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 AGENDA 

FOR COUNCIL ASSESSMENT PANEL MEETING TO BE HELD ON 

27 FEBRUARY 2024 AT 6.30PM 

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 J Botten  

 

REQUIRED STAFF 

Assessment Manager, Mr C Zafiropoulos 

General Manager City Development, Ms M English 

Team Leader Planning, Mr C Carrey 

 

 

APOLOGIES  

LEAVE OF ABSENCE  

ADOPTED MINUTES FROM PREVIOUS MEETING 

Presentation of the Minutes of the Council Assessment Panel Meeting held on 30 January 

2024. 

Presentation of the Minutes of the Confidential Special Council Assessment Panel Meeting 

held on 05 February 2024.  

DECLARATIONS OF CONFLICTS OF INTEREST  
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REPORTS 

Development Applications 

8.1.1 23028052 ............................................................................................................... 11 

 24-30 Kaurna Avenue, Edinburgh SA 5111 

Placement of Thirty-One (31) Shipping Containers to southern side of industrial 

building (for storage of paperwork and office materials) (Amendment to 

Development Application 22006655) 

 

8.1.2 23022307 ............................................................................................................. 195 

 21-77 Globe Derby Drive, Globe Derby Park SA 5110 

 Staged Land Division comprising creation of Twenty-Three (23) Allotments from 

Four (4) Allotments, Public Roads, Reserves and associated excavation, filling, 

retaining walls, acoustic fence and tree damaging activity (removal of 6 

Significant and 20 Regulated Trees)   Stage 1 – Allotments 6-11 and 16-22, 

Reserves and Roads (providing connection to Port Wakefield Road and Globe 

Derby Drive)    Stage 2 – Allotments 1-5 and 12-15, completion of Road 

including cul-de-sac head and acoustic fence 

OTHER BUSINESS 

8.2.1 Status of Current Appeal Matters and Deferred Items ...................................... 1089  

8.2.1 Policy Issues Arising from Consideration of Development Applications 

8.2.2 Future Meetings & Agenda Items 

CLOSE 

Please note: 

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

However, some documents contained within attachments to the Development Assessment 

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

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

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

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

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

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

CONFERENCE ROOMS, SALISBURY COMMUNITY HUB, 34 CHURCH STREET, 

SALISBURY ON 

30 JANUARY 2024 

MEMBERS PRESENT 

Mr T Mosel (Presiding Member) 

Ms C Gill 

Mr B Brug 

Mr J Botten  

STAFF 

Assessment Manager, Mr C Zafiropoulos  

General Manager City Development, Ms M English 

Team Leader Planning, Mr C Carrey 

Team Leader Business Services, Ms H Crossley 

The meeting commenced at 6.30 pm. 

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

APOLOGIES  

Apologies were received from Mr R Bateup. 

LEAVE OF ABSENCE 

Nil 
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ADOPTED MINUTES FROM PREVIOUS MEETING 

The Minutes of the Council Assessment Panel Meeting held on 19 December 2023, be 

taken as read and confirmed. 

The Minutes of the Confidential Council Assessment Panel Meeting held on 19 

December 2023, be taken as read and confirmed. 

DECLARATIONS OF CONFLICTS OF INTEREST 

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

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

Mr B Brug did not debate or vote on the item. 

OTHER BUSINESS 

8.2.1 Assessment Manager Quarterly Report - October to December 2023 

Mr B Brug moved, and the Council Assessment Panel resolved that the information be 

received and noted. 

8.2.2 Status of Current Appeal Matters and Deferred Items 

Mr B Brug moved, and the Council Assessment Panel resolved that the information 

was received.  

8.2.3 Policy Issues Arising from Consideration of Development Applications 

Nil 

8.2.4 Future Meetings & Agenda Items 

Next meetings scheduled for Monday 5 February 2024 and Tuesday 27 February 

2024. 

Mr B Brug left the meeting at 6.38 pm and did not return. 
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REPORTS 

Development Applications 

8.1.1 23004431 

Sports facility comprising change rooms, kiosk, amenities and verandah, upgrade to car 

park and landscaping at Hausler Reserve, Paralowie, SA 5108 

(Allotment 1130, Greentree Boulevard, Paralowie) 

(Allotment 1138, Greentree Boulevard, Paralowie) for Thorne Constructions 

REPRESENTORS 

Mr A Nelson was not present at the meeting. 

APPLICANT 

Ms K Shepherd (Thorne Construction) and Mr M Kwiatkowski (Adelaide Planning & 

Development Solutions Pty Ltd), were present at the meeting, however were not 

requested to respond to questions from the Panel. 

Mr J Botten 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; and

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

2016, Planning Consent is GRANTED to Development Application 23004431

for the construction of a sports facility comprising change rooms, kiosk,

amenities and verandah, upgrade to car park and landscaping 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 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. Amended Site and Drainage Plan (KP Austruct (October 2023)) to address

the following matter:

a. The driveway and carpark area will be paved with barrier kerbing

along the perimeter of the area. The detailed design will need to be

amended, removing the barrier kerb and replacing it with devices

that allow for easier access only to the walkway leading up to the

entrance of the new facility for wheelchairs and prams.
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2. Detailed plans and specifications in relation to the altered indented on-street

parking arrangements on Greentree Boulevard.

3. 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) Pot sizes, confirming the tree planting shall comprise advanced growth

species at time of planting; and

d) Maintenance methods including irrigation, barriers and protection from

vehicles and pedestrians.

Planning 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

• A-001 Cover Sheet 15/08/2023  Thorne Constructions 

• A-101 Proposed Location Plan 01/09/2023 Thorne Constructions 

• A-102 Demolition Plan 28/06/2023  Thorne Constructions 

• A-103 Proposed Site and Landscaping Plan 01/09/2023 Thorne 

Constructions 

• A-104 Proposed Floor Plan 15/08/2023  Thorne Constructions 

• A-301 Elevations  15/08/2023  Thorne Constructions 

• A-302 Elevations  15/08/2023  Thorne Constructions 

• A-303 Sections 15/08/2023  Thorne Constructions 

• A-401 Panel Details 15/08/2023  Thorne Constructions 

• A-402 Panel Details 15/08/2023  Thorne Constructions 

• A-501 Door and Window Schedule 15/08/2023 Thorne Constructions 

• A-601 Car Park Site and SW Plan 15/08/2023 Thorne Constructions 

• A-701 3D Drawings No Date Thorne Constructions 

• A-702 3D Drawings No Date Thorne Constructions 

• N/A Planning Statement 05/09/2023 Version 1 APDS 

• N/A Response to Representations No Date APDS 

• 232444R001A Traffic Impact Assessment 19/12/2023 Tonkin 

2. The external surfaces of the building shall:
a. be of new non-reflective materials; and
b. be maintained in good condition at all times.
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3. The designated landscaping areas shall be planted with shade trees, shrubs and

ground covers in accordance with the Landscaping Plan Approved under

Reserved Matter 3. All landscaping shall be completed, prior to commencement

of use 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).

4. The car parking layout including car park spaces, aisle widths and manoeuvring

area shall be designed and constructed to comply with AS 2890.1-2009 – Off-

Street Car Parking, Part 1, Austroads “Guide to Traffic Engineering Practice

Part 11 – Parking”, AS 2890.2 – Facilities for Commercial Vehicles and AS

2890.6 – 2009 – Parking Facilities – Part 6: Off-street parking for people with

disabilities.

5. In relation to access, manoeuvring, surface treatments and car parking:

a. The invert, crossover and driveway shall be constructed with brick
paving, concrete or bitumen, in accordance with Council’s Heavy-Duty
Commercial Entrance, Drawing SD-16; and

b. All internal driveways, car parking and manoeuvring areas, shall be
constructed with brick paving, concrete or bitumen to a standard
appropriate for the intended traffic volumes and vehicle types; and

c. All car parking bays shall be clearly line marked; and
d. The car parking layout including car park spaces, aisle widths and

manoeuvring area shall be designed and constructed to comply with AS
2890.1-2009 – Off-Street Car Parking, Part 1, Austroads “Guide to
Traffic Engineering Practice Part 11 – Parking”, AS 2890.2 – Facilities
for Commercial Vehicles and AS 2890.6 – 2009 – Parking Facilities –
Part 6: Off-street parking for people with disabilities.

e. 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.

All works outlined in points a. to e. shall be implemented prior to the 

commencement of use and be maintained at all times to the reasonable 

satisfaction of Council. 

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

removal in covered containers which shall be kept in an area screened from

public view.

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

necessary for security purposes only and shall be directed and shaded to prevent

light overspill and/or nuisance to adjacent occupiers or distraction to drivers on

adjacent public roads.  All lighting shall be in accordance with Australian

Standard 4282 – 1997 ‘Control of the obtrusive effects of outdoor lighting’.

8. Noise measured at the nearest residential property boundary shall comply with

the Environment Protection (Noise) Policy 2007 at all times.
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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;

4. 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.



 

Page 9 City of Salisbury 

Council Assessment Panel Agenda - 27 February 2024 

 
M

in
u

te
s 

o
f 

th
e 

C
o
u

n
ci

l 
A

ss
es

sm
en

t 
P

a
n

el
 M

ee
ti

n
g
 3

0
/0

1
/2

0
2
4

 
 

 

 

Siting of Building Work 

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

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

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

accommodated within the designated footprint and achieves the designated boundary 

setbacks. 

  

Plans Available Onsite 

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

the building work. 

  

Fences Act 

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

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

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

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

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

 

Building Work Affecting Other Land 

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

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

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

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

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

or premises, namely: 

 

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

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

level at a boundary with an adjoining site; 

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

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

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

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

excavation; 

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

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

other similar purposes. 

 

To find out more, please visit: 

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

  

Construction Noise 

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

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

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

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

Act 2016, construction noise is declared to constitute a local nuisance as follows: 
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The noise has travelled from the location of the construction activity to neighbouring 

premises – 

 

• On any Sunday or public holiday; 

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

 

EPA and Local Nuisance Matters 

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

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

measures to ensure that the activities on the whole site, including during construction, 

do not pollute the environment in a way which causes or may cause environmental 

harm. 

  

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

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

under the Local Nuisance and Litter Control Act 2016 

  

Accordingly, your site planning activities should consider: 

 

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

vehicles, including contained wash down area for vehicles and equipment 

• appropriately located stockpiles and storage materials  

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

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

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

neighbours 

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

 

Note: EPA information sheets, guidelines documents, codes of practice, technical 

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

 

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 6.48 pm. 

PRESIDING MEMBER:  Mr T Mosel 

DATE:  30 January 2024 

 (refer to email approving minutes registered in the City of 

Salisbury’s Record Management System - Document 

Number 8087646.) 
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ITEM 8.1.1 

COUNCIL ASSESSMENT PANEL   

DATE 27 February 2024 

APPLICATION NO. 23028052 

APPLICANT Regent Street Properties Pty Ltd 

PROPOSAL Placement of Thirty-One (31) Shipping Containers to southern side 

of industrial building (for storage of paperwork and office 

materials) (Amendment to Development Application 22006655) 

LOCATION 24-30 Kaurna Avenue, Edinburgh SA 5111 

CERTIFICATE OF CT-6011/317 

TITLE 

AUTHOR Chris Carrey, Team Leader Planning, City Development  

1. DEVELOPMENT APPLICATION DETAILS 

Zone Strategic Employment Zone 

No Sub-Zone applies 

Application Type Performance Assessed  

Public Notification Representations received: Three 

Representations to be heard: Two 

Referrals - Statutory Nil 

Referrals – Internal Nil 

Planning and Design Code 

Version (lodgment) 

2023.16 – 09/11/2013 

Assessing Officer Chris Carrey – Team Leader Planning 

Recommendation Grant Planning Consent subject to Conditions 

2. REPORT CONTENTS 

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

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

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

 

Attachment 1: Proposal Plans and Supporting Documentation 

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

Attachment 3: Applicant’s Response to Representations and Acoustic Assessment 

Attachment 4: Extract of Planning and Design Code  
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3. EXECUTIVE SUMMARY 

The proposed development seeks consent to amend Development Application No. 22006655, 

through placement of thirty-one (31) shipping containers to the southern side of the existing 

industrial building at 24-30 Kaurna Avenue, Edinburgh. The containers are to be used 

ancillary to the established industrial use, for the long-term storage of office materials, archive 

paperwork and archived tooling items (such as dies and templates) retained as part of supply 

agreements. 

 

The application was subject to notification, with three (3) representations received.  One (1) 

representor opposes the proposal, one (1) supports the proposal with some concerns, and one 

(1) supports the proposal.  Two (2) of the representors have advised they wish to be heard in 

support of their submission. 

 

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

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

 

• Represents an appropriate ancillary use, which is appropriate at the periphery of the 

Strategic Employment Zone; 

• Is appropriately sited and designed, and will not have a detrimental impact to visual 

amenity; and 

• Will not result in any negative noise impacts on adjacent development. 

 

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

Consent for the proposed development subject to Conditions. 

4. BACKGROUND 

On 28 June 2022, the Panel considered Development Application 22006655 for ‘Change of 

use from Light Industry to General Industry (consisting of four (4) tenancies comprising 

machinery, equipment and steel fabrication, geo-membrane fabrication, metal pressing and 

assembly) at the subject land (‘the original application’). 

 

More specifically, the original application proposed the co-location of four individual 

industrial businesses within the existing building on the subject land.  These businesses, 

which operated from various locations around Adelaide, proposed to relocate to the subject 

land under the management of a single entity. The businesses involved being: 

 

• Heavymech – repairs and machines heavy spare parts and/or components used in 

industrial equipment. 

• QMM – repairs and fabricates quarry and mining equipment. 

• Fabtech – prefabricates geomembrane liners. 

• Auspress – stores prefabricated press-fit plumbing components. 

 

Key aspects of the planning assessment for the original application related to land use 

appropriateness; potential interface impacts – particularly noise impacts to the residential area 

to the west; vehicle manoeuvring and parking within the site; and upgrading landscape areas.   

 

In support of their submission, the applicant supplied an Environmental Noise Assessment 

report and Noise Management Plan, prepared by Resonate Acoustic Engineers, which was 

peer reviewed by Sonus Acoustic Engineers. 
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The Panel resolved to grant planning consent to the application, subject to nine (9) conditions 

of consent, including specific conditions reinforcing outcomes of the Resonate Environmental 

Noise Assessment Report and Noise Management Plan. 

 

Of particular relevance, the original application placed operational constraints on the area to 

the southern side of the existing building as follows: 

 

• The area to the south of the existing building will function as a staff car parking area 

only. 

• Access to the southern car park will occur via internal gates that will be locked 

between 7.00pm and 7.00am to avoid its use during night time periods. 

• There shall be no truck or forklift movements to the southern side of the building 

(with storage, loading and maneuvering occurring to the north (front) and west (side) 

of the existing building). 

• Roller doors on the southern side of the building will be closed at all times, except in 

emergencies. 

 

The Panel Assessment Report from June 2022 can be found here - CAP Agenda 28 June 2022 

and the minutes here - CAP Minutes 28 June 2022 

 

The original application was granted development approval on 23 May 2023, and the land use 

has commenced. 

5. SUBJECT SITE 

The subject land is formally described as Lot 303, 24-30 Kaurna Avenue, Edinburgh in 

Certificate of Title Volume 6011 Folio 317. 

 

The subject land is a large 5.077-hectare site which accommodates a substantial building with 

a floor area of approximately 1.25 hectares.  The building supports industrial activities 

associated with four (4) businesses (HeavyMech, QMM, FabTech and Auspress) along with 

their ancillary office activities which are located within the south-west corner of the building. 

A second building, which is located to the east of the main building, supports storage and 

plant equipment relating to the operation of the overall site. 

 

A series of hardstand areas are located around the main building. The northern portion of the 

land functions as a loading and laydown area, while the area to the west of building supports 

external storage and car parking.  Truck movements and maneuvering occurs within these 

northern and western areas.  The area of land to the south side of the building is approved as a 

staff car parking area, which can be accessed from both the eastern and western sides of the 

building.    

 

A 2.4-metre-high colorbond fence is located along the western boundary while the remaining 

boundaries feature a chainmesh security fence.  

 

The site contains established scattered vegetation and trees including along the western and 

northern boundaries.  As an outcome of the original application, the Applicant has recently 

planted additional trees along part of the western boundary, and adjacent the northern 

boundary addressing Kaurna Avenue. 

 

https://www.salisbury.sa.gov.au/assets/meetings/2022/06-June/council-assessment-panel-28-jun-2022/agendas/28062022-Agenda-and-Reports-Council-Assessment-Panel-R.pdf
https://www.salisbury.sa.gov.au/assets/meetings/2022/06-June/council-assessment-panel-28-jun-2022/minutes/27062022-Minutes-Council-Assessment-Panel.pdf
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The figures on the following pages illustrate the subject land in more detail. 

 

Photo 1. 

Main industrial 

building and entry 

point from Kaurna 

Avenue.  

  
 

Photo 2. 

Storage area to the 

west of the main 

building, looking 

north 
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Photo 3. 

Looking south, 

towards the 

western side of 

the main 

building 

  
 

Photo 4. 

Established trees 

along the western 

boundary, looking 

Northwest.  
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Photo 5. 

New tree 

planting along 

the western 

boundary, 

adjacent the 

southern car 

parking area.  

  
 

Photo 6. 

Looking north 

across the 

southern staff 

car park, 

towards the 

main building  
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Photo 7. 

Bank of 

containers 

already placed 

to the western 

side of the 

southern staff 

car park.  

 

 

6. LOCALITY 

While the subject land forms part of the broader Edinburgh Parks industrial estate, the locality 

also includes residential development in the adjacent General Neighbourhood Zone.  

Therefore, the locality features a mixture of land uses and considerable variety in terms of the 

built form.  

 

More specifically, to the east, south-east, north and north-east of the subject land are other 

similarly large industrial sites which are serviced by Kaurna Avenue and which generally 

feature large buildings surrounded by significant expanses of hard stand areas.  

 

To the immediate west and south-west of the subject land is a linear corridor with a width of 

approximately 50 metres which contains a drainage reserve as well as a rail-line for freight 

and passenger trains travelling interstate. An established residential area is located further to 

the west which generally features low density residential development in the form of single-

storey detached dwellings. 

 

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

 

 
 

Legend (Source: NearMap) 

 

 

Site boundary 

 
Approximate location of proposed containers 

 Locality boundary 

 Representor 
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Locality Plan – Cadastre 

 

 
 

Legend (Source: SAPPA) 

 Site boundary 

 

Panorama View – Looking North 

 

 
 

Legend (Source: Nearmap) 
 

Site boundary 

 Representor 

 
Approximate location of proposed containers 
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7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proposed development seeks the placement of thirty-one (31) shipping containers to the 

western and southern side of the approved staff car parking area, to the southern side of the 

main building.  The Applicant’s site plan indicates these to be 40-foot-long containers, 

however, the supporting cover letter indicates these could be a mix of 20 and 40 foot 

containers. 

 

The containers are intended to be used for long term storage purposes, specifically for the 

storage of office materials, archive paperwork and archived tooling items (such as dies and 

templates) retained as part of supply agreements.  The Applicant has advised the stored 

materials are not to be accessed regularly, however, and contrary to established conditions of 

approval, truck and forklift movements would be required firstly to place the containers in 

situ, and then to transfer materials from the main building to the containers.   

 

However, once established, infrequent movements are proposed to and from the containers.  

 

The containers are proposed to be aligned in an L-shaped configuration, as illustrated in 

Figure 1 below, oriented inwards, with their openings facing the main building. With the 

exception of two ‘gaps’ (3m and 4m wide respectively) to facilitate rear access for 

maintenance and avoid an existing easement alignment - the containers are proposed to abut 

each other, effectively forming a linear wall. 

 

The containers are to be setback 9 metres from the western side boundary and 4 metres from 

the southern boundary (at the closest point).  

Landscaping along the western boundary, endorsed under the original application, is 

unchanged.  

 

The containers are proposed to be single height only (not stacked), to be painted in a 

consistent ‘woodland grey’ colour. 

 

The Applicant has advised there are no other operational changes to the original application 

approval. 
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Figure 1 – Annotated Extract of Applicant’s Site Plan – showing location of proposed containers. 

 

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

8. CLASSIFICATION 

The subject land is located within the Strategic Employment 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 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.  The proposed development is not excluded 

from notification by Table 5. 

 

Accordingly, public notification commenced on 27 November 2023 and closed on 15 

December 2023. Three (3) representations were received during the notification period, one 

(1) in support, one (1) in support with some concerns, and one (1) in opposition.  Two (2) of 

the representors have requested to be heard.   
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The representors are listed below. 

 

 Representations received 

Representations received Support or Oppose Wish to be Heard 

1 Australian Railtrack Corporation 

PO Box 10343 Gouger Street, 

ADELAIDE SA 5000 

Support 

- 

2 Jackie Eckert 

10 Camira Way, SALISBURY 

NORTH SA 5108 

Support with some 

concerns √ 

3 Leanne Coxall 

8 Camira Way, SALISBURY 

NORTH SA 5108 

Oppose 

√ 

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

Attachment 2.   

A copy of the applicant’s response to the representations, which included an Acoustic 

Assessment prepared by Resonate Acoustic Engineers is contained in Attachment 3.   

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

below. 

 

Summary of Representations 

Representation Applicant’s Response 

Australian Railtrack Corporation 

ARTC has no issue with the development, 

however we take the opportunity to advise 

our requirements 

……. 

• Development should be contained 

wholly within the subject land 

• ARTC to be contacted if access to 

the railway corridor required 

• No stormwater run-off is to be 

directed to railway land 

• The subject land will be affected by 

noise and vibration from the 

railway line 

• Access to the rail track is not required. 

• Existing stormwater drains away from 

rail corridor.  

 

 

Jackie Eckert 

• Concern over extra noise from 

business 

• May cause noise to bounce back 

from railway line to the residential 

area 

• Fire hazard risk associated with 

storage of paperwork 

• Have already established some 

containers without approval 

• Concerns raised can be addressed with 

the existing approved planning 

constraints. 

• The southern car park will continue to be 

accessed only between 7.00am and 

10.00pm daily. 

• There is potential for noise emissions 

associated with movement and 

placement of the shipping containers, 
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using a forklift, crane and truck.  

Resonate assess such noise will continue 

to comply with the ‘Daytime’ Noise 

Policy criteria of 52dB(A) applicable at 

the nearest residential receivers, provided 

the containers are only moved/placed 

during the 7.00am to 10.00pm period; no 

more than one (1) container is moved in 

any single 15-minute period; and care is 

taken to ensure containers are not 

dropped when being moved. 

• On this basis, noise emissions from 

container movement is expected to be 

temporary and infrequent only. 

• The proposed use of the containers for 

long term storage does not have the 

potential to increase noise emissions 

from the site. 

• Resonate expect the containers will act 

as an additional noise barrier which may 

reduce noise emissions from activities in 

the southern part of the car park, 

including vehicles accessing the car 

parking and laydown areas to the west of 

the site. 

• Resonate advise the containers will not 

result in a noticeable increase in railway 

noise for dwellings on Camira Way. 

• Regarding potential fire hazard, the 

containers are setback from boundaries, 

respecting the floor areas and separation 

distances required by the National 

Construction Code (NCC) and will be 

formally assessed as part of the Building 

Rules assessment process. 

• No additional lighting is proposed. 

 

Leanne Coxall 

• Existing noise and light issues are 

already unacceptable 

• Concerned that added noise and 

movement will negatively impact 

residences 

Refer above 

 

10. REFERRALS – STATUTORY 

The application did not attract any statutory agency referrals. 

11. REFERRALS – INTERNAL 
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The application was not subject of any internal referrals. 

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 & Design Code.  The following reasons are given in support of this 

recommendation: 

 

a) The proposed development seeks to support an approved industrial land use, which is 

an anticipated use within the Strategic Employment Zone; and 

b) The proposed development will not have an unreasonable impact on the amenity of the 

locality, in particular noting the findings of Resonate Acoustic Engineers. 

 

Assessment 

 

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

Planning and Design Code.  However, given the nature of the development proposed, and as 

there are no proposed changes to the overarching approved land use (industry), hours of 

operation, vehicle access, maneuvering or car parking – which were all considered at the time 

of the original application - the assessment is limited to consideration of the intended use of 

the proposed shipping containers, their siting and design, and potential interface impacts. 

 

A Policy Enquiry extract containing the relevant provisions of the Planning and Design Code 

is contained in Attachment 4.  Having considered the proposal, the policies provided in the 

extract are considered to be relevant to the assessment of the proposal.  

 

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. 

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 45 metres) 

Satisfied – the proposed development does 

not propose any building work or structures 

over 45 metres in height. 

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

development. 

Hazards (Flooding - General) Satisfied – the proposed development is not 

anticipated to cause a flood risk within the 

subject land or to neighbouring properties. 

Prescribed Wells Area Not applicable – the proposed development 

will not rely on a water supply from a 

prescribed well. 
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Regulated and Significant Tree Not applicable – the proposed development 

does not include Tree Damaging Activity. 

Water Resources Satisfied – the proposed development will 

not affect a watercourse. 

 

Local Variation 

 

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’.   

 

The Applicant has advised that no additional external lighting is proposed. 

 

Intended Land Use 

 

The Applicant has advised the proposed containers are intended to support the storage of 

office materials, including archived paperwork records and tooling items (such as dies and 

templates) which need to be retained for business supply agreement purposes.  These 

activities are ancillary to the approved industrial land use, and no new land use activities are 

proposed to be introduced.   

 

The Applicant has advised the containers will be accessed on an infrequent basis, during 

business hours only. In particular, the Applicant has advised that car parking will remain the 

predominant function to the southern side of the main building, unaffected by the proposed 

development. 

 

Accordingly, the proposed development seeks to support the approved industrial land use, 

which is an expected land use under Strategic Employment Zone PO 1.1 and the 

corresponding DTS/DPF: 

  

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: 

 

….. 

 

g) General industry 
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Furthermore, and while the proposed development does not seek to introduce a new land use, 

the intended use of the containers for ancillary storage purposes, can be viewed as akin to the 

relatively static and low-impact activity typically associated with a ‘store’ which the Zone 

contemplates at the zone periphery, when adjacent to another zone which is used for 

residential purposes: 

 

PO 1.2 

Development on land adjacent to another 

zone which is used for residential purposes 

incorporates a range of low-impact, non-

residential uses to mitigate adverse amenity 

and safety impacts on the adjoining zone. 

DTS/DPF 1.2 

Development involving any of the following 

uses on a site adjacent land in another zone 

used for or expected to be primarily used for 

residential purposes: 

 

….. 

 

j) Store 

 

 

Accordingly, the intended use of the containers for ancillary storage purposes, supporting an 

established industrial land use, is seen to be appropriate from a land use perspective.  

 

Siting and Design 

 

The proposed site plan makes explicit there will be no container stacking.  Accordingly, the 

containers will have a maximum height of 2.6 metres.   

 

The containers are to be painted in a consistent ‘woodland grey’ colour, which is considered 

to be an appropriate neutral colour. 

 

The containers are to be setback 9 metres from the south-western boundary, set behind 

established onsite landscaping, and trees to be planted as part of the original application.  The 

south-western boundary comprises solid metal fencing, with a height of 2.4 metres. 

 

Given this, the containers will not be highly visible from the residential area to the west and 

south-west, further noting screening is offered by established vegetation adjacent the railway 

corridor, as highlighted in Figure 2 below. 
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Figure 2 – Aerial image showing location of established vegetation in the railway corridor 

 

Additionally, the containers are proposed to be setback 4 metres from the south-eastern 

boundary (at their closest point). As illustrated in Figure 2, this boundary abuts an industrial 

site to the south-east, adjacent a hardstand storage area.  While the containers will be visible 

from this adjacent industrial property (given open chain mesh fencing along this boundary) - 

given their low height profile, boundary setbacks and consistent neutral colour scheme, they 

are not expected to have a detrimental visual impact. 

 

Accordingly, the siting and design of the proposed containers is considered appropriate, 

aligning with PO 1.5 of the Design – General Development Policies module:   

 

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. 

 

Further, the proposal aligns with the intent of Zone PO 4.1, which seeks to minimize the 

massing of larger buildings on residential areas: 
 

PO 4.1 Buildings mitigate visual impacts of building massing on residential 

development within a neighbourhood-type zone. 
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Interface between Land Uses - Noise 

 

As noted above, PO 1.2 of the Strategic Employment Zone seeks “… a range of low-impact, 

non-residential uses to mitigate adverse amenity and safety impacts on the adjoining zone.”   

 

Further guidance is provided by the following ‘Interface between Land Use’ General 

Development Policies within the Planning and Design Code: 

 

DO 1  Development is located and designed to mitigate adverse effects on or from 

neighbouring and proximate land uses. 

 

PO 1.2  Development adjacent to a site containing a sensitive receiver (or lawfully 

approved sensitive receiver) or zone primarily intended to accommodate sensitive 

receivers is designed to minimise adverse impacts. 

 

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 

receivers that mitigate adverse impacts without unreasonably compromising 

the intended use of that land. 

 

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. 

 

PO 4.2  Areas for the on-site manoeuvring of service and delivery vehicles, plant and 

equipment, outdoor work spaces (and the like) are designed and sited to not 

unreasonably impact the amenity of adjacent sensitive receivers (or lawfully 

approved sensitive receivers) and zones primarily intended to accommodate 

sensitive receivers due to noise and vibration by adopting techniques including: 

 

(a) locating openings of buildings and associated services away from the interface 

with the adjacent sensitive receivers and zones primarily intended to 

accommodate sensitive receivers 

(b) when sited outdoors, locating such areas as far as practicable from adjacent 

sensitive receivers and zones primarily intended to accommodate sensitive 

receivers 

(c) housing plant and equipment within an enclosed structure or acoustic 

enclosure 

(d) providing a suitable acoustic barrier between the plant and / or equipment and 

the adjacent sensitive receiver boundary or zone. 
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In response to these policies, the applicant provided an Acoustic Assessment by Resonate 

Acoustic Engineers, who considered the proposal having regard to the acoustic assessment 

and conditions under the original application. 

 

Key outcomes of the Resonate assessment are summarised as follows: 

 

• There is potential for noise emissions associated with the movement and placement of 

shipping containers, through use of a forklift or crane, and truck movements.   

• However, noise emissions will comply with the Noise Policy criteria of 52dB(A) at the 

nearest residential receivers provided that: 

o Movement of containers (including movement of container contents with 

forklifts) is undertaken during daytime hours only (7.00am to 10.00pm). 

o No more than one (1) container is moved in any single 15-minute period. 

o Care is taken when moving containers, including avoiding them being dropped 

onto the ground or trucks. 

• Apart from noise associated with moving containers and/or their contents, the 

proposed activity does not have the potential to increase noise emissions from the site. 

• Placement of the containers is expected to provide an additional noise barrier which 

may reduce noise emissions from activities in the southern part of the site, including 

movement of vehicles accessing car parking and laydown areas to the west of the site. 

 

Based on the findings of Resonate and considering infrequent use of the containers during 

daytime hours for long term storage purposes, together with the siting of the containers with 

openings facing away from the residential areas and that the balance of this area is to be 

retained for car parking / landscaping; the proposal is not considered to create unreasonable 

noise impacts.  

 

Accordingly, it is considered the proposed development will satisfy the relevant ‘Interface 

between Land Uses’ provisions of the Planning and Design Code and will, in particular, 

comply with the requirements of the Environment Protection (Noise) Policy 2007. 

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 the proposed 

development: 

 

• Represents an appropriate ancillary use, which is appropriate at the periphery of the 

Strategic Employment Zone; 

• Is appropriately sited and designed, and will not have a detrimental impact to visual 

amenity; and 

• Will not result in any negative noise impacts on adjacent development. 

 

Accordingly, it is recommended that Planning Consent be granted, subject to Conditions. 

  



ITEM 8.1.1   

Page 30 City of Salisbury 

Council Assessment Panel Agenda - 27 February 2024 

 I
te

m
 8

.1
.1

  

 

14. STAFF RECOMMENDATION 

That the Council Assessment Panel resolve that: 

 

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

Planning and Design Code; and 

 

B. Pursuant to Section 102 of the Planning, Development and Infrastructure Act 2016, 

Planning Consent is GRANTED to application number 23028052 for Placement of 

Thirty-One (31) Shipping Containers to southern side of industrial building (for 

storage of paperwork and office materials) (Amendment to Development Application 

22006655) in accordance with the plans and details submitted with the application and 

subject to the following conditions: 

 

Planning 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: 

 

Plan Type - Drawing No. – Date - Prepared By 

Supporting Letter - N/A – 09/11/23 - Regent Street Properties (Adam Hopkins) 

Site Plan – 5111-A-03 C – 07/11/23 – AH 

Acoustic Assessment – A230418LT2 – 30/01/24 – Resonate 

Response to Representations – N/A – 30/01/24 - Regent Street Properties (Adam 

Hopkins) 

 

This Decision Notification Form shall be read in conjunction with the Decision 

Notification Form for DA 22006655, and all previous stamped plans, documentation 

and planning conditions from DA 22006655 are still applicable, except where varied 

by this application and conditions. 

 

2. The external surfaces of each shipping containers shall be painted in a natural colour 

tone (such as ‘woodland grey) within 1 month from the date of container placement, 

and maintained in good conditions at all times.  All containers shall be painted with 

the same colour. 

 

3. Noise measured at the nearest residential property boundary shall comply with the 

Environment Protection (Noise) Policy 2007 at all times. 
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Advice Notes 

 

Previous Application Still Applies 

All previous stamped plans and documentation, including planning conditions previously 

granted for Development Application No. 22006655 are still applicable except where varied 

by this application and conditions. 

 

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; 

4. 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. 
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Siting of Building Work 

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

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

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

the designated footprint and achieves the designated boundary setbacks. 

  

 

Plans Available Onsite 

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

building work. 

  

Fences Act 

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

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

boundary fencing or boundary retaining walls, pursuant to the Fences Act 1975. To find out 

more, please visit: https://lsc.sa.gov.au/resources/fencesandthelawbooklet.pdf 

 

Building Work Affecting Other Land 

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

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

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

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

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

 

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

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

with an adjoining site; 

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

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

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

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

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

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

similar purposes. 

 

To find out more, please visit: 

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

 

Construction Noise 

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

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

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

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

noise is declared to constitute a local nuisance as follows: 

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. 
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EPA and Local Nuisance Matters 

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

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

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

environment in a way which causes or may cause environmental harm. 

  

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

civil works and construction activities) do not cause a ‘local nuisance’ under the Local 

Nuisance and Litter Control Act 2016 

  

Accordingly, your site planning activities should consider: 

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

including contained wash down area for vehicles and equipment 

• appropriately located stockpiles and storage materials  

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

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

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

neighbours 

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

 

Note: EPA information sheets, guidelines documents, codes of practice, technical bulletins 

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

 

ATTACHMENTS 

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

1. Proposal Plans and Supporting Documentation  

2. Representations and Copy of Sign Displayed on the Land  

3. Applicant’s Response to Representations and Acoustic Assessment  

4. Extract of Planning and Design Code   
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ITEM 8.1.2 

COUNCIL ASSESSMENT PANEL   

DATE 27 February 2024 

APPLICATION NO. 23022307 

APPLICANT The South Australian Harness Racing Club Inc. 

PROPOSAL Staged Land Division comprising creation of Twenty-Three (23) 

Allotments from Four (4) Allotments, Public Roads, Reserves and 

associated excavation, filling, retaining walls, acoustic fence and 

tree damaging activity (removal of 6 Significant and 20 Regulated 

Trees)   Stage 1 – Allotments 6-11 and 16-22, Reserves and Roads 

(providing connection to Port Wakefield Road and Globe Derby 

Drive)    Stage 2 – Allotments 1-5 and 12-15, completion of Road 

including cul-de-sac head and acoustic fence 

LOCATION 21-77 Globe Derby Drive, Globe Derby Park SA 5110 

CERTIFICATE OF Allotment 100 in Deposited Plan 131963 

TITLE  Allotment 25 – CT-6160/752 

Allotment 35 – CT-6160/757 

Allotment 507 – CT-6160/752 

AUTHOR Chris Carrey, Team Leader Planning, City Development  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Subzone Employment Zone 

Community Facilities Zone 

No sub-zone applies 

Application Type Performance Assessed 

Public Notification Representations received: Fifty-Two (52) 

Representations to be heard: Thirty-Three (33) 

Referrals - Statutory Commissioner of Highways 

Native Vegetation Council 

Referrals – Internal Development Engineering 

City Infrastructure (Traffic) 

City Infrastructure (Streetscape and Open Space Assets) 

Planning & Design Code 

Version (at lodgment) 

Version 2023.11  

Application lodged - 7 August 2023 

 

Assessing Officer Chris Carrey – Team Leader Planning 

Recommendation Grant Planning Consent subject to Conditions 

2. REPORT CONTENTS 

Attachment 1: Proposal Plans and Supporting Documentation 

Attachment 2: Copy of Sign on the Land and Representations 

Attachment 3: Applicant's Response to Representations 

Attachment 4: Agency Referral Response 
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Attachment 5: Extract of Planning and Design Code 

Attachment 6: Land Division Consent Requirements (Draft)  

 

3. EXECUTIVE SUMMARY 

The development seeks the creation of twenty-two (22) allotments for future commercial 

purposes, the creation of new internal roads and two (2) reserve areas, within the eastern 

portion of the subject site. The South Australian Harness Racing Club (SAHRC) is to be 

retained on a 23.86-hectare allotment to the west of the subject land (Allotment 100). 

 

The application is performance assessed, requiring public notification given the extent of site 

filling required within a Hazards (Flooding) Overlay – which is not excluded for notification.  

The application was subject of statutory referral to the Department of Infrastructure and 

Transport (DIT) and Native Vegetation Council (NVC). 

 

Fifty-two representations were received during the notification period, with forty-six 

representors in opposition to the proposal. 

 

Through an amended layout and design the proposal has positively responded to concerns 

raised by representors, by removing road access to Daniel Avenue and providing an acoustic 

barrier to mitigate noise impacts to those adjacent sensitive receivers to the north. 

 

The proposed commercial allotments are of a form and design which are suitable for their 

intended use, as anticipated by the Employment Zone.  Similarly, the SAHRC is retained on a 

substantial allotment, retaining its core facilities and existing access arrangements, which are 

appropriate within the Community Facilities Zone. 

 

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: 

 

• Will result in allotments which are suitable for their future intended use; 

• Satisfies key relevant Overlays of the Code, in particular the Major Urban Transport 

Routes Overlay and the Native Vegetation Overlay, with support confirmed by the 

Department of Infrastructure and Transport (DIT) and Native Vegetation Council, via 

State Agency Referrals; 

• Has been appropriately designed from a flood mitigation perspective, creating 

allotments that will be protected from flooding, without causing unacceptable impacts 

downstream or to adjacent properties, thus addressing Flooding Overlays of the Code;  

• The layout and design has effectively managed potential noise interface impacts to 

surrounding sites, including establishment of an acoustic fence along Daniel Avenue to 

mitigate impacts to those sensitive receivers to the north; 

• Roads and access have been appropriately designed to cater for the intended commercial 

vehicles, while integrating with the existing road network; 

• All allotments can be serviced by required infrastructure, including electricity, water 

sewer and stormwater; 

• While earthworks in the form of filling and accompanying retaining walls are required 

to facilitate the stormwater and flood solutions, retaining walls are to be appropriately 

located and designed to minimize impacts to visual amenity; 
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• Provides appropriate areas of open space and landscaping to assist with management of 

stormwater and provide a positive visual amenity; and 

• Offsets the removal of regulated and significant trees and native vegetation through 

substantial tree planting across the development area. 

 

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

Consent subject to Conditions. 

4. BACKGROUND 

The subject land is occupied by the South Australian Harness Racing Club (SAHRC).   

 

In 2015, the Globe Derby Park Surplus Land Development Plan Amendment (DPA) was 

approved which re-zoned the eastern portion of the land from Community Zone to 

Commercial Zone.  The driver for re-zoning was the SAHRC’s desire to upgrade club 

facilities, by realizing the development value of surplus land to the east of the land holding, 

providing opportunities for a range of future land uses, including commercial, bulky goods, 

offices, showroom and licensed club facilities.   

 

The DPA introduced a zone pattern as shown in Figure 1 below (subject land outlined in red). 

 

 
Figure 1 – DPA Zoning – gazette 10 September 2015 

 

With the transition to the Planning and Design Code in March 2021, the zone pattern was 

retained, with the eastern portion of the land being designated as an ‘Employment Zone’ 

(refer Figure 2). 
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Figure 2 – Zoning arrangement – P&D Code 

 

The layout of the current land division proposal has been informed by previous investigations.  

In particular, the site is subject to a land swap arrangement with the City of Salisbury. The 

land swap is in its final stages and consists of exchanging a portion of land along the Port 

Wakefield Road reserve identified in Green in Figure 3 below, with a similarly sized portion 

of land to be dedicated as road reserve as part of this proposal, as shown in Orange in Figure 

3. 

 

The land to be dedicated as road reserve is located in the southern portion of the site and is 

planned to secure allowance for a potential link road from Elder Smith Road to the Northern 

Connector.  

 

Accordingly, the whole of the site, inclusive of the additional land obtained from the Port 

Wakefield Road reserve, is identified in yellow in Figure 4 below. 
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Figure 3 – Land Swap Arrangement 

 

 

 
Figure 4 – Subject Site – Inclusive of Land Swap 
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5. SUBJECT SITE 

The subject site comprises four parcels of land, which are all captured under the street address 

of 21-77 Globe Derby Drive, Globe Derby Park, SA 5110 as follows: 

 

• Allotment 100 in Deposited Plan 131963 

• Allotment 25 – CT-6160/752 

• Allotment 35 – CT-6160/757 

• Allotment 507 – CT-6160/752 

 

It should be noted that at the time of application lodgment, the subject site comprised five (5) 

land parcels (reflected in development documentation at the time of public notification), 

however, subsequently (former) Allotments 29 and 75 in Certificate of Title Volume 6160 

Folio 754, have been amalgamated into Allotment 100 in Deposited Plan 131963 – refer 

Figure 5.   

 

 
Figure 5 – Allotment Configuration (Source: SAPPA) 

 

Collectively, the site has a total land area of 37.92 hectares, generally bounded by Port 

Wakefield Road to the east (a State Maintained Road), Daniel Avenue to the north, Trotters 

Drive to the east, and Globe Derby Drive to the south. 

 

The site is relatively flat, however there is an overall land fall from north to south, towards 

Globe Derby Drive. 

 

The western side of the site contains facilities associated with the SAHRC.  With the 

exception of the training track located within the north-eastern portion of the site, existing 

SAHRC facilities are to be retained. 
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The Career Employment Group (CEG) is located within Allotment 100 (on former Allotment 

29) which comprises a small commercial building and car parking area, accessed via Globe 

Derby Drive.  CEG is a recruitment, training and employment provider which is to be 

retained. 

 

Scattered vegetation is located across the eastern side of the site, which comprises a mix of 

native vegetation, seven (7) significant trees and twenty-three (23) regulated trees. 

 

The site is subject to two (2) easements for electricity infrastructure purposes, with overhead 

powerlines following the south-west boundary of the site. 

 

Site photos are provided below. 

 

Photo 1. 

 

Looking North-

West along Globe 

Derby Drive, from 

in front of the 

separate CEG 

Facility  
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Photo 2. 

 

Looking West 

along Daniel 

Avenue.  Subject 

land on left.  

Intersection with 

the Port Wakefield 

Service Road on 

right.  

 

 

Photo 3. 

 

Looking West into 

Daniel Avenue, 

from Port 

Wakefield Road. 

Subject land on the 

left.  
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Photo 4. 

 

View of 51 

Daniel Avenue – 

adjacent the 

northern 

boundary of the 

subject land.  

 

  

Photo 5. 

 

View of 57 

Daniel Avenue – 

adjacent the 

northern 

boundary of the 

subject land. 
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Photo 6. 

 

View North 

along Trotters 

Drive. Subject 

land on right. 

 

 

 
  

Photo 7. 

 

View south on 

Port Wakefield 

Road, from 

Daniel Avenue 

intersection. 

Subject land on 

right. 
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Photo 8. 

 

Looking South 

into the subject 

land, from in 

front of 51 

Daniel Avenue. 

 

 
  

Photo 9. 

 

Existing Access 

point to the 

SAHRC on 

Daniel Avenue. 

 

 
  



ITEM 8.1.2   

Page 206 City of Salisbury 

Council Assessment Panel Agenda - 27 February 2024 

 I
te

m
 8

.1
.2

  

Photo 10. 

 

View North 

across the 

Subject Land, 

from Globe 

Derby Drive. 

 

 
  

Photo 11. 

 

View North 

across the 

Subject Land, 

from the bike 

track to the 

south of Globe 

Derby Drive. 
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Photo 12. 

 

View South-

East, along the 

Bike Track with 

views of Dry 

Creek and the 

Salt Fields. 

 

 
  

Photo 13. 

 

Globe Derby 

Drive/Port 

Wakefield Road 

intersection – 

view East along 

Globe Derby 

Drive. 

 

 
 

6. LOCALITY 

The locality to the west and north of the subject land comprises rural living allotments.  These 

generally contain single storey dwellings with associated large sheds, with many of the 

allotments supporting horse keeping activities. Dwellings are setback from allotment 

boundaries, allowing for open and landscaped yards (refer photographs 4-6). Daniel Avenue 

and Trotters Drive both support single lanes of traffic in either direction, with a 50km/h speed 

limit. 
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Port Wakefield Road to the east of the subject land forms a significant visual element of the 

locality, supporting high traffic volumes in a northern and southern direction.  Adjacent the 

subject land to the east, on the opposite side of Port Wakefield Road, there are a range of 

established commercial and industrial activities, located within the Employment Zone (north 

of Martins Road) and Strategic Employment Zone (south of Martins Road). 

 

The George Street wetlands are located to the southern side of the industrial/commercial area 

(east of Port Wakefield Road), with the Mawson Lakes (‘The Sanctuary’) residential estate 

located south of the wetlands. 

 

Adjoining the subject land to the south-east is a vacant triangular portion of land, also located 

within the Employment Zone (1-19 Globe Derby Drive – refer Locality Plan image below).  

A separate land division approval has been granted across this adjoining land which will  

create nine (9) commercial/industrial allotments, public road and reserve – intended to be 

accessed via Port Wakefield Road and Globe Derby Drive (DA 361/1753/2018 refers).  There 

is no proposed connection between this division and the current proposal.  However, the land 

developer for the proposed development has control of both land parcels, and, as will be 

discussed further in this report, flood mitigation and stormwater design for the proposed 

development has been considered with impacts to No. 1-19 Globe Derby Drive in mind.  

While not yet acted upon, the earlier land division approval remains valid until 8 July 2024.  

This land division arrangement is illustrated in Figure 6 below.   

 

South of the subject land, on the opposite side of Globe Derby Drive are the Dry Creek Salt 

fields.  A separated and raised bicycle track is located immediately to the south of Globe 

Derby Drive which follows the Dry Creek drainage corridor (refer Photograph 12) providing 

additional east-west cycling connection. 

 

Globe Derby Drive presently supports two lanes of traffic in an eastern direction, and a single 

traffic lane in a western direction.  This arrangement is intended to support the flow of traffic 

as vehicles leave the Harness Racing Club on race days.  A 40km/h speed limit applies.   

 

Signalized traffic lights are provided at the Globe Derby Drive/Port Wakefield Road 

intersection (refer Photograph 13). 
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Figure 6 – Approved Land Division at 1-19 Globe Derby Drive 

 

 

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

 

 
 

 

Legend (Source: NearMap) 

 
 

Subject Land Boundary 

 Proposed Commercial Allotments 

and Roads 

 Locality boundary 

 Representor – Oppose 

 
 

Representor – Support or Support 

with Concerns 
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Contextual Plan 

 

 
 

Legend (Source: SAPPA) 

 
 

Site boundary 

 
Panorama View Looking North from the Northern End of the Subject Land 

 

 
Source: NearMap 
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Panorama View Looking North from the Western End of the Subject Land 

 

 
Source: NearMap 

 
Google Earth View Looking North Across the Eastern Side of the Subject Land 

 

 
Source: Google Earth 
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Google Earth View Looking North-West Across the Subject Land 

 

 
Source: Google Earth 

7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The assessment of the application relates to amended plans received on 31 January 2024. 

 

The amended plans respond to interface and traffic concerns raised by Council administration 

and by representors during the public notification period, as well as additional flood 

investigations undertaken by Tonkin Engineers on behalf of the Applicant.  In particular, the 

amendment includes the removal of a proposed road connection/intersection with Daniel 

Avenue (replaced with an internal cul-de-sac), inclusion of a 2.7 metre tall acoustic fence 

along the northern boundary facing Daniel Avenue and the western boundary of Allotment 1; 

and extending the proposed landscape buffer along the entire length of the adjoining race 

track and increasing the extent of fill across the land for stormwater and flood mitigation 

purposes. 

 

The proposed development seeks the creation of twenty-two (22) allotments for future 

commercial purposes, the creation of new internal roads and two (2) reserve areas, within the 

eastern portion of the subject site. The SA Harness Racing Club is to be retained on a 23.86-

hectare allotment to the west of the subject land (Allotment 100). 

 

To support future commercial uses, a range of allotment sizes are proposed from 2450m2 to 

9252m2. The majority of proposed allotments are unconstrained with the exception of 

Allotment 8 (2450m2) which will contain a 5-metre-wide stormwater drainage easement, and 

Allotment 19 (9252m2) which contains the existing electricity easement.  A drainage 

easement is proposed across Allotment 100, to facilitate drainage to the existing Globe Derby 

Drive network. 
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The development is to be delivered over two stages: 

 

• Stage 1 will create Allotments 6-11 and Allotments 16-22, the two reserve areas and 

the internal roads, including new road connections to Port Wakefield Road and Globe 

Derby Drive.   

• Stage 2 will create the remaining allotments, complete the internal road (including a 

terminating cul-de-sac head at the northern end of the land and acoustic fence. 

 

The proposal is underpinned by the following elements. 

 

Road Layout 

 

The application is accompanied by a Traffic and Parking Report prepared by MFY Traffic 

Consultants, which has informed the road layout and design. 

 

An internal road network comprising a 20-metre-wide road reserve that provides connection 

to Globe Derby Drive and culminates at a cul-de-sac head; and 22-metre-wide road reserve 

that provides connection to Port Wakefield Road.   

 

The road network has been designed to accommodate simultaneous movements of PBS Level 

2 vehicles (B-Doubles), while allowing for future safe access to each new allotment, as well 

as street tree planting and on-street parking opportunities. 

 

The Port Wakefield Road intersection will allow for left in/left out movements only, and 

includes the creation of a channelized left turn lane on Port Wakefield Road. 

 

A channelized right turn lane is proposed on Globe Derby Drive, to facilitate all turning 

movements into the development. 

 

Acoustic Fence 

 

A 2.7-metre-tall acoustic fence is proposed along the Daniel Avenue interface, and along the 

western boundary of Allotment 1. 

 

Facing Daniel Avenue, the acoustic fence will be setback behind a 2-metre-wide landscape 

strip which is to become a Council reserve strip. 

 

The fence placement and design is supported by an Environmental Noise Assessment prepared 

by Echo Consulting, which identifies the fence should be constructed of sheet steel, with a 

minimum base material thickness (BMT) of 0.42mm, sealed airtight at all junctions including 

between sheets and with the ground.  The fence is intended as a pro-active measure to ensure 

there are no adverse noise impacts to sensitive receivers within the Rural Living Zone. 

 

Removal of Regulated and Significant Trees 

 

In order to facilitate the proposed development, 20 Regulated Trees and 6 Significant Trees 

are proposed to be removed. 
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To support this aspect of the proposal, the Applicant provided a Preliminary Arboricultural 

Assessment prepared by Tree Vision.  The report identifies that the trees proposed for removal 

are rated as being of ‘low-medium’ landscape significance.  As discussed further below, tree 

planting is proposed across the development to offset this removal. 

 

Three (3) trees were identified as having a ‘high’ landscape significance located along the 

Port Wakefield Road frontage (Trees 10, 11 and 12). These trees are to be retained. 

 

Stormwater, Earthworks and Retaining Walls 

 

The application is supported by a Preliminary Infrastructure Servicing and Stormwater 

Management Plan Report, and civil design plans, prepared by Greenhill Engineers. 

 

The proposed stormwater strategy includes a combination of pit and pipe road drainage 

infrastructure, together with an open channel system and two (2) stormwater detention basins 

(within the Reserve areas).   

 

To treat the quality of stormwater runoff and achieve Water Sensitive Urban Design 

stormwater quality targets, the stormwater open channel system is proposed to incorporate 

vegetated swale plantings and the stormwater detention basins will include bioretention 

basins. 

 

The stormwater management system has been designed to respond to the existing flood risk 

which applies across the southern portion of the land.  The design ensures the pre-

development peak flow rates are achieved for both the 10% and 1%  Annual Exceedance 

Probability (AEP) storm events.  

 

Key features of the design include: 

 

• Raised site levels to ensure each allotment is capable of providing finished floor levels 

that can achieve a minimum 300mm freeboard above the 1% AEP floor water level, 

and vehicle access via the new road network during the 1% AEP.  

• Utilizing the corridor between the subject land and the neighboring land at No. 1-19 

Globe Derby Drive to provide a critical flow path to allow the floodwaters 

overtopping Port Wakefield Road to be conveyed to the west. 

• Lowering the embankment adjacent the proposed eastern basin, to provide a flow path 

through the site. 

• Providing a 40 metre setback from the southern edge of the Globe Derby Drive road 

pavement to the southern boundary of proposed Allotment 22, to alleviate upstream 

flood impacts, and allow for generous landscape planting. 

 

To support the civil design, the site will be filled, particularly to the south, closer to Globe 

Derby Drive.  The fill will be supported by a combination of battering and retaining walls, 

which will reach a maximum height of 1.8 metres in the southern portion of the site (at 

Allotment 22). 
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Open Space and Landscaping 

 

Approximately 1.25 hectares of reserve is to be vested with Council. This represents 

approximately 9% of the area being developed for commercial lots (14.06ha). The open space 

extent predominantly comprises two reserves located to the east and west of the internal road 

network, within the proposed Stage 1 area. 

 

Whilst the majority of the reserve areas will be dedicated to stormwater management, the 

supporting Landscape Masterplan prepared by GD Studio demonstrates that open, grassed 

areas are to be provided for visual amenity and future usability by workers and visitors of the 

area.   

 

The Landscape Masterplan also proposes grassed swales and detention basins, tree planting 

and low under storey shrub plantings to create canopy cover and biodiversity opportunities, 

together with large native street trees to both sides of the internal road network.  

 

In particular, the development proposes: 

• a 2-metre-wide landscape buffer along Daniel Avenue, to allow for planting of native 

and hardy species to screen the proposed acoustic fence.  

• A tree planting buffer to the west of Allotments 1-7, to accommodate species with a 

maximum height of 9 metres, to assist to screen activities from the harness racing 

track. 

• Approximately 600 tree plantings of various sizes and species are intended to be 

provided, together with retaining existing vegetation where possible, particularly the 

regulated trees of ‘high landscape  significance’ along Port Wakefield. 

 

Services and Infrastructure 

 

The Preliminary Infrastructure Servicing and Stormwater Management Plan Report prepared 

by Greenhill Engineers identifies the allotments will be serviced by water, sewer, electricity 

and stormwater infrastructure.   

 

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

8. CLASSIFICATION 

The subject land is located within the Employment Zone and Community Facilities Zone. 

 

The proposed industrial/commercial allotments, roads and reserves are primarily located 

within the Employment Zone, with a small intrusion into the Community Facilities Zone. 

 

The Harness Racing Club is to be retained within the Community Facilities Zone. 

 

Land Division, Tree Damaging Activity, Excavation and Filling, Retaining Walls and Fence 

are not listed as ‘Accepted’, ‘Deemed to Satisfy’ or ‘Restricted’ in either Zone.  Accordingly, 

the proposed development is a Performance Assessed development which must be assessed 

against the relevant provisions of the Planning and Design Code. 
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9. PUBLIC NOTIFICATION 

Land Division, Tree Damaging Activity, Retaining Wall and Fence are excluded from 

notification within Table 5 of the Employment Zone and Community Facilities Zone. 

 

However, the associated civil works which comprise excavation and filling exceeding 9 cubic 

metres within the Hazards (Flooding) Overlay, are a form of ‘development’ and are not 

excluded from notification within Table 5 of either Zone, and therefore public notification is 

required. 

 

Public notification commenced on 16 August 2023 and concluded on 5 September 2023. 

Fifty-two (52) valid representations were received during the notification period, with forty-

six (46) in opposition, four (4) in support with some concerns, and two (2) in support.  

 

The representors are listed below: 

 

 Representations received 

Representations received Support or Oppose Wish to be Heard 

 

*to be represented by 

Des Nolan 

1 Heather Stevens 

18 Grayling Court, Globe Derby 

Park 

Support with 

Concerns No 

2 James Herman 

25 Trotters Drive, Globe Derby 

Park 

Support with 

Concerns No 

3 Michael Norman 

69 Daniel Avenue, Globe Derby 

Park 

Oppose 

No 

4 Isabelle Zmuda 

11 Trotters Drive, Globe Derby 

Park 

Oppose 

Yes 

5 Sue Chhen 

96 Daniel Avenue Globe Derby 

Park 

Support 

No 

6 Mary Anne Harding 

15 Trotters Drive Globe Derby Park 

Support 
No 

7 Cheryl James 

27 Caroline Drive Paralowie 

Oppose 
Yes* 

8 Sharon Newman 

21 Trotters Drive Globe Derby Park 

Oppose 
Yes* 

9 Greg Allen 

91 Globe Derby Drive, Globe 

Derby Park 

Oppose 

Yes* 

10 Heinz Wetkowski  

12 Grayling Court Globe Derby 

Park 

Oppose  

Yes* 
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11 Howard Searle 

2 Alabar Crescent Globe Derby 

Park 

Oppose 

Yes* 

12 Jim Smith 

89 Daniel Avenue Globe Derby 

Park 

Support with some 

concerns No 

13  Peter Badenoch 

72 Daniel Avenue Globe Derby 

Park 

Oppose 

Yes* 

14 Chris Laird 

6-8 Manfred Street, Plympton 

Oppose 
Yes* 

15 Bronte Giorgio 

1-5 Alabar Crescent, Globe Derby 

Park 

Oppose 

Yes* 

16 Tiffany Lee 

21 Alabar Crescent Globe Derby 

Park 

Oppose 

Yes* 

17 Steve Allen 

72 Daniel Avenue, Globe Derby 

Park 

Oppose 

Yes* 

18 Benjamin Adams 

14 Grayling Court, Globe Derby 

Park 

Oppose 

Yes* 

19 Hayley Adams 

14 Grayling Court, Globe Derby 

Park 

Oppose 

Yes* 

20 Suzanne Davey 

14 Grayling Court, Globe Derby 

Park 

Oppose 

Yes* 

21 Shaun Adams 

14 Grayling Court, Globe Derby 

Park 

Oppose  

Yes* 

22 Janice Anne Sowden 

51 Daniel Avenue, Globe Derby 

Park 

Oppose 

Yes* 

23 Luke Gaskin 

181-187 Ryans Road, Globe Derby 

Park 

Oppose  

Yes* 

24 Angelina Yang 

12 Alabar Crescent, Globe Derby 

Park 

Oppose 

Yes* 

25 Darren McInnes 

32 Alabar Crescent, Globe Derby 

Park 

Oppose 

Yes* 

26 Kaela Hryhorec 

32 Alabar Crescent Globe Derby 

Park 

Oppose 

Yes* 

27 Joshua Varley and Jasmine Iliadis-

Joyce 

Oppose 
Yes* 
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7 Alabar Crescent Globe Derby 

Park 

28 Ann-Marie Sciberras 

57 Daniel Avenue Globe Derby 

Park 

Oppose  

Yes* 

29 Stephen A’Court 

74 Daniel Avenue Globe Derby 

Park 

Oppose 

Yes 

30 Angela Nolan 

9 Alabar Crescent Globe Derby 

Park 

Oppose 

Yes 

31 Luke O’Neill 

680 Whites Road Globe Derby Park 

Oppose 
Yes* 

32 Philip and Lynne Pavlovich 

24 Grayling Court Globe Derby 

Park 

Oppose 

Yes* 

33 J Wallis 

68 Daniel Avenue Globe Derby 

Park 

Oppose 

No 

34 Vaughn Newman 

15 Grayling Court Globe Derby 

Park 

Oppose 

Yes*  

35 Louie Trotta 

97 Daniel Avenue Globe Derby 

Park 

Oppose 

No 

36 Philip Bagnato 

657-663 Port Wakefield Road 

Globe Derby Park 

Oppose 

Yes*  

37 Rosa Bagnato 

657-663 Port Wakefield Road 

Globe Derby Park 

Oppose 

Yes* 

38 Sarah McKiernan 

12 Alabar Crescent Globe Derby 

Park 

Oppose 

Yes* 

39 Nathan Horne 

11 Alabar Crescent Globe Derby 

Park 

Oppose 

Yes* 

40 Jason Dolan 

11 Trotters Drive Globe Derby Park 

Oppose 
Yes 

41 Dave Moore 

105 Daniel Avenue Globe Derby 

Park 

Oppose 

Yes*  

42 Marian Wytkin 

105 Daniel Avenue Globe Derby 

Park 

Oppose 

Yes* 

43 Thomas Pye 

683 Whites Road Globe Derby Park 

Oppose 
Yes* 

44 Des Nolan 

9 Alabar Crescent Globe Derby 

Oppose 
Yes 
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Park 

45 Ivan Limmer 

193 Ryans Road, Globe Derby Park 

Oppose 
Yes* 

46 Ryan Norman 

63 Daniel Avenue Globe Derby 

Park 

Oppose 

No 

47 Anthony and Lynette Copeland 

95 Daniel Avenue Globe Derby 

Park 

Oppose 

No 

48 Desmond and Lyn Farrow 

9 Grayling Court Globe Derby Park 

Oppose 
No 

49 John Lee 

21 Alabar Crescent Globe Derby 

Park 

Oppose 

No 

50 Joe Scaffidi 

107 Daniel Avenue Globe Derby 

Park 

Support with some 

concerns No 

51 Jade Vigar 

93 Daniel Avenue Globe Derby 

Park 

Oppose 

No 

52 Angela Noonan 

6 Grayling Court Globe Derby Park 

Oppose 
No 

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

The applicant’s response is contained in Attachment 3.   

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

below: 

 

Summary of Representations Applicant’s Response - Summary 

 

Allotment Configuration and Land 

Use 

• There should be less and larger 

allotments, supporting lighter 

commercial uses 

• Lack of overall planning in relation 

to parking, amenities, infrastructure 

• Landscape buffer should be 

extended to provide separation to 

the Harness Racing Club 

• Lack of community amenities 

within proposal 

• Proposal will not benefit the 

community 

• Earlier re-zoning that occurred is 

not supported 

• The proposed layout is at odds with 

an earlier Masterplan released by 

The Applicant, via the Future Urban Group, 

provided a detailed response, assembled under the 

below headings. 

 

Zoning and Future Land Uses: 

• Application is for land division only 

• Proposed allotments intended to 

accommodate future uses consistent with 

the intent of the Employment Zone 

• All future land uses will be subject of a 

separate assessment process, where their 

merits and potential impacts can be 

considered 

 

Interface Impacts – General 

• The existing harness racing club is not a 

‘sensitive receiver’.  In any event, the 

representors who raised concern regarding 
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the SA Harness Racing Club 

• Will restrict future expansion of 

race track, and impact the horse 

racing industry more generally 

 

Impact to Horse Related Activities 

• Increased traffic will pose a risk to 

horses and riders 

• Noise from future uses could impact 

horses, creating health and safety 

concerns 

• The ‘warm up track’ will be 

displaced, and no certainty over 

future location 

• Development is too close to the race 

track 

 

Amenity and Environmental Concerns 

• Noise Pollution  

• Potential for ground water pollution 

• Potential for dust and air pollution 

• Odour from the pumping station 

• Loss of trees and vegetation 

• Reduced visual amenity/outlook 

• Contamination concerns associated 

with future uses 

• Concerns over management of 

drainage and flooding, including the 

volume of earthworks and 

infrastructure required 

• Sewerage provision 

• Lack of green / open space  

• Destruction of ecosystem including 

established birdlife 

• Increased temperatures and climate 

impacts 

• Potential for dumped rubbish 

 

Traffic Impact Concerns 

• Increased traffic within residential 

streets – amenity and safety 

concerns 

• There should be no road connection 

with Daniel Avenue 

• Daniel Avenue intersection should 

be right turn only towards Port 

Wakefield Road 

• Globe Derby Drive not of a suitable 

size to support commercial vehicles 

noise impacts to harness racing activities 

and horses did not furnish any expert advice 

or empirical evidence to substantiate such 

claims. 

• Similarly, the adjoining Community 

Facilities Zone is not primarily intended to 

support ‘sensitive receivers’ 

• However, acknowledge the adjoining Rural 

Living Zone requires careful consideration, 

to ensure no adverse interface impacts, 

albeit impacts can typically be expected at 

zone interface boundaries (when compared 

to the ‘heart’ of residential areas) 

 

Interface Impacts – Noise  

• Environmental Noise Impact Assessment 

(ENIA) Report prepared by Echo 

Consulting – in response to perceived 

concerns 

• While future land use applications will be 

subject of their own assessment (which may 

include an acoustic assessment), the ENIA 

concludes the land division provides a 

suitable interface outcome from a noise 

perspective. 

• A 2.7m high acoustic fence will be installed 

along the Daniel Avenue interface and to 

the rear (west) of Allotment 1, which will 

‘significantly assist’ future activity to 

achieve relevant Interface Code provisions. 

 

Interface with Racetrack – Visual Impact 

• Representor requests for a ‘50m buffer 

zone’ between the land division and harness 

racing club is not supported by any 

planning policies within the Code and is an 

unreasonable request. 

• Notwithstanding, in response to the 

representor concerns, the proposed 

landscape buffer has been extended along 

the entire length of the harness racing track, 

comprising trees with a mature height of 

9m. A Landscape plan is provided to 

support this aspect of the proposal. 

• The boundary perimeter of the racetrack 

contains existing tall fencing and signage 

along the majority of its eastern and 

southern sides.  The southern end also 

consists of raised mounding and vegetation.  

These existing elements will remain 
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• Concerns with use of PBS Level 3A 

vehicles being accommodated on 

new and existing roads 

 

Other Matters Raised 

• Development will result in a 

reduction in property values 

• The Harness Racing Club needs 

the finance to remain viable 

 

 

 

 

 
 

unchanged and will provide further visual 

relief. 

 

Removal of Existing Training Track - Dust and 

Noise 

• ‘Warm up’ activities associated with the 

Harness Racing Club are not subject of this 

application. 

• Notwithstanding, the SA Harness Racing 

Club are investigating future opportunities 

to training and warm up facilities, which 

will include consideration of suitable 

locations to minimize impacts to 

neighboring properties 

 

Traffic 

• No representors have provided any expert 

traffic engineering advice to support 

submissions relating to perceived traffic 

impacts 

• The overall traffic design, function and 

layout of the land division has been 

informed by expert advice received from 

MFY Traffic Consultants (experienced and 

qualified traffic engineers) 

• Notwithstanding, the land division layout 

has been amended to remove the Daniel 

Avenue access point, to prevent increased 

traffic flows through surrounding residential 

streets 

• Forecast traffic volumes will have minimal 

impact and can be readily accommodated in 

the surrounding road network 

• Proposed traffic junctions have been 

designed to accommodate safe and 

convenient turning movements of 

commercial vehicles 

• Safe intersection sight distances can be 

satisfied for all proposed allotments and 

intersections 

• A channelized right turn lane is proposed on 

Globe Derby Drive to facilitate turning 

movements which will improve the road 

safety outcome 

 

Density Proposed 

• The total number and size of the proposed 

allotments do not conflict with the 

envisaged outcomes sought by the Zone 



ITEM 8.1.2   

Page 223 City of Salisbury 

Council Assessment Panel Agenda - 27 February 2024 

 I
te

m
 8

.1
.2

  

 

Vegetation Removal 

• A key focus of the land division and 

landscape masterplan to optimize the 

retention and health of controlled trees 

• Two expert reports were prepared and 

submitted in support of the proposed 

(arborist and native vegetation reports) 

• The Arborist Report identified three trees 

with a high landscape significance – these 

are to be retained 

• The removal of 26 Regulated Trees, which 

were identified as having low to medium 

landscape significance, will be sufficiently 

offset by planting of 600 offset trees  

• The proposal has been assessed by the 

Native Vegetation Council who have issued 

separate approval for clearance of the onsite 

native vegetation, which was assessed to be 

in generally poor condition 

• There are no legislative mechanisms to 

prevent the removal of non-native trees 

which presently exist along the Port 

Wakefield Road frontage 

• The Applicant will accept a condition that 

requires replacement tree planting to be 

carried out as a land division clearance 

requirement, along with the long-term 

maintenance of trees proposed on the 

SAHRC land 

 

Ecology (Fauna) 

• No representors have provided any expert 

advice to support submissions relating to 

eco-system damage or impacts to protected 

animal species 

• EBS Ecology (qualified ecologists) 

undertook an extensive fauna assessment as 

part of their Native Vegetation Report 

• EBS confirmed the existing habitat within 

the site was not considered essential to any 

threatened species and its clearance would 

have negligible impact on local populations 

of threatened species 

• The Native Vegetation Council have issued 

separate approval for clearance of the native 

vegetation 

• One hectare of ‘Reserve’ space is proposed 

as part of the land division. The reserve will 
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be landscaped with a number of locally 

native species with a focus on maintaining 

and improving urban biodiversity corridor 

opportunities. 

 

Landscaping / Open Space 

• As only 18 additional allotments are 

proposed, the land division is not required 

to vest open space to Council 

• Notwithstanding, 1.29Ha of Reserve is to be 

vested to Council 

• While the Reserve areas primarily serve as 

a stormwater management function, they 

will contain areas of open lawn which will 

be available for use by future workers/users 

of the new allotments. 

• The application is supported by a detailed 

landscape masterplan 

• Approximately 600 new trees will be 

planted 

 

Stormwater and Infrastructure 

• The application is supported by a 

Preliminary Infrastructure Services and 

Stormwater Management Report prepared 

by Greenhill Engineers 

• These reports document the intended 

management stormwater; consider flooding 

and infrastructure requirements; detail the 

extent of supporting earthworks required to 

mitigate flooding within the site (and 

downstream); and detail how each allotment 

will be serviced by key utilities including 

sewer. 

• The representors have not supplied any 

expert evidence to substantiate concerns 

relating to stormwater, flooding or 

infrastructure 

 

Contamination 

• Concerns regarding potential ground water 

pollution and site contamination primarily 

relate to future land uses, which will be 

subject of a separate assessment, including 

EPA Referral where required. 

• The Preliminary Infrastructure Services and 

Stormwater Management Report prepared 

by Greenhill Engineers have been designed 

to address stormwater quality and quantity 
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targets. 

 

Other 

• Earlier concept plans released by the 

Harness Racing Club must not be 

considered as part of this development 

application 

• Concerns with respect to member voting 

within the Harness Racing Club are not 

relevant to this assessment 

• Illegal behavior such as speeding motorists, 

and perceived reduction in property values 

are not a relevant planning consideration. 

 

10. REFERRALS – STATUTORY 

 

Commissioner of Highways 

 

The proposed development was referred to the Commissioner of Highways (via the 

Department of Infrastructure and Transport (DIT)), in accordance with the Major Urban 

Transport Overlay, as the proposed development includes creation of a new access (road 

intersection) to Port Wakefield Road which is a State Maintained Road. 

 

DIT has assessed the proposed development and confirmed they have no objection to the 

proposal, subject to a number of Conditions. 

 

A copy of the DIT referral response is contained in Attachment 4. 

 

Native Vegetation Council 

 

The proposed development was referred to the Native Vegetation Council (NVC) in 

accordance with the Native Vegetation Overlay, as the proposal includes Level 4 clearance of 

native vegetation comprising low shrubland and scattered trees. 

 

The NVC raised no objection to the proposed development, subject to three (3) directed 

conditions of approval and 1 advisory note. 

 

A copy of the NVC referral snapshot is contained in Attachment 4. 

 

In addition, and as indicated within the Applicant’s Response to Representations (Attachment 

3), the NVC have issued separate consent under the Native Vegetation Regulations, 2017 for 

the clearance of 1.6Ha of native vegetation and three scattered trees, subject to eight (8) 

conditions of approval. Conditions of this approval include: 

 

- No clearance shall occur until Development Approval has been obtained under the 

Planning, Development and Infrastructure Act 2016 

- The Significant Environmental Benefit requirement is to be achieved through payment 

of $40,657.34 into the Native Vegetation Fund, prior to clearance occurring.  
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Land Division Consent Referrals 

 

Agency Referrals to SPC Planning Services and SA Water have also occurred as part of the 

Land Division Consent assessment.  Both Agencies have advised they have no objection, 

providing ‘standard’ clearance requirement conditions which are contained within Attachment 

4. 

11. REFERRALS – INTERNAL 

Department Summarised Comment 

Development Engineering Council’s Development Engineer has reviewed the proposed 

development and advised that, in principle, the proposed 

development is acceptable from a development engineering 

perspective subject to the provision of additional 

detail/clarification which can be dealt with via Reserved 

Matters 

Note: Works on public land and infrastructure will be 

addressed through an infrastructure agreement between the 

developer and council prior to land division approval being 

granted. 

City Infrastructure (Traffic)  The proposal is considered to be acceptable from an access 

and design perspective, subject to further review of the detail 

design, including design of the channelized right turn lane on 

Globe Derby Drive. 

City Infrastructure 

(Streetscape and Open Space 

Assets) 

Various comments were provided as part of Council’s further 

information request, particularly relating to tree and plant 

species selection and landscape outcomes within the drainage 

basins and swales.  The applicant incorporated these 

comments into the revised conceptual landscape masterplan, 

which was approved by Council’s Streetscape and Open 

Space Assets Team, subject to a further review of detail 

design documentation.  

 

 

12. ASSESSMENT 

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

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

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

this recommendation: 

 

a) The proposed land division supports allotments capable of accommodating a range of 

future commercial land uses which are envisaged by the Employment Zone, while 

retaining the SA Harness Racing Club and existing facilities on a generously sized 

allotment; and 

b) The proposed land division will not have an unreasonable impact on the amenity of 

the locality (noting the proposal includes new roads intended to accommodate 

intended traffic volumes and vehicle sizes; civil and stormwater works intended to 

mitigate against flood risk; and treatments to mitigate noise impacts to surrounding 

sensitive receivers). 
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Assessment 

 

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

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

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

development on the subject land, is contained in Attachment 5.   

 

It should be noted that Attachment 5 contains the PlanSA Policy 24 generated extracts for the 

elements ‘land division’ and ‘tree damaging activity’, as well as the more generic ‘all policies 

that apply to an address’ – system generated at the time of application lodgment (7 August 

2023).  The policy extract for ‘retaining wall’ and ‘fence’ were manually extracted on 23 

November 2023, as these elements were not identified at the time of application lodgment.  

 

Having considered the proposal, the policies provided in the extracts are considered to be 

relevant to the assessment of the proposal. 

 

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 45 metres) 

Satisfied – the proposed development does 

not exceed a height of 45 metres and, in any 

event, future development on the land is not 

expected to exceed 45 metres in height. 

Advertising Near Signalised Intersections Not applicable – no signage is proposed.  

However, in response to a Council 

information request, the Applicant has 

advised they will work with Council during 

the detail design phase of the proposal to 

identify coordinated signage opportunities to 

support future development. 

Building Near Airfields Satisfied – the development will not impact 

on the operational and safety requirements 

of an airfield. 

Defence Aviation Area (All structures over 

90 metres) 

Satisfied – the proposed development does 

not exceed a height of 90 metres. 

Gas and Liquid Petroleum Pipelines Satisfied.  The EPIC Energy gas pipeline is 

located more than 350 metres to the west of 

the site. 

Hazards (Flooding)  Refer discussion below. 

Hazards (Flooding - General) Refer discussion below. 

Major Urban Transport Routes Satisfied. The application is supported by a 

Traffic and Parking Report, as well as 

supplementary advices, prepared by MFY 

Traffic Consultants which confirms the road 

layout and design will integrate with the 

existing road network, while providing safe 
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access to all allotments.  

As discussed in Section 10 of this report, the 

proposal has been reviewed by the 

Department of Infrastructure and Transport 

(DIT).  

Native Vegetation Satisfied.  

Refer discussion in Section 10 of this report. 

Regulated and Significant Tree Satisfied. Refer assessment below. 

Prescribed Wells Area Satisfied. The proposal does not involve the 

taking of water for which a license would be 

required under the Landscape South 

Australia Act 2019. 

Traffic Generating Development Satisfied. Refer comments above under the 

Major Urban Transport Routes Overlay. 

 

Hazards – Flooding Overlays 

 

The site is subject of flooding as a result of flows across Port Wakefield Road from Dry 

Creek.  Accordingly, the Applicant engaged Tonkin Engineers to carry out flood mitigation 

investigations, to inform the overall design and to confirm there will be no detrimental 

impacts to the downstream network and the adjoining land at 1-19 Globe Derby Drive (which 

the developer also intends to develop via DA 361/1753/2018). 

 

Tonkin undertook a series of flood model investigations, considering various development 

iterations, in an effort to identify the most effective flood mitigation strategy.   

 

Through their advice dated 24 January 2024 (Attachment 1) Tonkin identified additional 

design modifications that were required to mitigate the flood risk.  These modifications 

included increasing the width of flow available adjacent Globe Derby Drive; raising site 

levels; and by marginally raising site levels within future development at 1-19 Globe Derby 

Drive (this will be addressed via the separate land division approval). 

 

The increased flow path adjacent Globe Derby Drive was incorporated into Greenhill’s civil 

design, by increasing the setback of Allotment 22 from Globe Derby Drive – creating an area 

to be used for water management and allowing for additional landscaping.  This is illustrated 

below. 

 

 

 

Initial Layout – at time of lodgment Amended layout 
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This change, along with elevated site levels and increased filling and retaining, were 

incorporated into the amended civil design prepared by Greenhill Engineers, particularly 

across the southern portion of the site. 

 

Given these inclusions, Tonkin concluded: 

 

With the proposed amended plan of division, and amended road and allotment grading 

prepared by Greenhill, the flood modelling demonstrates the proposed land division 

will enable allotments to be created that are not subject to flooding in the 1% AEP 

rainfall event, does not cause unacceptable impacts on adjoining properties or increase 

flood hazard, as well as provides an accessible road access for all proposed allotments. 

 

The Tonkin and Greenhill documentation has been reviewed by Council’s Development 

Engineering and City Infrastructure Teams and found to be acceptable. 

 

Accordingly, the proposed development has been appropriately designed from a flood 

mitigation perspective and satisfies key policies of the Hazards (Flooding) Overlay as 

follows: 

 

PO 1.1 Land division is limited to areas where the consequences to buildings and 

safety are low and can be readily managed or overcome. 

 

PO 2.1 Development sited and designed to minimise exposure of people and 

property to unacceptable flood risk. 

 

PO 3.2 Development does not cause unacceptable impacts on any adjoining 

property by the diversion of flood waters or an increase in flood velocity or 

flood level. 

 

PO 3.3 Development does not impede the flow of floodwaters through the allotment 

or the surrounding land, or cause an unacceptable loss of flood storage. 

 

PO 5.1 The depth and extent of filling required to raise the finished floor level of a 

building does not cause unacceptable impact on any adjoining property by 

diversion of flood waters, an increase in flood velocity or flood level, or an 

unacceptable loss of flood storage. 

 

PO 6.1 Development does not occur on land: 

a. from which evacuation to areas not vulnerable to flood risk is not 

possible during a 1% AEP flood event 

b. which cannot be accessed by emergency services vehicles or essential 

utility service vehicles during a 1% AEP flood event. 

 

Land Use and Site Dimensions 

 

The proposed development seeks to create twenty-two (22) allotments that will support a 

range of future commercial land uses.  The allotments are proposed to range in size from 

2450m2 to 9252m2, with an average site area of approximately 4050m2, all serviced by the 
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proposed internal road network, supporting access/egress for a range of commercial vehicles, 

including B-Doubles.   

 

Allotment 8 (2450m2) will contain a 5-metre-wide stormwater drainage easement, and 

Allotment 19 (9252m2) contains a proposed electricity easement.  Despite the easement 

constraints, both allotments retain a size and shape that can support a range of future 

development types. 

 

Each allotment is to be connected to sewer, and will not be constrained by the need for an 

onsite waste water system. 

 

Accordingly, from a land use perspective, the allotments are considered suitable to support a 

range of commercial land use outcomes, as envisaged by the Employment Zone, articulated 

within Zone Performance Outcomes (PO) 1.1 and 4.1, exceeding the minimum land area 

guidelines outlined within Deemed to Satisfy/Designated Performance Feature (DTS//DPF) 

4.1: 

 

PO 1.1  A range of employment-generating light industrial, service trade, motor 

repair and other compatible businesses servicing the local community that 

do not produce emissions that would detrimentally affect local amenity. 

 

PO 4.1 Land division creates allotments that vary in size and are suitable for a 

variety of commercial and business activities. 

 

DTS/DPF 4.1 Allotments: 

a. connected to an approved common wastewater disposal 

service have an area of 1250m2 or more and a frontage 

width of 20m or more 

b. that will require the disposal of wastewater on-site have an 

area of 2000m2 or more and a frontage width of 20m or 

more. 

 

The existing South Australian Harness Racing Club (SAHRC) will be retained on a 

substantial allotment of 23.86-hectares (Allotment 100), retaining all of its current facilities 

with the exception of the warm up/training track. This remains aligned with the overarching 

intent of Community Facilities Zone PO 1.1 which seeks to support a range of services, 

including recreational activities: 

 

PO 1.1 Development is associated with or ancillary to the provision of community, 

educational, recreational and / or health care services. 

 

Therefore, the proposal aligns with PO 1.1 of the ‘Land Division’ General Development 

policies module which provides: 

 

PO 1.1  Land division creates allotments suitable for their intended use. 

 

 

Land Division - Layout 
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In terms of the overall layout and design of the proposed land division, the following ‘Land 

Division’ General Development policies are considered relevant: 

 

PO 1.2 Land division considers the physical characteristics of the land, 

preservation of environmental and cultural features of value and the 

prevailing context of the locality. 

 

PO 2.3 Land division maximises the number of allotments that face public open 

space and public streets. 

 

PO 2.4 Land division is integrated with site features, adjacent land uses, the 

existing transport network and available infrastructure. 

 

PO 2.7 Land division results in legible street patterns connected to the surrounding 

street network. 

 

The SAHRC will be retained on a large allotment, allowing for retention of the majority of its 

existing infrastructure and facilities, with key access points retained to the existing street 

network. 

 

The proposed commercial allotments (Allotments 1-22) are to be serviced by the new internal 

road network, which will integrate with existing road transport links via connections to Port 

Wakefield Road (State Maintained Road) and Globe Derby Drive.  Through amended design, 

there is no proposed road connection to Daniel Avenue, which contains sensitive receivers to 

its northern side.  

 

Proposed commercial allotments 2-11, which are located adjacent the SAHRC, have been 

configured such that future buildings on these allotments can be oriented with building 

openings facing away from the SAHRC, thus assisting the interface to be effectively managed 

in the future.  Mitigating impacts to this interface are also assisted by the spatial relief offered 

by the proposed reserve to the rear of Allotments 8-11 and by the proposed tree planting 

buffer to the west of Allotments 1-7. 

 

In terms of its layout adjacent Daniel Avenue, Allotments 1 and 12 are oriented inwards, 

towards the cul-de-sac – effectively ‘turning their back’ to Daniel Avenue and adjacent 

rural/residential properties. Again, this will assist future built form to minimize impacts to 

Daniel Avenue, allowing openings to face south.  As will be discussed further below, this 

interface is also mitigated by the proposed acoustic treatment along Daniel Avenue. 

 

Allotments 13-15 and 16-19 are physically separated from the SAHRC and Daniel Avenue 

interface, accessed via the new internal road network, offering opportunities for future 

commercial exposure to Port Wakefield Road.  

 

Allotments 20-22 are also physically separated from the SAHRC, surrounded by proposed 

landscape reserve areas, with direct access provided to the new internal road. 

 

Importantly, and discussed further below, the land division has been designed to allow for the 

effective management of floodwater and stormwater, as well as retention of trees of ‘high 

landscape significance’ adjacent the Port Wakefield Road frontage. 
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Accordingly, the layout of the land division is considered acceptable, responding to the 

general land division performance outcomes listed above.  

 

Land Division – Roads and Access 

 

The layout and design has been informed by investigations undertaken by MFY Traffic 

Consultants, expressed within the supporting MFY Traffic and Parking Report, and 

supplementary advices, which were prepared following amendment to remove the Daniel 

Avenue intersection that was initially proposed. 

 

Key features of the design include: 

 

• The proposed roads will be constructed in accordance with Council requirements for 

commercial access roads, accommodating simultaneous movements for the maximum 

design vehicle, forward entry and exit, while supporting on-street parking 

opportunities, safe entry/egress to each allotment, and street tree planting opportunities 

to both sides of the road. 

• The proposed Port Wakefield Road intersection will allow for left in/left out 

movements only and will include a channelized left-turn lane on Port Wakefield Road 

which will satisfy the requirements of Austroads Guide to Road Design Part 4A, 

Unsignalised and Signalised Intersections. The intersection will accommodate the 

swept paths of a PBS Level 2 vehicle.   

• While the proposed Port Wakefield Road intersection will result in the shortening of 

the existing left turn lane that services Daniel Avenue, the length of the existing lane 

will still meet the relevant Austroads design guidelines. 

• The proposed Globe Derby Drive intersection will permit all turning movements and 

will include a channelized right-turn lane on Globe Derby Drive, to support entry into 

the site. The proposed intersection will cater for the entering and exiting movements 

of a 19.0 metre semi-trailer. 

• Safe Intersection Sight Distance (SISD) will be provided at all intersections, as well as 

at entry points to all proposed allotments. 

 

In relation to B-Double access to/from the site, via the proposed Port Wakefield Road 

intersection, while this will cater for left in and left out movements only, MFY have advised 

that should B-Double vehicles travelling from the north desire access, they could utilize 

various ‘detoured’ routes, such via as Ryans Road and Salisbury Highway (gazetted routes) to 

facilitate approach to the subject land. 

 

In relation to proposed changes to Globe Derby Drive, to accommodate the channelized right 

turn lane into the site – this will result in a change to the existing road configuration, which 

contains two south-east bound lanes, intended to assist with vehicles exiting the harness 

racing track on race days.  This was considered by MFY who advised: 

 

The current lane configuration was designed to facilitate two exit lanes when there were 

high traffic volumes departing the site on race day.  However, the facility no longer 

attracts such high patronage and there is adequate capacity to accommodate exiting 

traffic at the end of an event.  It is preferable to facilitate a safe access arrangement for 

the land division given that the additional lane is now superfluous.  Should a specific 

event attract more patrons an event traffic control treatment could readily be 
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established which reinstates the dual exit lanes in the unlikely event that it was to be 

required. 

 

MFY also considered traffic generation impacts to the local road network, and concluded all 

movements will be readily accommodated with minimal impact to the road network. 

 

Importantly, the proposed development has been considered by the Department of 

Infrastructure and Transport (DIT) and Council’s City Infrastructure (Traffic) Section, who 

concluded the proposed design and layout was acceptable, subject to further review at the 

detail design phase of the proposal. 

 

Accordingly, the proposed development appropriately responds to the following key ‘land 

division’ general development policies: 

 

PO 2.7 Land division results in legible street patterns connected to the surrounding 

street network. 

 

PO 3.1 Land division provides allotments with access to an all-weather public road. 

 

PO 3.2 Street patterns and intersections are designed to enable the safe and 

efficient movement of pedestrian, cycle and vehicular traffic. 

 

PO 3.4 Road reserves provide for safe and convenient movement and parking of 

projected volumes of vehicles and allow for the efficient movement of 

service and emergency vehicles. 

 

PO 3.7 Road reserves provide unobstructed vehicular access and egress to and 

from individual allotments and sites. 
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Land Division – Interface Consideration - Noise 

 

Given the proximity of the subject land to residential receivers within Globe Derby Park, 

particularly to the north along Daniel Avenue (sensitive receivers), a consideration of the land 

division layout, and opportunities to mitigate against potential noise impacts are an important 

aspect of the assessment. 

 

While the proposed commercial lots are to be located adjacent the SAHRC, this is not a 

sensitive receiver and therefore not directly considered from a noise assessment perspective. 

Notwithstanding, it is considered the interface with the SAHRC has been appropriately 

addressed by the Applicant, with design treatments including the orientation of Allotments 1-

11, spatial relief offered by the proposed reserve to the rear of Allotment 8-11, and the 

proposed tree buffer proposed to the west of Allotments 1-7.   

 

In relation to mitigating noise impacts to sensitive receivers, the proposed development is 

informed by an Environmental Noise Assessment prepared by Echo Acoustic Engineers.  As 

future land uses are not yet known, the assessment predicts noise levels generated by potential 

commercial land uses based on known noise data from a range of assumed activities including 

consulting room, warehouse, light industry, service trade premises, shops and bulky goods 

activities. 

 

While Echo note that future commercial land uses will be subject of their own interface 

assessment (as part of a separate development application), as a proactive measure to limit 

impacts to sensitive receivers, an acoustic fence is proposed as follows: 

 

• A continuous 2.7-metre-tall acoustic fence installed along the northern boundary, 

adjacent Daniel Avenue and to the rear/west of Allotment 1 – as illustrated in blue in 

Figure 7 below. 

• The fence to be constructed from a material such as sheet metal steel with a minimum 

base thickness (BMT) of 0.42mm.  The fence should be sealed airtight at all junctions 

including between sheets and the ground. 
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Figure 7 – Acoustic Fence Location shown by blue line (Source; Echo) 

 

Echo conclude that while separate noise reduction measures may be required with future land 

use applications, they conclude: 

 

‘…with the incorporation of an acoustic fence, the proposed land division will not 

prejudice the ability of future commercial land uses to meet the Environment 

Protection (Noise) Policy 2007 and the relevant provisions of the Planning and 

Design Code provisions, and in doing so, will not adversely impact on the amenity 

of the locality. 

 

Accordingly, the findings of Echo, coupled with the proposed orientation of allotments which 

will allow for future development on the northernmost allotments to orientate openings away 

from sensitive receivers, indicates the proposed development appropriately mitigates against 

potential noise impacts, and aligns with PO 4.1 of the ‘Interface Between Land Use’ general 

module, and PO 2.2 of the ‘Land Division’ general module: 

 

PO 4.1 Development that emits noise (other than music) does not unreasonably 

impact the amenity of sensitive receivers (or lawfully approved sensitive 

receivers). 

   

PO 2.2 Land division enables the appropriate management of interface impacts 

between potentially conflicting land uses and/or zones. 

 

A 2-metre-wide densely planted landscape strip is proposed to screen views of the acoustic 

fence from Daniel Avenue, coupled with additional street tree verge planting proposed along 

Daniel Avenue.  This will ensure an appropriate level of visual amenity in accordance with 

‘design’ general development policy PO 9.1. This is illustrated in the sectional drawing 

provided in Figure 8 below. 
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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.  

 

 
Figure 8 – Sectional Drawing – Landscape within Daniel Avenue (Source; GD Studia) 

 

 

Land Division – Infrastructure 

 

The ‘Land Division’ General Development Policies module provides: 

 

PO 2.5 Development and infrastructure is provided and staged in a manner that 

supports an orderly and economic provision of land, infrastructure and 

services. 

 

PO 3.6 Road reserves accommodate stormwater drainage and public utilities. 

 

PO 4.1 Land division incorporates public utility services within road reserves or 

dedicated easements. 

 

PO 10.1 Land division creating 20 or more allotments includes a stormwater 

management system designed to mitigate peak flows and manage the rate 

and duration of stormwater discharges from the site to ensure that the 

development does not increase the peak flows in downstream systems. 

 

PO 10.2 Land division creating 20 or more allotments includes stormwater 

management systems that minimise the discharge of sediment, suspended 

solids, organic matter, nutrients, bacteria, litter and other contaminants to 

the stormwater system, watercourses or other water bodies. 
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All infrastructure, including electricity, water, telecommunications and sewer, will be 

accommodated within roads, reserves or dedicated easements, connected to the available 

infrastructure networks that surround the subject site. 

 

In relation to stormwater, Greenhill’s Preliminary Infrastructure Services and Stormwater 

Management Report, identifies: 

 

• The proposed stormwater detention basins and open channel system will improve 

stormwater quality through removal of nutrients and sediments via biolfiltration basins 

and vegetated swales to achieve Water Sensitive Urban Design pollution reductions 

targets; 

• The stormwater management system is designed to mitigate peak flows and manage 

the rate and duration of stormwater discharges from the site, to ensure that the 

development does not increase flows in downstream systems for the 10% and 1% AEP 

storm events 

 

The detention basis will include landscape treatments to improve visual amenity, with plants 

selected to thrive in a ‘wet’ environment. 

 

Accordingly, the proposed development appropriately aligns with the infrastructure specific 

‘land division’ policies listed above. 

 

 

Land Division – Earthworks and Retaining Walls 

 

The extent of earthworks and associated retaining walls are outlined in the civil design 

drawings prepared by Greenhill Engineers. 

 

In order to support the overall stormwater and flood mitigation strategy, the site is required to 

be filled.  Filling of the land is most pronounced in the southern portion of the site, closer to 

Globe Derby Drive, resulting in retaining walls which reach a maximum height of 1.8 metres 

with Allotment 22 – as illustrated in Figure 9 below.  As discussed earlier in this report, the 

earthworks will not cause unacceptable impacts to adjoining properties or create an increased 

flood hazard. 

 

The Applicant has advised the sections of retaining wall facing roads will comprise charcoal 

grey concrete ‘Blakeview’ style sleepers, which offer a high-quality textured finish and 

provide appropriate presentation to the public realm.  Within the verge, adjacent Allotment 

22, existing landscaping is to be retained, along with proposed low grasses and shrubs to 

assist to soften views of the retaining wall.  
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Figure 9 – Annotated Civil Drawing – Showing Retaining Wall Heights and Location 

 

 

Accordingly, and while filling and retaining is required to facilitate the proposed 

development, it is considered these are essential components to effectively manage 

stormwater and flood impacts, and have been designed in such a way to minimize impacts to 

visual amenity, in accordance with ‘Land Division’ PO 2.1 and ‘Design’ POs 9.1 and 9.2 of 

the General Development Policies modules: 

 

PO 2.1 Land division results in a pattern of development that minimizes the 

likelihood of future earthworks and retaining walls. 

 

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.  

 

PO 9.2 Landscaping incorporated on the low side of retaining walls is visible from 

public roads and public open space to minimize visual impacts. 

 

 

Land Division – Open Space and Landscaping 

 

Two open space reserve areas are proposed.  The linear reserve area to the west of the 

proposed internal road, abutting the SAHRC measures 9450m2, with a width of around 20 

metres. The triangular reserve area to the east of the proposed internal road, adjacent proposed 

Allotment 20 measures 3090m2.  The 2m wide reserve strip along the Daniel Avenue frontage 

equates to an area of 352m2.  Collectively, these reserve areas provide 12,892m2 of open 

space, which equates to approximately 9.17% of the developable area (140,600m2). 
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In accordance with Section 198 of the Planning, Development and Infrastructure Act, 2016 

(‘the Act’), and given the land is being divided into more than 20 lots – 12.5% of the 

developable area (14.6Ha) should be dedicated to Council as open space.  Given the spatial 

shortfall (9.17% vs 12.5%), an open space contribution of $49,541.34 is required.  The 

monetary contribution is intended to be applied as a Land Division requirement (refer 

Attachment 6) requiring payment prior to issue of Council clearance under Section 138 of the 

Act.  

 

The application is supported by a conceptual landscape masterplan, prepared by GD Studia 

which illustrates key features of the landscape scheme as follows: 

 

• Verge tree planting to both sides of the proposed internal roads, comprising native 

street trees. 

• Verge tree planting adjacent Globe Derby Drive and Daniel Avenue frontages, 

including screening of the proposed acoustic wall. 

• Tree planting and lawn areas within the proposed reserve spaces. The landscape plan 

indicates these areas will offer gathering space opportunities for future visitors and 

workers of the commercial allotments. 

• Tall tree buffer screen to the rear of Allotments 1-7, adjacent the SAHRC. 

• Approximately 600 new trees to be planted across the subject site. 

• Strategic planting locations to ensure passive surveillance opportunities to and from 

the proposed reserve areas. 

• Vegetated swales, also intended to assist with stormwater management. 

 

The landscape plan demonstrates the development will deliver an appropriate level of visual 

amenity when viewed from the new internal roads, as well as from outside the subject site.  

While the reserve areas are primarily intended for stormwater management purposes, they 

have been designed to contain open areas of useable lawn, and allow for substantial tree 

planting which will assist with environmental outcomes.    

 

Accordingly, the proposed development aligns with the following ‘Land Division’ General 

Development policies: 

 

PO 3.5 Road reserves are designed to accommodate pedestrian and cycling 

infrastructure, street tree planting, landscaping and street furniture. 

 

PO 3.9 Public streets are designed to enable tree planting to provide shade and 

enhance the amenity of streetscapes. 

 

PO 4.6 Constructed wetland systems, including associated detention and retention 

basins, are sited and designed to function as a landscape feature 

 

PO 9.1 Land division allocates or retains evenly distributed, high quality areas of 

open space to improve residential amenity and provide urban heat 

amelioration. 

 

PO 9.2 Land allocated for open space is suitable for its intended active and passive 

recreational use considering gradient and potential for inundation. 

 

 



ITEM 8.1.2   

Page 240 City of Salisbury 

Council Assessment Panel Agenda - 27 February 2024 

 I
te

m
 8

.1
.2

  

Regulated and Significant Trees 

 

The Regulated and Significant Tree Overlay provides the following policy framework in 

relation to the assessment of proposed developments which involve tree-damaging activity:  

 

DO 1  Conservation of regulated and significant trees to provide aesthetic and 

environmental benefits and mitigate tree loss. 

 

PO 1.1 Regulated trees are retained where they: 

a. make an important visual contribution to local character 

and amenity 

b. are indigenous to the local area and listed under the National Parks and 

Wildlife Act 1972 as a rare or endangered native species 

and/or 

c. provide an important habitat for native fauna. 

 

PO 1.2 Significant trees are retained where they: 

 

a) make an important contribution to the character or amenity of the 

local area 

b) are indigenous to the local area and are listed under the National 

Parks and Wildlife Act 1972 as a rare or endangered native species 

c) represent an important habitat for native fauna 

d) are part of a wildlife corridor of a remnant area of native vegetation 

e) are important to the maintenance of biodiversity in the local 

environment 

and / or 

f) form a notable visual element to the landscape of the local area. 

 

PO 1.4  A tree-damaging activity in connection with other development 

satisfies all the following: 

a. it accommodates the reasonable development of land in accordance with 

the relevant zone or subzone where such development might not 

otherwise be possible 

b. in the case of a significant tree, all reasonable development options and 

design solutions have been considered to prevent substantial tree-

damaging activity occurring. 

 

PO 3.1 Land division results in an allotment configuration that enables its 

subsequent development and the retention of regulated and significant trees 

as far as is reasonably practicable. 

 

Further, the ‘Land Division’ General Development policies module provides: 

 

PO 2.8 Land division is designed to preserve existing vegetation of value including 

native vegetation and regulated and significant trees. 

 

The proposal was accompanied by an Arboricultural Impact Assessment, prepared by Duncan 

McGregor (Tree Vision) who assessed all regulated and significant trees located within the 

area of the subject site affected by the proposed commercial allotments.   
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In summary, the report found: 

 

• Thirty (30) trees were assessed in detail, although non-regulated trees (i.e. trees with a 

circumference less than 2 metres) were not assessed.   

• All trees were considered to be mature specimens, and not locally indigenous.  

• Predominant tree coverage across the area comprised self-sown and excessive 

suckering of Casuarina glauca tree species (Swamp She-Oak), with particular 

banks/linear sections of these trees observed along the site’s Port Wakefield Road 

frontage, and underneath the overhead power lines. 

• The overall health, habitat value and biodiversity value of the tree population was 

assessed as ‘fair’ 

• Individually, the majority of trees were found to have a ‘low to medium’ retention 

value and landscape significance, using the Institute of Australia Consulting 

Arboriculturlists Significance of a Tree, Assessment Rating System (STARS). 

• Three (3) trees were recommended for removal given their poor physiological 

condition (Tree No. 13, 20 and 29). 

• Three (3) Red Iron Bark trees were assessed as being of individual high landscape 

significance - Regulated Tree’s No. 10 and 11 and Significant Tree No. 12, all of 

which are located close to the Port Wakefield Road frontage.  

 

The application proposes to retain and protect those trees assessed as having a ‘high’ 

landscape significance (Tree 10, 11 and 12), which are located to the east of Allotments 12 

and 14, enjoying visual exposure to Port Wakefield Road.  Despite its low retention value, 

Regulated Tree No. 9 is also proposed to be retained and protected, given its proximity to 

Tree No. 10, to the east of Allotment 14. 

 

The remaining trees (20 Regulated and 6 Significant) are proposed to be removed.  The 

Planning Report prepared by the Future Urban Group identifies that all reasonable 

development options and design solutions were explored at the initial design phases of the 

master plan process…however…the need to deliver an orderly stormwater management 

solution for the proposal, at least 1 metre of fill is required across a majority of the site, 

where there is very little opportunity to design around these trees’. 

 

Having regard to the findings of the arborist and the overarching intent of the land division to 

support commercial allotments within the Employment Zone, tree removal is supported in 

accordance with the following overlay provisions: 

 

• Given the ‘low to medium’ landscape significance and retention value, the trees do not 

make an important visual contribution to local character and amenity (PO 1.1a and PO 

1.2a). 

• The trees are not indigenous to the local area and are not listed as rare or endangered 

(PO 1.1b and PO 1.2b). 

• The trees are not important habitat for native fauna or maintenance of biodiversity in 

the local environment (PO 1.1c and PO 1.2c, d and e). 

• The Applicant has advised alternative design solutions were considered, however, are 

not viable and proposed tree removal will accommodate the reasonable development 

of the land in accordance with the overarching intent of the Employment Zone, while 

also managing local flood and stormwater flows (PO 1.4a and b). 
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• The layout of the land division allows for retention of those trees assessed to have a 

high landscape significance (PO 3.1). 

 

To offset the tree removal, the development proposes the planting of over 600 trees across the 

site, including within the proposed reserves and proposed road verges. This significantly 

exceeds the tree replacement rate recommended within Practice Direction 12 – Conditions 

2020, which indicates two (2) trees should be planted for each regulated tree removed, and 

three (3) trees for each significant tree removed (equates to 52 trees). 

 

Additionally, through site inspection it was noted there is a dense corridor of trees adjacent 

the Port Wakefield Road frontage of the subject land, which are arguably the most visually 

prominent of trees on the site.  These trees were identified by both the Applicant’s arborist 

and native vegetation consultant as comprising non-native, Casuarina glauca (Swamp She-

Oak) which are not of a size or species to be protected by either the Planning, Development 

and Infrastructure Act 2016 (as a regulated tree) or the Native Vegetation Act 1991 and can be 

removed without the need for approval. 

13. CONCLUSION 

The proposed development seeks the creation of twenty-two (22) allotments for future 

commercial purposes, the creation of new internal roads and two (2) reserve areas, within the 

eastern portion of the subject site. The SA Harness Racing Club (SAHRC) is to be retained on 

a 23.86-hectare allotment to the west of the subject land (Allotment 100). 

 

The proposed commercial allotments are of a form and design which are suitable for their 

intended use, as anticipated by the Employment Zone.  Similarly, the SAHRC is retained on a 

substantial allotment, retaining its core facilities and existing access arrangements, which are 

appropriate within the Community Facilities Zone. 

 

Through an amended layout and design the proposal has positively responded to concerns 

raised by representors during the public notification process, by removing road access to 

Daniel Avenue and providing an acoustic barrier to mitigate noise impacts to those adjacent 

sensitive receivers to the north. 

 

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: 

 

• Will result in allotments which are suitable for their future intended use; 

• Satisfies key relevant Overlays of the Code, in particular the Major Urban Transport 

Routes Overlay and the Native Vegetation Overlay, with support confirmed by the 

Department of Infrastructure and Transport (DIT) and Native Vegetation Council, via 

State Agency Referrals; 

• Has been appropriately designed from a flood mitigation perspective, creating 

allotments that will be protected from flooding, without causing unacceptable impacts 

downstream or to adjacent properties, thus addressing Flooding Overlays of the Code;  

• The layout and design has effectively managed potential noise interface impacts to 

surrounding sites, including establishment of an acoustic fence along Daniel Avenue to 

mitigate impacts to those sensitive receivers to the north; 
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• Roads and access have been appropriately designed to cater for the intended commercial 

vehicles, while integrating with the existing road network; 

• All allotments can be serviced by required infrastructure, including electricity, water 

sewer and stormwater; 

• While earthworks in the form of filling and accompanying retaining walls are required 

to facilitate the stormwater and flood solutions, retaining walls are to be appropriately 

located and designed to minimize impacts to visual amenity; 

• Provides appropriate areas of open space and landscaping to assist with management of 

stormwater and provide a positive visual amenity; and 

• Offsets the removal of regulated and significant trees and native vegetation through 

substantial tree planting across the development area. 

 

Accordingly, it is recommended that Planning Consent be granted, subject to Conditions. 

 

As the Panel is the relevant authority for the planning consent only, the recommendation 

below only includes the recommended planning conditions. A copy of the draft land division 

requirements is provided in Attachment 6 for the Panel’s information that are proposed to be 

imposed as part of the Land Division Consent (the Council Assessment Manager is the 

Relevant Authority to determine the Land Division Consent), should the Panel grant planning 

consent.   

 

 

14. STAFF RECOMMENDATION 

That the Council Assessment Panel resolve that: 

 

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

Planning and Design Code. 

 

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

Planning Consent is GRANTED to application number 23022307 for Staged Land 

Division comprising creation of Twenty-Three (23) Allotments from Four (4) 

Allotments, Public Roads, Reserves and associated excavation, filling, retaining walls, 

acoustic fence and tree damaging activity (removal of 6 Significant and 20 Regulated 

Trees)   Stage 1 – Allotments 6-11 and 16-22, Reserves and Roads (providing 

connection to Port Wakefield Road and Globe Derby Drive)    Stage 2 – Allotments 1-

5 and 12-15, completion of Road including cul-de-sac head and acoustic fence in 

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

following reserved matters and conditions: 

 

Reserved Matters 

 

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 
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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 (10% AEP) and major storm (1% 

AEP) events; and 

g) Water sensitive urban design measures; and 

h) Surface water treatment. 

 

 

2. Final stormwater management plan and accompanying stormwater design calculations, 

prepared by a qualified and experienced stormwater engineer, which shall address all 

of the following: 

 

The site stormwater drainage system shall be designed to control the quantity and 

quality of stormwater discharged from the site to minimise flooding, to prevent 

adverse impacts on downstream drainage systems and to protect the water quality of 

receiving waters. In particular, the following components shall be included in the 

stormwater drainage design:                     

a) Finished floor level shall be at least 150mm above the Q100 flood level adjacent 

the building; 

b) Storm runoff from the building roof areas should be separated from the runoff 

from ground or paved surfaces and may be discharged directly to Council’s 

downstream underground drainage system without treatment to improve water 

quality; 

c) Grassed or vegetated swale drains and sedimentation/detention basins shall be 

used to convey storm runoff from paved surfaces including car parking areas to 

Council’s downstream drainage system to reduce the extensive use of hard 

concrete kerb edges and underground piped drainage systems. The use of 

permeable paving for light vehicle car parking areas is suggested as a means of 

increasing the site stormwater detention / retention and infiltration rates and 

reducing the peak discharge rates and volume of runoff that discharge to Council’s 

downstream drainage system; 

d) The minor stormwater drainage system of grassed swale drains, culverts, pits and 

pipes shall be designed with capacity to convey the runoff resulting from a 1 in 10 

year ARI storm event; 

e) Grassed swale systems and basins shall be designed to provide primary treatment 

of stormwater runoff by filtering and removal of silt, sediment, oil and grease 

before discharge to downstream drainage systems and may also incorporate bio-

retention treatment systems; 

f) Gross pollutant traps including trash racks and trash nets shall be included in the 

stormwater drainage system to capture stormwater pollutants such as rubbish and 

floatable litter. 

g) Gross pollutant traps, water quality treatment devices and drainage systems shall 

include high flow bypass and overflow provisions to accommodate extreme storm 

events resulting from the 1 in 100 year Ari major storm event. 

h) The following water quality requirements shall be met: 

• 80% retention of the typical urban annual load for Total Suspended Solids 

(TSS); 

• 60% retention of the typical urban annual load for Total Phosphorus (TP); 
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• 60% retention of the typical urban annual load for Total Nitrogen (TN)(45%   

reduction target is applicable if discharge < 60L/sec); 

• No visible oil flows up to the 3 month ARI peak flow; 

• MUSIC modelling is required to verify that water quality targets are achieved; 

• Gross pollutant traps, water quality treatment devices and drainage systems 

shall include high flow bypass and overflow provisions to accommodate 

extreme storm events resulting from the 1 in 100 year ARI major storm event. 

 

Planning Conditions - Council 

 

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

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

where varied by the conditions herein: 

 

• Planning Report – 31.01.2024 – Future Urban Group 

• Response to RFI – 31.01.2024 – Future Urban Group 

• Response to Representations – 16.11.2023 – Future Urban Group 

• 21A1526PROP1(H) – Plan of Division – 24.01.2024 Revision G – Alexander 

Symonds 

• 21-0012 – Traffic and Parking Report – September 2023 – MFY  

• MLM/21-0012 – Supporting Letter (Traffic) – 17 November 2023 – MFY 

• MLM/21-0012 – Supporting Letter (Traffic) – 14 December 2023 – MFY 

• 22-3180-SKC02 – Preliminary Grading and Stormwater Layout – Revision J – 

30.01.2024 – Greenhill 

• 22-3180-SKC03 – Preliminary Grading and Stormwater Layout – Revision J – 

30.01.2024 – Greenhill 

• 22-3180-SKC04 – Preliminary Grading and Stormwater Layout – Revision H 

– 30.01.2024 – Greenhill 

• 22-3180-SKC05 – Preliminary Services Layout – Revision A – 29.01.2024 – 

Greenhill 

• 22-3180-SKC06 – Preliminary Services Layout – Revision A – 29.01.2024 – 

Greenhill 

• 22-3180-SKC07 – Preliminary Services Layout – Revision A – 29.01.2024 – 

Greenhill 

• 22-3180 – Preliminary Infrastructure Services and Stormwater Management 

Report  – Revision C – 27.07.2023 – Greenhill 

• 231975L001Rev0 – Flood Advice for 21-77 Globe Derby Drive – 23 

November 2023 – Tonkin 

• 231975L002RevA – Updated Flood Advice for 21-77 Globe Derby Drive – 20 

December 2023 – Tonkin 

• 231975L003RevA – Additional Flood Mitigation Investigation for 21-77 

Globe Derby Drive – 24 January 2024 – Tonkin 

• PROJECT_22.3180 – Landscape Master Plan – 29.01.2024 – GD Studia 

• Preliminary Arboricultural Impact Assessment – 4 May 2023 – Tree Vision 

• Native Vegetation Clearance Data Report – 12/07/2023 – EBS Ecology 
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• 313-4 – Environmental Noise Assessment – 14 November 2023 – Echo 

Acoustic Consulting 

 

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 by Council under 

Planning Consent Condition 3, shall be met all times. 

 

5. Replacement trees must be planted within 12 months of completion of the 

development at the following rates:  

a. if the development relates to a regulated tree—2 trees to replace a regulated 

tree; or  

b. if the development relates to a significant tree—3 trees to replace a significant 

tree.  

Replacement trees cannot be within a species specified under regulation 3F(4)(b) of the 

Planning, Development and Infrastructure (General) Regulations 2017, and cannot be 

planted within 10 metres of an existing dwelling or inground swimming pool. 

Planning Conditions – Department of Infrastructure and Transport (DIT) 

 

6. Access to allotments 1 to 22 shall be gained via the internal road network as shown on 

Alexander Symonds, Plan of Division, Drawing No. 21A1526PROP1(H), Revision G, 

(RHF/BAT/DEL 24.1.2024. Access to Lots 15 and 16 shall be located along the 

western boundaries of each allotment as far as practicable from the internal T-junction. 

 

7. The Port Wakefield Road/New Road junction and modifications to Port Wakefield 

Road shall be in accordance with MFY Drawing No. MFY_210012_06_SK02, 

Revision B, dated 9 August 2023.  
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The road upgrades shall ensure that the existing Wire Rope Safety Barrier, existing 

sealed shoulder and bicycle facility are maintained and that the separation between the 

new diverge (into the AUL) and the existing merge from 3 lanes into 2 (north Globe 

Derby Drive) is appropriately designed. The new road junction shall be designed to 

accommodate PBS Level 2A vehicles and any modifications to Port Wakefield Road 

shall accommodate PBS Level 3A vehicles.  

  

All required road works shall be designed and constructed in accordance with 

Austroads Guides, Australian Standards and the Department for Infrastructure and 

Transport (DIT) Master Specifications. All associated costs (including but not limited 

to project management and any necessary road lighting, modifications to the Wire 

Rope Safety Barrier, signage and drainage upgrades) shall be borne by the applicant. 

All works shall be completed to the satisfaction of DIT prior to Section 138 land 

division certificates being issued. 

  

Note: Prior to undertaking detailed design, the applicant shall contact Mr Narendra 

Patel, Senior Network Integrity Engineer, Network Management Services on 

telephone (08) 8226 8244, mobile 0400 436 745 or via email: 

narendra.patel@sa.gov.au to progress this. The applicant shall enter into a Developer 

Agreement with DIT to undertake and complete this work. 

 

8. Any infrastructure within the road reserve (including road signs, street lights, 

stormwater infrastructure, etc) that is demolished, altered, removed or damaged during 

the construction of the project shall be reinstated to the satisfaction of the relevant 

asset owner, with all costs being borne by the applicant. 

 

9. The internal roads shall be suitably designed to cater for the largest vehicle expected 

to access the development and the cul-de-sac shall ensure that a commercial vehicle 

(up to a PBS Level 2A vehicle) can undertake a full U-turn manoeuvre should site 

access not be possible (as shown on MFY Figure 1 in correspondence dated 17 

November 2023). 

 

10. Any noise attenuation installed at the Port Wakefield Road/Daniel Avenue junction 

shall be fully contained within the site of the development (or a dedicated reserve 

strip) and not installed on road reserve under the care, control and management of the 

Commissioner of Highways. 

 



ITEM 8.1.2   

Page 248 City of Salisbury 

Council Assessment Panel Agenda - 27 February 2024 

 I
te

m
 8

.1
.2

  

11. A final stormwater management plan shall be developed in conjunction with DIT and 

be in accordance with DIT Master Specification RD-DK-D1 Road Drainage Design 

and other relevant guidelines. The point/s of discharge shall be confirmed and the pre 

and post development peak discharge to any DIT infrastructure is to be confirmed 

during detailed design. All drainage infrastructure is to be to the satisfaction of 

Council and DIT. 

 

12. Stormwater run-off shall be collected on-site and discharged without impacting the 

adjacent roads. Any alterations to the road drainage infrastructure required to facilitate 

this shall be at the applicant’s expense. 

Planning Conditions – Native Vegetation Council 

 

13. Prior to any clearance of native vegetation, the Native Vegetation Council must 

provide written confirmation that the Significant Environmental Benefit requirements 

under the Native Vegetation Act 1991 have been satisfied. 

 

14. Stockpiled materials, including cleared vegetation and excavated soil is not to be 

placed on top of native understorey outside the approved area. 

 

15. Construction vehicles, equipment or materials are not to be stored or placed on top of 

native vegetation outside the approved clearance area. 

 

 

Advice Notes - Council 

 

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). 

 

Planning Consent Valid for 2 Years 

Land Division Consent, 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 owner’s 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 developer’s/owner’s responsibility to ensure that damage does not occur to 

verge infrastructure during construction. Council regularly inspects the condition of 

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

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

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

 

Fences Act 

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

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

boundary fencing or boundary retaining walls, pursuant to the Fences Act 1975. To find out 

more, please visit: https://lsc.sa.gov.au/resources/fencesandthelawbooklet.pdf 

 

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  
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• 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. 

 

 

Advice Notes – DIT 

 

• The subject land abuts Port Wakefield Road that was proclaimed as a controlled 

access road on 13 July 1968. Subject to development approval, the department will 

amend its records to formalise the new road connection to Port Wakefield Road. 

• The Department is currently undertaking a planning study for Elder Smith Road that 

includes consideration of the extension of Elder Smith Road to Port Wakefield Road. 

It is recommended that the applicant liaise with the Department prior to lodging for 

Section 138 certificates for Allotments 19-22 to determine whether any modifications 

to these allotments will be required as a result of the planning study. 

• Approval will need to be sought from the National Heavy Vehicle Regulator prior to 

PBS Level 2A vehicles utilising the new roads in this land division. 

 

Liaison with Asset Owners 

 

The Applicant is responsible for all costs, administration and processes associated with 

relocation of affected public infrastructure, including, but not limited to; electricity stobie 

poles; utility pits; traffic barriers; street signage etc. 

 

Native Vegetation 

The clearance of native vegetation must be undertaken in accordance with the approval of the 

Native Vegetation Council under the Native Vegetation Act 1991 as set out in Decision 

Notification 2023/3169/361. 

 

Telecommunications Act 

 

Under Part 20A of the Telecommunications Act 1997 (Cth), developers are required to install 

fibre-ready facilities (e.g. pit and pipe) in their developments, unless the development 

qualifies for an exemption. Developers can face penalties if they sell or lease building lots or 

units in new developments without fibre-ready facilities installed. 

  

Under the Commonwealth’s Telecommunications in New Developments Policy, developers 

are also expected to contract a telecommunications carrier (being any statutory infrastructure 

provider (SIP) or NBN Co as the default SIP) to provide services in their development. 

Carriers should install fixed-line network infrastructure in new developments, unless that is 

not commercially feasible, in which case they should use fixed-wireless or satellite 

technologies.  

  

Further details of these requirements can be found at: 

www.infrastructure.gov.au/department/media/publications/telecommunications-new-

developments 

  

http://www.epa.sa.gov.au/
http://www.infrastructure.gov.au/department/media/publications/telecommunications-new-developments
http://www.infrastructure.gov.au/department/media/publications/telecommunications-new-developments
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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 on the Land and Representations  

3. Applicant's Response to Representations  

4. Agency Referral Response  

5. Extract of Planning and Design Code  

6. Land Division Consent Requirements (Draft)   
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Phase Split
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PHASING SUMMARY DELAY (CONTROL) & LEVEL OF SERVICE INPUT VOLUMES
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INFORMATION 

ONLY 

ITEM 8.2.1 

COUNCIL ASSESSMENT PANEL   

DATE 27 February 2024  

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, Development 

Holdings Pty Ltd v City of Salisbury Assessment Panel (ERD-23-000053) - 

Development Application 23002678 

The ERD Court has overturned the decision of the Panel and approved the 

proposed development. The Panel has considered separate confidential 

advice in relation to this matter. 

Background 

The Applicant appealed against the decision of the Panel on 28 May 2023 to 

refuse the development application for the Childcare Centre ('pre-school') with 

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

Stanford Road, Salisbury Heights. The grounds for the appeal are that …Having 

regard to the circumstances and all of the provisions of the Planning and Design 

Code, the proposed development warranted planning consent. Norman 

Waterhouse Lawyers have been engaged to represent the Panel at the ERD Court.   

In addition, an application by Ms B Jenzen to be joinder to these proceedings was 

approved by the Court. 

This ERD Court hearing was held 20-22 September 2023. The Court issued its 

judgment on 1 February 2024 overturning the Panel’s decision and approving the 

development application.    

In summary, the Court found that: 

• While there is a hierarchy of Neighbourhood Zones, a pre-school is an 

appropriate land use within the Hills Neighbourhood Zone. 
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• The proposal has been designed and sited to fit into the locality. The single 

storey form / design features being complementary to the residential 

vernacular. The landscaping will obscure the car park and complement the 

setting in the streetscape. 

• The level of activity generated by the use will be consistent with general 

levels of activity on a collector road with a non-residential use. 

• Setbacks are appropriate in this residential context.  

• While the amenity will change, it will not be unreasonable as the proposal 

has appropriately addressed impacts, which are in keeping with what 

would be expected in a residential locality. 

The Panel has considered further legal advice in relation to the decision and the 

prospects of an appeal against the decision of the ERD Court to the Supreme 

Court.  This advice remains confidential at this time. 

 

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 in order for 

the applicant to appeal another development application that has been 

refused by Council.   

Background 

The Applicant appealed against the decision of the Panel to refuse the 

development application for three two storey group dwellings at 173-175 Park 

Terrace, Salisbury. 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.  

The applicant has requested a further adjournment to await the outcome of a 

development application lodged over another site within the Council area before 

determining whether to proceed to trial in this appeal.  
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 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 in order for 

the applicant to appeal another development application that has been 

refused by Council.   

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.    

 

The revised proposal (Development Application 23013692) has been submitted 

for two ancillary accommodation buildings. Having sought a legal opinion, the 

applicant was advised that the nature of development has been determined to be 

…‘Two (2) single storey group dwellings in association with four (4) existing 

single storey group dwellings’. The applicant has been requested to advise if they 

wish for Council to verify the application as two additional group dwellings. At 

this time, no response has been provided to Council on this application. 

 

The applicant has submitted another application (Development Application 

23023699) with another planning accredited authority for Two Ancillary 

Buildings. That application has now been lodged with Council for development 

approval – having obtained both planning consent and building consent from 

accredited professionals. Council staff have received legal advice and written to 

the applicant to advise that Council considers it cannot grant a development 

approval to the proposed development as it considers the planning consent to have 

been granted contrary to the Planning, Development and Infrastructure Act 2016 

per Mundy v City of West Torrens [2016] SAERDC 30.  In particular, the proposal 

comprises two (2) new group dwellings on each allotment.  The planning consent 

assessment pathway is performance assessed, not deemed-to-satisfy and the 

planning consent is not considered to have legal effect as it was not assessed or 

determined by the correct relevant authority. The development application has 

been refused and the applicant has been invited to submit a new planning 

application for this development, to the correct relevant authority. The applicant 

has appealed this decision.  
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