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City of Playford 
Council Assessment Panel Meeting 

 

AGENDA 
THURSDAY, 19 FEBRUARY 2026 AT 6:00 PM 

 

 ACKNOWLEDGEMENT OF COUNTRY 
 

We would like to acknowledge that this land we meet on today is the traditional land of the 
Kaurna people, and that we respect their spiritual relationship with their country. The City of 
Playford would also like to pay respects to Elders past, present and emerging.  

1 ATTENDANCE RECORD 
 

1.1 Present 
 

1.2 Apologies  
 

1.3 Not Present  
 

2 CONFIRMATION OF MINUTES 
 

RECOMMENDATION 
 
The Minutes of the Council Assessment Panel Meeting held 18 December 2025 be 
confirmed as a true and accurate record of proceedings.  
 

 
 

3 APPLICATIONS WITHDRAWN 
 

4 DECLARATIONS OF INTEREST  
 
 

5 APPLICATIONS FOR CONSIDERATION - PERSONS WISHING TO BE HEARD 
 

Nil  
 

6 APPLICATIONS FOR CONSIDERATION - NO PERSONS TO BE HEARD 
 

Nil  
 

7 APPLICATIONS FOR CONSIDERATION - CATEGORY 1 

7.1 25038778 - Lot 1 Prince Charles Street, Elizabeth - Construction of a four-
storey tourist accommodation building and associated car parking, retaining 
walls up to 1.2m, landscaping, advertisements and removal of four (4) regulated 
trees and three (3) significant trees (Attachments) ...................................................... 6 
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Representors: Nil 
Applicant: Emmett JV Pty Ltd 
 

7.2 DA 26002879 - Lot 144 John Rice Avenue Elizabeth South - Variation to 
Application 24042652 - External architecture, fencing and signage amendments 
to Child Care Centre (Attachments) ........................................................................ 137 

 
Representors: Nil 
Applicant: Development Holdings Pty Ltd 
 

 

8 OUTSTANDING MATTERS – APPEALS AND DEFERRED ITEMS 
 

Nil  
 

9 OTHER BUSINESS 

9.1 STAFF REPORTS  

Matters to be considered by the Committee Only 

Matters delegated to the Committee 

9.1.1 Review of Delegations by the Council Assessment Panel (Attachment) .................. 213  
 

10 CONFIDENTIAL MATTERS  

OUTSTANDING MATTERS – APPEALS AND DEFERRED ITEMS 

10.1 Change of land use to a transport distribution facility for the purpose of 
supporting primary production, comprising a warehouse, heavy vehicle parking 
of up to 8 vehicles, car parking, detention basin, fencing and landscaping. 
(Attachments) ......................................................................................................... 227  

11 POLICY DISCUSSION FORUM 
 

Nil  
 

12 CLOSURE 
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7.1 25038778 - LOT 1 PRINCE CHARLES STREET, ELIZABETH - CONSTRUCTION 
OF A FOUR-STOREY TOURIST ACCOMMODATION BUILDING AND 
ASSOCIATED CAR PARKING, RETAINING WALLS UP TO 1.2M, 
LANDSCAPING, ADVERTISEMENTS AND REMOVAL OF FOUR (4) 
REGULATED TREES AND THREE (3) SIGNIFICANT TREES 

 
 
 

Author: Oliver Luke 

Proposal: Construction of a four-storey tourist accommodation building 
and associated car parking, retaining walls up to 1.2m, 
landscaping, advertisements and removal of four (4) Regulated 
and three (3) Significant trees 

Development Number: 25038778 

Date of Lodgement: 5 December 2025 

Owner: City of Playford 

Applicant: Emmett JV Pty Ltd C/- Future Urban 

Location: Lot 1 Prince Charles Street ELIZABETH SA 5112 

Zone: Urban Activity Centre  

Classification: Code Assessed – Performance Assessed 

Public Notification 
Category: 

No 

Representation 
Received: 

Not applicable 

Request for Additional 
Information Made? 

Yes 

Recommendation: To Grant Planning Consent 

 
  

Attachments: 

 

1⇩.  Planning Statement 
2⇩.  Architectural Drawings 

3⇩.  Traffic Report 
4⇩.  Waste Management Plan 
5⇩.  Stormwater Management Report 

6⇩.  Arboricultural Report 
 
 

 
 
1. The Subject Land 

The subject land, commonly identified as Lot 1 Prince Charles Street, Elizabeth, is a 
single allotment, more formally identified as Allotment 1 on Deposited Plan 135288, 
within Certificate of Title Volume 6306 Folio 573.  

The subject land is largely rectangular shaped with primary frontage to Prince Charles 
Street of 84.5m to the west.  
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The allotment also possesses effective frontage to Main North Road to the east of 86m 
and Prince Charles Street to the north of 32m, despite being separated from these roads 
by a reserve containing a shared-use path. The subject land possesses a total site area 
of 2,398m2 and is wholly contained within the Urban Activity Centre Zone of the Planning 
and Design Code (the Code). 

The subject land is currently utilised as a car park, with sealed, formal, line-marked 
parking on the southern third of the site; and unsealed, informal parking on the northern 
two thirds. Vegetation, largely in the form of established native species, is interspersed 
throughout the site. 

No Land Management Agreements or encumbrances are registered on the Certificate of 
Title, however, an easement in favour to the Minister for Infrastructure and Transport 
dissects the north-eastern corner of the allotment. 

 

Figure 1 – Subject land identified in red 
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Figure 2 – North-western corner of subject land (looking approx. south-east) 

 

Figure 3 – North-eastern corner of subject land (looking approx. south-west) 
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2. The Locality 

The locality comprises a large range of retail, commercial, community and government 
uses within the Elizabeth ‘central business district’. Generally, to the west of the subject 
land, the Elizabeth City Centre shopping complex, operated by Vicinity Centres, 
predominates, including the associated substantial car parking areas. In addition to this 
complex, the City of Playford Civic Centre, Shedley Theatre and Grenville Community 
Hub are located immediately adjacent Prince Charles Street. Several further community 
and government land uses are located to the north of the site including a healthcare 
facility, magistrates court and the Elizabeth Police Station. Land to the east of the 
subject land, separated by Main North Road, is generally occupied by Fremont Park, a 
regional open space asset comprising play equipment, open spaces, walking paths and 
established vegetation. 

 
2.1 Locality Plan 

 
 

Figure 4 – Subject land identified in red, locality indicated in yellow 

 
2.2 Zoning 

The subject land is located wholly within the Urban Activity Centre Zone as 
identified in the Code. In addition, the following Overlays and Technical and 
Numerical Variations (TNVs) apply: 
 

Overlays 
 

• Traffic Generating Development 
 

• Advertising Near Signalised Intersections 
 

• Building Near Airfields 
 

• Defence Aviation Area (all structures over 15m) 
 

• Future Road Widening 
 

• Hazards (Flooding – General) 
 

• Major Urban Transport Routes 
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• Prescribed Wells Area 
 

• Regulated and Significant Tree 
 

TNVs 

• Concept Plan 81 (Edinburgh Defence Airfield Lighting Constraints) 

 
 

2.3 Zone Map 

 
 

Figure 5 – Subject land within the Urban Activity Centre Zone with proximity to the 
Recreation Zone. 

 
 
3. Background 

The City of Playford has long recognised the importance of the Elizabeth City Centre 
with a vision to establish a viable central business district (CBD) for the rapidly 
expanding northern suburbs. To enable this vision, Council has actively progressed the 
strategy by unlocking council-owned land to attract private and state investment. To 
date, this has supported a number of landmark developments within the Elizabeth City 
Centre precinct. The subject land is owned by the City of Playford, with Council having 
entered into a contract for its sale to facilitate this private development. 

Based on the above, Council’s Assessment Manager wrote to the Minister for Planning 
on 23 April 2024 requesting advice as to whether it would be appropriate for the State to 
call in the development pursuant to Section 94(1)(g) of the Planning, Development and 
Infrastructure Act 2016 (the PDI Act). Council has identified that its ownership of the land 
creates a perceived conflict of interest in its role as a relevant authority. 

In response, a delegate for the Minister for Planning wrote to Council administration on 7 
June 2024 advising that the Council Assessment Panel (CAP), being independent of 
Council, is well placed to appropriately consider and determine the merits of the 
proposal, in accordance with the requirements of the PDI Act and Planning, 
Development and Infrastructure (General) Regulations 2017 (PDI Regulations). 
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Whilst the Assessment Manager normally holds authority to consider development 
proposals of this nature, additional steps have been taken to ensure transparency and to 
maintain public confidence in the planning process. Given that Council is the current 
landowner and Council stands to raise revenue from the proposal, this has been 
delegated and referred to CAP for its consideration and determination 

 
 
4. The Proposal 

Future Urban, on behalf of Emmett JV Pty Ltd seek Planning Consent for a four-storey 
tourist accommodation building with associated car parking, retaining walls up to 1.2m, 
landscaping, advertisements and tree-damaging activity comprising the removal of four 
(4) regulated trees and three (3) significant trees. 
 
The building can be broken into two (2) distinct areas. The ground floor, comprising the 
main entrance lobby and reception, a conference room with store, a guest laundry, 
bathroom amenities, a business lounge, a gymnasium, outdoor BBQ areas and back of 
house facilities. The remaining levels (level 1 to 3) each comprise ten (10) two-bedroom, 
two-bathroom rooms, one (1) two-bedroom, two-bathroom accessible room, seven (7) 
studio rooms and a housekeeping/storage room. 
 
External to the tourist accommodation building, secure vehicle parking for guests and 
staff is located on the northern two thirds of the site. A loading dock/bin storage and 
service area is located immediately adjacent the secure parking area and back-of-house 
areas. Landscaped areas and the main pedestrian access to the tourist accommodation 
building are located on the south-western side of the development, adjacent Prince 
Charles Street. Vehicular access is obtained exclusively via a two-way ingress/egress on 
Prince Charles Street. 
 
Advertising signage affixed to the western, southern and northern elevations of the 
building displaying the name of the operator/tenant. This signage is to be internally 
illuminated. 
 
Development works to accommodate the proposed tourist accommodation building 
includes retaining walls up to 1.2m and tree-damaging activity, removing four (4) 
regulated trees and three (3) significant trees. 
 

 
5. Procedural Matters 

5.1 Classification 

The proposed development involves the construction of a tourist accommodation facility 
along with tree-damaging activity and retaining walls. These elements are considered to 
align with the relevant definitions as detailed in Part 7 of the Code. 
 
These elements, (tourist accommodation facility, tree-damaging activity and retaining 
walls) are not classified as ‘Accepted’, ‘Deemed-to-satisfy’ or ‘Restricted’ development 
within the relevant tables of the Urban Activity Centre Zone. On this basis, the proposed 
development follows a ‘Code Assessed – Performance Assessed’ development 
assessment pathway pursuant to Section 105(b) and Section 107 of the PDI Act.  
 
This requires an ‘on-merit’ assessment against all relevant provisions of the Code. 
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5.2 Public Notification 

All classes of performance assessed development require public notification unless, 
pursuant to Section 107(6) of the PDI Act, the class of development is excluded from 
notification by the Code in Table 5 – Procedural Matters (PM) – Notification, within the 
relevant Zone. 
 
Table 5 of the Urban Activity Centre Zone includes references to land uses and 
development which are exempt from Public Notification. In this instance, Retaining Walls 
and Tree-damaging Activity are both exempt from notification with no exceptions. 
 
Tourist Accommodation is not expressly listed in Table 5 as a form of development 
which is excluded from public notification. Notwithstanding this, clause 2 within Table 5 
states the following: 
 

Class of Development (Column A) Exceptions (Column B) 

(2)  Any kind of development where the 
site of the development is not 
adjacent to a site (or land) used for 
residential purposes in a 
neighbourhood-type zone. 

Except any of the following: 
 
1. The demolition (or partial demolition) of 

a State or Local Heritage Place (other 
than an excluded building) 
 

2. The demolition (or partial demolition) of 
a building in a Historic Area Overlay 
(other than an excluded building) 

 

 
On the basis that the subject land is not adjacent to a site (or land) used for residential 
purposes in a neighbourhood-type zone, the tourist accommodation element is also 
excluded from public notification. 

 
5.3 Statutory Referrals 

Pursuant to the PDI Regulations, specifically Schedule 9(3)(4) Future Road Widening 
and Schedule 9(3)(21) Advertising Near Signalised Intersections, statutory referrals were 
issued to the Commissioner of Highways relative to the two associated overlays. 
 
Following an assessment of the development by department staff, the Commissioner of 
Highways has no objection to the proposal subject to several conditions and advisory 
notes. 
 
5.4 Internal Referrals 

Internal referrals to Council’s technical staff were undertaken to review traffic 
management, car parking, access and stormwater management. 

Council’s Traffic Engineer was largely satisfied with the development and has accepted 
justification behind commercial vehicle movements for waste collection and deliveries. 
Vehicular access to the site exclusively from Prince Charles Street is a good outcome 
and provides separation from the high-volume traffic on Main North Road. Simultaneous 
in and out vehicle movements will be accommodated, ensuring minimal disruption to the 
local road network. 

Clarity was sought regarding the proposed crossover and how it will interact with the 
kerb ramps noted on either side. Achieving appropriate grades for both the ramp 
landings and the carriageway in accordance with Australian Standard 1428.1 is 
important to maintain pedestrian safety, access and to ensure that vehicles do not 
bottom or scrape when entering/exiting the site.  
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The applicant has provided additional documentation confirming levels across the invert 
and ramps satisfy access requirements for both pedestrians and vehicles. 

Council’s Land Development Engineer reviewed the stormwater management plans and 
report provided and raised no objection to the proposal as presented. Clarity was sought 
regarding connection into ouncils existing stormwater infrastructure within Prince Charles 
Street, ensuring minimum pipe diameter/orifice requirements are met. The applicant has 
subsequently confirmed that these outlet pipes are to be 375mm reinforced concrete per 
requirements. 
 
 

6. Key Issues 

The following matters are considered pertinent in reaching a recommendation for the 
proposal: 
 

• Whether the proposed tourist accommodation building is an appropriate form of 
development within the Urban Activity Centre Zone. 
 

• Whether the proposed development will create any adverse visual or amenity 
impacts or conflicts between existing and/or contemplated land uses. 
 

• Whether the proposed tourist accommodation building displays high quality 
architectural design and appearance. 
 

• Whether the development will create adverse traffic impacts on the existing road 
network in the locality. 

 
 
7. Planning Assessment 

7.1 Urban Activity Centre Zone – Desired Outcomes & Land Use 

Desired Outcome (DO) 1 and DO 2 of the Urban Activity Centre Zone seek for cohesive 
and legible environments which support a broad spectrum of regional level business, 
shopping, entertainment and recreational facilities that cater for large numbers of people 
and events over extended hours. Business, shopping and entertainment areas should be 
well integrated with transport networks, community infrastructure and should be designed 
to enhance the quality of the public realm.  
 
Urban Activity Centre Zone Performance Outcome (PO) 1.1 states: 
 

Shops, offices, entertainment, health, education and recreation related uses and other 
businesses that provide a comprehensive range of goods and services to the region. 

 
This PO is informed by the associated Designated Performance Feature (DPF) 1.1 which 
seeks that:  
 

Development comprises of one (1) or more of the following:  
 
(ac) Tourist accommodation 

 
Further to this, PO 1.2 seeks that facilities within the centre are sited and designed with a 
view to promote after-hours use, reinforcing the centre as the focus of social activity. 
 
Urban Activity Centre Zone Performance Outcome (PO) 1.2 states: 
 

Facilities within the centre sited and designed with a view to promoting after-hours use 
to reinforce the centre as the focus of social activity. 
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The proposed tourist accommodation facility is considered to be an appropriate land use 
within the Urban Activity Centre Zone, with an intensity and scale consistent with the 
desired outcomes. It is noted that land uses in the immediate and intermediate locality 
cater for shopping, entertainment and recreational facilities. Noting the activity centre 
currently lacks accommodation options to activate the area for ‘extended hours’. 
 
Whilst the Urban Activity Centre Zone will benefit from the introduction of the tourist 
accommodation facility, it is considered that the tourist accommodation facility will also 
benefit from its placement within the centre. The proximity to various services, activities 
and public transport nodes are essential in this regard. Given the mutual benefit of the 
tourist accommodation facility within the Urban Activity Centre Zone, the land use as 
proposed is considered to align with the land use intent of the Zone. 
 
7.2 Urban Activity Centre Zone – Built Form & Character 

Urban Activity Centre Zone DO 2 seeks: 

Primary business, shopping and entertaining areas are integrated with public transport 
facilities, pedestrian and cycling networks, and community transport infrastructure, and 
designed to enhance the quality of the public realm. 

DO 2 of the Zone speaks to enhancing the quality of the public realm which is further 
detailed in several POs. These POs are intended to promote development which 
achieves a high standard of contemporary, cohesive and coordinated architectural 
design. 

Urban Activity Centre Zone PO 2.1 seeks: 

Development throughout the zone that integrates with existing development through 
building scale, connections and complementary land uses. 

The proposed tourist accommodation is considered to integrate with its setting amongst 
the existing Council Civic Centre and the multi-storey Windsor car park building which is 
situated to the south of the subject land on the corner of Main North Road and Philip 
Highway. It is noted that a mixed-use development is currently under construction 
between the subject land and Windsor car park. This development is to comprise eight 
(8) building levels, reaching a maximum height of 32.84m above natural ground. In 
context, the proposed tourist accommodation along with the mixed-use development and 
the multi-storey car park maintain complementary commercial scale. All of these 
examples gain access exclusively via Prince Charles Street and as such, integrated 
connection is achieved. 

Urban Activity Centre Zone PO 2.2 seeks: 

Development integrated with existing or planned public or community transport 
interchanges and networks to support pedestrian access to activity centre facilities and 
services. 

Elizabeth City Centre is a well-established activity centre with readily accessible 
transport options including metro buses, the Gawler railway line and arterial roads such 
as Main North Road and Philip Highway. 

Urban Activity Centre Zone PO 2.3 seeks: 

Buildings are sited and designed to create pedestrian, vehicular, open space and visual 
linkages between the various built-form elements within the zone and adjoining main 
roads and thoroughfares. 
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Urban Activity Centre Zone PO 2.4 seeks: 

Vehicular access points and car parks are coordinated and consolidated to enable the 
shared use of parking spaces. 

As per PO 2.3 and 2.4, on both accounts, the proposed development satisfies the intent 
of the Code. Pedestrian and vehicular access to the tourist accommodation facility is 
located on the western side. Pedestrian access in this location ensures easy connection 
to the wider activity centre is achieved. Vehicular access in this location provides safe 
and convenient movements away from the high-frequency traffic on Main North Road. 

Urban Activity Centre Zone PO 2.6 seeks: 

Buildings and facilities are sited and designed to provide an active frontage to the 
public realm, contributing to streetscapes and spaces that encourage social interaction. 

Whilst it is considered the development is appropriately sited to provide an active 
frontage, the design is considered to fall short of the POs intent. Ground floor vehicle 
parking and circulation areas aside, the western façade does little to promote and 
encourage social interaction and activate the public realm. Opportunity to integrate the 
main entry point with the surrounds and streetscape has been missed, with the 
development only displaying a canopy to entry in order to highlight its existence. Further, 
limited architectural detail is included to this façade, with no depth and limited glazing to 
provide articulation.   

7.3 Urban Activity Centre Zone – Building Height & Setbacks 

Given no TNV applies to the subject land guiding building height, the Code seeks that 
development is generally medium rise, with the highest intensity of built form at the 
centre of the Zone and lower scale development toward the peripheries. Part 8 of the 
Code defines medium rise in relation to development as three (3) to six (6) building 
levels.  

The proposed development, displaying four (4) building levels to a maximum height 
above natural ground of 17.7m, is considered to generally align with the intent of the PO. 
Whilst it is noted that the development is toward the periphery of the Zone, 
corresponding development in the immediate locality is of equal or greater height. In 
context, the building height aligns with Code requirements. 

No specific building setback requirements are noted within the Urban Activity Centre 
Zone. In that the development does not share any boundaries with residential type uses, 
the setbacks proposed, which are all proximate to site boundaries, are considered 
appropriate. 

7.4 Urban Activity Centre Zone – Advertisements 

The proposed development includes three (3) advertisements. One is affixed to the west 
elevation of the building and carries dimensions of approx. 1.1m wide and 5.2m high. 
The second advertisement is located on the southern elevation of the building and 
carries approximate dimensions of 5.2m wide by 1.1m high. The third, on the northern 
elevation, carries identical dimensions to the advertisement on the southern elevation. 

Urban Activity Centre Zone PO 5.1 seeks: 

Advertisements are sited and designed to achieve an overall consistency and 
appearance along individual street frontages. 
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Signage on the northern and southern elevations of the development will be visible when 
approaching the subject land on Main North Road from either direction. This signage is 
corporate in nature and displays the name of the hotel operator ‘Quest’.  

The advertisement on the western façade will be visible when approaching the main 
access points of the tourist accommodation. In context, the advertisements proposed 
align with the requirements of the Zone. 

Further consideration of the advertising is undertaken under the General Development 
Policies section of this report, see section 8.1 and 9.1. 

7.5 Urban Activity Centre Zone – Vehicle Parking 

The proposed development comprises largely under-croft type vehicle parking areas, 
albeit, at grade with natural ground level.  

Urban Activity Centre Zone PO 6.1 seeks: 

Vehicle parking areas are sited and designed to minimise visual dominance when 
viewed from the public realm. 

The visual prominence of the vehicle parking areas is reduced through landscaping to 
the perimeters of the subject land. Although indicative on current plans, a reserved 
matter has been proposed, requiring the applicant to provide a detailed landscaping 
plan. Further discussion regarding the provision of vehicle parking is undertaken in 
Section 9.6 of this report. 
 
 

8. Planning Assessment – Overlays 

8.1 Advertising Near Signalised Intersections 

As discussed previously (section 7.4), the proposed development includes three 
internally illuminated signs, two of which are visible from Main North Road and are 
located on the northern and southern elevations of the building the third sign is located 
on the western elevation and is not visible from Main North Road. Through careful 
consideration of the signage location relative to the nearest adjoining signalised 
intersection, it is considered that no unreasonable distraction to road users will occur. 
The signage proposed does not move, flash or change displays and therefore, is 
considered to meet PO 1.1 of the Overlay. 

Advertising Near Signalised Intersections Overlay PO 1.1 seeks: 

Advertising near signalised intersections does not cause unreasonable distraction to 
road users through illumination, flashing lights, or moving or changing displays or 
messages. 

In addition to the above, the proposal was referred to the Commissioner of Highways 
pursuant to Schedule 9(3)(21) of the PDI Regulations given the proposed development 
includes internally illuminated advertising within 100m of a signalised pedestrian 
crossing. The Commissioner fo Highways (or their delegate) has no objection to the 
proposed development subject to three conditions relating to the use of LED lighting and 
the intensification of the illumination (cd/m2). Conditions imposed by the Commissioner 
of Highways can be found within the recommendations at the end of this report.  
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8.2 Future Road Widening 

A small portion of the subject land is dissected by the 6m consent area associated with 
Future Road widening requirements. Encroachment of the 6m consent area is in the 
order of approximately 2.7m at the widest point. This is identified in Figure 6.  

In the context of the Future Road Widening Overlay PO 1.1 requires 

Development does not compromise or is located and designed to minimise its impact 
on future road widening requirements.  

The proposed tourist accommodation building stands to encroach into this 6m consent 
area and on this basis, the development was formally referred to the Commissioner of 
Highways pursuant to Schedule 9(3)(4) of the PDI Regulations. No objection to the 
proposed development was raised subject to several conditions relating to site access, 
vehicle parking, impact to infrastructure and stormwater management.  

Further, advisory notes have been recommended relating to the applicant’s obligations 
under the Metropolitan Adelaide Road Widening Plan Act 1972; and traffic management 
implications during construction. 

 

Figure 6 – C-Type Requirement (green) and 6m Consent Area (yellow) of the Future Road 
Widening Overlay (SAPPA) 

8.3 Major Urban Transport Routes 

Although the proposed development is located adjacent to a major urban transport route 
in Main North Road, vehicle access to the site is obtained exclusively via Prince Charles 
Street on the western side of the development. PO 1.1 of the Overlay seeks the 
following:  

Access is designed to allow safe entry and exit to and from a site to meet the needs of 
development and minimise traffic flow interference associated with access movements 
along adjacent State Maintained Roads 
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Traffic modelling provided by the applicant, prepared by a suitably qualified traffic 
engineer, indicates that the proposed development will generate approximately 22 trips 
during the pm peak hour. This volume is considered low and would be readily 
accommodated within the existing local road network. These vehicle movements will 
subsequently be absorbed by the major urban transport route with negligible impact.  

Given the negligible impacts, any changes to the nature of vehicular movements and/or 
increase in the number or frequency of movements via the existing access (Prince 
George Street) are considered minor. Therefore, it was considered that it did not 
necessitate referral pursuant to the Class of Development, Part (c), within the Procedural 
Matters – Referrals provisions of the Overlay. 

8.4 Regulated and Significant Trees 

The Regulated and Significant Tree Overlay seeks to conserve established trees to 
provide aesthetic and environmental benefits, and to mitigate tree loss (DO 1). To this 
end, PO 1.1 states: 

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 species  

And/or 

(c) Provide an important habitat for native fauna 

 
Further, Regulated and Significant Tree Overlay PO 1.2 seeks: 

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 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. 

All trees on the subject land are proposed to be removed to accommodate the 
development. Of note, four (4) of these trees are regulated and three (3) of these trees 
are significant. The break-down of these trees can be found in the below table and are 
identified in Figure 7. 
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Tree Number Species Circumference Legislative status 

1 Spotted Gum 1.32m Regulated 

2 Spotted Gum 1.06m Regulated 

3 Spotted Gum 1m Regulated 

4 Spotted Gum 1.44m Regulated 

5 Queensland Bottle Tree 2.23m Significant 

6 Queensland Bottle Tree 2.04m Significant 

10 Small Leaved Fig 3.1m Significant 

 

 

Figure 7 – Mark-up of regulated (yellow) and significant (red) trees proposed for removal 

The four (4) regulated Spotted Gums are considered to warrant removal in context as 
they are not considered to make an important visual contribution to local character and 
amenity. There are three (3) significant River Red Gums located to the immediate south 
of the subject land along with substantial vegetation within Fremont Park dominating the 
character of the area and contributing to local amenity. Spotted Gums (Corymbia 
maculata) are not indigenous to the local area, rather the east coast of Australia, and are 
not a rare or endangered species per the National Parks and Wildlife Act 1972. Upon 
site inspection on various occasions, native fauna was not seen to utilise these trees for 
habitat. 
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Of the three (3) significant trees proposed to be removed, two (2) are Queensland Bottle 
Trees. As their name suggests, form of these trees is unique in that the primary trunk 
possesses a bulbous shape. In this context and with reference to Planning Legislation, 
these trees regularly achieve regulated or significant tree status. Notwithstanding this, 
the two (2) Bottle Trees in question are not considered to meet the retention criteria as 
listed in PO 1.2 in that their visual contribution to the local area is limited, they are not 
indigenous to the local area or listed as rare or endangered species per the National 
Parks and Wildlife Act 1972, are not part of a wildlife corridor, are not considered 
important to the maintenance of biodiversity in the local environment nor do they form a 
notable visual element to the landscape of the local area. 

Additionally, Regulated and Significant Tree Overlay PO 1.4 seeks: 

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 1.4 seeks that tree damaging activity in connection with other development (i.e. the 
construction of tourist accommodation), is only undertaken where it accommodates the 
reasonable development of the land in accordance with relevant Zone policy and that all 
reasonable development options and design solutions have been considered. In the 
context of the subject land and the position of all protected trees, the reasonable 
development of the site would not be possible. The Urban Activity Centre Zone 
specifically calls out tourist accommodation as a contemplated form of development, 
and, additional policy considered, the scale of this development is appropriate. 

To offset the loss of these trees, the applicant has agreed to replant on site with final 
location of these tree to be confirmed as part of the reserved matter and provisions of a 
landscaping plan. To reflect this position, a condition of approval which reinforces this 
requirement will be included within the recommendation should CAP determine to grant 
Planning Consent for the proposal (see Section 11 Recommendation).   

If all required replacement trees are not able to be replanted on site within the updated 
landscaping plan, the applicant has agreed to pay into Council’s Urban Tree Fund. This 
fund ensures that contributions are allocated for future tree planting initiatives and 
establish areas of quality landscaping and vegetation within the City of Playford. This 
can be addressed through the resolution of the reserved matter. 
 
 

9. General Development Policies 

9.1 Advertisements 

General development policies relating to advertisements seek to ensure that they are 
appropriate to context, efficient in communicating their purpose with the public and 
limited in number to avoid the appearance of clutter. To this end, a number of policies 
guide how advertisements should be implemented. 

Advertisement PO 1.1 seeks 

Advertisements are compatible and integrated with the design of the building and/or 
land they are located on. 



Council Assessment Panel Agenda 21 19 Feb 2026 
 

 

Advertisement PO 2.1 seeks 

Proliferation of advertisements is minimised to avoid visual clutter and untidiness. 

Advertising signage associated with the tourist accommodation is compatible and 
integrated with the proposed tourist accommodation, displaying a scale which is suitable 
in context and content which directly relates to the land use.  

One (1) advertising display is situated on each of the building façade, except for the 
eastern façade and as such, the ‘proliferation of advertisements is minimised to avoid 
visual clutter and untidiness’, per PO 2.1. 

As discussed within this report, advertising has been reviewed by the Commissioner of 
Highways to ensure the safety of road users is maintained. PO 5.2, 5.4 and 5.6 all speak 
to this, further seeking advertising to limit excessive illumination, distraction for passing 
motorists and ensuring advertising adjacent signalised intersections is not unreasonable. 

Advertisement PO 5.2 seeks 

Advertisements and/or advertising hoardings do not distract or create a hazard to 
drivers through excessive illumination. 

Advertisement PO 5.4 seeks 

Advertisements and/or advertising hoardings do not create a hazard by distracting 
drivers from the primary driving task at a location where the demands on driver 
concentration are high. 

Advertisement PO 5.6 seeks 

Advertising near signalised intersections does not cause unreasonable distraction to 
road users through illumination, flashing lights, or moving or changing displays or 
messages. 

9.2 Design in Urban Areas 

The Design in Urban Areas section of the Code contains a suite of development policies 
which seek to guide contextual, durable, inclusive and sustainable development. Of 
importance, response to a building’s surrounds ensures thoughtful design which 
positively contributes to the character of the locality. High-quality built form, particularly in 
highly visible and trafficked areas, provides context and setting for the immediate 
surrounds and should therefore be closely considered. Development should be fit for 
purpose, adaptable and constructed to ensure it is long lasting. Development should be 
well integrated with the public realm to optimise pedestrian usability and to provide 
equitable access to all users. 

In accordance with PO 12.1, 12.2 and 12.3 in the Design in Urban Areas Module, it 
states: 

Design in Urban Areas PO 12.1 

Buildings positively contribute to the character of the local area by responding to local 
context. 

Design in Urban Areas PO 12.2  

Architectural detail at street level and a mixture of materials at lower building levels 
near the public interface are provided to reinforce a human scale. 

Design in Urban Areas PO 12.3  
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Buildings are designed to reduce visual mass by breaking up building elevations into 
distinct elements. 

The proposed development is of basic design and appearance, displaying rectilinear 
form with straight, boxy edges and little articulation outside of balconies to the eastern 
and western elevations. Solid-to-void ratio is limited and although all rooms possess 
either a window and/or a sliding door to a balcony, the building facades are largely made 
up of rendered precast panels on a single plane. The northern and southern elevations 
of the building are monochromatic and comprise only three fixed windows (one to each 
floor) and operator signage. It is noted that the eastern and western elevations display 
some variation in colour palette and materiality.  

The abovementioned POs seeks for a mixture of materials, particularly at ground level, 
and distinct building elements to reduce visual mass, the proposed building is not 
considered to satisfy these policies. 

As mentioned, the Code seeks for architectural detail at street level, particularly near 
public interface areas, in order to reinforce a human scale.  

These interfaces should be designed to provide attractive, high-quality and pedestrian 
friendly street frontages. Whilst indicative landscaping seeks to funnel pedestrians 
toward the building entrance/lobby, the street presence of the ground floor, particularly 
as it relates to human scale and interface, is lacking. 

Development which displays interface with the public realm; in this instance, the ground 
floor lobby/lounge/reception area associated with the tourist accommodation, should 
comprise direct access from public street frontage and vehicle parking areas whilst also 
maximising opportunities for passive surveillance, particularly at nighttime (PO 2.4 and 
2.5 Design in Urban Areas).  

Design in Urban Areas PO 2.4  

Development at street level is designed to maximise opportunities for passive 
surveillance of the adjacent public realm. 

Design in Urban Areas PO 2.5  

Common areas and entry points of buildings (such as the foyer areas of residential 
buildings) and non-residential land uses at street level, maximise passive surveillance 
from the public realm to the inside of the building at night. 

The proposed development, although displaying direct pedestrian access from the car 
parking areas and the public realm via Prince Charles Street, is lacking in the provision 
of passive surveillance. Several windows on the western façade exist, however, given 
the context of the commercial building, opportunity to increase this visual permeability 
has been missed. 

Despite the limited passive surveillance opportunities from the ground floor, surveillance 
to the public realm is maintained with all rooms displaying windows of approx. 2.5m2 

and/or balconies of approx. 4.5m2. These windows and balconies display clear lines of 
sight to the public realm, specifically over Main North Road to the east and Prince 
Charles Street to the west. 

Waste management, service and loading areas are well ventilated and appropriately 
sited to minimise visual impact. The service area is largely screened from public view by 
both the bulk of the building and the implementation of timber look batten fencing to the 
eastern façade. Whilst the Code seeks that waste collection vehicles can enter and exit 
the site in a forward direction, the proposed development cannot accommodate this. 
Waste collection vehicles are required to reverse into the site from the adjacent car park 
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aisle. This arrangement has been reviewed and deemed acceptable given the low-speed 
environment in which it will occur. 

Car parking areas on the ground floor generally accord with design policies. Given the 
earthworks required, the car parking areas will be set down approx. 1.2m from natural 
ground on the eastern side of the development site.  

On this basis, views of the car parking areas from Main North Road will be largely 
obscured. Car parking areas visible on the western side of the development are adjacent 
to existing car parking areas associated with the City of Playford Civic Centre. On this 
basis, the visual impact of this car parking area is not unreasonable in context. 

9.3 Interface Between Land Uses 

A suite of policies are contained within the General Development Policies which relate 
specifically to land use interface, suitability and mitigation of unreasonable impacts. The 
subject site is suitably placed to house the proposed development in that no sensitive 
receivers are proximate to the development to be impacted or to impact the tourist 
accommodation.  

Overshadowing associated with the 4-storey development will have no adverse impacts 
upon adjacent land uses (PO 3.1, 3.2 and 3.3 Interface Between Land Uses Module) 
with land to the immediate east, west and south of the site containing road networks and 
open space areas. 

External lighting associated with the development is yet to be determined, however, 
consistent with all developments, lighting and illumination is to be designed to conform 
with Australian Standards AS 4282-1997 ‘Control of the obtrusive effects of outdoor 
lighting’. 

In accordance with PO 6.1 of Interface Between Land Uses Module states: 

External lighting is positioned and designed to not cause unreasonable light spill impact 
on adjacent sensitive receivers (or lawfully approved sensitive receivers). 

The lighting for the purposes of security and use of car park at nighttime, will be directed 
downwards into the subject site noting a large portion of the onsite car parking is 
contained under the building footprint. 

On balance, the proposed development is not considered to prejudice existing or 
expected land uses in the immediate locality and is suitably separated from the nearest 
neighbourhood-type zone. 

9.4 Site Contamination 

Site Contamination PO 1.1 seeks: 

Ensure land is suitable for use when land use changes to a more sensitive use.  

The subject land, currently used as a vehicle parking area, is considered to be changing 
to a more sensitive use (tourist accommodation) per Practice Direction 14. On this basis, 
a preliminary site investigation (PSI) was undertaken with reporting provided. This 
reporting was accompanied by a Site Contamination Declaration form. Potentially 
contaminating activity is not known to have occurred on the site or on adjacent land. On 
this basis, it is considered that the subject land is suitable for the intended use without 
any specific site remediation.  
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9.5 Stormwater Management 

The proposal includes a stormwater management report with associated calculations 
and plans prepared by Tesseract International Consulting Engineers (Attachment 5). The 
intent of the stormwater management report is to demonstrate the suitability of the 
development on the subject land and to ensure appropriate management of stormwater, 
whilst not impacting upon adjoining land and public infrastructure.  

The proposed development displays a finished floor level of 33.000m Australian Height 
Datum (AHD), reflecting in excess of 300mm above the carpark adjacent to the site. 
Ponding depth associated with stormwater management is 32.95AHD, 50mm below the 
proposed finished floor level. 

The stormwater management system includes two discharge locations, one restricted 
runoff from the car park and portion of the roof are to be discharged to the stormwater 
connection point (within an existing stormwater pit); whilst the remaining roof runoff is to 
be diverted to 4 x 7,000L detention tanks prior to discharge to the second stormwater 
connection point. 

One outlet point is proposed connecting the two discharge points to the stormwater 
connection point in Prince Charles Street. 

Pollution control devices are proposed to ensure that stormwater discharge meets water 
quality targets. All grated inlets are to contain these devices whilst pavement runoff will 
also be treated by a device prior to discharge in the stormwater connection point. MUSIC 
modelling has been undertaken to ensure the devices proposed will satisfactorily treat 
stormwater. 

Stormwater detail has been reviewed by Council’s Land Development Officer who is 
comfortable with the built form and the stormwater strategy. 

9.6 Transport, Access and Parking 

The applicant has engaged MFY Traffic and Parking Consultants and WSP Engineers to 
provide expert and technical reporting relating to traffic, vehicle parking, vehicle 
movements and waste management. 

In accordance with PO 5.1 of the Transport, Access and Parking Module, it states:   

Sufficient on-site vehicle parking and specifically marked accessible car parking places 
are provided to meet the needs of the development or land use having regard to factors 
that may support a reduced on-site rate such as:  

a) availability of on-street car parking  

b) shared use of other parking areas  

c) in relation to a mixed-use development, where the hours of operation of 
commercial activities complement the residential use of the site, the provision 
of vehicle parking may be shared  

d) the adaptive reuse of a State or Local Heritage Place.  

This PO is informed by the associated DPF 5.1 which seeks   

Development provides a number of car parking spaces on-site at a rate no less than 
the amount calculated using one of the following, whichever is relevant:  
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a) Transport, Access and Parking Table 2 - Off-Street Vehicle Parking 
Requirements in Designated Areas if the development is a class of 
development listed in Table 2 and the site is in a Designated Area  

b) Transport, Access and Parking Table 1 - General Off-Street Car Parking 
 Requirements where (a) does not apply  

c) if located in an area where a lawfully established carparking fund operates, the 
number of spaces calculated under (a) or (b) less the number of spaces offset 
by contribution to the fund.  

The subject land is contained within a ‘Designated Area’ and as such, the following 
vehicle parking rates for the tourist accommodation are applicable: 

Minimum: 1 space for every 4 bedrooms up to 100 bedrooms, plus 1 space for every 5 
bedrooms over 100 bedrooms. 

Maximum: 1 space per 2 bedrooms up to 100 bedrooms and 1 space per 4 bedrooms 
over 100 bedrooms. 

Given the make-up of the tourist accommodation building, comprising 87 bedrooms 
across 54 accommodation rooms, the minimum car parking requirement is 22 (21.75) 
spaces, and the maximum car parking requirement is 44 (43.5) spaces.  

Given that the proposal comprises 42 car parking spaces, the provision is considered 
consistent with the requirements of Table 2. 

As has been discussed, the proposed development maintains safe and convenient 
vehicle access, minimising disruption on the operation of public roads (PO 3.1). 

One dedicated disability access park is located immediately adjacent to the 
lobby/reception area associated with the tourist accommodation, satisfying PO 4.1, 
seeking safe, dignified and convenient access for persons with a disability. 

Bicycle parking areas have been identified on plans, also adjacent to lobby/reception 
areas. This area is considered acceptable in that casual surveillance is achieved in a 
pedestrian friendly locality. 

As referenced, in addition to the traffic and parking report, the applicant has provided a 
waste management plan confirming that the waste storage and management areas are 
appropriately screened from public view, in accordance with PO 1.5 and PO 11.2 in the 
Design in Urban Areas Module.   

Design in Urban Areas PO 1.5 seeks: 

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.  

Design in Urban Areas PO 11.2 seeks 

Communal waste storage and collection areas are located, enclosed and designed to 
be screened from view from the public domain, open space and dwellings. 

Waste storage and management areas are appropriately sited and screened from public 
view through building design features, fencing and landscaping. Although waste vehicles 
are unable to enter and exit the site in a forward motion, Council’s traffic engineers are 
satisfied with the proposed arrangements, noting the low-speed traffic environment.  
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10. Conclusion 

The proposed tourist accommodation building with its associated works is considered an 
appropriate development in the Urban Activity Centre Zone, the applicable Overlays and 
relevant General Development Policies contained within the Code. In summary: 
 

• Tourist Accommodation is a contemplated form of development within the Urban 
Activity Centre Zone and will further the Desired Outcome of the Zone by contributing 
to a broad spectrum of regional facilities catering for large numbers of people and 
events over extended hours. 
 

• Although the architectural design of the building is basic; design and appearance 
policy within the Zone and General Development section of the Code is largely 
satisfied. 

 

• The removal of regulated and significant trees is justified against the relevant Overlay 
policy and allows for reasonable and contemplated development of the site. 

 

• Suitable processes have been displayed to manage stormwater impacts, vehicle 
parking and movements and waste control. 

 
On balance, the proposed tourist accommodation, car parking, retaining walls, 
advertisements and tree-damaging activity is not considered ‘seriously at variance’ with the 
relevant provisions of the Code. The proposal warrants Planning Consent subject to one 
reserved matter and the conditions listed below in the recommendation.  
 
 
11. Recommendation 
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STAFF RECOMMENDATION 
 
It is recommended that the Council Assessment Panel resolves to: 
 
1. DETERMINE that the proposed development is not seriously at variance with the 

provisions of the Planning and Design Code 

2. GRANTS Planning Consent to the application by Emmett JV Pty Ltd C/- Future Urban 
for the Construction of a four-storey tourist accommodation building and associated 
car parking, retaining walls up to 1.2m, landscaping, advertisements and removal of 
four (4) Regulated and Three (3) Significant trees subject to the following Reserved 
Matters and Conditions:  

Reserved Matters 
 
Pursuant to Section 102(3) of the Planning, Development and Infrastructure Act 2016 (the 
PDI Act), the following matters shall be reserved for further assessment to the satisfaction 
of the Council Assessment Panel, and sub-delegated to the Assessment Manager for 
determination: 
 

1. The Applicant is to submit a comprehensive landscaping plan which displays the 
location and species of all plantings on the subject land, prior to the issuing of  
Development Approval. 

 
Conditions 
 

1. The development granted Planning Consent shall be undertaken and completed in 
accordance with the following stamped plans and documentation, except where 
varied by conditions below: 
 

• Architectural drawings prepared by Matthews Architects, project number 22084, 
dated 07/11/2025 
 

• Civil Design Report with associated calculations and drawings prepared by 
Tesseract International Consulting Engineers, job number 23-221, dated 
06/11/2025 

 

• Arboricultural report prepared by Tree Vision Arboricultural Consultants, dated 
05/12/2025 

 

• Traffic Report prepared by MFY Traffic and Parking Consultants, dated 
03/12/2025 

 

• Waste Management Plan prepared by WSP, Rev B, Dated 03/12/2025. 
 

2. All stormwater resulting from the subject development shall be managed in an 
orderly manner and in accordance with the approved plans and documentation so 
that it does not flow or discharge onto land of adjoining owners or, in the opinion of 
Council, detrimentally affect structures on this site or any adjoining land. 
 

3. Waste disposal vehicles and general delivery vehicles shall only service the 
development between the hours of 7.00am and 7.00pm Monday to Saturday 
inclusive, and shall, at all times, be restricted to the confines of the subject land. 

 
4. The waste storage areas and/or receptacles shall be screened so as to reduce their 

visual prominence when viewed from the surrounding locality. 
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5. The area set aside for the parking of vehicles shall be made available for such use 
and shall not be used for any other purpose. 

 
6. All vehicle car parks, driveways and vehicle entry and manoeuvring areas shall be 

designed and constructed in accordance with the relevant Australian Standards 
and be constructed, drained and paved with bitumen, concrete or paving bricks in 
accordance with sound engineering practice and appropriately line marked to the 
reasonable satisfaction of Council prior to the occupation or use of the 
development. 

 
7. Any redundant vehicle crossovers shall be reinstated with matching kerb and verge 

treatments to ouncil's standards and satisfaction. 
 

8. External lighting and security lighting shall be directed in such a manner so as to 
not, in the opinion of Council, create unreasonable overspill onto any adjoining 
property or roadway which may create a nuisance to any neighbour or road user. 

 
9. Graffiti shall be removed from any structure on the site, at the cost of the applicant 

or owner, within 7 days of the graffiti being placed on the structure. 
 

10. Replacement trees must be planted within 12 months of completion of the 
development at the following rates: 

 

• if the development relates to a regulated tree—2 trees to replace a regulated 
tree; or 
 

• if the development relates to a significant tree—3 trees to replace a significant 
tree. 

 
Replacement trees cannot be within a species specified under Regulation 3F(4)(b) 
of the Planning, Development and Infrastructure (General) Regulations 2017. 

 
11. Effective measures shall be implemented during the construction of the 

development and on-going use of the land in accordance with this consent to: 
 

• Prevent silt run-off from the land to adjoining properties, roads and drains. 
 

• Control dust arising from the construction and other activities, so as not to, in the 
opinion of council, be a nuisance to residents or occupiers on adjacent or 
nearby land. 

 

• Ensure that soil or mud is not transferred onto the adjacent roadways by 
vehicles leaving the site. 

 

• Ensure that all litter and building waste is contained on the subject site in a 
suitable covered bin or enclosure. 

 

• Ensure that no sound is emitted from any device, plant or equipment or from any 
source or activity to become an unreasonable nuisance, in the opinion of 
council, to the occupiers of adjacent land. 

 
Conditions Imposed by Commissioner of Highways under Section 122 of the 
Planning, Development and Infrastructure Act 2016 
 

12. All access to/from the site shall be gained via Prince Charles Street only in 
accordance with the site plan produced by Matthews Architects, Project No. 22084, 
Dated 07/11/2025. 
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13. All off-street car parking shall be designed in accordance with AS/NZS 2890.1:2004 

and AS/NZS 2890.6:2022 and AS/NZS 2890.6:2022. 
 

14. Any infrastructure within the road reserve 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. 

 
15. Stormwater run-off shall be collected on-site and discharged without impacting the 

safety and integrity of the adjacent road network. Any alterations to the road 
drainage infrastructure required to facilitate this shall be at the applicant’s cost. 

 
16. The illuminated signage shall be permitted to use LED lighting for internal 

illumination of a light box only. 
 

17. The illuminated signage shall be limited to a low level of illumination so as to 
minimise distraction to motorists (≤150cd/m2). 

 
18. The signage shall not contain any element that flashes, scrolls, moves or changes, 

or imitates a traffic control device. 
 
Advisory Notes 
 

1. You are further advised that Building Rules Consent is required for the application 
pursuant to the Planning, Development and Infrastructure Act 2016 (due within 2 
years of the date of Planning Consent). 

 
2. The developer is responsible for ensuring that building work is sited in the 

approved position. This may necessitate a survey being carried out by a licensed 
land surveyor. Allotment boundaries will not be certified by council staff; however, 
council may enforce removal of any encroachments over council land. 

 
3. Whilst not administered by Council, the provisions of the Fences Act 1975 may 

apply to any works proposed affecting boundary fences, including requirements for 
consultation and notification of adjoining owners. It is recommended that your 
obligations under the Fences Act 1975 are confirmed prior to any works affecting 
boundary fences (existing or proposed). 

 
4. In addition to the provisions of the Building Code of Australia relating to access for 

people with disabilities, you must comply with the Commonwealth Disability 
Discrimination Act 1992. Compliance with the Act is the responsibility of the 
property owner. 

 
5. No work can commence on this development unless a Development Approval has 

been obtained. If one or more consents have been granted on this Decision 
Notification Form, you must not start any site works or building work or change of 
use of the land until you have received notification that Development Approval has 
been granted.  
 
Appeal rights – General rights of review and appeal exist in relation to any 
assessment, request, direction or act of a relevant authority in relation to the 
determination of this application, including conditions.  
 
This consent or approval will lapse at the expiration of 2 years from its operative 
date, subject to the below or subject to an extension having been granted by the 
relevant authority.  
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Where an approved development has been substantially commenced within 2 
years from the operative date of approval, the approval will then lapse 3 years from 
the operative date of the approval (unless the development has been substantially 
or fully completed within those 3 years, in which case the approval will not lapse). 
 

Advisory Notes Imposed by Commissioner of Highways under Section 122 of the 
Planning, Development and Infrastructure Act 2016 
 

6. The Metropolitan Adelaide Road Widening Plan shows a possible requirement for a 
strip of land up to 4.5m in width from portion of the Main North Road frontage of 
this site for future upgrading of the Main North Road, Philip Highway and Yorktown 
Road intersection. The consent of the Commissioner of Highways under the 
Metropolitan Adelaide Road Widening Plan Act 1972 is required to all new building 
works located on or within 6m of the possible requirements. The consent of the 
Commissioner of Highways under the Metropolitan Adelaide Road Widening Plan 
Act 1972 is therefore required to all new building works located on or within 6m of 
the possible requirements.  
 
The attached consent form and a copy of the approved plan/s and decision 
notification form should be provided to DIT (via 
dit.landusecoordination@sa.gov.au) for consent purposes. 
 

7. In the event that traffic flows on the abutting roads are impacted during construction 
of the development the applicant shall notify DIT’s Traffic Management Centre 
(TMC) – Roadworks on 1800 434 058 or email dit.roadworks@sa.gov.au to gain 
approval for any road works, or the implementation of a traffic management plan. 
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7.2 DA 26002879 - LOT 144 JOHN RICE AVENUE ELIZABETH SOUTH - VARIATION 
TO APPLICATION 24042652 - EXTERNAL ARCHITECTURE, FENCING AND 
SIGNAGE AMENDMENTS TO CHILD CARE CENTRE 

 
 
 

Author: Andrew Humby 

Proposal: Variation to Application 24042652 - External architecture, 
fencing and signage amendments to child care centre 

Development Number: 26002879 

Date of Lodgement: 2 February 2026 

Owner: City of Playford 

Applicant: Development Holdings Pty Ltd 

Location: Lot 144 John Rice Avenue, Elizabeth South (proposed allotment 
4) 

Zone: Strategic Innovation Zone, Activity Node Subzone  

Classification: Performance Assessed 

Public Notification 
Category: 

N/A 

Representation 
Received: 

No 

Request for Additional 
Information Made? 

No 

Recommendation: To Grant Planning Consent 

 
  

Attachments: 

 

1⇩.  Proposed Variation Documentation 
2⇩.  Council Assessment Panel Report - 17 

July 2025 
3⇩.  Council Assessment Panel Minutes - 17 

July 2025 
 
 

 
 
1. The Subject Land 

The subject land is identified as Allotment 144 of Filed Plan 130753 within Certificate of Title 
Volume 6203 Folio 773. 
 
The subject land is located on the north-eastern corner of the intersection of John Rice 
Avenue and Philip Highway, Elizabeth South. The subject land covers an area of 
approximately 3ha and contains frontages to John Rice Avenue, Philip Highway, Mark Road 
and Coglin Road. 
 
John Rice Avenue and Philip Highway are both classified as State maintained roads and are 
managed by the Department for Infrastructure and Transport (DIT). 
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The subject land is currently undeveloped, with no buildings or structures present. The land 
is however covered with extensive vegetation, including numerous Regulated and Significant 
Trees.  
 
 
The City of Playford Council Assessment Panel approved a land division (DA 24022584) on 
20 February 2025 (Resolution CAP574) that sought to divide the subject land into four (4) 
allotments. Although the Conditions of Approval have yet to be satisfied and each title 
formally created the subject ‘site’ – the area of the proposed development – is located in the 
south-eastern corner of proposed Allotment 4, as depicted in the following Plan of Division: 
 

 
 

 
It is important to note that the land on which the development is proposed to be 
established is different from the defined subject site of the development.  
 
Allotment 4 contains a site area of 9,403m2, with the subject site of the proposed 
development containing an area of 2,625m2. The subject site contains a 60.83m frontage 
to Mark Road, 29.76m to John Rice Avenue and a corner cut-off of 12.93m. 

 
The site is relatively flat, with a gentle slope descending toward the northern boundary. 
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A number of easements, for water and sewer purposes, and a right of way are shown on 
the approved Plan of Division; however, neither affect the subject site. The remaining 
portion of Allotment 4 does not form part of this application.  
This will form part of future development applications which will be Guided by the 
‘Playford Health & Wellbeing Precinct Master Plan’ (further discussed below). 
 

2. The Locality 

The locality is characterised by a mix of land uses and large areas of vegetated open space, 
with the multi-lane road network (John Rice Avenue and Philip Highway) a notable barrier 
between differing land uses. 
 
The ACH Healthia Aged Care and Retirement Living Complex is located to the north of the 
subject site. Orientated towards Mark Road, the built form comprises single storey 
independent living dwellings and a single and two storey main building setback from the 
street behind visitor car parking. This complex is located within the Strategic Innovation 
Zone, as is the subject land. 
 
To the immediate south is a wide open space reserve abutting John Rice Avenue, with 
residential allotments, located within the General Neighbourhood Zone, of a consistent size 
and configuration located further to the south. The General Neighbourhood Zone extends 
north of John Rice Avenue to include a triangular section that adjoins the subject land to its 
east. Allotments within the General Neighbourhood Zone are predominantly built out with 
single storey detached dwellings and associated outbuildings.   
 
To the north-west of the subject site, a mix of land uses are located within the Employment 
Zone, including a place of worship, equipment hire depot (service trade premise), transport 
logistics, recycling depot and other light industrial activities. 
 
Further to the west of Philip Highway is the former Holden site, with a petrol station located at 
the intersection of Philip Highway and John Rice Avenue. 
 

2.1 Locality Plan 

 
 
2.2 Zoning 
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The subject land is located within the Strategic Innovation Zone (the Zone) and Activity 
Node Subzone (the Subzone) as identified in the Planning and Design Code. The 
following Overlays and Technical and Numerical Variations (TNVs) also apply: 
Overlays 
 

• Airport Building Heights (Regulated) Overlay – All structures over 45m  
 

• Affordable Housing Overlay 
 

• Building Near Airfields Overlay 
 

• Defence Aviation Area Overlay – All structures over 90m  
 

• Hazards (Flooding – General) Overlay 
 

• Noise and Air Emissions Overlay 
 

• Prescribed Wells Area Overlay 
 

• Regulated and Significant Tree Overlay 
 

• Traffic Generating Development Overlay 
 

• Urban Transport Routes Overlay. 
 

TNVs 
 

• Concept Plan 81 – Edinburgh Defence Airfield Lighting Constraints 
 

• Interface Height. 

 
2.3 Zone Map 
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3. Background 

The City of Playford, in partnership with SA Health, has long recognised the strategic 
importance of establishing a regional health precinct surrounding the Lyell McEwin Hospital. 
Guided by the Lyell McEwin Health Precinct Master Plan, Council has sought to create an 
integrated health and innovation hub that combines public and private healthcare, allied 
health services, education, research, and residential support. The area is now known as the 
Playford Health & Wellbeing Precinct (see figure below). 
   

 
 
To enable this vision, key land use changes were implemented through two (2) Development 
Plan Amendments (in 2013 and 2020), now embedded within the Strategic Innovation Zone 
of the Planning and Design Code. These changes facilitate the development of health-related 
infrastructure and services. 
 
Council has actively progressed this strategy by unlocking Council-owned land to attract 
private and state investment. This has supported several landmark developments, including 
the Fluid Solar House, ACH Healthia Aged Care and Training Facility (inclusive of a 
university presence), and upgrades to the Lyell McEwin Hospital. Council also revoked the 
community land status of the subject land to facilitate future development, supported by 
community engagement aligned with the Master Plan’s objectives. 
 
The Council Assessment Panel (CAP) approved a Land Division (1 into 4) in February 2025 
that divides the subject land into 4 allotments (Resolution CAP574), further discussed in 
section 3.1 below. 
 
Separate to this, a number of contracts have been prepared with various private entities to 
develop the land in a manner to achieve the outcomes of the ‘Lyell McEwin Health Precinct 
Master Plan’. 
 

3.1 Development Application 24042652 

Council administration wrote to the Minister for Planning on 9 January 2025, requesting 
that the proposed development within Allotment 4 be referred to the State Planning 
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Commission for assessment. This request was made due to a perceived conflict of 
interest, as Council is the current landowner. 

In response, the Delegate of the Minister for Planning wrote to Council administration on 
16 January 2025, advising that the independent Council Assessment Panel is well 
positioned to appropriately assess and determine the merits of the proposal. This advice 
confirmed that the assessment could proceed in accordance with the requirements set 
out in the Planning, Development and Infrastructure Act 2016 (the Act) and the Planning, 
Development and Infrastructure (General) Regulations 2017 (the Regulations). 

At its meeting on 17 July 2025, CAP resolved to grant Planning Consent for a ‘Single 
storey child care centre with associated play areas, fencing, landscaping and on-site car 
parking, removal of two (2) regulated trees and two (2) significant trees’ at Allotment 144 
John Rice Avenue, Elizabeth South subject to a number of reserved matters and 
conditions (DA 24042652). 

See Attachment 2 and 3 for Agenda Report and Minutes (for the full agenda item, refer 
to the CAP webpage – https://www.playford.sa.gov.au/council/council-and-
committees/archive?committee=council-assessment-panel). 

As with DA 24042652, while Council’s Assessment Manager normally holds the authority 
to consider development proposals of this nature, additional steps have been taken to 
ensure transparency and maintain public confidence in the planning process. Given that 
Council is still the landowner and Council stands to raise revenue from the proposal, this 
has been delegated and referred to CAP for its consideration and determination. 

Council staff have considered this variation request and determined that the variation is 
not ‘minor’ and must therefore be assessed as a variation to the original application with 
the delegation to CAP remaining. 
 
 

4. The Proposal 

The applicant is seeking to vary the planning consent to reflect amendments made to the 
external architectural design, fencing and signage of the child care centre building. 
 
These changes have been made due to a change in the child care centre operator (now 
‘Amica Early Learning’) that has specific branding and operational requirements that differ 
from those of the previous operator. 
 
The proposed amendments do not alter the size of the child care centre (retained at 116 
places), the siting of the building, vehicle and pedestrian access points, the number of car 
parking spaces (retained at 29 spaces), or site landscaping of the approved proposal. 
 
The proposed amendments do, however include minor changes to the size, location and 
configuration of signage on both the building and perimeter fencing. This also includes a 
portion of the fence increasing from 1.8m to 2.3m to accommodate the amended signage. 
 
A copy of the proposal plans and supporting documentation are contained in Attachment 1. 
 
 
5. Procedural Matters 

5.1 Classification 

Section 128 of the PDI Act establishes that a person may seek the variation of a 
development authorisation previously given under the PDI Act (including by seeking the 
variation of a condition imposed with respect to the development authorisation).  
 

https://www.playford.sa.gov.au/council/council-and-committees/archive?committee=council-assessment-panel
https://www.playford.sa.gov.au/council/council-and-committees/archive?committee=council-assessment-panel
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A variation application may only be made if the relevant authorisation is still operative 
and cannot seek to extend the period for which the authorisation remains operative. 
 
As the Planning Consent was granted on 17 July 2025, the authorisation is operative 
until 17 July 2027 (2 years). Until this time the applicant is entitled to seek approval of a 
variation request.  
 
The variation proposal has been assessed using the Performance Assessment pathway 
in accordance with Section 106 of the PDI Act. 
 
5.2 Public Notification 

Under Section 107(6) of the PDI Act, all classes of performance assessed development 
require public notification unless excluded by Table 5 of the Procedural Matters Section 
of the relevant Zone of the Code. 
 
Table 5 of the Strategic Innovation Zone references ‘Child Care Facility’ as a form of 
development that is exempt from public notification, where it meets the following criteria: 
 

• Is not located in the Repatriation Subzone 
 

• Does not exceed the maximum building height prescribed in DPF 3.1 of the 
Strategic Innovation Zone 

 

• Does not satisfy the Building Envelope requirements as prescribed in DPF 
3.2 of the Strategic Innovation Zone 

 
In this circumstance, the proposed meets the above listed criteria, ensuring that public 
notification is not required. 
 
5.3 Statutory Referrals 

Given the variation only impacts the external building design and signage, no statutory 
referral was required or undertaken. 
 
 

6. Key Issues 

The following matters are considered pertinent in reaching a recommendation for the 
proposal: 
 

• Whether the proposed building design continues to achieve the intent of the 
Strategic Innovation Zone and Activity Node Subzone. 

 
 
7. Planning Assessment 

7.1 Building Design 

The Strategic Innovation Zone includes a suite of Performance Outcomes (POs) 
designed to promote development that achieves a high standard of contemporary, 
cohesive and coordinated architectural design. 
 
A revised application has been submitted that proposes amendments solely to the 
external architectural form and design of the approved child care centre, in response to 
the requirements of the future operator. Importantly, the amendments do not alter the 
approved development envelope or operational parameters. The following elements 
remain unchanged: 
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• the approved capacity of the child care centre (116 places) 
 

• the siting of the building and setbacks to all boundaries 
 

• vehicle and pedestrian access arrangements 
 

• the provision of 29 on-site car parking spaces 
 

• the design of boundary fencing along John Rice Avenue and Mark Road 
(excluding signage location); and 

 

• the approved site landscaping layout. 
 
 

 
Planning Consent Granted – Concept Images 
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Proposed Variations – Concept Images 

 

 
 
The amended design retains a single storey built form, with a minor reduction in 
maximum building height from 5.25m to 5.1m. Despite this marginal height reduction, the 
revised architectural treatment introduces greater scale and massing at the south-eastern 
corner of the site, strengthening the building’s visual presence at the intersection of John 
Rice Avenue and Mark Road. 
 
The proposed building continues to incorporate a range of materials, colours and finishes, 
complemented by landscaping and fencing treatments that together achieve an attractive 
and well-articulated built form.  
 
Strategic Innovation Zone PO 2.1, 2.3 and 2.6 seeks: 
 

PO 2.1 
Development achieves a high standard of contemporary architectural design, using a 
mixture of solid and glass finishes to produce visual interest on all sides. 
 
 
PO 2.3 
Buildings create visual interest and an active interface along streetscapes, pedestrian 
and cycle routes and building surrounds to enhance casual surveillance and provide 
appropriate lighting and clear lines of sight. 
 
 
PO 2.6 
Development including advertisements, buildings, site landscaping, street planting and 
paving achieves a cohesive and coordinated appearance. 
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The amended design continues to satisfy the intent of Performance Outcomes 2.1, 2.3 
and 2.6 of the Zone, which seek high-quality, contemporary and cohesive architectural 
outcomes. 
 
The orientation of child care activity rooms and outdoor play areas toward John Rice 
Avenue and Mark Road is unchanged, maintaining activation of the public realm. The use 
of batten-style fencing with acrylic acoustic panels continues to provide visual 
permeability, supporting casual surveillance and interaction between on-site activities and 
the public realm, consistent with PO 2.3 and 2.7. 
 
PO 2.4 and 2.5 of the Activity Node Subzone place particular emphasis on the design of 
development on key corner sites, including the subject land. 
 
Activity Node Subzone PO 2.4 seeks: 
 

Iconic buildings on key corner sites at Elizabeth Vale, including at the following 
locations: 

 
(a) northern-eastern corner of John Rice Avenue and Haydown Road 

(b) Philip Highway and John Rice Avenue 

(c) John Rice Avenue and Mark Road 

(d) south-eastern corner of Mark Road and Oldham Road. 

Furthermore, Activity Node Subzone PO 2.5 seeks: 
 

Development of iconic buildings on key corner sites at Elizabeth Vale sited and 
designed to: 
 

(a) have an increased height to surrounding buildings to emphasise the corner and 
provide a sense of arrival 
 

(b) provide a bold architectural statement through building design and use of high 
quality building materials. 

 
While the amended proposal slightly reduces the overall building height, the revised 
architectural composition increases perceived scale and massing at the south-eastern 
corner through a more deliberate roof form and enhanced articulation. This results in an 
improved sense of arrival and a stronger architectural presence at the intersection, better 
reflecting the intent of the Activity Node Subzone to establish an ‘iconic’ and visually 
prominent building on this corner site. 
 
Overall, the amended design represents an improvement in architectural expression 
while maintaining full consistency with the approved development. On balance, it is 
considered that the revised proposal continues to present a contemporary, high-quality 
design outcome that aligns with the intent of both the Strategic Innovation Zone and the 
Activity Node Subzone. Noteworthy, the design of any future development on the balance 
of Allotment 4 remains unknown and will be subject to a separate development 
application. 
 
7.2 Advertisements 

Performance Outcomes 2.6, 5.1 and 5.2 of the Strategic Innovation Zone seek to ensure 
signage is well-integrated into the built form, achieves a cohesive and coordinated 
appearance, and is limited in scale to avoid visual clutter. 
 
Strategic Innovation Zone PO 2.6 seeks 
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Development including advertisements, buildings, site landscaping, street planting and 
paving achieves a cohesive and coordinated appearance. 
 

Additionally, Strategic Innovation Zone PO 5.1 and 5.2 seek: 
 

PO 5.1 
Advertisements: 
 

(a) use simple graphics and are restrained in their size, design and colour 
 

(b) provide an overall consistency along individual street frontages. 
 

PO 5.2 
Advertisements along minor streets and laneways include a greater diversity of type, 
shape, numbers and design provided that they are small in scale and located to 
present a consistent message band to pedestrians. 

 
The original proposal incorporates four (4) non-illuminated signs: 
 

• Two (2) mounted on the perimeter fencing along John Rice Avenue and Mark 
Road 

 

• Two (2) fixed to the eastern and southern building façades. 
 
The amended design incorporates the following changes: 
 

• Relocation of one (1) perimeter fence sign from John Rice Avenue frontage to 
Mark Road frontage (no change to the overall number of perimeter signs) 

 

• An additional 500mm increase in height of two sections of boundary fencing 
(to a maximum height of 2.3m) to accommodate amended signage  

 

• Removal of two (2) signs previously attached to the eastern building façade 
 

• Amended signage design attached to the northern building façade. 
 
The amended signage design is considered to be of a modest scale, with a simple and 
coordinated design that is consistent with the expectations of the Zone. Additionally, the 
increase of the fence height in these locations to accommodate the signage is considered 
appropriate. It is not expected to detract from the character of the locality and is 
appropriate in the context of the approved development. 
 
 

8. Conclusion 

The applicant is seeking to vary Planning Consent (DA 24042652) to reflect amendments to 
the external architectural form, fencing and signage of the child care centre building. 
 
The proposed child care centre is located within the Strategic Innovation Zone and Activity 
Node Subzone, which supports health, education, research, and complementary uses. While 
the Subzone emphasises entertainment and recreational activities, the child care centre is a 
supported land use and provides a valuable service to local residents and workers in the 
health precinct.  
 
The amended proposal presents a contemporary and cohesive built form, with a unified 
roofline, quality materials, fencing and landscaping that reinforce the site's corner 
prominence and positively contribute to the streetscape. 



Council Assessment Panel Agenda 148 19 Feb 2026 
 

 

 
On balance, the proposed development is not considered to be ‘seriously at variance’ with 
the relevant provisions of the Planning and Design Code.  Rather, the development satisfies 
the key policy outcomes of the Strategic Innovation Zone and Activity Node Subzone and 
provides an appropriately designed facility at a prominent site within this locality. 
 
It is therefore recommended that Planning Consent be granted subject to the Reserved 
Matters and Conditions set out below in the recommendation. 
 
 
9. Recommendation 

 

Staff Recommendation 
 
It is therefore recommended that the Council Assessment Panel resolves to:   
 

1. DETERMINE that the variation is not seriously at variance with the provisions of 
the Planning and Design Code   

 
2. GRANTS Planning Consent to vary the application by Development Holdings 

Pty Ltd to amend Development Application ID 24042652 and retain the 
following Reserved Matters and Conditions: 

 
Reserved Matters 
 
Pursuant to Section 102(3) of the Planning, Development and Infrastructure Act 
2016 (the Act), the following matters shall be reserved for further assessment to the  
satisfaction of the Council Assessment Panel, and sub-delegated to the 
Assessment Manager, for determination prior to the granting of Development 
Approval: 
 
1. The applicant must submit an updated Stormwater Management Plan and 

supporting calculations that confirm the use of a single discharge point to Mark 
Road and specify the selected stormwater treatment and detention measures.  
 

2. The applicant must submit an updated Landscaping Plan that identified verge 
upgrades works to John Rice Avenue and Mark Road, including the proposed 
retention or removal of any street trees on Mark Road.  
 

3. The applicant must submit an updated Civil and Siteworks Plan that confirms 
final site and building levels, as well as the extent and method of battering 
adjacent to the Regulated Tree and Council street trees. Supporting 
arboricultural advice may be required where works are proposed within close 
proximity to the trees.  

 
4. The applicant must submit evidence of compliance that identifies that 

mechanical plant equipment is:  
 

• to be located within the designated ‘plant’ room;  
 

• to be located away from the eastern boundary of the site;  
 

• where necessary, be fitted with acoustic attenuation treatments. 
 
Conditions  
 
1. The development shall be undertaken, completed and maintained in 

accordance with the plan(s) and information detailed in this Application  
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2. The child care facility herein approved with a maximum capacity of 116 

children. 
 
3. The hours of operation herein approved are as follows: 

 

• Monday to Friday - 6:30am to 6:30pm 
 

• Saturday and Sunday - closed 
 
Any variation to these hours of operation will require a further consent. 
 

4. All driveways, parking and manoeuvring areas must be formed, sealed with 
concrete, bitumen or paving, and be properly drained. They must be maintained 
in good condition thereafter. 
  

5. All off-street carparking spaces must be line marked, in accordance with the 
approved plans and Australian Standards AS 2890.1:2004 and 1742.2.2009. 
The line marking, signposting and directional arrows must be maintained to a 
clear and visible standard at all times. 
 

6. The planting and landscaping identified on the Landscaping Plan submitted with 
the application must be completed in the first planting season concurrent with or 
following commencement of the use of the child care centre. Such planting and 
landscaping must not be removed nor the branches of any tree lopped and any 
plants which become diseased or die must be replaced by suitable species. 
 

7. Any lights on the subject land must be directed and screened so that overspill 
of light into the nearby properties is avoided and motorists are not distracted. 
 

8. The signage, herein approved, must not move, flash, blink or rotate in any 
manner. 
 

9. All recommendations contained within the Environmental Noise Assessment 
Report by Sonus document reference S8264C3 dated October 2024, shall be 
implemented prior to occupation of the site, and complied with at all times. 
 

10. Payment of an amount calculated in accordance with the Planning, 
Development and Infrastructure (Fees, Charges and Contributions) Regulations 
2017 be made into the City of Playford Urban Trees Fund in lieu of planting 
replacement trees. Payment must be made prior to the issuing of Development 
Approval. 
 

11. Refuse collection be restricted to periods when the child care centre is closed, 
specifically: 

 

• Saturday - Between the hours of 7:00am to 7:00pm 
 

• Sunday or Public Holiday - Between the hours of 9:00am to 7:00pm 
 

Condition imposed by Environment Protection Authority under Section 122 of 
the Planning, Development and Infrastructure Act 2016 

  
12. A certificate of occupancy must not be granted in relation to a building on the 

relevant site until a statement of site suitability (in the form described by 
Practice Direction 14: Site Contamination Assessment 2021) is issued by a site 
contamination consultant certifying the land is suitable for the proposed use. 
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Advisory Notes 

  
1. The applicant/owner/operator is reminded of the general environmental duty, as 

required by Section 25 of the Environment Protection Act 1993, to take all 
reasonable and practicable measures to ensure that activities on the site and 
associated with the site (including during construction) do not pollute the 
environment in a way which causes or may cause environmental harm. 
  

2. Any pruning or works required on a Council tree must be undertaken by 
Council’s arborists. Please contact the Manager of Tree Services by email at 
treeserviceplan@playford.sa.gov.au or for immediate assistance on 8256 0333 
to arrange. 

 

 

mailto:treeserviceplan@playford.sa.gov.au
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9.1.1 REVIEW OF DELEGATIONS BY THE COUNCIL ASSESSMENT PANEL 
 
Responsible Executive Manager : Leif Burdon 
 
Report Author : Skye Burbidge 
 
Delegated Authority : Matters delegated to the Committee 
 
Attachments : 1⇩.  .Instrument C - Instrument of Delegation Under the Planning, 

Development and Infrastructure Act 2016, Regulations, Planning 
and Design Code and Practice Directions of Powers of an 
Assessment Panel - Updates  

 
PURPOSE 
 
To provide the Council Assessment Panel (CAP) with an opportunity to review new 
delegations to ensure they align with legislative amendments and requirements under 
relevant acts and regulations. 
 
 

STAFF RECOMMENDATION 
 
1. 1. In exercise of the power contained in Section 100 of the Planning, Development and 

Infrastructure Act 2016, the powers and functions under the Planning, Development and 
Infrastructure Act 2016 and statutory instruments made thereunder contained in the 
proposed Instrument of Delegation (Attachment 1 to the Report dated 19 February 2026  
and entitled ‘Instrument C - Instrument of Delegation Under the Planning, Development 
and Infrastructure Act 2016, Regulations, Planning and Design Code and Practice 
Directions of Powers of an Assessment Panel’) are hereby delegated 19 February 2026 
to the City of Playford Assessment Manager subject to the conditions and/or limitations, 
if any, specified herein or in the Schedule of Conditions in the proposed Instrument of 
Delegation. 

2. Such powers and functions may be further delegated by the City of Playford Assessment 
Manager in accordance with Section 100(2)(c) of the Planning, Development and 
Infrastructure Act 2016 as the City of Playford Assessment Manager sees fit, unless 
otherwise indicated herein or in the Schedule of Conditions contained in Attachment 1. 

 

 
 
EXECUTIVE SUMMARY  
 
Amendments to the delegations provided for in the relevant Acts applicable to Local 
Government are released through the Local Government Association (LGA).  
 
Where there have been changes to relevant legislation, including the Planning, Development 
and Infrastructure Act 2016 (the Act), a review of Instrument C delegations are required to be 
undertaken by CAP.  
 
Existing delegations have been in place as part of delegations provided to the Assessment 
Manager as of 18 January 2021, under Instrument C - Instrument of Delegation Under the 
Act, Regulations, Planning and Design Code and Practice Directions of Powers of an 
Assessment Panel being the powers delegated under the Act to an Assessment Panel. In 
review of the quarterly amendments, it is considered appropriate that a review is undertaken 
as to the operations of the existing delegations made. 
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1. BACKGROUND 
 
The Act was passed by the South Australian Parliament in 2016 as a part of the new 
planning and development system to build upon the recommendations made by the Expert 
Panel on Planning Reform in 2014.  
 
The scheme established under the Act has replaced the scheme under the Development Act 
1993. The Act also provides for infrastructure planning, implementation, and funding.  
 
The Act encompasses the planning and development system, inclusive of zone naming, 
planning policy content and interpretation, public notification, assessment timeframes, appeal 
rights and business processes. Included within such changes are a number of statutory 
functions of Council Assessment Panels. 
 
Council Assessment Panels have been assigned as a relevant authority in their own right, 
bringing about further responsibilities that were previously the responsibility of Council. In the 
exercise of its duties, CAP considered delegations to Council staff to undertake specific 
duties or exercise powers on its behalf as of January 2021. Delegations enhance the 
decision-making process and allow nominated matters to be resolved efficiently and 
effectively without the need for CAPs consideration. During the consideration of such 
delegations, Council staff committed to providing for a review of such delegations following a 
period of implementation. 
 
Amendments to the delegations provided for in the relevant Acts applicable to Local 
Government are released through the LGA and such amendments are now presented to 
CAP for consideration.  
 
 
2. RELEVANCE TO STRATEGIC PLAN  
 
Decision-making filter: We will ensure we meet our legislative requirements and legal 
obligations. 
 
The review and amendment of Council’s Delegations Register will ensure the effective 
management of delegations and authorisations ensuring legislative compliance. 
 
 
3. PUBLIC CONSULTATION  
 
There is no requirement to consult the public on this matter. 
 
 
4. DISCUSSION 
 

4.1 Using the Instrument of Delegation document provided by the LGA, CAP is 
advised of new powers and functions under the Act. These powers and functions 
can be delegated by the CAP under Section 100 of the Act to any person or body, 
or person occupying a particular office or position. It is recommended that the 
powers and functions for Section 203 of the Act are retained by CAP and are 
delegated to the City of Playford Assessment Manager, whom can then sub-
delegate to staff as they see fit.  

 

4.2 Delegating to the City of Playford Assessment Manager allows delegations to be 
appropriately sub-delegated to relevant Council staff to ensure that they can be 
undertaken to meet operational needs. This also removes the need for all 
decisions and exercise of delegations to be undertaken by CAP. 
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4.3 Attachment 1 includes six (6) new delegations and nine (9) changed delegations 
identified within the tables. 
 

4.4 The Instrument of Delegation contains powers of CAP under the: 

• Planning, Development and Infrastructure Act 2016 

• State Planning Commission Practice Directions 

• Urban Tree Canopy Off-set Scheme 

• Site Contamination Assessment 2021 

4.5 From review of the additional delegation contained within Instrument C, it is 
considered that where functions are delegated from CAP to the Assessment 
Manager they are appropriately done so. The delegation allows for streamlining of 
assessment functions through council administration and are not expected to result 
in substantial change to the range or scope of applications which come before 
CAP. 
 

4.6 It is considered that the function to be delegated to the Assessment Manager 
would provide for efficient and effective determination of applications which do not 
warrant consideration from CAP. 

 
 
5. OPTIONS 
 

Recommendation 
 
1. In exercise of the power contained in Section 100 of the Planning, Development and 

Infrastructure Act 2016, the powers and functions under the Planning, Development 
and Infrastructure Act 2016 and statutory instruments made thereunder contained in 
the proposed Instrument of Delegation (Attachment 1 to the Report dated 19 February 
2026 and entitled ‘Instrument C - Instrument of Delegation Under the Planning, 
Development and Infrastructure Act 2016, Regulations, Planning and Design Code 
and Practice Directions of Powers of an Assessment Panel’) are hereby delegated 19 
February 2026 to the City of Playford Assessment Manager subject to the conditions 
and/or limitations, if any, specified herein or in the Schedule of Conditions in the 
proposed Instrument of Delegation. 

2. Such powers and functions may be further delegated by the City of Playford 
Assessment Manager in accordance with Section 100(2)(c) of the Planning, 
Development and Infrastructure Act 2016 as the City of Playford Assessment 
Manager sees fit, unless otherwise indicated herein or in the Schedule of Conditions 
contained in Attachment 1. 

Option 2 
 
1. In exercise of the power contained in Section 100 of the Planning, Development and 

Infrastructure Act 2016, the powers and functions under the Planning, Development 
and Infrastructure Act 2016 and statutory instruments made thereunder contained in 
the proposed Instrument of Delegation (Attachment 1 to the Report dated 19 February 
2026 and entitled ‘Instrument C - Instrument of Delegation Under the Planning, 
Development and Infrastructure Act 2016, Regulations, Planning and Design Code 
and Practice Directions of Powers of an Assessment Panel’) are hereby delegated 19 
February 2026 to the City of Playford Assessment Manager subject to the conditions 
and/or limitations, if any, specified herein or in the Schedule of Conditions in the 
proposed Instrument of Delegation. 
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2. Powers and functions may be further delegated by the City of Playford Assessment 
Manager in accordance with Section 100(2)(c) of the Planning, Development and 
Infrastructure Act 2016 as the City of Playford Assessment Manager sees fit, unless 
otherwise indicated herein or in the Schedule of Conditions contained in the 
proposed Instrument of Delegation, with the following amendments: 

 

• Instrument C - Instrument of Delegation Under the Planning, Development and 
Infrastructure Act 2016, Regulations, Planning and Design Code and Practice 
Directions of Powers of an Assessment Panel - Updates (Attachment 1), Item (X)  
Delegated_______ 
__________ 

 

6. ANALYSIS OF OPTIONS  

6.1 Recommendation Analysis 

6.1.1 Analysis & Implications of the Recommendation 

The recommendation allows CAP to delegate powers and functions under the Act in 
accordance with legislative requirements. This ensures that Council’s delegations will be 
current and provide the City of Playford Assessment Manager appropriate delegations to 
further sub-delegate to staff, ensuring Council staff have the appropriate powers to undertake 
their duties in accordance with the new updated legislation and deliver services to the 
community as of the designated day. 
 
Risk Appetite 
 
Regulatory Compliance 
 
Council has a zero tolerance for non-compliance with applicable legislation including but not 
limited to: Local Government Act (LGA) 1999; Independent Commissioner Against Corruption 
(ICAC) Act 2012; Work Health & Safety (WHS) Act 2012; Environment Protection Act (EPA) 
1993; Development Act 1993; Equal Employment Opportunity legislation; and Public 
Consultation legislation.  
 
This decision will enable risk mitigation through effective management of delegations, 
authorisation processes and ensuring staff are aware of their responsibilities. This report also 
addresses the risk of having ineffective or invalid delegations, as the delegations being 
considered have been recommended by Norman Waterhouse Lawyers who have ensured 
they are correctly set out with appropriate terminology. It is imperative that delegations are 
valid as the consequences of ineffective or invalid delegations include: 
 

• The exercise of power may fail – that is, the decision made may be liable to being 
overturned by the Courts. 

 

• The cost of a successful challenge to a decision made without lawful delegation will likely 
be borne by Council. 

 

• Where the unlawful exercise of the power has caused loss or damage, Council may be 
liable for such loss or damage. 

 
6.1.2 Financial Implications 

There are no financial or resource implications. 
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6.2 Option 2 Analysis 

6.2.1 Analysis & Implications of Option 2 

This option provides CAP the ability to make amendments to the proposed Instrument of 
Delegation as deemed appropriate. Consideration of legislative requirements must be given 
to any amendments to specific provisions under the Act.  
 
6.2.2 Financial Implications 

It is unlikely that there will be financial or resource implications with a varied resolution. 
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10.1 CHANGE OF LAND USE TO A TRANSPORT DISTRIBUTION FACILITY FOR THE 
PURPOSE OF SUPPORTING PRIMARY PRODUCTION, COMPRISING A 
WAREHOUSE, HEAVY VEHICLE PARKING OF UP TO 8 VEHICLES, CAR 
PARKING, DETENTION BASIN, FENCING AND LANDSCAPING. 

 
Contact Person: Leif Burdon   
 
Why is this matter before the Council or Committee? 
 
Outstanding Matters – Appeals and Deferred Items 
 
Purpose 
 
For the Council Assessment Panel to make a determination on whether to deal with this 
matter in confidence. 
 
 
A. PANEL TO MOVE MOTION TO GO INTO CONFIDENCE 
 
 

STAFF RECOMMENDATION 
 
Pursuant to Pursuant to Part 3, 13(2) of the Planning, Development and Infrastructure 
(General) Regulations 2017, provision is made for the exclusion of the public from the 
meeting in such situations, with the exception of: 
 

- Senior Manager Development Services 
- Manager Planning Services 
- Senior Development Officer - Planning 
- Development Officer - Planning  
- Governance Support 
- ICT Support 
- Minute Taker 

 
in order to consider in confidence agenda item 10.1 Part 3, 13(2)(a) of the Planning, 
Development and Infrastructure (General) Regulations 2017 on the basis that: 
 
(vi)       information the disclosure of which could reasonably be expected to prejudice the 
maintenance of law, including by affecting (or potentially affecting) the prevention, detection 
or investigation of a criminal offence, or the right to a fair trial 
 
(vii)       matters that should be considered in confidence in order to ensure that the 
assessment panel, or any other entity, does not breach any law, or any order or direction of a 
court or tribunal constituted by law, any duty of confidence, or other legal obligation or duty  
 
(ix)       information relating to actual litigation, or litigation that the assessment panel believes 
on reasonable grounds will take place 
  
This matter is confidential because this agenda item relates to an ongoing appeal between 
the appellant and the Council Assessment Panel (CAP). As an ongoing appeal, this is a 
confidential matter between parties and the public discussion of such matters has the 
potential to impact the appellants right to a fair trial and relates to ongoing litigation. 
  
On the basis of this information, the principle that meetings should be conducted in a place 
open to the public has been outweighed in this instance; CAP consider it necessary to 
consider this matter in confidence. 
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Section B below to be discussed in the confidential section of the agenda once the meeting 
moves into confidence for each item. 

B. The Matters as per item 10.1 
 
 
C. PANEL TO DECIDE HOW LONG ITEM 10.1 IS TO BE KEPT IN CONFIDENCE 
 
Purpose 
 
To resolve how long agenda item 10.1 is to be kept confidential. 
 

STAFF RECOMMENDATION 
 
Pursuant to Part 3, 14(4) of the Planning, Development and Infrastructure (General) 
Regulations 2017, the Panel orders that the following aspects of Item 10.1 be kept 
confidential, in accordance with the Panel's reasons to deal with this item in confidence 
pursuant to Part 3, 13(2)(a)(vi), (vii) & (ix) of the Planning, Development and Infrastructure 
(General) Regulations 2017: 
 

- Report for Item 10.1  
- Attachment(s) for Item 10.1  
- Minutes for Item 10.1  

 
other than where required to be released in the management of the Environment Resources 
and Development Court proceedings, at the discretion of the Assessment Manager. 
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