janette Rankin - 11 

Scott Avenue, Salisbury Heights Oppose 
 

44 
Ian Rigby - 2 Featherstone 

Place, Salisbury Heights Oppose 
 

45 
Bill Savelli - 31 St Albans 

Drive, Salisbury Heights Oppose 
 

46 
William Short - 17 Pacific 

Circuit, Salisbury Heights Oppose 
 

47 
John Smith - 11 Catterall Ave, 

Salisbury Heights Oppose 
 

48 
Roy Smith - 26 Taylor Avenue, 

Salisbury Heights Oppose 
 

49 
Sonia Stephens - 1 Annesley 

Close, Salisbury Heights Oppose 
 

50 
Geoff Stephens - 1 Annesley 

Close, Salisbury Heights Oppose 
 

51 
Sandra Stone - 46 Taylor Ave, 

Salisbury Height Oppose 
 

52 
Susan Sweet - 52 Pacific Circuit, 

Salisbury Heights Oppose 
 

53 
Simon Wilde - 25 Birt Ave, 

Salisbury Heights Oppose 
 

54 
Matthew Witmitz - 33 St Albans 

Drive, Salisbury Heights Oppose 
 

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

Attachment 2.   
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A copy of the applicant’s response to the representations is contained in Attachment 3.   

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

below: 

 

Summary of Representations 

Representation Applicant’s Response 

Land Use 

• Zoning as per Hills Neighbourhood Zone 

DO1 is for ‘low density housing’, the 

introduction of a commercial use within a 

residential area. 
 

• The zone contemplates commercial uses 

in the zone. The applicant refers to PO 

1.3 and 1.5 of the Hills Neighbourhood 

Zone which reference the establishment 

of community service uses (including 

preschools/childcare centres). 

• Hours of operation and impact of lighting 

being left on all night on adjoining 

residents  

• Facility will only operate between the 

hours of 6:30am and 6:30pm. Lighting 

will only operate during this time and 

will be installed in accordance with the 

relevant Australian Standards and will 

be designed into minimise the impact of 

light spill and glare on adjoining 

properties. 

• Need and demand for additional childcare 

in the area and other locations are more 

suitable 

• Demand is not a relevant planning 

assessment consideration. 

Building Design and Character 

• Building footprint not consistent or 

compatible with the existing low-density 

residential character. 

• The proposal has been designed to 

complement the residential character, 

encompassing building materials, 

building form, scale and setbacks which 

achieve the performance outcomes and 

deemed-to-satisfy provisions for the 

Hills Neighbourhood Zone with respect 

to residential development 

• Car park will create a commercial feel • The proposal has incorporated 

substantial landscaping at the front of 

the property and front fencing that will 

create the appearance of a residential 

use. 

• Advertising will be out of character with a 

residential area 

• Signage is limited to front façade of the 

building, is non-illuminated. No signage 

is proposed at the street frontage 

maintaining residential character. 

Noise 

• Noise from children playing  • The zone contemplates pre-schools. The 

proposed development is designed to 

achieve Environment Protection (Noise) 

Policy for residential areas. 
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• Noise from bin collection trucks, delivery  

trucks and cleaners – during and outside of 

operating hours 

• The Environment Protection (Noise) 

Policy 2007 prescribes waste collection 

hours of between 9:00am and 7:00pm 

on a Sunday or public holiday, and 

7:00am and 7:00pm on any other day. 

As waste is to be collected onsite by a 

private waste contractor, collection 

hours can be managed to ensure 

compliance with the noise policy. 

• Noise from the car park • Sonus have confirmed that noise from 

car doors has been included in the 

environmental noise assessment. The 

predicted noise levels achieve the 

requirements for a residential area. 

• Noise from mechanical plant • With the nominated model of  

mechanical plant installed, noise 

generated is not anticipated to exceed 40 

dB(A) at all residences. 

• Noise from special events • The application is to establish a 

childcare centre and accordingly, such 

comments are not relevant to the 

assessment of this application. 

• Proposed acoustic fencing is inadequate to 

dampen noise. 

• Sonus have confirmed, with the airtight 

seals, that a Colorbond fence is an 

effective noise barrier, capable of 

significantly reducing noise levels. 

Traffic, Parking and Access 

• On site car parking provision • Proposed development required 29.5 

spaces (“0.25 spaces per child”). 29 

spaces have been provided. CIRQA 

have provided additionally commentary 

in their traffic assessment based on 

previous studies stating the provided 

quantity will exceed demand. 

• Traffic generation and impacts • As per the CIRQA report, the increases 

caused by the proposed development are 

negligible and confirm the limited 

impact of the proposal on the 

surrounding road network. 

• Pedestrian safety • The design of the child care centre 

includes a pedestrian footpath within the 

site to provide access to the front door 

separated from the car park from the 

street frontage. The applicant would be 

open to discussing with Council a 

connection to the existing footpath 

network on the opposite side of the 

street. 
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9. REFERRALS – STATUTORY 

No statutory referrals were trigged by the proposed development 

 

 

10. REFERRALS – INTERNAL 

 

Department Summarised Comment 

Development Engineer The application was referred to Council’s Development 

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. 

City Infrastructure The application was referred to Council’s City Infrastructure 

section to review the CIRQA Traffic Report.  City 

Infrastructure advised they consider the CIRQA analysis to 

be robust, addressing fundamental transport considerations 

relating to Stanford Road.  

 

11. 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, noting that pre-schools are commonly located 

within established residential areas and the Hills Neighbourhood Zone contemplates 

establishment of community services in appropriate locations.  

 

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 Enquiry 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 



ITEM 8.1.2   

Page 312 City of Salisbury 

Council Assessment Panel Agenda - 23 May 2023 

 I
te

m
 8

.1
.2

  

military airfields. 

Defence Aviation Area (All structures 

over 45 metres) 

Satisfied – the proposed development does 

not propose any building work or structures 

over 45 metres in height  

Future Local Road Widening (10.5m) Satisfied – The proposed development does 

not involve building work within 10.5 

metres from the primary street frontage. 

Hazards (Bushfire – Urban Interface) Not applicable to the proposed form of 

development 

Prescribed Wells Area Not applicable – the proposed development 

will not rely on a water supply from a 

prescribed well. 

Regulated and Significant Tree Satisfied – The proposed development 

encroaches the tree protection zone of a  

Regulated Tree (Corymbia citriodora 

(Lemon scented gum)) located on the 

adjoining site to the north.  The Applicant 

supplied an arborist assessment which 

concludes: 

‘the proposal in its revised form is 

considered acceptable in relation to the tree, 

provided that appropriate ‘tree sensitive’ 

construction method area adopted, and all 

works are carried out in accordance with 

AS4970’. 

Stormwater Management Not applicable – this Overlay applies to 

residential development.  Notwithstanding, 

the proposed stormwater management 

arrangements are acceptable.  

Urban Tree Canopy Not applicable – this Overlay applies to 

residential development.  Notwithstanding, 

the proposal includes a variety of plants in 

the landscape plan. 

Water Resources Satisfied – the proposed development will 

not affect a watercourse 

 

Local Variation 

 

A number of Technical and Numerical Variation (Local Variations) apply to the subject land. 

These are assessed below: 

 

Variation Assessment 

Maximum Building Height (Metres) – 9 

metres 

Satisfied – the proposed development does 

not exceed 9 metres in height 

Minimum Future Local Road Widening 

Setback – 10.5 metres 

As noted above, the proposed development 

does not involve building work within 10.5 

metres from the primary street frontage. 

Concept Plan 81 – Edinburgh Defence 

Airfield Lighting Constraints 

The Applicant advises that some external 

illumination may be required to safely 

accommodate evening use of the car park.  
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While the specific location and nature of 

lighting has not yet been determined, the 

Applicant has advised all lighting will be 

designed in accordance with AS 4282-1997.  

 

Land Use, Scale and Character 

 

The following key Zone provisions are considered relevant to an assessment of the land use 

appropriateness, scale of development and character consistency. 

 

PO 1.1  

Predominantly low-density residential 

development with complementary non-

residential uses compatible with natural 

landforms and a low-density residential 

character. 

DTS/DPF 1.1 

Development comprises one or more of the 

following: 

(a) Ancillary accommodation 

(b) Consulting room 

(c) Dwelling 

(d) Office 

(e) Open Space 

(f) Shop 

(g) Recreation area 

 

PO 1.2   

Commercial activities improve community 

access to services are of a scale and type to 

maintain residential amenity. 

DTS/DPF 1.2 

A shop, consulting room or office (or any 

combination thereof) satisfies any one of the 

following: 

(a) it is located on the same allotment and in 

conjunction with a dwelling where all the 

following are satisfied: 

i. does not exceed 50m2 gross 

leasable floor area 

ii. does not involve the display of 

goods in a window or about the 

dwelling or its curtilage 

(b) it reinstates a former shop, consulting 

room or office in an existing building (or 

portion of a building) and satisfies one of 

the following: 

i. the building is a State or Local 

Heritage Place 

ii. is in conjunction with a dwelling 

and there is no increase in the gross 

leasable floor area previously used 

for non-residential purposes 

(c) is located more than 500m from an Activity 

Centre and satisfies one of the following: 

i. does not exceed 100m2 gross 

leasable floor area (individually or 

combined, in a single building) 

where the site does not have a 

frontage to a State Maintained 
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Road 

ii. does not exceed 200m2 gross 

leasable floor area (individually or 

combined, in a single building) 

where the site has a frontage to a 

State Maintained Road 

(d) the development site abuts an Activity 

Centre and all the following are satisfied: 

i. it does not exceed 200m2 gross 

leasable floor area (individually or 

combined, in a single building) 

ii. the proposed development will not 

result in a combined gross leasable 

floor area (existing and proposed) 

of all shops, consulting rooms and 

offices that abut the Activity Centre 

in this zone exceeding the lesser of 

the following: 

A. 50% of the existing 

gross leasable floor area 

within the Activity Centre 

B. 1000m2. 

 

PO 1.3   

Non-residential development located and 

designed to improve community accessibility 

to services, primarily in the form of: 

 

(a) small scale commercial uses such 

as offices, shops and consulting 

rooms 

(b) community services such as 

educational establishments, 

community centres, places of 

worship, preschools, and other 

health and welfare services 

(c) services and facilities ancillary to 

the function or operation of 

supported accommodation or 

retirement facilities 

(d) open space and recreation 

facilities. 

 

DTS/DPF 1.3 

None are applicable 

PO 1.4  

Non-residential development sited and 

designed to complement the residential 

character and amenity of the 

neighbourhood. 

 

DTS/DPF 1.4 

None are applicable 
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A ‘pre-school’ is not specifically listed by Deemed to Satisfy / Designated Performance 

Feature (DTS/DPF) 1.1 of the Zone.  Accordingly, PO 1.1 must be considered, which 

contemplates ‘complementary non-residential uses’ which should be compatible with natural 

landforms and a low-density residential character. 

 

Further land use guidance is provided by Performance Outcome 1.3 which explicitly 

recognises that non-residential development in the form of ‘pre-schools’ (amongst others) are 

anticipated where they are located and designed to improve community accessibility to 

services. 

 

Accordingly, it is accepted the Zone is contemplative of pre-schools in appropriate locations, 

provided they improve community access to services.   

 

However, it is considered that the land use cannot be considered in a vacuum, and questions 

of scale and compatibility are relevant considerations to the assessment.  

 

Performance Outcome 1.2 provides additional guidance with respect to commercial activities 

within the Zone, reinforcing these should improve community access to services, while being 

of a scale and type to maintain residential amenity.  The corresponding DTS/DPF 1.2 

provides limited guidance, as it is restricted to a consideration of scale, for non-residential 

developments in the form of shop, office or consulting room, and does not extend to an 

explicit consideration for pre-schools.    Both DTS/DPF 1.2 and PO 1.3 identify that shops, 

offices and consulting rooms should be of a ‘small scale’ within the Zone.  However, PO 1.3 

does not explicitly address the question of scale for a pre-school.    

 

PO 1.4 identifies that non-residential development should be sited and designed to 

complement the residential character and amenity of the neighbourhood. This is considered to 

inherently require consideration of the nature and scale of the use in its locality (context). 

 

As the existing locality is entirely residential in character and nature, it is considered the 

proposal would introduce a form of development at odds with that character.  While the 

proposed childcare building is of single storey design, setback from the front boundary, this is 

seen to be at odds with the established development pattern, given it will introduce a 

commercial car park, comprising extended areas of hard surfacing, visible from the public 

realm.  This would represent a visual departure from the pattern of landscaped front yards 

which are prevalent within the locality. While it is recognised the establishment of 

landscaping adjacent the front boundary will soften the appearance of the car park, it is 

considered this will be insufficient to mitigate this visual intrusion.  Accordingly, it is 

considered the development will not be visually complementary to the locality.  

 

Further, the proposed building has a large spatial footprint (824sqm) which is significantly 

larger than established dwellings in the locality (in the order of 200-400sqm). While the 

proposal aligns with site coverage parameters for the Zone (discussed below), the large 

footprint again speaks to the commercial nature of the proposal, and signifies a departure from 

the established development pattern. 

 

Additionally, while the CIRQA Traffic Assessment determines the local road network is 

capable of supporting peak traffic demands from a functional perspective, it identifies the 

facility will generate 145am peak hour trips and 111pm peak hour trips.  It is considered that 

such frequency of movements would represent a significant contrast to the much lower level 
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of traffic movements typically associated with low density residential development in the 

locality.   Beyond the increase in traffic, this would also introduce additional impacts, such as 

increased traffic noise, which will have some impact to residential amenity, and change the 

established character. 

 

With the above in mind, and while it is accepted the Zone contemplates the establishment of a 

pre-school facility, it is considered the proposal is at odds with the established residential 

character and is not complementary to the established pattern of development, introducing a 

scale and intensity which does not presently exist within the locality.   

 

On this basis, and while a balanced consideration, it is considered the proposal is at odds with 

PO’s 1.1, 1.2 and 1.4.  However, it is accepted the proposal aligns with PO 1.3 given the pre-

school facility would offer enhanced community access to the service.  

  

Site Coverage, Building Height and Setbacks 

 

The proposed development is generally consistent with the quantitative standards of the Hills 

Neighbourhood Zone.  

 

However, it should be noted these provisions are commonly geared towards residential land 

uses, as opposed to non-residential uses. While not directly relevant, given it relates to the 

expansion of ‘existing’ community facilities, DTS/DPF 1.5 provides some guidance with 

respect to boundary setbacks adjacent residential uses and building heights.  While the 

proposed childcare building is single storey, a setback of 900mm is proposed to the southern 

side boundary, and 1m to the northern side, which is less than the 3 metre guideline suggested 

by DTS/DPF 1.5b, which is presumably recommended to ensure some relief or space between 

residential and non-residential land uses. 

 

PO 1.5  

Expansion of existing community services 

such as educational establishments, 

community facilities and pre-schools in a 

manner which complements the scale of 

development envisaged by the desired 

outcome for the neighbourhood. 

DTS/DPF 1.5 

Alteration of or addition to existing 

educational establishments, community 

facilities or pre-schools where all the 

following are satisfied:  

a. set back at least 3m from any 

boundary shared with a residential 

land use 

b. building height not exceeding 

1 building level 

c. the total floor area of the building 

not exceeding 150% of the total floor 

area prior to the addition/alteration 

d. off-street vehicular parking exists or 

will be provided in accordance with 

the rate(s) specified in Transport, 

Access and Parking Table 1 - 

General Off-Street Car Parking 

Requirements or Table 2 - Off-Street 

Car Parking Requirements in 

Designated Areas to the nearest 

whole number. 
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As noted above, the proposed site coverage of 30% is below the 50% guideline expressed by 

DTS/DPF 3.1.   

 

The single storey building does not exceed 2 building levels and 9 metre height limit 

expressed by DTS/DPF 4.1.  

 

In terms of siting, the building is proposed to be setback 33.243 metres  to the Stanford Road 

boundary. This is considerably further than the required 13.25 metres expressed by DTS/DPF 

5.1. This large setback is occupied by the proposed car park, landscaping, outdoor activity 

area and dedicated waste storage area.   

 

The proposed side setbacks achieve DTS/DPF 8.1. However, as previously stated, it is worth 

noting the development does not align with DTS/DPF 1.5a, with side setbacks being less than 

3 metres, which is considered more appropriate when considering non-residential 

development.   

 

Notwithstanding the side boundary setbacks noted above, it is recognised that the majority of 

the northern side and eastern rear boundary setbacks do afford separation between the 

proposed development and adjoining residential properties, while also allowing for 

landscaped play areas to be provided.  

 

In summary, and despite being geared towards residential development, the proposal satisfies 

the following 'setback’ provisions of the Hills Neighbourhood Zone:  

 

PO 5.1   

Buildings are set back from primary street 

boundaries consistent with the existing 

streetscape. 

DTS/DPF 5.1 

The building line of a building set back from 

the primary street boundary: 

(a) at least 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), not less 

than the setback to the building line of 

that building 

or 

(c) not less than 8m where no building 

exists on an adjoining site with the same 

primary street frontage. 

 

PO 8.1   

Buildings are set back from side boundaries 

to provide: 

DTS/DPF 8.1 

Building walls not sited on side boundaries 

set back from the side boundary at least: 
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(a) separation between dwellings in a way 

that complements the established 

character of the locality 

(b) access to natural light and ventilation 

for neighbours. 

 

 

(a) on sites with a site gradient greater than 

1-in-8: 

i. Other than a wall facing a 

southern boundary, 1900mm 

ii. For walls facing a southern 

boundary, at least 1900mm plus 

1/3 of the wall height above 3m 

measured from the top of the 

footings 

 

(b) on sites with a site gradient less than 1-

in-8, and other than walls located on a 

side boundary: 

i. at least 900mm where the wall is 

up to 3m measured from the top 

of the footings 

ii. other than for a wall facing a 

southern side boundary, at least 

900mm plus 1/3 of the wall 

height above 3m measured from 

the top of the footings 

iii. for walls facing a southern side 

boundary, at least 1900mm plus 

1/3 of the wall height above 3m 

measured from the top of the 

footings. 

 

PO 9.1 

Buildings are set back from rear boundaries 

to provide: 

(a) separation between dwellings in a way 

that complements the established 

character of the locality 

(b) access to natural light and ventilation 

for neighbours 

(c) private open space 

(d) space for landscaping and vegetation. 

 

DTS/DPF 9.1 

Buildings are set back from the rear 

boundary at least: 

(a) 4m for the first building level 

(b) 6m for any second building level. 

 

Design  

 

As noted above, while the proposal is not seen to be complementary to the established pattern 

of development in the locality, it is acknowledged the external building design makes 

attempts to match the established single storey residential form of the locality. This is 

proposed to be achieved through the use of pitched roof forms and contemporary external 

materials.   
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The development features a range of external materials and colours while also presenting an 

articulated frontage to Stanford Road.  In addition, areas of landscaping will be established 

around the building to provide outdoor play areas for children while also enhancing the 

appearance of the land from the streetscape. The majority of the front boundary will consist of 

open style fencing, which will allow for passive surveillance opportunities to and from the 

site.  

 

The building is oriented towards Stanford Road, ensuring the entry point is clearly perceptible 

from the street and car park.  A dedicated and screened waste storage area is included within 

the front car park, located towards the southern side boundary.  The building orientation and 

window placement will allow for solar access to large areas of the building. 

 

Accordingly, the proposal generally aligns with the relevant Design in Urban Areas policies: 

 

PO 1.3    

Building elevations facing the primary street 

(other than ancillary buildings) are 

designed and detailed to convey purpose, 

identify main access points and complement 

the streetscape. 

 

DTS/DPF 1.3 

None are applicable 

PO 1.5    

The negative visual impact of outdoor 

storage, waste management, loading and 

service areas is minimised by integrating 

them into the building design and screening 

them from public view (such as fencing, 

landscaping and built form) taking into 

account the form of development 

contemplated in the relevant zone. 

 

DTS/DPF 1.5 

None are applicable 

PO 2.3    

Buildings are designed with safe, 

perceptible and direct access from public 

street frontages and vehicle parking areas. 

 

DTS/DPF 2.3 

None are applicable 

 

The car parking for the centre is located forward of the proposed built form. While attempts 

have been made to screen the car park with vegetation, the car park occupies approximately 

60% of the area forward of the facility, while total hard surfaces occupy approximately 70% 

of the entire site. Therefore, despite landscape outcomes proposed across the land, in 

maximizing the front of the land for car parking, the proposed development fails to achieve 

landscape and tree planting guidelines sought by DTS/DPF 7.4 and 7.5 within Design in 

Urban Areas.  
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In relation to landscaping across the front of the site, the Landscape concept plan submitted 

with the application (prepared by DAStudio) indicates a small tree species is to be planted to 

the right hand side of the entry driveway, with the remainder of the front area comprising 

shrubs, grasses and groundcovers.  No other tree planting is indicated across the front of the 

site or within the car park.  While a more detailed landscape plan would be expected at the 

detail design phase, the concept suggests the landscape scheme will offer limited visual offset 

to the expanse of car parking proposed, and does not adequately align with PO 7.4 which 

seeks for tree planting to occur throughout street level car parking areas. 

 

PO 7.4 

Street-level vehicle parking areas 

incorporate tree planting to provide shade, 

reduce solar heat absorption and reflection. 

DTS/DPF 7.4 

Vehicle parking areas that are open to the 

sky and comprise 10 or more car parking 

spaces include a shade tree with a mature 

canopy of 4m diameter spaced for each 10 

car parking spaces provided and a 

landscaped strip on any road frontage of a 

minimum dimension of 1m. 

 

PO 7.5 

Street level parking areas incorporate soft 

landscaping to improve visual appearance 

when viewed from within the site and from 

public places. 

DTS/DPF 7.5 

Vehicle parking areas comprising 10 or 

more car parking spaces include soft 

landscaping with a minimum dimension of: 

(a) 1m along all public road frontages and 

allotment boundaries 

(b) 1m between double rows of car parking 

spaces. 

 

Given the character concerns associated with the expansive car park located forward of the 

building and the large building footprint, despite the building being of a quality design, it is 

considered the development fails to align with Design in Urban Areas DO1 (a) as the overall 

design does not respond to the context of the locality. 

 

DO 1 

Development is: 

a) contextual - by considering, recognising and carefully responding to its natural 

surroundings or built environment and positively contributing to the character 

of the locality 

 

In terms of retaining walls and boundary fencing, it is noted the civil design is largely in ‘cut’, 

resulting in boundary retaining walls which are not anticipated to have a visual impact outside 

of the subject site.  Side and rear boundary fencing is proposed in accordance with the 

Environmental Noise Assessment prepared by Sonus.  The acoustic fencing varies in height, 

reaching a maximum height of 2.7 metres adjoining the southern boundary with 59A Stanford 

Rd. This extends for a length of 32 metres along the southern boundary occupying 

approximately 90% of the neighboring boundary of No. 59A. 

 

 

 

 



ITEM 8.1.2   

Page 321 City of Salisbury 

Council Assessment Panel Agenda - 23 May 2023 

 I
te

m
 8

.1
.2

  

 

While 2.7m tall fencing is not uncommon within a residential setting, it is recognised this 

fence height is necessitated by the land use type proposed, to manage acoustic impacts.  While 

not considered unreasonable, the fencing will have some impact to the neighbouring sites due 

to its length and height.   

 

Notwithstanding, on balance, the retaining and fencing outcome is seen to be acceptable and 

adequately aligns with Zone PO 9.1. 

 

PO 9.1    

Fences, walls and retaining walls are of 

sufficient height to maintain privacy and 

security without unreasonably impacting the 

visual amenity and adjoining land’s access 

to sunlight or the amenity of public places. 

 

DTS/DPF 9.1 

None are applicable 

Interface between Land Uses 

 

Noise 

 

To accommodate the overall civil design, retaining walls are proposed to all boundaries 

except the primary street. Forward of the building, these are small in nature (300-400mm in 

height) and are in cut along the northern boundary, and fill on the southern. Alongside and 

rear of the building, the retaining heights extend up to 1.5 metres in height. These are solely in 

cut and not anticipated to have a detrimental visual impact on adjoining allotments. 

 

The applicant has provided an Environmental Noise Assessment prepared by Sonus. The 

Sonus assessment concludes that, subject to the construction of acoustic fences surrounding 

the site for the extents specified (detailed below), the proposed development will satisfy the 

requirements of the Environment Protection (Noise) Policy 2007.  The acoustic fencing will 

sit atop the retaining walls noted above. 

 

• For the extent shown in Light Blue, Orange, Green, and Red in Figure 1, construct a 

solid boundary fence to the minimum heights specified above ground level. The 

fences should be constructed from a solid material such as sheet steel (“Colorbond” 

or similar), glass, or Perspex, and be sealed airtight at all junctions, including at the 

ground.; and 

• Mechanical plant is located solely in the specified area in the centre of the site, 

adjacent the laundry to achieve the Environment Protection (Noise) Policy 2007. 
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Figure 1: Proposed Acoustic Treatments (Source: Sonus)  

 
Accordingly, and having regard to the Sonus assessment, it is considered that noise impacts 

associated with the facility will be appropriately mitigated and align with the key ‘noise’ 

consideration of Interface Between Land Uses: 

 

PO 4.1   

Development that emits noise (other than 

music) does not unreasonably impact the 

amenity of sensitive receivers (or lawfully 

approved sensitive receivers). 

DTS/DPF 4.1 

Noise that affects sensitive receivers 

achieves the relevant Environment 

Protection (Noise) Policy criteria. 

 

Hours of Operation 

 

The childcare facility is proposed to operate between the hours of 6.30am to 6.30pm Monday 

to Friday, with no activity on weekends.  

 

While the Code does not provide specific guidance for hours of operation for a childcare 

facility, Interface Between Land Uses DTS/DPF 2.1 provides ‘daytime’ guidance for non-

residential activities in the form of consulting room, office and shop, identifying hours from 

7am to 9pm on weekdays.  While the proposed childcare proposes to commence at 6.30am, 

this is not seen to be unreasonable given the nature of use, and with the inclusion of acoustic 

fencing to manage noise, it is considered the hours are acceptable and align with the 

corresponding PO 2.1: 

 

PO 2.1   

Non-residential development does not 

unreasonably impact the amenity of 

sensitive receivers (or lawfully approved 

sensitive receivers) or an adjacent zone 

primarily for sensitive receivers through its 

hours of operation having regard to: 

a. the nature of the development 

b. measures to mitigate off-site impacts 

c. the extent to which the development is 

desired in the zone 

d. measures that might be taken in an 

adjacent zone primarily for sensitive 

DTS/DPF 2.1 

Development operating within the following 

hours: 
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receivers that mitigate adverse 

impacts without unreasonably 

compromising the intended use of that 

land. 

 

Notwithstanding, as noted earlier in this report, noise associated with increased traffic to and 

from the site (throughout the proposed hours of operation, and particularly during peak 

periods), will have some amenity impact and introduce an intensity of land use that does not 

presently exist within the locality. 

 

Lighting 

 

The Applicant has advised that the car park may require some illumination to safely 

accommodate evening use.  However, due to the proposed hours of operation, this will only 

be for limited time periods. 

 

While the lighting design has not yet been fully resolved, the Applicant has advised all 

lighting will be designed in accordance with Australian Standard 4282-1997, to ensure lux 

levels and light glare are managed, 

 

Accordingly, it is considered the development can achieve alignment with Interface Between 

Land Uses PO 6.1: 

 

 

PO 6.1   

External lighting is positioned and designed 

to not cause unreasonable light spill impact 

on adjacent sensitive receivers (or lawfully 

approved sensitive receivers). 

DTS/DPF 6.1 

None are applicable 

 

 

Overlooking / Overshadowing 

 

Given that the proposed development is single storey in height, setback from boundaries, with 

the majority of the civil design in ‘cut’ - there is not anticipated to be any potential 

overlooking or overshadowing of adjoining residential properties, as contemplated by the 

Interface Between Land Uses module. 

 

PO 3.1   

Overshadowing of habitable room windows 

of adjacent residential land uses in: 

a. a neighbourhood-type zone is 

minimised to maintain access to direct 

winter sunlight 

b. other zones is managed to enable 

access to direct winter sunlight. 

 

DTS/DPF 3.1 

North-facing windows of habitable rooms of 

adjacent residential land uses in a 

neighbourhood-type zone receive at least 3 

hours of direct sunlight between 9.00am and 

3.00pm on 21 June. 

PO 3.2   

Overshadowing of the primary area of 

private open space or communal open space 

DTS/DPF 3.2 

Development maintains 2 hours of direct 

sunlight between 9.00 am and 3.00 pm on 21 
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of adjacent residential land uses in: 

a. a neighbourhood type zone is 

minimised to maintain access to direct 

winter sunlight 

b. other zones is managed to enable 

access to direct winter sunlight. 

June to adjacent residential land uses in a 

neighbourhood-type zone in accordance with 

the following: 

a. for ground level private open space, 

the smaller of the following: 

i.    half the existing ground level 

open space 

or 

ii.    35m2 of the existing ground 

level open space (with at least 

one of the area's dimensions 

measuring 2.5m) 

b. for ground level communal open 

space, at least half of the existing 

ground level open space. 

 

 

Transport, Access and Parking 

 

Vehicular access to the proposed development and the associated car park will occur via the 

designated 6.2 metre wide crossover to Stanford Road.  Given that the proposed development 

will alter the traffic conditions on Stanford Road, the applicant has provided an assessment of 

the design and operation of the proposed development by CIRQA Traffic Consultants.   

A total of 29 car parks are proposed onsite, including one space reserved for people with 

disabilities.  It is noted that six of the parking spaces will be stacked behind six other spaces. 

Six of these spaces will be designated for staff use only and it is recognised this is a relatively 

common feature of childcare centres.  

 

In terms of parking supply, the Code identifies a theoretical car parking rate of 0.25 spaces 

per child, which equates to a theoretical requirement for 29.5 onsite spaces, based on a 

capacity of 118 children. Accordingly, there is a theoretical shortfall of 1 parking space (0.5 

spaces).  CIRQA considered this shortfall and advised: 

 

• Transport, Access and Parking PO 5.1 contemplates acceptance of lower onsite 

provision having regard to land use and site specific considerations 

• Previous parking studies suggest actual parking requirements ranging from one space 

per 4.2 children to one space per 6.7 children (inclusive of both parent and staff 

parking demands) 

• The provision of 29 onsite spaces equates to one parking space per 4.07 children, 

which is above the highest surveyed parking rate. 

 

Accordingly, CIRQA conclude the parking supply will cater to both parent and staff demand. 

 

In terms of the car park design, CIRQA have confirmed that:  

 

The parking area will comply with the requirements of Australian/New Zealand 

Standard, Parking Facilities Part 1: Off-street car parking (AS/NZS 2890.1:2004) 

and Australian/New Zealand Standard, Parking Facilities Part 6: Off-street parking 

for people with disabilities (AS/NZS 2890.6:2009) in that: 

 



ITEM 8.1.2   

Page 325 City of Salisbury 

Council Assessment Panel Agenda - 23 May 2023 

 I
te

m
 8

.1
.2

  

o regular parking spaces will be 2.6 m wide and 5.4 m long (or 4.8 m long with 0.6 m 

overhang); 

o the parking space disabled persons will be 2.4 m wide and 5.4 m long (with an 

adjacent shared space of the same dimension); 

o the parking aisle will be at least 6.2 m wide; 

o a 1.0 m aisle extension will be provided beyond the last parking space in the aisle; 

o a turn-around bay will be provided at the end of the parking aisle; 

o 0.3 m clearance will be provided to all objects greater than 0.15 m in height; and 

o pedestrian sightline requirements will be provided at the site’s access point. 

 

In terms of the impact of the additional traffic movements on the surrounding road network, 

CIRQA has forecast that the childcare centre will generate 145 am peak hour movements and 

111 pm peak hour movements.  These forecast vehicle movements have been further broken 

down as follows: 

 

• Left turns into the site – 35 am peak hour and 22 pm peak hour trips; and 

• Left turns out of the site – 35 am peak hour 33 pm peak hour trips. 

• Right turns into the site – 52 am peak hour and 34 pm peak hour trips; and 

• Right turns out of the site – 23 am peak hour 22 pm peak hour trips. 

 

CIRQA has undertaken computer modelling based on the forecast traffic movements to 

identify the impact on the adjoining road network. This modelling indicates that future traffic 

movements can be accommodated safely and efficiently from the site’s access point. The 

modelling also indicates that the additional traffic movements generated by the proposed 

childcare centre will have a minimal impact on traffic travelling along Stanford Road. 

 

CIRQA has also confirmed that refuse collection (which will be undertaken via private 

contractor) can be accommodated on the site and within the proposed car park. However, the 

refuse collection (which will be via a Medium Rigid Vehicle with a length of 8.8m) will need 

to access the site outside of operating hours as it will need to use vacant car parking spaces to 

turn around.  

 

For the above reasons, it is considered that from a functional perspective, the proposed 

development satisfies the following ‘Transport, Access and Parking’ provisions of the 

Planning and Design Code: 

 

PO 1.4   

Development is sited and designed so that 

loading, unloading and turning of all traffic 

avoids interrupting the operation of and 

queuing on public roads and pedestrian 

paths. 

 

DTS/DPF 1.4   

All vehicle manoeuvring occurs onsite. 

 

PO 3.3   

Access points are sited and designed to 

accommodate the type and volume of traffic 

likely to be generated by the development or 

land use. 

 

DTS/DPF 3.3 

None are applicable 
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PO 3.8  

Driveways, access points, access tracks and 

parking areas are designed and constructed 

to allow adequate movement and 

manoeuvrability having regard to the types 

of vehicles that are reasonably anticipated. 

 

DTS/DPF 3.8 

None are applicable 

PO 5.1   

Sufficient on-site vehicle parking and 

specifically marked accessible car parking 

places are provided to meet the needs of the 

development or land use having regard to 

factors that may support a reduced on-site 

rate such as: 

a. availability of on-street car parking 

b. shared use of other parking areas 

c. in relation to a mixed-use 

development, where the hours of 

operation of commercial activities 

complement the residential use of 

the site, the provision of vehicle 

parking may be shared 

d. the adaptive reuse of a State or 

Local Heritage Place. 

DTS/DPF 5.1 

Development provides a number of car 

parking spaces on-site at a rate no less than 

the amount calculated using one of the 

following, whichever is relevant: 

 

a. Transport, Access and Parking Table 

1 - General Off-Street Car Parking 

Requirements 

b. Transport, Access and Parking Table 

2 - Off-Street Vehicle Parking 

Requirements in Designated Areas 

c. if located in an area where a 

lawfully established carparking fund 

operates, the number of spaces 

calculated under (a) or (b) less the 

number of spaces offset by 

contribution to the fund. 

d.  

PO 6.2   

Vehicle parking areas are appropriately 

located, designed and constructed to 

minimise impacts on adjacent sensitive 

receivers through measures such as 

ensuring they are attractively developed and 

landscaped, screen fenced, and the like. 

 

DTS/DPF 6.2 

None are applicable 

PO 6.4   

Pedestrian linkages between parking areas 

and the development are provided and are 

safe and convenient. 

 

DTS/DPF 6.4 

None are applicable 

PO 6.5   

Vehicle parking areas that are likely to be 

used during non-daylight hours are 

provided with sufficient lighting to entry and 

exit points to ensure clear visibility to users. 

 

DTS/DPF 6.5 

None are applicable 

PO 6.6   

Loading areas and designated parking 

spaces for service vehicles are provided 

within the boundary of the site. 

 

DTS/DPF 6.6 

Loading areas and designated parking 

spaces are wholly located within the site. 
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PO 6.7   

On-site visitor parking spaces are sited and 

designed to be accessible to all visitors at 

all times. 

 

DTS/DPF 6.7 

None are applicable 

 

Regulated Tree 

 

There is a Regulated Tree located on the adjoining site to the north, approximately 0.5 metres 

from the site boundary.  The tree is identified on the supporting application drawings.   

 

The tree is identified as a Corymbia Citridora, with a trunk circumference of 2.2 metres.   

 

A supporting arborist assessment has been prepared by Project Green. The Arborist report 

identifies a range of tree protection measures including; tree root damage prevention 

techniques; use of protective fencing; and site design layout.  The arborist concludes the 

proposal: 

 

…. is considered acceptable in relation to the tree, provided that appropriate ‘tree 

sensitive’ construction methods are adopted, and all works are carried out in  

accordance with AS4970… 

 

Accordingly, in the event planning consent were to be granted, it is recommended a condition 

be applied that the development be carried out strictly in accordance with the arborist report to 

ensure the development does not result in tree damaging activity, and aligns with relevant 

provisions of the Regulated and Significant Tree Overlay.  

 

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: 

 

• A pre-school is a contemplated land use within the Hills Neighbourhood Zone. 

• When considered in isolation, the building design, acoustic mitigation, and parking 

and traffic design are considered to be appropriate for the intended use and align with 

relevant provisions of the Code. 

• However, the proposal would introduce a form of development at odds with the 

established residential character of this locality.  This is emphasised by the expansive 

car park proposed to the front of the site and large building footprint, which are not 

complementary to the established residential pattern of development. The proposal 

would introduce a scale and intensity of development which does not presently exist 

within the locality, and is considered to be detrimental to its amenity and character.  

 

For the above reasons, and while a balanced consideration, it is recommended the Council 

Assessment Panel refuse Planning Consent for the proposed development. 
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13. STAFF RECOMMENDATION 

That the Council Assessment Panel resolve that: 

 

That Development Application No 23002678 for Childcare Centre ('pre-school') with 

associated car parking, landscaping, signage, retaining walls and fencing at 61 Stanford Rd 

Salisbury Heights SA 5109 is not considered to be seriously at variance with the Planning and 

Design Code (Version 2023.2) however, is REFUSED Planning Consent for the following 

reasons: 

 

Reasons for Refusal 

 

The proposed development is contrary to the following provisions of the Planning and Design 

Code: 

 

a) Hills Neighbourhood Zone Performance Outcome 1.1, 1.2 and 1.4 

 

Reason:  In that, the proposal would introduce a form of development at odds 

with the established residential character of the locality.  In 

particular, the expansive car park proposed to the front of the land 

and large building footprint (relative to established residential 

dwellings in the locality), will not complement the established 

residential character of the locality. The proposal would introduce a 

scale and intensity of development which does not presently exist 

within the locality and is considered to be detrimental to its amenity 

and character.  

 

b) Design in Urban Areas- Desired Outcome 1(a) and PO 7.4 

 

Reason: Despite landscape outcomes proposed, in maximizing the front of the 

land for car parking, the proposed development fails to achieve 

desired landscape and tree planting requirements and does not 

respond to the context of the locality. 

 

Advice Notes 

 

The applicant has a right of appeal against the decision. 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). 
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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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INFORMATION 

ONLY 

ITEM 8.2.1 

COUNCIL ASSESSMENT PANEL   

DATE 23 May 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:  

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 adjourned 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 an 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.  

  

 

 

 

 

 



ITEM 8.2.1   

Page 722 City of Salisbury 

Council Assessment Panel Agenda - 23 May 2023 

 I
te

m
 8

.2
.1

  

 

 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 adjourned at the request of the appellant and is 

currently relisted before the Court for 30 June 2023.  

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.  


