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CITY OF PLAYFORD STRATEGIC PLAN
Strategy 1 - Our foundations – services, city presentation and community pride
Playford will rebuild itself with a range of facilities
and services providing a village lifestyle that is
connected socially and physically through a
network of open spaces and sustainable trails. A
sense of identity will pervade in the City with
residents and businesses alike being proud of the
community in which they chose to live and work.

Outcomes:
1.1 Liveable City with mix of services and facilities
1.2 Environmental responsibility
1.3 Attractive and sustainable open spaces
1.4 Improved visual amenity
1.5 Enhanced reputation

Strategy 2 - Securing Playford’s future and building value
Playford will ensure that the land that we own or
govern is preserved for appropriate residential,
manufacturing, horticultural, agricultural,
commercial and recreational needs. We will
undertake structure planning and build assets and
infrastructure that secure our social,
environmental and economic future.

Outcomes:
2.1 Well planned and sustainable City
2.2 Diversified and expanding economic base

Strategy 3 - Elizabeth, Adelaide’s northern CBD
Playford will further develop the Elizabeth
Regional Centre as the major retail, commercial,
education, social services, arts and entertainment
centre for the region. This development will
integrate with and underpin adjacent urban
renewal, a Regional Sports Precinct, the Lyell
McEwin Health Precinct, and a regional
Education and Training Precinct with expanded
tertiary facilities linked into developing
manufacturing industries and the Defence
Precinct.

Outcomes:
3.1 Provision of CBD facilities and services
3.2 Vibrant, walkable and cosmopolitan lifestyle
3.3 Opportunities for social interactions

Strategy 4 - Securing Playford’s future in the global economy
The City of Playford will capitalise on its strategic
geographical position and demographics to work
with other local government bodies, the State and
Commonwealth governments, applied research
bodies and other regions to establish a diverse
industry base and expand its defence, advanced
manufacturing, horticulture, health and ageing
industry sectors to provide local jobs for local
people, capitalising on the digital economy, as the
foundation for a rising standard of living for the
community.

Outcomes:
4.1 Key economic drive of the State
4.2 Robust local economy with local job
opportunities
4.3 Part of Southern Food Bowl with national and
international links
4.4 Re-focused manufacturing to support
economic growth in the north of the State

Strategy 5 - Building our capabilities
As the entity responsible for many of the needs of
its community, the City of Playford will focus on
improving its financial performance, innovation
and skills in partnership development and
advocacy to resource and guide the achievement
of this strategic plan.

Outcomes:
5.1 Highly performing organisation
5.2 Delivering value for money services
5.3 Effective government and private sector
partnerships.
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CITY OF PLAYFORD

COUNCIL DEVELOPMENT ASSESSMENT PANEL
TERMS OF REFERENCE
Endorsed by CDAP 17 June 2013
1.

Role

The Council Development Assessment Panel (CDAP) is established pursuant to Section
56A of the Development Act.
The legislative functions of the CDAP are:
• To act as a delegate of the council in accordance with the requirements of the
Development Act 1993; and
• As it thinks fit, to provide advice and reports to the council on trends, issues and
other matters relating to planning or development that have become apparent or
arisen through its assessment of applications under the Development Act 1993; and
• To perform other functions (other than functions involving the formulation of policy)
assigned to the panel by Council.
In addition to the panel’s legislative functions, the panel’s role is to:
• Provide a consultative approach to development assessment while confining
consideration of the application to the objectives and principles within the Playford (City)
Development Plan.
2.

Delegations

The Council Development Assessment Panel may:
• Approve the minutes as a true and accurate record of proceedings
• Appoint a deputy presiding member (the presiding member will be appointed by the
Council)
• Establish the agenda format
• Establish the meeting regulations
• Determine if an item should be considered in confidence
• Approve its annual report
Exercise all powers and functions vested in or conferred on Council under Part 4 of
the Development Act to assess development applications and grant or refuse
consent in respect of each of the following matters:
 Category 2 applications where representations objecting to the development
have been received. (Section 38 (10)(a) Category 2 applications)
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 Category 3 applications where representations objecting to the development
have been received. (Section 38 (10)(b), Category 3 applications).
 Development of a non-complying nature as defined under the Development Act
1993 and the Playford (City) Development Plan. (Section 39 (4)(d) applications)
(Section 17(3)(a) Development Regulations 2008)
 Development that is of a major or significant nature and may cause considerable
community interest as determined by the Chief Executive Officer.
 A development that is of a kind described as a non-complying development
under the Development Plan and requires the Minister and the Council to concur
in the granting of that consent (Section 35 (3)(a))
 Land divisions with 200 or more allotments
• Sub-Delegate to the Chief Executive Officer or delegate to make a minor additional
changes to conditions on that development authorisation as required by the Council
Development Assessment Panel to authorise approval of that application as a
determination of the Council Development Assessment Panel
• Sub-Delegate to the Chief Executive Officer or delegate to approve an application
once those minor additional conditions agreed to by the Council Development
Assessment Panel are agreed to by the applicant without bringing the application
back to the Council Development Assessment Panel.
3.

Review of Panel Decisions

Council Development Assessment Panel decisions are final and shall not be referred to
Council for further consideration.
An applicant or third party who is dissatisfied with the Council Development Assessment
Panel’s decision may appeal to the judicial system of the State.
4.

Meetings

The Panel will usually meet on the third Monday of each month at 6.00 pm in the Council
Chambers, Playford Civic Centre, 10 Playford Boulevard, Elizabeth or as determined by the
CDAP.
Additional meetings due to business demands must be called by the Presiding Member in
consultation with the CDAP Executive Officer.
5.

Quorums

A quorum at a meeting of the CDAP is four (4) members of the Panel.
If a quorum will not be present due to the number of apologies received prior to the
scheduled meeting, the Presiding Member in consultation with the CDAP Executive Officer
may determine that the meeting will be adjourned to another time and date.
If at the expiration of thirty (30) minutes, from the time specified in the notice of meeting, a
quorum is not present, the Presiding Member will adjourn the meeting to another time and
date. The adjournment will be recorded in the Panel Minutes for that meeting including those
members present and those who provided an apology.
Adjourned business will be the first business listed on the agenda papers followed by any
new business.
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Membership

Under the Development Act, Panel membership is determined by Council resolution and
consists of four (4) independent members, one of them being the Presiding Member of the
CDAP and three (3) Council elected members.
The term of office for the new CDAP members will be for a period, not exceeding two (2)
years. At the expiration of a term of appointment, a member is eligible for reappointment.
Within fourteen (14) days of any change to the Panel membership, a notice of the
appointment of members shall be placed in the local newspaper.
Matters regarding the conduct of a panel member shall be resolved by the Public Officer
following the processes set out in CDAP Code of Conduct (as per the requirements of the
Development Act 1993).
7.

Term and Role of the Presiding Member / Deputy Presiding Member
7.1

Presiding Member

The Presiding Member will be appointed by Council.
The Presiding Member will:
• Chair the meetings.
• Foster a culture at meetings that encourages participation by all Panel members.
• Liaise with Council on issues raised by CDAP and to report back to CDAP
• Where a matter has been debated significantly and no new information is being
discussed call for the debate to be finalised and a recommendation be put forward.
• Where required, assist with developing a recommendation for each matter based on the
discussion from the Panel membership and with guidance from Council’s planning staff.
The Presiding Member is a participatory member of the Panel and is encouraged to
participate in the debate and discussion of each item.
7.2

Deputy Presiding Member

The Panel will elect its Deputy Presiding Member at its first meeting following the
establishment of a new panel by the Council. The Deputy Presiding Member will remain in
that position until the end of the panel’s term or until the next general election, whichever is
sooner. In the event that the general election is sooner, a new Deputy Presiding Member will
be elected at the first meeting of the new members.
The Deputy Presiding Member may be a Council Elected Member or an Independent
Member. The process to elect the Deputy Presiding Member is outlined in the Code of
Practice for Council, Special Council and Committee Meetings.
In the absence of the Presiding Member, the Deputy Presiding Member will chair the
meeting. If both are absent the meeting will appoint a temporary chair from members
present.
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Role of the Administration

Council staff may provide advice and further clarification of issues during the meeting upon
request of a Panel Member through the Presiding Member.
Council staff, (unless appointed as members of the CDAP) are not members of the Panel
and do not have voting rights. Their role is to provide professional and impartial information
and advice to assist Panel members to make decisions based on the objectives and
principles of the Playford (City) Development Plan.
The Presiding Member will be the official media spokesperson for CDAP or as determined
by CDAP.

9.

Reporting and Review of the Panel

The Panel shall review its performance annually in line with Council’s financial calendar year
with the Annual Report presented to the July Panel meeting or the next meeting thereafter.
The Annual Report may include:
• number of meetings held
• length of meetings
• attendance by members
• CDAP issues raised for consideration by Council
• number of confidential items considered
• appeals made to the Environment, Resources and Development Court.
The Annual Report will be forwarded to Councillors, CDAP members and the Minister for
Planning for information.
10. Panel Procedures
10.1

Code of Conduct

The members on the Council Development Assessment Panel are bound by the Code of
Conduct established under Section 21A Development Act 1993 and adopted by the Minister
for Planning.
10.2

Hearing of Representations

Representors and applicants may address the CDAP on an application before the Panel as
per the requirements of the Development Act and Regulations 1993.
A written representation shall be received by the City of Playford in accordance with Section
35 of the Development Regulations in which the representor shall state that he or she
wishes to be heard by the Panel. The representor will be advised of the Panel meeting time
and will be listed in the agenda papers.
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The Presiding Member may ask a representor or applicant to summarise his or her main
points and conclude their representation if:
• he or she has spoken for more than five (5) minutes, or
• he or she is re-visiting information that has already been presented during the meeting or
in his or her written statement, or
• he or she is raising issues which are not relevant to planning approval processes.
No new information can be presented by the representor or applicant, subject to the
discretion of the Presiding Member.
Representors (or their representative) shall speak first followed by the applicant (or their
representative). Representors do not have a right of reply following the applicant’s
presentation.
The debate and resolution of a matter will still proceed even if a representor or applicant is
not present at the scheduled meeting.
10.3

Natural Justice

In order to foster the respect of applicants, representors and the community, panel members
should adhere to the principles of natural justice. Accordingly, panel members may not
approach or discuss with an applicant or representor any application which is either before
the panel or will come before the panel at some future time, except during the course of a
panel meeting where the application forms part of the agenda and the applicant or
representor has a right to be heard by the panel.
Failure to abide by 11.3 is considered a breach of the Code of Conduct established under
Section 21A Development Act 1993.
10.4

Meeting Processes

The following processes shall be followed for each agenda item:
Panel members to declare any conflict of interest and leave the meeting room if he or she
has a conflict.
10.4.1
10.4.2

10.4.3

10.4.4
10.4.5
10.4.6
10.4.7

The Staff representative(s) to speak to the report and identify the key issues
raised by the application.
Representors present and accepted by listing on the Panel agenda to speak,
Panel members to question representor(s) through the Presiding Member, as
required.
Applicant(s) present and listed on the Panel agenda to respond to the
comments made by the representor(s). Panel members may ask questions to
the applicant through the Presiding member.
Staff representative(s) to provide an overview of issues raised making
reference to the objectives and principles within the Development Plan.
Panel members to discuss the application leading to the development of a
recommendation with conditions if required.
Presiding Member to ask if there is any further information required prior to
the members determining the matter.
Presiding Member to put the recommendation to a consensus vote. If the
members as a whole agree to the recommendation then this is considered a
decision on the matter. If the Presiding Member cannot clearly identify the
outcome then a formal vote is taken.
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Voting Procedures

If a consensus resolution cannot be determined by the Presiding Member, then a majority
vote will be taken with the Presiding Member asking for members voting in favour of the
recommendation and then for members voting against the recommendation.
Each member of the CDAP present at the meeting is entitled to one (1) vote on any matter
arising for decision and, if the votes are equal, the member presiding at the meeting is
entitled to a second or casting vote.
Members cannot abstain from voting. Members shall raise their hand indicating their voting
preference to assist the Presiding Member to determine the outcome.
10.6

Agenda Papers

An agenda for each Panel meeting will be delivered to Panel members on the Thursday prior
to the meeting.
Confidential agenda items will only be circulated to members of the Council Development
Assessment Panel, members of the City of Playford Executive Team, staff representing the
planning interests of the City of Playford, the Minute Secretary of the Panel and included in
the official minute book.
Agenda papers will be included on the City of Playford web site and put on public display at
the Customer Service Centre and Libraries with the exclusion of confidential items.
10.7

Minutes

Minutes of Panel meetings (in accordance with legislative requirements) will be kept and
delivered to Panel members by no later than the Thursday following the meeting on the
Monday. The Minutes will also be put on public display at Council’s Customer Service
Centres and Libraries. Confidential minutes will only be distributed to the people who receive
confidential agenda items.
The minutes will be a true and accurate record of the decisions made. The members’
present and any apologies will be recorded along with the time that members leave and
return to the meeting room. The names of representors and applicants who spoke at the
meeting will be recorded without reference to the content of their presentation.
Only the final decision will be recorded in the minutes, no reference will be made as to who
voted for or against the recommendation or any discussion which occurred on the
application.
The minutes will record disclosure of interest made by a member, details of any adjournment
of business and reasons why the meeting considered an issue in confidence.
At the next Council Development Assessment Panel meeting, the previous meeting’s
minutes will be confirmed to formally certify that they are an accurate record of what
transpired at the meeting. This does not afford the opportunity to amend decisions.
Decisions can only be amended or rescinded if the matter is brought back to the Panel as a
further agenda report due to an appeal made to the Environment, Resources and
Development Court.
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Once the Panel members have resolved the minutes to be an accurate record of the
proceedings of the meeting, the Presiding Member will confirm the Panel Minutes by
initialling each page and signing and dating the last page.
10.8

Public Access to Meetings

Council Development Assessment Panel meetings shall be held as open forums with the
public able to attend and listen to the debate and decision making processes.
At times, the Council Development Assessment Panel may consider information of a
confidential or sensitive nature. Section 56A (12) of the Development Act 1993 identifies the
cases when the Council Development Assessment Panel may exclude the public from
attendance at a meeting and the Panel.
Attendees for confidential items will be those only who have received official confidential
agenda documents to a particular item and will be allowed to remain in the room during
decision discussion, or as identified by CDAP.
If the panel members resolve to exclude the public from a Council Development Assessment
Panel Meeting, a resolution shall be moved stating the reason for the exclusion of the public
and the timeframe in which the Panel shall consider the release of the agenda, attachments
or minutes relating to the matter.
10.9

Conflict of Interest

The responsibilities of members of the Panel regarding conflict of interest are contained
within the Development Act 1993 and the Minister’s Code of Conduct. Panel members shall
declare any conflict of interest or perceived conflict of interest prior to the discussion of the
item. If a Panel member has a conflict of interest he or she shall leave the meeting room and
not take part in any of the deliberations or decisions of the Panel on the matter.
10.10 Site Visits
Except where required as part of the assessment of a particular decision such as a formal
panel viewing of a development site, Panel Members should not enter a development site,
even if invited by the land owner or a neighbouring property owner or any other person.
10.11 Review of the Operating Procedures
The Council Development Assessment Panel Charter will be reviewed after expiration of the
two (2) year term of the panel members or as required by the CDAP.
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City of Playford
Council Development Assessment Panel Meeting

AGENDA
MONDAY, 2 FEBRUARY 2015 AT 7:00PM
1

2

ATTENDANCE RECORD
1.1

Present

1.2

Apologies

1.3

Not Present

CONFIRMATION OF MINUTES
RECOMMENDATION
The Minutes of the Council Development Assessment Panel Meeting held 15
December 2014 be confirmed as a true and accurate record of proceedings.

3

DECLARATIONS OF INTEREST

4

REPORTS

Matters to be considered by the Panel Only
4.1

Alterations and additions to the existing dwelling, demolition of an
outbuilding, construction of an outbuilding, construction of two rainwater
tanks and ancillary earthworks and landscaping. (Attachments) ....................14
Representors:
None
Applicant:
Nicole Lousie Ryan

4.2

Division of Land (1 allotment into 2 allotments) - Non-Complying
development (Attachments) ...........................................................................57
Representors:
Nil
Applicant:
Quan Am Temple Incorporated
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OTHER BUSINESS

5.1

STAFF REPORTS
Nil

5.2

DISCUSSION FORUM
Nil

6

MOTIONS

7

CONFIDENTIAL MATTERS
Nil

8

CLOSURE
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REPORTS

MATTERS TO BE CONSIDERED
BY THE PANEL ONLY
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ALTERATIONS AND ADDITIONS TO THE EXISTING DWELLING, DEMOLITION
OF AN OUTBUILDING, CONSTRUCTION OF AN OUTBUILDING,
CONSTRUCTION OF TWO RAINWATER TANKS AND ANCILLARY
EARTHWORKS AND LANDSCAPING.

1. Snapshot
Author:
Proposal:

Jordan Leverington
Alterations and additions to the existing dwelling, demolition of
an outbuilding, construction of an outbuilding, construction of
two rainwater tanks and ancillary earthworks and landscaping.

Development Number:

292/1206/2014

Date of Lodgement:

29 August 2014

Owner:

Nicole Louise Ryan

Applicant:

Nicole Louise Ryan

Location:

258 Alexander Avenue, Bibaringa

Zone:

Hills Face

Classification:

Non-Complying (resolution to proceed to full assessment made
by CDAP on 20 October 2014)

Public Notification
Category:

Category 3

Representation
Received:

Nil

Development Plan:

Consolidated 20 March 2014

Request for Additional
Yes
Information Made?
Recommendation:

To grant Development Plan Consent subject to conditions and
the concurrence of the DAC.

Attachments:

1.
2.
3.
4.
5.
6.
7.
8.
9.

Development Application Form
Certificate of Title
Site Plans
Elevations
Zone Map Play/6
Bushfire Map BPA Play/1
Floor Plans
Statement of Effect
Site Inspection Photographs

2. The Subject Land
The land is irregular in shape and is located on the southern side of Alexander Avenue in
the suburb of Bibaringa and features a frontage of 206.3m and a depth of 232.6m. The
overall area of the land is approximately 4.5Ha.
There is currently a double storey detached dwelling on the land, presenting a relatively
conventional design. The dwelling is setback approximately 45m from the front road
boundary and approximately 85m from the closest side boundary.
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The allotment slopes significantly to the rear of the property. Notwithstanding, and by
virtue of the topography, the roofline of the existing dwelling is only marginally higher than
street level. The site of the proposed single storey addition is located upslope from the
existing dwelling on a relatively flat area.
The front of the allotment is informally landscaped with trees and shrubs of varying
species, maturity and size.
Dense shrubbery around the existing dwelling forms an effective visual screen from the
public realm and adjoining properties. The vegetation consists mainly of semi-mature
eucalypts and some smaller introduced species.
A sewerage easement is located at the south west corner of the allotment and the
proposed development will not encroach upon the easement.
There will be no effect on Regulated Trees situated on or about the land by virtue of the
proposed development.
3. The Locality
Based on a consideration of the visibility of the proposed development, the extent of the
locality is considered to include:
•
•
•
•

The subject allotment;
The area directly in front of the subject land;
The front yards (including the front rooms) of the residential sites to the north at
263, 273 & 279 Alexander Road, Bibaringa; and
The nearest portions of the adjoining lots on either side of the subject site.

3.1 Locality Plan

The locality features very low density residential development and primary production
activities. Typically buildings are grouped together and have generous setbacks from
public roads maintaining a natural and open visual amenity.
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Existing groves of mature vegetation provide for a prevailing character that is rural and
open. The subject land is consistent with character of the area, with a significant amount
of vegetation having been planted around the existing dwelling.
Typically for a rural locality, most properties have been developed with ancillary
structures such as domestic outbuildings, water tanks and implement sheds.
In most cases, these kinds of structures have been sited in close proximity to and
clustered around existing dwellings.
Overall, it is considered that the prevailing character of the locality provides a high level
of amenity for its residents.
3.2 Zoning
The subject land is depicted on Zone Map Play/6 in the Mapping Section of the
Development Plan.
By virtue of its location, the land is entirely within:
• The Hills Face Zone; and,
• Is covered by the Bushfire Overlay BPA Map Play/1.
4. The Proposal
According to Regulation 16 of the Development Regulations (2008), if an application will
require a relevant authority to assess a proposed development against the provisions of a
Development Plan, the relevant authority must determine the nature of the development,
and proceed to deal with the application according to that determination.
As such, it is considered that the proposal is best described as follows:
“Alterations and additions to the existing dwelling, demolition of an outbuilding,
construction of an outbuilding, construction of two rainwater tanks and ancillary
earthworks and landscaping”.
The habitable component of the single storey dwelling addition will have a floor area of
194.8m², a maximum eave height of 4.9m above natural ground level, a total maximum
height of 5.12m above natural ground level, and will be set back from Alexander Avenue
by 39m. There will be a verandah/deck on the western side of the addition, which will be
at the same floor level as the addition.
Despite being sited higher on the hill, the maximum ridge height of the addition will only
be 500mm above the ridge height of the existing dwelling. The addition will have a
rendered finish in a “Paperbark’ colour with Colorbond ‘Woodland Grey’ roofing. The
storm water from the existing dwelling and proposed addition will be directed to a 40,000L
rainwater tank which is located immediately east of the dwelling.
The Statement of Effect (SOE) (see Attachment 8) establishes that the existing two
storey dwelling is no longer suitable for the applicant, and confirms that the addition will
not be used as a separate dwelling.
On the opposite side of the existing dwelling it is also proposed to construct a single
carport.
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The dimensions of the proposed outbuilding are 12m long, 6m wide with a 3m wall height,
and will be located between the existing dwelling and Alexander Avenue; in close
proximity of the demolished outbuilding (with a street setback of 25m). Landscaping is
also proposed between the dwelling and the existing shed to provide additional
screening. The outbuilding is proposed to be clad in ‘Cottage Green’ Colorbond.
Stormwater from this structure will be directed to a 22,500L rainwater tank, which is
available for firefighting purposes at all times.
Vehicle access to both the dwelling addition and outbuilding is provided via an existing
crossover and driveway.
5. Procedural Matters
5.1 Classification
According to Section 35 of the Development Act (1993), there are three kinds of
development, with all developments being classified as either Complying, NonComplying or Merit.
The procedural section of the Hills Face Zone in the Development Plan specifies a list of
development that is Non-Complying unless it falls within a list of exemptions.
As the vertical distance between the existing ground level and the top of the external wall
of the dwelling addition exceeds 5m at the gable end, the proposal does not meet the
exemption criteria and hence must be classified as a Non-Complying form of
development.
5.2 Public Notification
Section 38(2)(a) of the Development Act (1993) states that a Development Plan or the
Development Regulations (2008) may assign different forms of development to a
Category for the purposes of public notification.
Further, the Development Act (1993) also states that the Regulations or a Development
Plan may assign a form of development to Category 1 or to Category 2 and if a particular
form of development is assigned to a Category by both the Regulations and a
Development Plan:
•
•

If the Regulations provide that an assignment by a Development Plan may
prevail, the assignment provided by the Development Plan will, to the extent of
any inconsistency, prevail; but
In any other case, the assignment provided by the regulations will, to the extent
of any inconsistency, prevail.

Given that the proposal is Non-Complying, the Development Plan does not assign the
application to a Category for the purpose of public notification. As such, one must default
to the Regulations to assign a Category.
Given that the proposal is Non-Complying and given that the proposal is not of a minor
nature, neither Parts 1 nor 2 of the Regulations assign the proposal to a Category. The
proposal has therefore been notified and advertised to the owners and occupiers of
adjacent land and the public in general as a Category 3 form of development.
Nine (9) adjacent properties were notified of the development and an advertisement was
placed in the Advertiser newspaper. No representations were received.
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6. Key Issues
The following matters are considered pertinent in reaching a recommendation for the
proposal:
•

Whether the additional building work will compromise the attainment of the
Desired Character of the Zone;

•

Whether the siting, location, design and appearance of the dwelling, outbuilding
and water tanks will have a detrimental impact on the existing and Desired
Character and amenity of the locality; and

•

Whether the siting and location of the additional landscaping will cause an
unacceptable risk in a high risk bushfire area.

7. Planning Assessment
7.1 Contribution to the Desired Character
In order to determine whether the scale of the proposal is appropriate, it is first
necessary to understand the Desired Character for the Zone.
The Zone has a distinctive character derived from residential development at very low
densities, undulating topography and an open and natural landscape.
According to the Development Plan, development in the area should not only preserve
but should also enhance the natural character of the Zone or assist in the reestablishment of a natural character. It is stressed in the Desired Character statement
that the Hills Face Zone is not a residential zone. However, it is accepted that residential
development is appropriate if it is of a low-scale and unobtrusive.
Further, development in the area should not be undertaken if it is likely to create a
demand for services not already found in the area. While the proposal includes
additional building work, it is not proposed to intensify the nature of the existing land use,
by, say, constructing a second dwelling that will be used in isolation of the existing
dwelling.
The Development Plan contains several Principles of Development Control (PsDC)
which promote the achievement of the Desired Character for the area. It is considered
that the development responds appropriately to those PsDC and will preserve the
existing low intensity character, as the development comprises a single detached
dwelling (including outbuildings and structures normally associated with such dwellings),
on a single allotment which is generally consistent with neighboring properties.
Accordingly, the proposal is considered to satisfy Hills Face Zone PDC 1, and hence
does not undermine the Desired Character of the Zone.
7.2 Visual Impact
The Development Plan envisages that development within the Hills Face Zone will
employ innovative site design techniques which utilise locally indigenous trees, shrubs
and ground covers and existing remnant vegetation to provide screening and maintain
the natural rural character of the Zone. The proposal includes a considerable amount of
new plantings along the front property boundary and additional landscaping between the
existing shed and the proposed addition thus satisfying the intent of the Development
Plan.
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Specifically, the proposed addition will be located such that it will be largely screened
from the road by the existing vegetation located within the front yard of the property, and
hence the proposal is considered to satisfy PsDC 1, 2 and 3 in the Landscaping, Fences
and Walls section in the General Section of the Development Plan.
In respect of the proposed carport, it is considered that given the structure will be open
and set back a considerable distance from the public realm and neighbouring properties,
it will have a negligible impact on the character of the locality. Further, the carport will
present as part of the dwelling and will not be a dominant visual element with the locality.
The outbuilding will be set back 25m from Alexander Avenue, and is proposed to be
located in front of the dwelling addition. Therefore the structure will not have a
detrimental impact on the locality because of the existing and proposed vegetative
screening and the use of ‘Cottage Green’ colour.
The Development Plan contains several PsDC which seek to protect the natural
character of the Zone and ensure that buildings, including structures, are located in
unobtrusive locations. The proposed development will not be visible against the skyline
when viewed from a public road and will be located in such a way as to maximise the
retention of existing native vegetation on the site. On balance, it is therefore considered
that the proposal satisfies Hills Face Zone PDC 13 (a), (b), (e).
Further, PDC 14 of the Hills Face Zone states that:
“Buildings, including structures should be unobtrusive and not detract from the desired natural
character of the zone and, in particular:
(a)
buildings should be of a single storey
(b)
the mass of buildings should be minimized by having separate vehicle storage areas.”

The proposed development satisfies this Principle in that it is in a location which;
•
•
•
•
•
•

Is not visible against the skyline or from the Adelaide Plains;
The site of the outbuilding is to be cut rather than filled;
It is screened by existing and proposed native vegetation;
It is setback 25m from the front boundary;
It is single storey; and
Is has vehicle storage area which is separate from the dwelling.

In summary, the impact on the visual character of the locality will be further ameliorated
by the addition of screening vegetation. Further, the proposed structures (dwelling
addition and outbuilding) will not impose or detract from the existing or Desired
Character of the Zone and hence the proposal is considered to satisfy the relevant
provisions of the Development Plan.
7.3 Bushfire Safety Considerations
Schedule 8 of the Development Regulations (2008) requires a mandatory referral of an
application to the Country Fire Service (CFS) if it is located within a high bushfire risk
area. This application was referred to the CFS on 23 October 2014.
The CFS supported the application subject to a number of standard conditions relating to
access, water supply and vegetation. These have been added to the Staff
Recommendation.
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The Development Plan contains several PsDC which seek to minimise risks to safety
and property whilst maintaining the natural environment. Specifically, PDC 16 of the
Hazards Section in the General Section of the Development Plan states that:
“Extensions to existing buildings, outbuildings and other ancillary structures should be sited and
constructed using materials to minimise the threat of fire spread to residential, tourist
accommodation and other habitable buildings in the event of bushfire”.

The proposal includes design features which minimise the threat from bushfire (such as
the enclosure of the area under the dwelling addition), in a broad sense, the landscaping
design will prevent the accumulation of fuel and prevent the trapping of burning debris.
The property has an existing all weather surfaced driveway (which is a minimum of 3m
wide and has a maximum gradient of 16 degrees) and has been designed to allow a fire
fighting vehicle to travel in a continuous forward direction in accordance with the Code for
undertaking development in Bushfire Protection Areas and Principle 13 of the Hazards
Section in the General Section of the Development Plan.
As part of this application, a new 22,500L tank will be located next to the proposed
outbuilding, which is reserved purely for firefighting purposes.
In consideration of the above together with the recommendations from the CFS, it is
considered that this development will not cause an unreasonable risk to people or
property and satisfies the Objectives in the Hazards Section of the General Section in the
Development Plan.
8. Conclusion
The Development Plan generally discourages Non-Complying development. However,
given the proposed setbacks and scale of the addition, new outbuilding, water tanks and
additional landscaping, the proposal is considered to be an acceptable form of
development that will not adversely impact on the existing amenity and character of the
locality.
It is also considered that the existing and proposed landscaping will screen and mitigate
any visual impacts that are not currently obvious given the absence of the buildings on
site. This landscaping will ensure that the subject land is in keeping with the natural
character of the locality notwithstanding the construction of the additional structures.
Despite the Non-Complying nature of the development, the applicant has proposed a
development that, on balance, satisfies the Objectives and Principles of Development
Control within the City of Playford Development Plan, and is considered to have sufficient
merit to warrant Development Plan Consent.
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9. Recommendation

STAFF RECOMMENDATION
That pursuant to the authority delegated to the Council Development Assessment Panel by
the Council, it is recommended that the Council Development Assessment Panel:
A.

B.

DETERMINES that the proposed development is not seriously at variance with
the policies in the City of Playford Development Plan; and,

GRANTS Development Plan Consent to the application by Nicole Lousie Ryan to
undertake alterations and additions to the existing dwelling, demolish an
outbuilding, construct an outbuilding, construct two rainwater tanks and
undertake ancillary earthworks and landscaping at 258 Alexander Avenue,
Bibaringa, as detailed in Development Application No. 292/1206/14 subject to the
concurrence of the Development Assessment Commission, and subject to the
following conditions:

1. The development must be undertaken, completed and maintained in accordance with
the plan(s) and information detailed in Application No. 292/1206/14 except where
varied by any conditions listed below:
2. All works detailed in the approved plans and required by any condition of approval
must be completed prior to the occupation of the development.
Reason:
manner.

To ensure that all works and conditions are completed in a timely

3. No additional access points shall be established without the prior written consent of
Council.
Reason:

To ensure safe entry and egress to public roads.

4. All external materials, colours and finishes must be non-reflective, dark and natural so
as to blend with the landscape.
Reason:
To maintain and enhance the visual amenity of the locality in which the
subject land is situated.
5. The planting and landscaping identified on the plans submitted with the application
must be completed in the first planting season concurrent with or following
commencement of the use of the dwelling addition. 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 with a suitable species to the reasonable
satisfaction of Council.
Reason: To maintain the amenity of the site and locality.
6. Access to dwelling
6.1 Access to the building site shall be of all-weather construction, with a
minimum formed road surface width of 3 metres and must allow forward
entry and exit for large fire-fighting vehicles.
6.2 The all-weather road shall allow fire-fighting vehicles to safely enter and exit
the allotment in a forward direction by incorporating eithero A loop road around the building, OR
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A turning area with a minimum radius of 12.5 metres, OR
A ‘T’ or ‘Y’ shaped turning area with a minimum formed length of 11m
and a minimum internal radii of 9.5m.
6.3 Vegetation overhanging the access road shall be pruned to achieve a
minimum vehicular clearance of not less than 4 metres width and a vertical
height clearance of 4 metres.
o
o

Reason:

The Code Part 2.3.3.1 describes the mandatory provision for
‘Private’ roads and driveways to buildings, where the furthest
point to the building from the nearest public road is more
than 30 metres, shall provide safe and convenient
access/egress for large Bushfire fighting vehicles.

7. Access (to dedicated water supply)
7.1 Access to the dedicated water supply shall be of all-weather construction,
with a minimum formed road surface width of 3 metres.
7.2 The driveway shall be constructed to be capable of supporting fire-fighting
vehicles with a gross vehicle mass (GVM) of 21 tonnes, AND
7.3 Provision shall be made adjacent to the water supply for a hardstand area
(capable of supporting fire-fighting vehicle with a gross mass (GVM) of 21
tonnes) that is a distance equal to or less than 6 metres from the water
supply outlet. (NOTE: the water outlet may be remotely located from the
tank to provide adequate access).
Reason:

The Code Part 2.3.4.1 requires a dedicated and accessible water supply
be made available at all times for fire-fighting.

to

Ministers Specification SA 78 describes the mandatory provision for access to the dedicated
water for fire-fighting vehicles where the path of travel from the entrance to the property to
the water storage facility
is more than 30 metres in length, by an all-weather roadway:
8. Water Supply
8.1
A minimum supply of 22,000 litres of water shall be available at all
times for bushfire fighting purposes.
8.2
The bushfire fighting water supply shall be clearly identified and fitted
with an outlet of at least 50mm diameter terminating with a fire service
64mm male London round thread adaptor which shall be accessible
to bushfire fighting vehicles at all times.
8.3
The water storage facility (and any support structure) shall be
constructed of non-combustible material.
8.4
The dedicated fire-fighting water supply shall be pressurised by a
pump that has –
o A minimum inlet diameter of 38mm, AND
o Is powered by a petrol or diesel engine with a power rating of at
least 3.7kW (5hp) OR
o A pumping system that operates independently of mains electricity
and is capable of pressurising the water for fire-fighting purposes.
8.5
The dedicated fire-fighting water supply pump shall be located at or
adjacent to the dwelling to ensure occupants safety when operating
the pump during a bushfire. An ‘Operations Instruction Procedure’
shall be located with the pump control panel.
8.6
The fire-fighting pump and flexible connections to the water supply
shall be protected by a non-combustible cover that allows adequate
air ventilation for efficient pump operation.
8.7
All bushfire fighting water pipes and connections between the water
storage facility and a pump shall be no smaller in diameter than the
diameter of the pump inlet.
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All non-metal water supply pipes for bushfire fighting purposes (other
than flexible connection and hoses for firefighting) shall be buried
below ground to a minimum depth of 300mm with no non-metal parts
above ground level.
A fire-fighting hose (or hoses) shall be located so that all parts of the
building are within reach of the nozzle end of the hose and if more
than one hoses is required they should be positioned to provide
maximum coverage of the building and surrounds (i.e. at opposite
ends of the dwelling).
All fire-fighting hoses shall be capable of withstanding the pressures
of the supplied water.
All fire-fighting hoses shall be of reinforced construction manufacture
in accordance with AS 2620 or AS 1221.
All fire-fighting hoses shall have a minimum nominal internal diameter
of 18mm and a maximum length of 36 metres.
All fire-fighting hoses shall have an adjustable metal nozzle, or an
adjustable PVC nozzle manufactured in accordance with AS 1221.
All fire-fighting hoses shall be readily available at all times.

The Code Part 2.3.4.1 prescribes the mandatory provision of a
dedicated and accessible water supply to be made available at
all time for fire-fighting.

MinistersSpecification SA78 provides the technical details of the dedicated water supply for
bushfire fighting for the bushfire zone. The dedicated bushfire fighting water supply shall also
incorporate the installation of a pumping system, pipe-work and fire-fighting hose(s) in
accordance with Ministers Specification SA78.
9. Vegetation
9.1

Reason:

A vegetation management zone (VMZ) shall be established and
maintained within 20 metres of the dwelling (or to the property
boundaries – whichever comes first) as follows:
9.1.1 The number of understory plants established within the VMZ
shall be maintained such that when considered overall a
maximum coverage of 50% is attained, and so that the leaf area
of shrubs is not continuous. Careful selection of the vegetation
will permit the ‘clumping’ of shrubs where desirable, for
diversity, and privacy and yet achieve the ‘overall maximum
coverage of 50%’.
9.1.2 Trees and shrubs shall not be planted closer to the building(s)
than the distance equivalent to their mature height.
9.1.3 Grasses within the zone shall be reduced to a maximum height
of 10cm during the Fire Danger Season
9.1.4 No understory vegetation shall be established within 1 metre of
the dwelling. (understory is defined as plants and bushes up to
2 metres in height).
9.1.5 The VMZ shall be maintained to be free of accumulated dead
vegetation.
The Code Part 2.3.5 mandates that landscaping shall include Bushfire
Protection features that will prevent or inhibit the spread of bushfire
and minimise the risk to life and/or damage to buildings and property.
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DIVISION OF LAND (1 ALLOTMENT INTO 2 ALLOTMENTS) - NON-COMPLYING
DEVELOPMENT

1. Snapshot
Author:

Jane Strange

Proposal:

Division of Land

Development Number:

292/D036/14

Date of
Lodgement:

09 April 2014

Owner:

Q P Duong and T D Le

Applicant:

Quan Am Temple Incorporated

Location:

Lot 199 Angle Vale Road Hillier

Zone:

Primary Production

Classification:

Non-Complying (resolution to proceed to full assessment made
by CDAP on 15 December 2014)

Public Notification
Category:

Category 3

Representation
Received:

No

Development Plan:

Consolidated 20 March 2014

Request for Additional
Yes, on 10th April 2014 and 19th November 2014
Information Made?
Recommendation:

To grant Development Plan Consent.

Attachments:

1.
2.
3.
4.
5.
6.

Plan of Division
Aerial View of Subject Land
Zone Map
Precinct Map
Overlay Map Transport
Statement of Effect - Planning Solutions SA

2. The Subject Land
The land is trapezoid in shape and is located on Angle Vale Road in the locality of Hillier,
east of the Fatchen Expressway and approximately two kilometres from the township of
Angle Vale.
The overall size of the subject land is 5.123 hectares. The land has a frontage of 125.53
metres, a depth of 424.3 metres on the eastern boundary and a length of 473.06 metres
on the western boundary.
A single storey transportable dwelling is located approximately 30 metres from the front
boundary. Extensive glasshouses and ancillary shedding, a water tank and a single
storey religious facility (temple) are also located on the allotment.
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Structures ancillary to the temple include a small outbuilding, a toilet block, a decorative
wall, an entry gate, a statue and a monument. The area immediately in front of the temple
is well landscaped.
The temple and its associated structures dominate the view of the land from the public
realm and neighbouring properties. The gateway on the front boundary frames the sight
line to the monument, statue and temple, which are set back 13 metres, 27 metres and
75 metres respectively from the front property boundary.
The area in front of the temple adjacent Angle Vale Road has established and well
planned but immature landscaping. There are several established (but not Regulated)
Eucalyptus trees close to the western boundary of proposed Lot 3, either side of the
boundary.
Post and wire fencing exists around the perimeter of the subject land, with the exception
of decorative fencing which has been installed on the southern boundary of proposed Lot
3. Tubular fencing has also been installed on the western boundary of proposed Lot 3.
The Fatchen Expressway, which is classified as a Strategic Transport Route and Primary
Arterial Road in the Development Plan, lays approximately 500 metres west of the
subject land. Angle Vale Road is classified as a Secondary Arterial Road in the
Development Plan.
The allotment is generally flat but rises gently from the south towards the north. The
current land uses are horticulture, residential ancillary to the horticultural use, a religious
facility and ancillary buildings.
The Certificate of Title notes a triangular easement in the south western corner to ETSA
(SA Power Networks). There are no Regulated Trees on or about the land.
3. The Locality
Based on the visibility of the structures on the land, the extent of the locality is considered
to include:
•
•
•
•
•

The subject land;
The area directly in front of the subject land, including the public road (Angle Vale
Road);
Nearby rural residential properties in Hillier, namely Lots 329, 1, 305, 1, 2 and 18
Angle Vale Road; Lots 50, 3 and 4 Andrews Road;
A small section of the Fatchen Expressway approaching the Angle Vale Road ramp;
and
Angle Vale Road from the Fatchen Expressway to Wingate Road.
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3.1 Locality Plan

The locality contains predominantly horticultural and agricultural land uses with
ancillary dwellings.
The prevailing character of the locality is defined by open farming land and orchards,
with buildings well set back from roads. Further afield, the land has a variety of uses
which include agriculture, orchards, intensive horticulture (glass houses) and fallow
land.
The decorative design of the temple on the subject land contrasts with the rural
development which characterises the locality. Almond orchards exist to the north,
east and south east. The land to the north, west and south is used for agriculture or
lays fallow.
The open, rural character of the locality provides for a high level of visual amenity.
The properties adjacent to the subject land (three of which contain dwellings) are
used for agriculture and contribute to the rural amenity of the locality. Landscaping is
evident surrounding the established dwellings; most of the locality has been cleared
for cultivation.
Overall, the prevailing character of the locality is in keeping with a rural farming
community.
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3.2 Zoning
The subject land is depicted on Zone Map Play/5 in the Mapping Section of the
Development Plan.
By virtue of its location, the land is entirely within:
•
•
•

The Primary Production Zone;
The Precinct 17 Horticulture; and
Is covered by the Play/5 Transport Overlay.

4. The Proposal
According to Regulation 16 of the Development Regulations (2008), if an application will
require a relevant authority to assess a proposed development against the provisions of a
Development Plan, the relevant authority must determine the nature of the development,
and proceed to deal with the application according to that determination.
As such, it is considered that the proposal is best described as follows:
“Division of land – creation of two allotments from one allotment.”
The applicant seeks consent to divide the subject land in order to separate the religious
facility and associated structures from the horticulture use.
Council has, over the past 15 years, approved various developments on this property,
including a Buddhist community centre, a verandah, a toilet block and associated on-site
waste water system, a statue, fencing and gates, a monument and a garden shed.
Proposed Lot 3 in the submitted Plan of Division contains all of the development
associated with the temple and separates it entirely from the horticulture activity located
on proposed Lot 4.
Vehicle access will be via the existing two crossovers from Angle Vale Road.
The uses on both proposed lots will continue as they have over the previous 15 years
and there will be no visible change to the existing structures or configuration.
5. Procedural Matters
5.1 Classification
According to Section 35 of the Development Act (1993), there are three kinds of
development, with all developments being classified as either Complying, NonComplying or Merit.
The creation of an additional allotment in the Primary Production Zone is assigned as
Non-Complying development in the Playford Council Development Plan –
consolidated 20 March 2014.
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Only land division which complies with the following is exempt:
Except where any of the following applies, it is located:
(a) outside of Rural Policy Area 5 or Precinct 18 Rural Fringe and no additional
allotments are created wholly or partly within the zone
(b) within Rural Policy Area 5 and results in the creation of allotments of greater than
4 hectares
(c) within Precinct 18 Rural Fringe and achieves one of the following
(i) results in the creation of allotments of greater than ten hectares
(ii) results in the creation of allotments of less than 10 hectares where each
allotment has a depth which is not more than four times the width of the
allotment and one of the following applies:
(A) the allotments would be used for horticultural activities
(B) the division is necessary or desirable for the more efficient use of
the land concerned in a manner consistent with the zone objectives
(C) It involves an adjustment of existing title boundaries.
The subject land is not located within Rural Policy Area 5 or Precinct 18 Rural Fringe
and, as such, the proposal is a Non-Complying kind of development. Given that the
development is Non-complying, the CDAP resolved to proceed with an assessment
at its meeting on 15 December 2014.
5.2 Public Notification
Section 38(2)(a) of the Development Act (1993) states that a Development Plan or
the Development Regulations (2008) may assign different forms of development to a
Category for the purposes of public notification.
Further, the Development Act (1993) also states that the Regulations or a
Development Plan may assign a form of development to Category 1 or to Category 2
and if a particular form of development is assigned to a category by both the
Regulations and a Development Plan:
•
•

If the Regulations provide that an assignment by a Development Plan may
prevail, the assignment provided by the Development Plan will, to the extent
of any inconsistency, prevail; but
In any other case, the assignment provided by the regulations will, to the
extent of any inconsistency, prevail.

The division of land is not listed within Council’s Development Plan as either Category
1 or Category 2 development. As such, one must turn to the Regulations to assign a
Category.
Schedule 9 of the Regulations excludes Non-Complying development from
assignment as Category 1 or Category 2 development under Parts 1 and 2.
This development is therefore assigned as Category 3 for public notification and,
subsequently, the application has been placed on Public Notification following the
Panel’s resolution to proceed with an assessment at the 15 December 2014 meeting.
Seven (7) adjacent properties were notified and no representations were received in
objection to the development.
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5.3 Statutory Referrals
As part of the land division process, the Development Assessment Commission
(DAC) has referred this application to the following government agencies: SA Water
Corporation; Department for Planning, Transport and Infrastructure (DPTI) Transport Services Division; SA Power Networks; and Electranet. The responses
were as follows:
•
•
•
•
•

SA Water has requested standard conditions be applied and advisory notes;
DPTI (Transport Services Division) recommended a change in the width of
Right of Way ‘B’ to facilitate car parking on site;
SA Power Networks provided a standard agency response;
Electranet provided advisory notes only; and
the DAC has requested that standard conditions be applied.

5.4 Delegation
The CDAP does not have delegation to grant consent under Section 33 (1)(c) of the
Development Act (1993) in relation to a proposed division of land that requires that
certain requirements be satisfied. The CDAP does have delegation to grant a
Development Plan Consent (Section 33(1)(a) of the Act) and should this
Development Plan Consent be granted by the CDAP, and following the granting of
concurrence from the Development Assessment Commission, consent(s) under
Section 33 (1)(c) will be granted by Council staff, to whom delegation has been
given.
6. Key Issues
The following matter is considered pertinent in reaching a recommendation for the
proposal:
•

Whether the allotment to be created can be used for its intended purpose.

7. Planning Assessment
7.1 Suitability of the Allotments for their Intended Purpose
It is important to note that the Primary Production Zone in the Development Plan
does not have a Desired Character statement. Notwithstanding, the Development
Plan is clear in its intention to promote horticulture/agriculture uses in this area.
There is a section on Form and Character in the Zone Section of the Development
Plan, of which only three (3) of the Principles of Development Control (PsDC) apply.
PDC 13 states:
“An access way of at least 3 metres in width should be provided to allow access for
emergency vehicles to the rear of each allotment.”
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PDC 14 states:
“Buildings should not detract from the rural character of the locality in terms of built
form elements and should:
(a) have a maximum building height of 6 metres
(b) be setback a minimum of 15 metres from a public road.”
PDC 15 states:
“A setback of at least 2 metres should be provided around all structures to allow
access for weed and fire control.”
The proposed land division provides an access way of 3 metres to allow access as
required in PDC 13, all of the buildings are at more than 15 metres from the public
road and no greater than 6 metres high as required in PDC 14 and a setback of 2
metres or more has been established between all structures.
Under the Land Division section in the Primary Production Zone, PDC 20 states:
“Land, except where located within Precinct 18 Rural Fringe of the Urban Buffer
Policy Area 6, should not be divided unless no additional allotments are created.”
Due to the current land use on proposed Lot 3, this area is rendered unsuitable for
horticultural activity in conjunction with the Zone provisions.
The proposal does not comply with this PDC; however, there are supporting
Objectives and PsDC in the General Section of the Development Plan.
The subject land lays within Precinct 17 Horticulture, which deals with intensive
animal keeping being at least 1 kilometre from the Residential, Township, Rural
Living and Suburban Neighbourhood Zones and Rural Policy Area 5. As this
application does not deal with intensive animal keeping, the Precinct provisions do
not apply.
The following objectives support the proposal to divide the land:
Objective 2 - Land division that creates allotments appropriate for the intended use.
Council has over the past 15 years approved various developments on this property,
including a Buddhist community centre, a verandah, a toilet block and associated
on-site waste water system, a statue, fencing and gates and a monument and
garden shed. Proposed Lot 3 contains all of the development associated with the
existing religious facility.
In reality, the buildings connected with the religious facility and their curtilage already
operate in complete isolation of the balance of the existing allotment.
Proposed Lot 4 separates the horticultural activities from the religious ones and the
land division will assist both parties in securing viability for the future, as each will be
granted a separate title and their own autonomy.
There is no change to the current land use envisaged. The creation of the additional
allotment and the excision of the religious facility from the horticulture use will
normalise the existing circumstances. Each land use will continue without change
and the proposal will therefore create allotments appropriate for their intended use.
Objective 3 - Land division that is integrated with site features, including landscape
and environmental features, adjacent land uses, the existing transport network and
the availability of infrastructure.
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The land division will not impact on the amenity of the locality as the public realm will
be unaffected. The only changes will be internal, as some of the buildings must be
fire-rated to comply with the provisions of the Building Code of Australia. Also, the
on-site waste water system will be relocated to an appropriate position south of the
toilet block on proposed Lot 3. There are two existing accesses to the property and
these will remain unchanged.
The intended land use for each proposed allotment will not impose any additional
burden upon the existing infrastructure or transport network. The landscape and
environmental features are in place and there is no expected additional impact upon
the adjacent land uses. Therefore, it can be argued that the land division is
integrated with the existing site features.
Objective 4 - Land division restricted in rural areas to ensure the efficient use of rural
land for primary production and avoidance of uneconomic infrastructure provision.
The horticultural structures are the dominant use on the subject land and almost
cover the balance of the site at the rear of the existing dwelling and the temple. The
horticulture business is identified as an envisaged use in the Zone and, hence, the
proposal satisfies Objective 4.
There is also an argument that the religious activity on the same parcel of land could
prejudice the future viability of the horticulture use in the future, as it may limit
funding opportunities for expansion or improvement.
Approval for development associated with the religious facility on the site has been
granted by Council over a period of many years. The temple community also needs
to ensure the viability of their land use and the approval for the division of the land
will give both parties economic stability in the future.
Although a land division which creates any additional allotments is Non-complying
under the Development Plan in this zone, there will be no visible change in the
character of the locality and it is reasonable to conclude that the granting of
Development Plan Consent for the proposal is warranted.

8. Conclusion
The division of land to excise the religious facility from the horticulture use is unlikely to
cause any impact upon the amenity of the locality, as the religious facility already exists
and there will be no intensification of the use by virtue of this division.
Although the use is a Non-Complying kind of development, there is support in the
Development Plan to divide one allotment into two for the specific reason of creating
individual titles for the two separate land uses.
The division will give both parties independence, giving them a stake in their viability for
the future.
Despite the fact that a land division which creates an additional allotment is NonComplying under the Development Plan, it is a reasonable outcome in the circumstances
of this application and the granting of a Development Plan Consent for this proposal
warrants support. Accordingly, it is recommended that the Panel resolve to grant
Development Plan Consent to the application.

Council Development Assessment Panel Agenda

65

02 February 2015

9. Recommendation
STAFF RECOMMENDATION
That pursuant to the authority delegated to the Council Development Assessment Panel by
the Council, it is recommended that the Council Development Assessment Panel:
A. DETERMINES that the proposed development is not seriously at variance with the
policies in the City of Playford Development Plan; and
B. GRANTS Development Plan Consent to the application by Quan Am Temple
Incorporated to divide the land so as to create one additional allotment at Lot 199
Angle Vale Road Hillier, as detailed in Development Application No. 292/D036/14
subject to the concurrence of the Development Assessment Commission, and subject
to the following conditions and advisory note:
Conditions:
1. The development must be undertaken, completed and maintained in accordance with
the plan(s) and information detailed in Application No. 292/D036/14 except where
varied by any reserved matters or condition(s) listed below:
Condition Pursuant to Section 33 (1)(a):
1. The on-site waste water system associated with the Toilet Block must be located within
the allotment of the development that it will service (proposed Lot 3).
Advisory Note
1. An application for the relocation of the existing on-site waste water system associated
with the existing Toilet Block is required to be lodged, as per page 17 of Planning
Solutions SA’s Statement of Effect dated January 2015.

Plan of Division
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Aerial View of Subject Land
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Aerial View of Subject Land and Locality
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Zone Map
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Zone Map – Primary Production
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Precinct Map
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Precinct Map – Play/5 – Precinct 17 Horticulture
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Overlay Map Transport

Overlay Map Play/5 - Transport

SUBJECT LAND
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Statement of Effect - Planning Solutions SA
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