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City of Playford 
Council Assessment Panel Meeting 

 

AGENDA 
THURSDAY, 19 MARCH 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 19 February 2026 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3 APPLICATIONS WITHDRAWN 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 

5.1 25023116 - Unit 8, 7b Peachey Road, Edinburgh North - Change in use from 
warehouse to a shop with associated office and advertisement (Attachments) ........... 7 

 
Representors: Craig Ahl 
 Nicola Formichella 
Applicant: A.C.N. 132 266 329 PTY LTD AS Trustees for Mohamud 

Family Trust Trading as Afroz Store 
 

5.2 25028569 - 17 Spencer Street, MacDonald Park - Change in use of existing 
outbuilding to animal keeping (dog kennelling and breeding) and from existing 
private open space to ancillary dog running yard (Attachments) ............................... 72 

 
Representors: Mr Brian L Fretter 
 Mr Andrew Child 
 Mr Ben Luxton 



Council Assessment Panel Agenda 4 19 March 2026 
 

 

Applicant: Mr Hieu Ngo C/- Flex Planning 
 

5.3 24025773 - 66 Main Terrace, Blakeview - Construction of Three Storey 
Residential Flat Building for Supported Accommodation consisting of 10 
Specialist disability accommodation (SDA) apartments, 1 Onsite Overnight 
Assistance (OOA) apartment and ground floor associated common areas, 
landscaping, retaining walls and carparking (Attachments) ..................................... 127 

 
Representors: Ms Schmidt 
 Anonymous 

Scott Davis 
 Margaret Troubridge 
 Damir Pilvac 
 Kayla Thompson 
 Kate Mott 
 Celeste Jedani 
 Adrian Rossi 
 Zachary Evans 
 Isaac Tud 
 Corrina Magro 
 Rajvir Saini 
 Pritpal Singh 
 Amanda Jane Saunders 
Applicant: Ashley Richards & Associates C/- DKJ 

Projects.Architecture & URPS 
 

 

6 APPLICATIONS FOR CONSIDERATION – NO PERSONS TO BE HEARD 
 

Nil  
 

7 APPLICATIONS FOR CONSIDERATION - CATEGORY 1 
 

Nil  
 

8 OUTSTANDING MATTERS – APPEALS AND DEFERRED ITEMS 
 

Nil  
 

9 OTHER BUSINESS 

 

9.1 STAFF REPORTS  
 

Nil  
 

10 CONFIDENTIAL MATTERS  
 

Nil  

11 POLICY DISCUSSION FORUM 
 

Nil  



Council Assessment Panel Agenda 5 19 March 2026 
 

 

 

12 CLOSURE 
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APPLICATIONS FOR CONSIDERATION 

APPLICATIONS FOR 
CONSIDERATION – PERSONS 

WISHING TO BE HEARD 
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5.1 25023116 - UNIT 8, 7B PEACHEY ROAD, EDINBURGH NORTH - CHANGE IN 
USE FROM WAREHOUSE TO A SHOP WITH ASSOCIATED OFFICE AND 
ADVERTISEMENT 

 
 
 

Author: Miroslav Todosijevic 

Proposal: Change in use from warehouse to a shop with associated office 
and advertisement  

Development Number: 25023116 

Date of Lodgement: 30/07/2025 

Owner: A.C.N. 656 667 935 ATF the Ruseum Investment Trust 

Applicant: A.C.N. 132 266 329 Pty Ltd as Trustees for Mohamud Family 
Trading as Afroz Store  

Location: Unit 8, 7b Peachey Road, Edinburgh North SA 5113 

Zone: Strategic Employment Zone   

Classification: Code Assessed – Performance Assessed  

Public Notification 
Category: 

Yes  

Representation 
Received: 

Yes  

Request for Additional 
Information Made? 

Yes  

Recommendation: To Refuse Planning Consent  

 
  

Attachments: 

 

 1⇩.  Planning Report 
2⇩.  Site Plan and Elevations 

3⇩.  Traffic Report 
4⇩.  Community Title Plan 

5⇩.  Combined Representations 
6⇩.  Applicant Responses to 

Representations 
 

 
 
 
1. The Subject Site 

It is important to note that the land on which the development is proposed to be established 
is different from the defined site of the development.  
 
The subject site is identified as QP8 on Community Plan 43227, within Certificate of Title 
Volume 6296, Folio 511. The allotment is more commonly known as Unit 8, 7b Peachey 
Road, Edinburgh North SA 5113.  
 
The subject site is located in the north-west corner of the subject land and has an area of 
489m2. The subject site is currently occupied by Wake Water Sports. 
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Figure 1 below shows the subject site within the subject land. 
 

 
 

Figure 1: Aerial photograph showing the subject site in blue and subject land in red  

 
 

1.1 The Subject Land 

The subject land has an approximate area of 0.72 ha with a frontage to Peachey Road of 
148m and a maximum depth of 112m.  
 
The subject land comprises nine (9) warehouse units together with associated driveway 
areas and car parking (see Figure 1 above).   
 
The allotments within the subject land range between 268m2 and 2,717m2. 

 
 
2. The Locality 

The locality consists of industrial and commercial land uses, which are characterised by 
manufacturing activities, warehouses, logistics, defence contractors and other commercial 
uses. 
 
The allotment sizes within the locality are large in nature ranging from 0.31ha to 4.9ha.  
 
The locality contains comparable built forms in close proximity, situated on both larger and 
smaller land parcels. Land immediately to the west is currently vacant. The adjoining 
allotment to the north remains vacant, with the nearest developed site occupied by Self 
Storage Australia. To the south of the subject land is a similar development comprising a 
combination of warehouses, office spaces, and associated car parking. A prominent land use 
of the locality is to the south-east of the subject land, being St Patrick’s Technical College. 
Various buildings within the locality are being occupied by businesses such as Self Storage 
Australia, Tyre Power, and Civil Mart, along with smaller commercial and consulting 
businesses such as Aussie Fare Caterers and Headspace.  
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Overall, it is considered that the existing character of the locality is best described as an 
industrial and employment-focused area.  
 

2.1 Locality Plan 

 

Figure 2: Locality Plan 

 
2.2 Zoning 

The subject land is located entirely within the Strategic Employment Zone as identified in 
the Planning and Design Code (the Code). The following Overlays and Technical and 
Numerical Variations (TNVs) also apply:   
 
 Overlays  
 

• Building Near Airfields  

• Defence Aviation Area (all structures over 15m) 

• Hazards (Flooding – General)  

• Prescribed Wells Area  

• Regulated and Significant Tree 

 

TNVs 

• Concept Plan (Concept Plan 81 – Edinburgh Defence Airfield Lighting  

  Constraints) 
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2.3 Zoning Map 

 
 

Figure 3: Zoning Map 

 
 

3. Background 

The subject site is within the Strategic Employment Zone. Development Approval has been 
granted for the construction of nine (9) warehouse units together with associated offices, 
driveway areas, car parking spaces, landscaping and one (1) freestanding advertisement for 
the subject land. Certificate of Occupancy was issued in June 2024. 
 
The warehouse units vary in size and there a total of 57 car parking spaces, of which one is 
reserved for the use by people with disabilities. Majority of on-site car parking spaces are 
allocated to specific tenancies with six (6) spaces allocated to the subject site. It is also 
important to note that there are five (5) common shared parking spaces on the subject land 
that are for use by any visitor to the subject land.  
 
 
4. The Proposal 

The applicant seeks planning consent for the change in use from warehouse to a shop with 
associated office and advertisement.    
 
The applicant has proposed a change in use of the premises for the purpose of selling 
mixed-use retail products, which vary from a range of smaller to larger items with the larger 
items being distributed and sold from the shop based on customer demand. 
 
As identified by the applicant the proposed shop is called ‘Afroz Store’ and will primarily be 
used for the sale of items such as:  
 

• African products including hair merchandise, beauty products and food items 

• Clothing 

• Pre-packed food items 

• African furniture  

• Floor coverings 

• Bedding and manchester 

• Homewares (including pots, pans and utensils) 
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The applicant has proposed the application includes a combined land use of shop, bulky 
goods outlet and warehouse. This is due to the shop selling and storing items such as 
African furniture, floor coverings, window coverings, bedding, manchester and various 
homewares. 
 
Given the mixed-use retail nature, it is important to appropriately described the nature of 
development. 
 
A Shop is defined in the Code as: 
 

(a) premises used primarily for the sale by retail, rental or display of goods, 
foodstuffs, merchandise or materials; or 

 
(b) a personal or domestic services establishment. 

 
Within the ‘includes’ (Column C) lists: 
 

o Bulky goods outlet; 
o Personal or domestic services establishment; 
o Restaurant 

 
A bulky goods outlet is defined in the Code as a: 
 

premises used primarily for the sale, rental, display or offer by retail of goods, other 
than foodstuffs, clothing, footwear or personal effects goods, unless the sale, rental, 
display or offer by retail of the foodstuffs, clothing, footwear or personal effects goods is 
incidental to the sale, rental, display or offer by retail of other goods. Examples— The 
following are examples of goods that may be available or on display at bulky goods 
outlets or retail showrooms: 
 

(b) furniture 

(c) floor coverings 

(d) window coverings 

(i) bedding and manchester 

(r) homewares 

 
A warehouse is defined in the Code as: 
 

a building or enclosed land used for the storage of goods and the carrying out of 
commercial transactions involving the sale of such goods but does not include any land 
or building used for sale by retail.  

 
The proposed site plan provided by the applicant shows a common shop/bulky goods outlet 
area of 394m2. Further within their report this allocates an indicative area of ‘shop’ at 163m2 
and ‘bulky goods’ at 109m2 (shop floor space is approximately 60% shop and 40% bulky 
goods). With the balance of the site used for associated warehouse (storage of goods) and 
office space. Given that the primary use of the internal area has been indicated to be a shop 
and there is uncertainty/ambiguity over the amount of area used for bulky goods, it is 
considered that the most appropriate land use definition is to refer to the proposal as a shop.  
 
It is further acknowledged that it is not uncommon for a shop to also sell, rent or display items 
of a similar nature to bulky goods. Additionally, it is common for a shop to have a ‘back of 
house’ area for the storage of goods. 
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Having regard to the definitions of a bulky goods outlet and warehouse and considering the 
range of items identified by the applicant, it is considered that these components are ancillary 
to the primary ‘shop’ use. While noting the bulky goods and warehouse-like activities are not 
of a scale or nature that would independently satisfy the definition of those land uses in their 
own right, they do not represent the primary use of the development. 
 
It is therefore considered that the proposed land use is for a shop with associated office 
(81m2)and advertisement.  
 
The proposed hours of operation are Monday to Sunday 9am to 7pm. 
 
The advertisement signage will show ‘Afroz Store’ and be affixed to the black parapet section 
above the upper-level glazing on the building façade. The signage dimensions are:  
 

• Height – 1.9m  
 

• Width – 6.28m  
 
 
5. Procedural Matters 

5.1 Classification 

The proposed development comprises of the following classes of development: 
 

• Advertisement 
 

• Change of Use  

 

• Shop 
 

• Office 
 
The elements captured as part of the proposed development include advertisement, 
change of use, shop and office, which are not classified as Accepted, Deemed-to-Satisfy 
or Restricted development within the relevant Tables of the Strategic Employment Zone. 
 
The proposed development is therefore a Code Assessed - Performance Assessed 
development pursuant to Sections 105(b) and 107 of the Planning, Development and 
Infrastructure Act 2016 (the Act), requiring an on-merit assessment against the relevant 
provisions of the Code. 
 
5.2 Public Notification 

All classes of performance assessed development require public notification unless, 
pursuant to Section 107(6) of the Act, the class of development is excluded from 
notification by the Code in Table 5 - Procedural Matters (PM) - Notification of the 
relevant Zone. 
 
The public notification requirements are prescribed within Table 5 of the Procedural 
Matters section of the Strategic Employment Zone. Shops are listed as exempt from 
public notification in Clause 9 of Table 5 with the following exceptions: 
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where the site of the shop is adjacent land to a site (or land) used for residential 
purposes in a neighbourhood-type zone 

 
or 

 
shop that does not satisfy Strategic Employment Zone DTS/DPF 1.3. 

 
Corresponding Exception Policy Criteria 
 

Strategic Employment Zone DTS/DPF 1.3 
Shop where one of the following applies: 
 

(a) with a gross leasable floor area up to 250m2  
(b) is a bulky goods outlet   
(c) is a restaurant 
(d) is ancillary to and located on the same allotment as an industry 

 
The proposed shop has a total gross leasable floor area of 394m2 and is not a bulky 
goods outlet, restaurant, or ancillary to an industry on the same allotment. Accordingly, it 
does not meet Strategic Employment Zone DPF 1.3(a) and public notification is required. 
 
Public notification commenced on 9 January 2026 and concluded on 30 January 2026. 
 
Two (2) representations were received during the public notification period. A copy of the 
representations are provided within Attachment 5. 
 
All representors were in opposition to the proposal, with one (1) representor having 
requested to be heard before the Council Assessment Panel. The representors are listed 
below: 
 

Representations 
received 

Summary of Issues Raised Wish to 
be Heard 

1 Craig Ahl • Will increase the traffic & foot traffic within the 
complex.  

• Unit 8 has only four (4) parking bays 
allocated; therefore, vehicles will be parking 
in non-allocated parking bays. 

• The complex has trucks dropping off & doing 
deliveries, not a good mix with the proposed 
increase of foot traffic coming & going from 
the shop. 

• Forklifts are also used within the complex, 
same concerns as point 3. 

Yes 

2 Nicola 
Formichella  

• It is an industrial site.  

• The development is not designed for a retail 
business. 

• There is only four (4) car parks allocated to 
Unit 8. 

• The customers will be using other businesses 
car park. 

• There is large number of trucks entering & 
leaving the complex every day. 

• Forklifts are also used with in the complex. 

• Is not a safe mix with the complex designed 
for industrial customers, then add a retail 
customer. 

No  
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The applicant was afforded the opportunity to respond to the matters raised by the 
representors. The applicant’s response provides additional information and context on 
the following matters: 
 

• Car parking requirements both on-street and off-street 
 

• Proposed retail shop having a narrower customer base limited to specific type of 
products 
 

• Interface between commercial/industrial operations (truck movements) and retail 
customers 
 

• Subject land not designed for retail shops 
 
A copy of the applicant’s response to representations is contained within Attachment 6. 
 
Issues identified by representors are addressed further under the planning assessment 
section of this report (see Section 7 and Section 9). 
 
5.3 Statutory Referrals 

Statutory referrals are identified within Part 9 of the Code and Schedule 9 of the 
Planning, Development and Infrastructure (General) Regulations 2017 (the Regulations). 
 
No statutory referrals were triggered as part of this application. 
 
5.4 Internal Referrals 

An internal referral was undertaken by Council’s Traffic Engineer who reviewed the 
traffic and parking management along with access requirements of the proposed 
development.  
 
Council’s Traffic Engineer has provided commentary based on the supplied traffic report 
by Phil Weaver & Associates. It was proposed, by the applicants traffic consultant, that a 
total of 15 spaces be required for the proposed change of land use in accordance with 
the Planning and Design Code Table 1 – General Off-Street Car Parking Requirements. 
These figures do not align with the code requirements and will be discussed further in 
section 9.3 Transport, Access and Parking of this report. 
 
The traffic report mentioned that the proposed development only has six (6) dedicated 
parking and five (5) common shared parking spaces among all units on-site to 
accommodate up to three (3) employees, plus customers and delivery vehicles. 
Council’s Traffic Engineer noted that the common-shared parking spaces are located 
approximately 112m away from Unit 8 where customers and/or visitors would have to 
walk and navigate through the complex to get to Unit 8. 
 
Council’s Traffic Engineer identified a shortfall of nine (9) dedicated spaces for the 
subject site. Council’s Traffic Engineer highlighted that even though the traffic 
consultant’s report assumes the number of visitors and deliveries are likely small, that in 
practice, a large portion of customers and/or visitors are unlikely to use the proposed 
common-shared parking spaces (at the front of the subject land) to visit the subject site 
due to its distance, safe movement and inconvenience.  
 
Matters related to traffic are addressed in further detail within the body of this report. 
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6. Key Issues 

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

• Whether the proposal is an appropriate land use in the Strategic Employment Zone.   
 

• Whether the proposal is a more intensified land use and therefore may create 
adverse amenity impacts, safety concerns or conflicts between the adjoining land 
uses within the subject land and locality.  
 

• Whether the proposal has sufficient on-site vehicle parking to meet the needs of the 
development or land use. 

 

• Whether the proposal is consistent with the General Development Policies of the 
Code. 
 
 

7. Planning Assessment 

7.1 Land Use and Intensity and Out of Activity Centre  

The subject land is located entirely within the Strategic Employment Zone.  
 
The Strategic Employment Zone envisages a range of industrial, logistical, warehousing 
and storage land uses together forming compatible business activities, as per Strategic 
Employment Zone Desired Outcome (DO) 1. In addition, the other DO for the Strategic 
Employment Zone provides further context as listed below:  
 

DO 2 – Employment-generating uses are arranged to: 
 

a. support the efficient movement of goods and materials on land in the vicinity of 
major transport infrastructure such as ports and intermodal freight facilities. 

 
b. maintain access to waterfront areas for uses that benefit from direct water access 

including harbour facilities, port related industry and warehousing, ship building 
and related support industries. 

 
c. create new and enhance existing business clusters. 

 
d. support opportunities for the convenient co-location of rural related industries and 

allied businesses that may detract from scenic rural landscapes 
 

e. be compatible with its location and setting to manage adverse impacts on the 
amenity of land in adjacent zones. 

 
Strategic Employment Zone PO 1.1 seeks:  
 

Development primarily for a range of higher-impacting land uses including general 
industry, warehouse, transport distribution and the like is supplemented by other 
compatible development so as not to unduly impede the use of land in other ownership 
in the zone for employment-generating land uses, particularly those parts of the zone 
unaffected by an interface with another zone that would be sensitive to impact-
generating uses 

 
This PO is informed by the associated Designated Performance Feature (DPF) 1.1 which 
states  
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Development comprises of one (1) or more of the following: 
 

(p) Shop 
 

Reviewing the DOs and PO 1.1 of the Strategic Employment Zone, it is considered that 
the intent of the Zone is to primarily encourage higher-impacting land uses, which 
includes general industry, warehousing, transport distribution and the like, which can then 
be accompanied by other compatible development so as to not impede the use of the 
land and adjoining owners.  
 
The warehouse building in which the change in use to a shop has been proposed is of a 
smaller scale to the higher-impacting land uses referred to in PO 1.1. These uses should 
integrate and be compatible with the location and setting to manage adverse impacts on 
the amenity of the land.  
 
The scope of the proposal and its operation has been clearly identified, including the 
types of items to be sold and stored on the subject site. It is important to consider the 
compatibility of the proposed use with existing uses on the land and locality, and to 
assess any potential impacts arising from an intensification of activity on current and 
future occupiers of the site.  
 
The associated DPF 1.1 lists a shop as one such use that might be considered to suit this 
PO. A shop is not considered to be a higher impacting land use, but it could be 
reasonably said to be compatible development, with compatible meaning the ability to 
exist without conflict. The existing warehouse has already been built and this is a change 
of the land use  rather than establishing a new and/or dedicated standalone shop.  
 
This proposal could be more suitable in an activity centre where larger traffic flows, 
greater car parking, accessibility to customers and vehicles is catered for and expected in 
comparison to the current area and subject site where it is expected that only larger 
vehicles and higher impacting land uses are anticipated. 
 
Notwithstanding this, it is considered the proposed land use is compatible and does not 
unduly impede the use of land in other ownership. Therefore PO 1.1 of the Strategic 
Employment Zone is met.  

 
Strategic Employment Zone PO 1.3 states that: 
 

Shops provide convenient day-to-day services and amenities to local businesses and 
workers, support the sale of products manufactured on-site and otherwise complement 
the role of Activity Centres. 

 
The policy envisages shops within the Strategic Employment Zone where they provide 
the convenience of day-to-day services and amenities to local businesses and workers, 
which this proposal could satisfy. The locality contains a number of local-type businesses 
in close proximity. In this context, the proposal and its offering is considered to contribute 
to the provision of day-to-day services within the area.   
 
Referring to Strategic Employment Zone PO 1.3 it is reasonable to consider that the 
proposed shop meets the intent of PO 1.3 and complements the role of Activity Centres 
in some way given the nature of the proposal, operational model along with the varied 
nature of items being sold, acknowledging it can bring with it an intensified land use that 
is not accounted for on the subject land. A shop is likely to generate a higher customer 
visitation rate during business hours compared to the current land use or other typical 
land uses expected on the subject land.  
 
Notwithstanding this it is considered that PO 1.3 is met. 
 
PO 1.6 of the Strategic Employment Zone encourages that: 
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Bulky goods outlets and standalone shops are located to provide convenient access.  

  
Further guidance for the PO is provided as part of the DPF 1.6 which states that: 
 

Bulky goods outlets and standalone shops are located on sites with a frontage to a 
State Maintained Road. 

 
Currently on the subject site most warehouse buildings are occupied by commercial and 
industrial type businesses as per below:   

 

• Wastex – storage of building materials 
 

• Doorworx – supplier and installer of commercial doors, roller doors, tilt walls and 
roller shutters 
 

• DC Roofing Contractors – Roof installs and renovations 
   

• Wake Water Sports – Servicing and repairs to water ski’s 
 

• Williams Mining and Industrial Sales – Supplier of steel conduit products 
 
Figures 4, 5, 6, 7, 8 and 9 demonstrate the current commercial/industrial character of the 
subject land and shared zone area for vehicles and pedestrians. Figure 7 shows the 
northern exit driveway area used to exit out of the subject land onto Peachey Road with a 
portion of the land allocated to Unit 8 for loading and unloading of items. The area 
depicted in Figure 7 does not appear to be adequate for pedestrians to enter or exit 
through the site.    
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Figure 4: Shared zone entry area from Peachey Road into the subject land (along with 
location and direction of picture taken within the subject land) 
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Figure 5: Two vacant warehouse buildings (black facades) where vehicles are being parked in 
close proximity (along with location and direction of picture taken within the subject land) 
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Figure 6: Shared common parking area, which fronts Peachey Road (along with location and direction 
of picture taken within the subject land) 



Council Assessment Panel Agenda 21 19 March 2026 
 

 

 

 
 

Figure 7: Showing exit crossover north of subject land – Unit 8 (black façade) visible from 
Peachey Road. This area is used by Unit 9 and for all vehicles exiting the subject land (along with 
location and direction of picture taken within the subject land) 
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Figure 8: Viewpoint from Unit 8 and allocated parking (four out of six parking spots) for the unit. 
The allocated parking is up against the rear wall of Unit 9 (along with location and direction of 
picture taken within the subject land). 
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Figure 9: Viewpoint from Unit 8 and allocated parking (two out of six parking spots) for the unit 
(along with location and direction of picture taken within the subject land) 
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The proposed land use is not considered to be appropriately located, particularly having 
regard to the lack of provisions that would ordinarily support convenient and accessible 
customer access. The subject site is situated in the north-western rear corner of the 
subject land. Customers, staff and delivery vehicles would be required to enter the site 
from Peachey Road via a single access point and navigate through the internal 
circulation areas, which accommodates other vehicles, forklifts, loading zones and 
general commercial activities. Only after manoeuvring through these areas would patrons 
be able to locate a car parking space and access the proposed shop. 
 
Considering DPF 1.6’s intent for standalone shops to be located with a frontage to a 
State Maintained Road it is considered that although Peachey Road is not a State-
maintained Road, it is a significant connector road in the area. However, it is important to 
consider that this proposed shop is in the rear corner of the subject land. If such a 
proposed land use were to be located on a site fronting a higher volume type road there 
may be merit in supporting an outcome like this. 
 
Overall, it is considered that PO 1.6 is not met. 

 
Out of Activity Centre Development  
 
It is considered important to assess the proposal’s interaction with nearby Activity 
Centres. An Activity Centre is defined in Part 8 of the Code as being land contained 
within an activity centre type zone, or land identified in a Concept Plan within various 
subzones. The DO of the Out of Activity Centre Development Module seeks to ensure 
that the roles of Activity Centres are maintained so as to enable access to shopping, 
administrative, cultural and entertainment facilities in one trip. It is important to note that 
the DO is not a policy that the proposal can be assessed against but instead adds 
context to the POs that follow. 
 
Out of Activity Centre Development PO 1.1 seeks:  
  

Non-residential development outside Activity Centres [should be] of a scale and type 
that does not diminish the role of Activity Centres:  
  

a) as primary locations for shopping, administrative, cultural, entertainment and  
 community services  
  
b) as a focus for regular social and business gatherings  
  
c) in contributing to or maintaining a pattern of development that supports 
 equitable community access to services and facilities.  

  
Out of Activity Centre Development PO 1.2 seeks:  
  

Out-of-activity centre non-residential development complements Activity Centres 
through the provision of services and facilities:  

 
a) that support the needs of local residents and workers, particularly in 

underserviced locations.  
 

b) at the edge of Activity Centres where they cannot readily be accommodated 
within an existing Activity Centre to expand the range of services on offer and 
support the role of the Activity Centre.  
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There are two (2) large Activity Centres in the form of Elizabeth Shopping Centre and 
Munno Para Shopping City that are approximately 2km and 4.4km away by vehicle, 
respectively. Figure 10 (below) shows the location of nearby Activity Centres as defined 
in the Code. 
 
Considering the scale of the proposed development within an industrial type area it can 
be considered that this would meet the criteria of Out of Activity Centre Development PO 
1.1 and not diminish the role of Activity Centres. The proposed shop would seek to attract 
a specific customer base and not that of a major centre and would not be a primary 
location for shopping or social gatherings. Therefore, Out of Activity Centre Development  
PO 1.1 is satisfied.  
 
Furthermore, the proposal could support the needs of local residents and workers due to 
offering the sale of bespoke products. Although the subject land is not a particularly 
underserviced location it provides a unique offering to the catchment area. Referring to 
PO 1.2 (b) the subject site is not located at the edge of an Activity Centre and is not 
directly adjacent an Activity Centre to encourage the general public to visit the shop 
whilst undertaking their general shopping trips. Therefore, the proposed shop does not 
satisfy PO 1.2 (b). 
 

 
 
Figure 10: Location of all Activity Centres bordered by Curtis Road and Main North Road, with 
the subject site shown in Red, major centres in yellow and the other centres in blue 

 
Undertaking the assessment against the DOs and the POs within the Strategic 
Employment Zone, the intent of the Zone is to encourage activities that are higher-
impacting land uses and ensuring compatibility with location and settings. The proposed 
change in use from warehouse to a shop is not considered to be at odds with this intent. 
However, the proposal seeks to introduce an intensity of development on the subject site 
that is not considered appropriate given the features, characteristics and constraints of 
the subject land. It is concluded that even though the proposed development may satisfy 
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the Strategic Employment Zone PO 1.1, it is considered that the proposed development 
is not suitable for the subject land as the shop does not provide convenient access.  
 
 

8. Planning Assessment Overlays  

8.1 Building Near Airfields  

The Building Near Airfields Overlay maintains the operational and safety requirements of 
certified commercial and military airfields, airports, airstrips and helicopter landing sites 
through management of non-residential lighting, turbulence and activities that may attract 
or result in the congregation of wildlife. 
 
As no new buildings are proposed, the overlay is not considered relevant to the 
assessment. 
 
8.2 Defence Aviation Area 

The Defence Aviation Area Overlay seeks the management of potential impacts of 
buildings on the operational and safety requirements of Defence Aviation Areas.  
 
As no new buildings are proposed, the overlay is not considered relevant to the 
assessment. 

 
 
8.3 Hazards (Flooding – General) Overlay 

The Hazards Flooding Overlay seeks to ensure management of impacts on people, 
property, infrastructure and the environment from general flood risk are minimised 
through the appropriate siting and design of development. 
 
No new buildings are proposed, and therefore the overlay policy is not considered 
relevant to the assessment.  
 
8.4 Prescribed Wells  

The Prescribed Wells Area Overlay seeks to ensure sustainable water use is maintained 
in Prescribed Wells Area. 
 
The shop is not a listed use within the Prescribed Wells Overlay PO 1.1. The applicant 
has not proposed the taking of water for which a licence would be required under the 
Landscape South Australia Act 2019. Therefore, PO 1.1 is satisfied.  
 
8.5 Regulated and Significant Tree  

The Regulated and Significant Tree Overlay seeks the conservation of Regulated and 
Significant Trees to provide aesthetic and environmental benefits and mitigate tree loss. 
 
The proposal does not seek to remove any Regulated or Significant Trees and therefore 
the overlay policy is not applicable to the assessment. 
 
 

9. Planning Assessment – General Development Policies 

9.1 Advertisement 

The Advertisements General Development Policies section of the Code contains a suite 
of provisions that seek to ensure that advertisements and advertising hoardings are 
designed appropriately. Advertising is often an ancillary structure to commercial 
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development and in this case the applicant has proposed advertising that will be affixed 
to the black parapet on the building façade.  
 
The proposed signage will have the name of the shop affixed on the building façade. The 
signage is proposed to be constructed from Aluminium Composite Panels with no 
illumination or backlighting. The proposed size of the signage is 1.9m high with a width of 
6.28m.  
 
Advertisement PO 1.1 seeks: 
 

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

 
The proposed advertisement for the shop is considered compatible and integrated with 
the design of the existing building. Therefore, the proposal is considered to satisfy PO 
1.1. 
 
Advertisement PO 1.5 seeks: 
 

Advertisements and/or advertising hoardings are of a scale and size appropriate to the 
character of the locality. 

 
The proposed advertisement is considered to be of a size and scale that is appropriate 
for the subject land. It will not dominate the façade or negatively impact the character of 
the locality and therefore considered to satisfy PO 1.5. 
 
Advertisement PO 2.3 seeks: 
 

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

 
Advertisement PO 5.2 seeks: 
 

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

 
The proposed advertisement will be attached to the building façade and will not be 
illuminated. Therefore, it is considered that PO 2.3 and PO 5.2 are satisfied. 
 
9.2 Interface between Land Uses  

Hours of Operation  
 
The applicant has proposed the hours of operation to be 9am to 7pm seven days a week.   
 
Interface between Land Uses – Hours of Operation PO 2.1 states: 

 
Non-residential development does not unreasonably impact the amenity of sensitive 
receivers (or lawfully approved sensitive receivers) or an adjacent zone primarily for 
sensitive receivers through its hours of operation having regard to: 
 

a) the nature of the development 

b) measures to mitigate off-site impacts 

c) the extent to which the development is desired in the zone 

d) measures that might be taken in an adjacent zone primarily for sensitive 
 receivers that mitigate adverse impacts without unreasonably compromising 
 the intended use of that land. 
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DPF 2.1 states:  
 

Development operating in the following hours:  
 

Shop, other than anyone or combination of 
the following: 
 

(a) restaurant  
(b) cellar door in the Productive Rural 

Landscape Zone, Rural Zone or 
Rural Horticulture Zone  

7am to 9pm  
 
Monday to Friday  
 
8am to 5pm, Saturday and Sunday 

 
In reference to the above policy, the intent is to ensure that non-residential development 
does not unreasonably impact the amenity of sensitive receivers. It is acknowledged that 
there are no sensitive receivers near the subject land and site but the policy could still 
provide guidance regarding appropriate operating hours for a shop. The proposed hours 
of operation for the shop are generally considered appropriate and can further be guided 
through the Shop Trading Hours Act 1977. 

The proposed hours of operation of 9am – 7pm daily are considered reasonable given its 
locality. 

Light Spill  
 
External lighting for the particular warehouse building has already been installed as part 
of a previous Council approval for the subject land. The subject building has two outdoor 
lights installed to the external façade and would only be used as required.  

 
9.3 Transport, Access and Parking  

The Transport, Access and Parking General Development Policies section of the Code 
contains a suite of provisions that seek a comprehensive, integrated and connected 
transport system that is safe, sustainable, efficient, convenient and accessible to all 
users. These policies are considered applicable to the proposed development. 

The applicant engaged Phil Weaver & Associates Consultant Traffic Engineers to 
prepare a traffic and parking report for the proposed development. 

The traffic and parking report is included in Attachment 3. 

Vehicle Parking  

Transport, Access and Parking PO 5.1 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 
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(e) Proximity to high frequency public transport  

DPF 5.1 - Table 1 - General Off-Street Car Parking Requirements specifies the parking 
rates for a Shop as per below:  

 

Shop (no commercial kitchen) 5 spaces per 100m2 

 
 The proposed change in use to a shop, along with associated office space, would 

require a total of 23 dedicated parking spaces for the development in accordance with 
DPF 5.1 – Table 1. Refer below table outlining the requirements:  

Land Use  Areas  Car Parking Rates  Parking 
Requirement 

Shop  394m2 5.0 spaces/100m2 19.7 spaces  

Office 91m2  4.0 spaces/100m2 3.6 spaces 

TOTAL 485m2 - 23.3 spaces  
 

 The applicant, within the Traffic Report, has provided the following parking rates. As 
outlined in the table below, they have proposed the required number of car parking 
spaces should be calculated based on how the proposal would operate/function: 

Land Use  Areas  Car Parking Rates  Parking 
Requirement 

Shop 163m2 5.0 spaces/100m2 8.2 spaces  

Bulky Goods  122m2 2.5 spaces/ 100m2  3.1 spaces  

Warehouse area 109m2 0.5 spaces/100m2 0.55 spaces 

Office area 91m2 4.0 spaces/100m2 3.6 spaces  

TOTAL 485m2  - 15 spaces  
  

Council’s Traffic Engineer and staff have reviewed the applicant’s breakdown and 
confirmed that the lower parking rate is considered reasonable for this proposal.  

The subject site has a total of six (6) dedicated parking spaces available for parking 
purposes. In accepting the applicant’s parking rate breakdown, a total of  fifteen (15) 
parking spaces are required and therefore there is a shortfall of nine (9) parking spaces.  

It is noted that communal parking is available to customers and/or visitors to use five (5 
common shared parking allocations) in front of Unit 9 in the south-east portion nearest 
the entry crossover from Peachey Road along with on-street parking.  

The applicant’s planning and traffic consultant have made mention to there being 
multiple vacant tenancies within the subject land, which is therefore placing lesser 
pressures on the shared car parking arrangements for the subject land. This has been 
provided to further justify the shortfall in car parking spaces. However, this justification is 
not considered appropriate or sufficient. The applicant’s traffic consultant advised that, 
based on surveys of their existing shops, the proposed shop would typically be visited by 
two staff members and up to a maximum of five customers per day. Any additional 
demand is expected to be accommodated by available on-street car parking. 

Referring to the applicant’s planning report the proposed shop will have a maximum of 
two (2) staff and an anticipated up to a maximum of five (5) customers visiting the shop 
each day. However, the applicant’s planning and traffic consultant has not considered or 
provided justification for increased demand to the shop and to the subject site itself, 
rather relying upon existing business model from an existing shop. 
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In accordance with the requirements of Table 1 - General Off-Street Car Parking 
Requirements this proposal has a shortfall of 17 dedicated car parking spaces 
(requirement for 23 spaces). However, acknowledging the accepted car parking 
breakdown it is considered that the shortfall is nine (9) dedicated car parking spaces for 
the proposed development. The applicant’s planning and traffic consultants have 
assumed that the number of customers and deliveries to the subject site will be small (up 
to five (5) customers per day). It is important to consider that in practice a large portion of 
customers and/or visitors are unlikely to use the common-shared parking spaces (close 
to Peachey Road). If the demand increases over the stated customer per day figure as 
outlined by the applicant and this would cause concerns to safety and inconvenient 
access to the subject site due to the distance and movements through the subject land.   

Referring to PO 5.1, specifically (a), (b) and (c) and acknowledging that applicant has put 
forward the proposal within the subject land has available and relies upon the below:  

 
(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  

It is important to consider the current commercial/industrial businesses occupying most 
of the buildings and the expected nature of development within the subject land.  

A shop for mixed use retail will likely have an increased traffic demand due to daily 
vehicle, pedestrian movements and/or visitors to the shop when compared with a 
commercial operation. This would create the potential for unsafe conditions and will then 
increase the demand for parking both within the subject land and on-street car parking.  

Referring back to reports provided by the applicant and consultants, the operational 
model for the proposed shop is based on a relatively small customer base. The 
justification for the parking shortfall is drawn from comparisons with other similar shops 
currently operated by the applicant. This assessment does not account for any potential 
increase in demand for the business over time. Furthermore, it does not consider the 
cumulative impacts that may occur as the remaining tenancies within the subject land 
become occupied and additional commercial or industrial activities commence, which 
may further increase vehicle movements and demand for parking within the site. 

It has not been sufficiently demonstrated that six (6) allocated car parking spaces and 
five (5) common shared parking spaces (for the whole subject land) are appropriate for 
the operational model of the proposed shop and therefore it is considered that Transport, 
Access and Parking PO 5.1 is not satisfied.  

 
Vehicle Parking Areas 
 
PO 6.4 states that:  
 

‘Pedestrian linkages between parking areas and the development are provided and are 
safe and convenient’. 

 
PO 6.7 states that:  
 

‘On-site visitor parking spaces are sited and designed to be accessible to all visitors at 
all times’. 
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In considering the proposal, the provision of six (6) dedicated car parking spaces in close 
proximity to the shop is acknowledged. However, this results in a shortfall of nine (9) 
spaces when assessed against the accepted relevant parking rates. 
 
The applicant has provided a layout plan identifying a pedestrian route within the site, as 
shown in Attachment 2. The route is identified as a shared-use zone for both vehicles 
and pedestrians. Customers and/or visitors using the common parking areas and 
accessing the proposed shop would be required to travel approximately 112m through 
the internal area of the site to reach Unit 8 (refer to Figure 11 below). 
 

 
 

Figure 11: Shows the pedestrian movements from the common/shared car park spaces through the 
shared-use area of the subject land. 

 
At present, five (5) of the nine (9) warehouse buildings within the subject land are 
occupied, with future tenancies likely to introduce additional commercial and industrial 
activities on the site. These activities are likely to generate vehicle movements 
associated with deliveries, service vehicles, forklifts, staff parking and general industrial 
operations. 
 
In this context, the proposed pedestrian access arrangement would require customers 
and visitors to navigate through an operational commercial/industrial environment where 
vehicle movements and loading activities are anticipated to occur. While the applicant 
has identified the route as a shared-use zone, the absence of a clearly separated, 
dedicated pedestrian pathway limits the ability to ensure a safe and convenient 
pedestrian connection between the parking areas and the proposed tenancy. 
 
Having regard to the above, the proposal is not considered to satisfy PO 6.4 or PO 6.7. 
While six (6) dedicated car parking spaces are provided in proximity to the shop, this 
results in a shortfall of nine (9) spaces. Any additional parking available within common 
areas of the subject land or on-street is located a minimum of approximately 112m from 
the tenancy and would require pedestrians to travel through a shared-use area within an 
operational commercial/industrial environment (refer to Figure 11 above). 
 
 
 
Given the distance involved and the need for pedestrians to navigate through areas 
accommodating vehicle movements and industrial activities, the proposed pedestrian 
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linkages and parking arrangements are not considered to provide safe, direct and 
convenient access for customers and visitors. 
 
 

10. Conclusion 

In summary, the proposal is considered not to be seriously at variance with the requirements 
of the Code. However, on a balanced assessment against the relevant provisions of the 
Code, the proposed development does not display sufficient merit to warrant Planning 
Consent.  
 
While the proposed land use is considered reasonably appropriate with the intent and 
envisaged uses for the Strategic Employment Zone, which seeks to encourage a range of 
higher-impacting land uses including general industry, warehouse, transport distribution 
along with other compatible development so as to not unduly impede the use of the land.  
 
However, the proposed shop would introduce a land use not typically anticipated within a 
complex that is predominantly commercial and industrial in nature. The use is likely to 
increase pedestrian movements within the site, resulting in greater interaction with larger 
vehicles associated with existing and future activities. As such, the proposal raises concerns 
regarding its compatibility with the existing and intended uses of the subject land. 
 
Furthermore, the proposed shop represents a scale and intensity of use typically anticipated 
in areas that accommodate higher levels of traffic generation and pedestrian activity. The 
proposal does not provide sufficient dedicated car parking for the use, relying instead on 
shared/common parking areas and on-street parking. 
 
Given the accessibility and safety concerns associated with pedestrians moving through an 
operational commercial/industrial area, this arrangement is not considered appropriate. In 
this context, the proposal does not align with the intent of the relevant Zone or the applicable 
General Development Policies and is therefore not considered an appropriate form of 
development for the subject land or locality. 
 
As such, that on balance, the proposed development does not warrant support and is 
recommended for refusal. 
 
 
11. Recommendation 
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STAFF RECOMMENDATION 
 
It is therefore recommended that the Council Assessment Panel:  
 
 1. DETERMINES that the proposed development is not seriously at variance 
 with the policies in the Planning and Design Code; and  
 
 2. REFUSES Planning Consent to the application by A.C.N. 132 266 329 Pty 
 Ltd as Trustees for Mohamud Family Trust Trading as Afroz Store for change of 
 use from a warehouse to a shop for the purpose of sales of a mixed-use retail 
 products. 
 

a. The proposal is inconsistent with the intent of the Strategic Employment Zone 
and the Transport, Access and Parking Modules and is therefore considered 
inappropriate within this Zone. Furthermore, the proposed change in use and 
scale of the development is regarded as incompatible with the industrial nature 
and function of the subject site and locality.  

 
b. In particular, it falls short of the following: 

 
i. Strategic Employment PO 1.6 – Bulky good outlets and standalone 

shops are located to provide convenient access. 
 

ii. Transport, Access and Parking PO 5.1 – Sufficient on-site vehicle 
parking and specifically marked accessible car parking places are 
provided to meet the needs of the development or land use having 
regard to factors that may support a reduced on-site rate such as: 
availability of off-street car parking and shared use of other parking 
areas. 

 
iii. Transport, Access and Parking PO 6.4 – Pedestrian linkages between 

parking areas and the development are provided and are safe and 
convenient. 

 
iv. Transport, Access and Parking PO 6.7 – On-site visitor parking spaces 

are sited and designed to be accessible to all visitors at all times. 
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5.2 25028569 - 17 SPENCER STREET MACDONALD PARK - CHANGE IN USE OF 
EXISTING OUTBUILDING TO ANIMAL KEEPING (DOG KENNELLING AND 
BREEDING) AND FROM EXISTING PRIVATE OPEN SPACE TO ANCILLARY 
DOG RUNNING YARD 

 
 
 

Author: Oliver Luke 

Proposal: Change in use of existing outbuilding to animal keeping (dog 
kennelling and breeding) and from existing private open space 
to ancillary dog running yard 

Development Number: 25028569 

Date of Lodgement: 12 September 2025 

Owner: Mr Hieu Ngo 

Applicant: Mr Hieu Ngo C/- Flex Planning 

Location: 17 Spencer Street, MacDonald Park SA 5121 

Zone: Rural Living  

Classification: Code Assessed – Performance Assessed 

Public Notification 
Category: 

Yes 

Representation 
Received: 

Yes 

Request for Additional 
Information Made? 

Yes 

Recommendation: To Grant Planning Consent 

 
  

Attachments: 

 

1⇩.  Planning Statement 
2⇩.  Architectural Drawings 

3⇩.  Acoustic Report 
4⇩.  Combined Representations 

5⇩.  Response to Representations 
 
 

 
 
1. The Subject Land 

The subject land is a single allotment, formally identified as Allotment 54 on Deposited Plan 
18508, within Certificate of Title Volume 5430, Folio 660. The allotment is more commonly 
known as 17 Spencer Street, MacDonald Park SA 5121.  
 
The subject land is rectangular shaped, with primary frontage to Spencer Street of 96.5m, a 
maximum allotment depth of 93.2m and a total site area of 9001m2.  
 
A single storey detached dwelling is located on the western side of the allotment along with 
several residential outbuildings, including stables and an in-ground swimming pool. A larger 
outbuilding, subject to this change in land use application, is located centrally on the 
allotment, possessing setbacks of: 
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• 36.6m from the northern rear boundary, 
  

• 53.5m from the eastern side boundary, 
 

• 49.3m from the southern front boundary and  
 

• 30m from the western side boundary.  
 
The site is well vegetated, with substantial established eucalypts forming a notable visual 
element across the entire allotment and contributing to the rural amenity of the site and 
immediate locality. Generally, the eastern and northern sides of the allotment are fenced off, 
forming small paddocks.  
 
Access to the allotment is obtained via a single gravel driveway, leading to a circular vehicle 
turning area within the allotment. Road verge infrastructure is limited to a stobie pole, service 
pits and an open swale for stormwater management. Spencer Street is a sealed, generally 
rural-type road with no formal kerb and gutter or footpaths. 
 

 
 

Figure 1 – Subject land identified in red 
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Figure 2 – Subject land identified in red, Petherton Park Kennels and Cattery identified in green 

 
 
2. The Locality 

Land within the locality is wholly contained within the Rural Living Zone and as such, large 
rural-style allotments predominate. Detached dwellings with small scale rural enterprises 
including orchards and olive groves, market gardens and animal keeping are found in the 
immediate locality. Viticulture and horticultural activities can be found in the wider locality. 
Petherton Park Kennels and Cattery is located a short distance to the south-east of the 
subject land and Adelaide Pigeon Club is located to the immediate south-west of the subject 
land. Petherton Park Kennels and Cattery is a longstanding business, with original land use 
consent predating the Development Act 1993. A more recent variation to this consent was 
approved in 2011, increasing its operational capacity. Petherton Park Kennels and Cattery is 
identified in Figure 2 above. 

 
2.1 Locality Plan 

 

Figure 3 – Subject land identified in blue and locality identified in red 
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Figure 4 – Subject land viewed from Spencer Street, facing north-west 

 

 

Figure 5 – Entrance to subject land from Spencer Street, facing north 



Council Assessment Panel Agenda 76 19 March 2026 
 

 

 

Figure 6 – Outbuilding subject to the change in land use identified in red 

 
2.2 Zoning 

The subject land is located wholly within the Rural Living Zone as identified in the 
Planning and Design Code (The Code). In addition, the following Overlays and Technical 
Numeric Variations (TNVs) apply: 
 

Overlays 
  

• Building Near Airfields 

• Defence Aviation Area (all structures over 15m) 

• Hazards (Bushfire – General) 

• Hazards (Flooding – General) 

• Prescribed Wells Area 

• Regulated and Significant Trees 

Technical Numeric Variations (TNVs) 

• Minimum Site Area (minimum site area is 1ha) 

• Concept Plan (Concept Plan 81 – Edinburgh Defence Airfield Lighting  
Constraints) 
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2.3 Zone Map 

 

Figure 7 – Subject site identified in blue within the Rural Living Zone 

 
 

3. Background 

Prior to lodgement of the subject application, a previous development application for animal 
keeping was submitted to the City of Playford on 23 February 2025 under ID 25004932. This 
application was verified and a Request for Further Information (RFI) was issued on 5 March 
2025. Following a period of no correspondence, the timeframe to respond to the RFI formally 
lapsed on 3 June 2025. Council’s Planning Officer contacted the applicant on 5 June 2025, 
advising that should no response be received, the application would be refused. The 
applicant subsequently requested an extension (re-issue) of the RFI, which was formalised 
on 12 June 2025. On 10 July 2025, a request to withdraw the application was received, 
noting that the contract between the applicant and the landowner had been terminated. The 
application was formally withdrawn on 10 July 2025. 
 
Following withdrawal of the application, the landowner, Mr Ngo, contacted Council on 15 July 
2025, seeking confirmation that the application was formally withdrawn. At this time, Mr Ngo 
advised Council that he was working on submitting a revised application. 
 
A new development application was subsequently lodged with Council on 12 September 
2025. 
 
 
4. The Proposal 

The proposed development seeks to establish a partial change in land use to include animal 
keeping. The animal keeping proposed is in the form of dog breeding and kennelling. The 
kennel is to be established in an existing outbuilding on the subject land and is to be fit out 
with 24 pens. Further, an outdoor play area of approx. 1,480m2 is to be established in the 
north-western corner of the subject land for up to four (4) dogs at a time.  
 
Car parking associated with the partial change in land use is to be established on the eastern 
side of the kennel building, comprising 10 car parking spaces and vehicle circulation areas of 
compacted gravel. 
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The proposal seeks to accommodate up to 15 dogs for breeding purposes, comprising a 
maximum of 12 breeding females. Dog boarding is proposed to accommodate up to nine (9) 
dogs at any one time for a maximum stay of 30 days. In total, up to 24 dogs could be 
accommodated on the subject land. 
 
Acoustic measures are proposed to the existing outbuilding and its curtilage including the 
replacement of polycarbonate roof sheeting with profiled steel sheeting, installation of glass 
fibre insulation with perforated foil to the underside of the roof cladding, internal lining of walls 
with cement sheeting or plasterboard and fibreglass insulation, installation of ‘whirly bird’ 
vents with suitable noise attenuation measures and 2100mm acoustic fencing on the 
northern and southern sides of the kennel building with associated gates. These measures 
have been recommended in acoustic reporting obtained by the applicant. A copy of the 
acoustic report is included in Attachment 3. 
 
The dwelling and all other existing ancillary structures are to remain unchanged. 
 
 
5. Procedural Matters 

5.1 Classification 

The proposed development involves a partial change in land use to include animal 
keeping with its associated fit-out works, fencing and car parking. The proposed animal 
keeping element is considered to align with the relevant ‘Animal Keeping’ definition as 
detailed in Part 7 of the Code.  
 
Fencing proposed displays a maximum height of 2100mm and as such, is excluded from 
development control per Schedule 4(1)(d) of the Planning, Development and 
Infrastructure Regulations 2017 (the Regulations).  
 
Vehicle parking areas in their own right do not constitute development, however, have 
been included in the description of the development for clarity. 
 
Animal Keeping within the Rural Living Zone is not classified as ‘Accepted’, ‘Deemed-to-
satisfy’ or ‘Restricted’ development, and on this basis, the proposed development follows 
a ‘Code Assessed – Performance Assessed’ development assessment pathway 
pursuant to Section 105(b) of the Planning, Development and Infrastructure Act 2016 
(the Act). 
 
This requires an ‘on-merit’ assessment against all relevant provisions of the Code. 
 
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 requirements by the Code, in Table 5 – Procedural Matters (PM) – 
Notification, of the applicable Zone(s). 
 
Table 5 of the Rural Living Zone identifies classes of development which are exempt 
from notification. In this instance, Animal Keeping (Dog Kennelling) is only excluded from 
notification where the site of the proposed development is located within the Animal 
Husbandry Subzone; and meets certain development controls within that Subzone. The 
subject land is not contained within the Animal Husbandry Subzone and as such, the 
proposed development required public notification. It is worth noting that the Animal 
Husbandry Subzone does not exist within the City of Playford.  
 
Public notification was undertaken between 12 January 2026 and 2 February 2026. 
During this time, three (3) valid representations were received. One (1) representation 
was received by Council staff over the counter at the Playford Civic Centre and the 
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remaining two (2) representations were received online through the PlanSA 
Development Assessment Portal.  
 
A copy of the representations is included within Attachment 4. 
 
All representations oppose the proposed development, with two (2) representors 
indicating that they wish to be heard in person by the Council Assessment Panel in 
support of their representation. A summary of representations is listed below. 
 

 Representor Summary of issues Position Wish to 
be heard 

1 Mr Brian L 
Fretter 
 
 

• Already an existing kennel in the 
locality. 

• Objects to the development based 
on the increase in noise and 
proximity to residence. 

• Concerns regarding the operation of 
the dog breeding including (puppy 
farm). 

• Concern regarding appropriate 
registration for kennelling/breeding. 

• Concern regarding the behaviour of 
dogs. 

Oppose Yes 

2 Mr Andrew 
Child 
 
 

• Concern regarding proliferation of 
non-compatible land uses within the 
Rural Living Zone. 

• Impact to existing infrastructure i.e. 
damage to roads/drains. 

Oppose No 

3 Mr Ben Luxton 
 
 

• Concern regarding membership/ 
registration with relevant canine 
association and the associated 
obligations membership brings. 

• Concerns regarding existing number 
of dogs on site exceeding proposed 
limit. 

• History of escaping dogs from 
development site. 

• Failure to reference industry 
standards relating to breeding of 
companion animals. 

• Lack of temperature regulation 
within the proposed kennel facility. 

Oppose Yes 
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Figure 8 – Location of representors displayed with yellow pins 

 
The applicant was afforded the opportunity to respond to the matters raised by the 
representors. The applicant’s response provides additional information and context on 
the following matters: 
 

• Noise impacts 

• Nature and scale of development 

• Dogs SA membership 

• Dog containment measures 

• Animal management practices 

 
A copy of the applicant’s response to representations is contained within Attachment 5. 
 
Issues identified by representors are addressed further under the planning assessment 
section of this report (see Section 7 and Section 9). 
 
It is important to note that the assessment of this application is limited to that of the 
relevant policies and provisions contained within the Code. A number of concerns raised 
by representors during the period of public notification do not relate to matters that are 
considered within the Code. On this basis, matters raised relating to demand and market 
conditions and breeding and keeping regulations under other Acts and governing bodies, 
are not addressed within this report. 
 
Further, concern was raised regarding matters external to the proposed development 
including heavy vehicle parking and disruption caused by other existing businesses. 
Whilst these things are generally controlled under relevant planning legislation, these 
matters do not form part of the proposed development and therefore have not been 
assessed in this report.  
 
5.3 Statutory Referrals 

Nil 
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5.4 Internal Referrals 

Environmental Health – Given the proposed development includes a land use which 
will generate additional wastewater, including faecal matter and liquid waste, the 
proposal was reviewed by Council’s Environmental Health Officers. Following review, it 
was confirmed that the subject land is not serviced by SA Water sewerage infrastructure 
and as such, a dedicated onsite wastewater system is required to cater for waste 
generated by the partial change in land use. 
 
No change to the existing waste control system associated with the dwelling is proposed, 
with a wholly new waste control system to be installed for dedicated animal keeping use. 
Council’s health department have confirmed that a waste control application has been 
submitted to council and subsequently approved under WWO/94/2025 subject to a 
number of conditions and advisory notes. 
 
It is important to note that consent for a waste control system for the exclusive use of the 
proposed animal keeping does not prejudice or predetermine the outcome of the 
planning application for the same.  
 
 

6. Key Issues 

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

• Whether the proposed partial change in land use to animal keeping is an 
appropriate form of development in the Rural Living Zone. 

• Whether the proposed development will result in unreasonable adverse impacts 
on the amenity of adjoining land owners/occupiers by way of noise, odour and 
intensity of use. 

• Whether sufficient management and mitigation measures have been proposed 
to limit unreasonable impacts on the amenity of the locality. 

 
 
7. Planning Assessment 

7.1 Rural Living Zone – Desired Outcomes and Land Use 

The Rural Living Zone seeks to accommodate a spacious and secluded residential 
lifestyle within a semi-rural/semi-natural environment. To this end, a range of low-
intensity rural activities and home-based business activities are permissible where they 
can complement the lifestyle choice Desired Outcome (DO) 1. 

To this end, Rural Living Zone Performance Outcome (PO) 1.1 seeks: 

Residential development with complementary ancillary non-residential uses that do 
not place additional demands on services and infrastructure, and compatible with a 
secluded semi-rural or semi-natural residential character. 

This PO is informed by the corresponding Designated Performance Feature (DPF) 1.1 
which states a number of land uses that are generally considered to align with the 
Performance Outcome. Within these land uses, Animal Keeping and Kennelling are 
expressly listed (DPF 1.1 (b) and (i)). 

PO and DPF 1.2 expand on the circumstances and conditions where animal keeping 
within the Rural Living Zone may be deemed appropriate. Generally, animal keeping 
within the Zone should be contained on allotments which are at least 1 hectare 
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(10,000m2) in area, be ancillary to a dwelling on the same allotment and be of a scale 
which is commensurate with that residential land use. 

PO 1.2 – Animal keeping and horse keeping is of a scale that is ancillary to and in 
association with the residential use of the land. 

 DPF 1.2 – The keeping of animals satisfies all of the following: 

a) Is ancillary to a dwelling located on the same allotment 

b) Takes place on an allotment with an area of at least 1ha 

c) For horse keeping, is limited to not more than 2 horses per allotment. 

 PO 1.4 and 1.5 provide further context to non-residential land uses within the Zone. 

PO 1.4 – Non-residential development complements the semi-rural or semi-natural 
residential character and amenity and: 

a) Is ancillary to a dwelling erected on the same allotment 

b) Avoids interface conflicts with other land uses. 

and 

PO 1.5 – Non-residential development sited and designed to complement the semi-
rural or semi-natural character and amenity. 

In the context of the permissible land uses and the above policy, it is reasonably 
expected that animal keeping and kennelling are generally considered a part of, and to 
contribute to, the semi-rural and semi-natural character and amenity of these areas. On 
this basis, the proposed change in land use to include animal keeping (kennelling and 
breeding) is an acceptable form of development within the Zone.  

It is evident that the prevailing policy relating to land use and intensity within the Rural 
Living Zone, including animal keeping and kennelling, centres around the maintenance 
of semi-rural and semi-natural character and amenity. 

The question therefore turns to the suitability of the proposed operation from a scale and 
intensity perspective. 

The applicant seeks to house a maximum of 24 dogs on the subject land at any one 
time. 15 of these are to be kept permanently for dog breeding purposes and the 
remaining nine (9) places are to be open to boarding for a maximum of 30 days. It is 
assumed that because of the breeding operation, the total number of dogs on the site 
may exceed 24 from time to time. City of Playford By-Law no. 4 (Dogs By-law 2022) 
provides concession for the number of dogs kept on any premises where those dog(s) 
are under three (3) months of age. In the context of this proposal, and the operation of 
the animal keeping, it is reasonable, in line with the By-Law, to provide this concession 
to the maximum number of dogs on the land. A condition has been proposed to reflect 
this. 

The location of the kennel displays acceptable setbacks from all allotment boundaries, 
exceeding Rural Living Zone requirements for Kennels, this is discussed further in 
Section 7.2. These setbacks, paired with several acoustic treatments proposed, also 
discussed in Section 7.2, are considered to mitigate unreasonable noise associated with 
the scale of the animal keeping. 

It is noted that an open-air dog park/recreation area is proposed in the north-western 
corner of the subject land. The applicant has confirmed that only four (4) dogs will utilise 
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this space at any one time and the use of the area will be limited to ordinary business 
hours (9:00am to 5:00pm). This area is for the exclusive use of boarded dogs. 

Although the proposed dog park/recreation area fails to meet the prescribed boundary 
setbacks, the scale of its use, with four (4) dogs, is commensurate with what could be 
expected on a typical rural-residential allotment of this size within the Rural Living Zone. 
For context, the Dogs By-Law 2022 provides that two (2) dogs can be kept on any 
premises. A person must not exceed this limit without permission, unless, among other 
reasons, the premises is an approved kennel establishment. Notwithstanding the fact 
that formal approval is sought for this kennel, it is not uncommon for Council’s 
Regulatory Services Team to permit a greater number than two (2) dogs on a premise of 
this size. 

It is acknowledged that the proposed animal keeping operation may generate additional 
noise beyond that currently experienced within the locality. Notwithstanding, following a 
balanced assessment of the prevailing Rural Living Zone policy and the scale 
development, it is considered that the proposed development is of a form and scale 
which generally aligns with the intent of the Rural Living Zone. 

 
7.2 Rural Living Zone – Built form and Character 

The proposed animal keeping is to be largely contained within an existing shed on the 
subject land. Internal alterations are proposed to ensure the structure is fit for purpose 
and includes the construction of 24 individual enclosures, each containing a doghouse 
(1100 x 800 x 1800mm) attached to a mesh pen (2000 x 1500 x 1800mm). Further 
building work proposed includes the installation of acoustic treatment, made up of the 
following: 

• Replacement of polycarbonate roof sheets with profiled steel 

• Installation of 50mm glass fibre acoustic insulation with perforated foil facing 

• Lining of the eastern and western walls with 6mm cement sheet (or 13mm MR 
plasterboard), mounted on 70mm steel studs with 70mm fibreglass insulation 
infill. 

• Gap sealing using caulking, closed-cell foam and/or steel flashing 

• Installation of roof vents with circular attenuators or 1m of 50mm lined ducting 
with a 90-degree lined elbow 

• 2100mm solid acoustic fencing with associated gates to the northern and 
southern sides of the building. 

In addition to the works associated with the existing structure, a compacted gravel car 
parking area is to be formalised to the east of the kennel, comprising 10 car parking 
spaces and a vehicle turning area. 

Notwithstanding the limited scope of physical building work to be undertaken, the Rural 
Living Zone provides built form and character context for kennels, shelters and their 
associated yards. PO 2.3 seeks: 

Buildings, structures and associated facilities for the keeping of animals are sited, 
design and of a scale and appearance that reinforces the semi-rural or semi-natural 
character and amenity. 
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Informed by this PO, the corresponding DPF 2.3 provides standard outcomes which 
generally meet the intent of the PO. The DPF seeks: 

Kennels, stables, shelters and associated yards satisfy all of the following: 

a) Are set back from all allotment boundaries by at least 25m 

b) Have a building height that is no greater than 5m above natural ground level 

c) Do not exceed a combined total floor area of 100m2 

d) Do not comprise more than 10% of the area of the allotment. 

The existing building which is to contain the kennel is located 30m from the closest 
boundary (west), comprises a floor area of 160m2, possesses a wall height of 3m and an 
overall height of 4.6m. Given the building represents only a fraction of the total area of 
the allotment, the floor area being in excess of 100m2 is considered to have a negligible 
impact. It is also important to note that the structure itself already exists on the subject 
land so little, if any, physical impacts of the change in land use will be evident from land 
in the locality. 

In addition to the kennel building, a dog park/recreation area is proposed which abuts 
both the northern and western allotment boundaries. For the purposes of planning 
assessment, the dog park/recreation area is included in DPF 2.3 as requiring setbacks 
from allotment boundaries of at least 25m. In that the proposal abuts two allotment 
boundaries, the development cannot satisfy this DPF. Consideration therefore turns to 
the corresponding PO. Against the PO, the dog park/recreation area is considered to 
maintain the semi-rural and semi-natural character and amenity. No noteworthy building 
work is required to accommodate the dog park/recreation area and on this basis, 
unreasonable built form impacts on adjoining land owners/occupiers are not expected.  

As indicated in Section 7.1 of this report, the dog park/recreation area is to be used by a 
maximum of four (4) boarded dogs at any one time and will be limited in the hours it is 
utilised. Given these operational factors and considering the obligations under City of 
Playford’s Dogs By-Law 2022, the dog park/recreation area is acceptable. It is 
reasonable to expect that four (4) dogs may be present on any one of the rural-
residential allotments of this size in the locality and indeed within the Rural Living Zone 
as a whole. 

7.3 Rural Living Zone – Advertisements 

The proposed development does not seek to include any advertising signage. Any desire 
to install advertising signage outside the ambit of Council’s By-Laws and Schedule 4(1) 
of the Regulations will be subject to future development assessment. 

7.4 Concept Plan 81 – Edinburgh Defence Airfield Lighting Constraints 

The subject land is located within the ‘Controlled Light Installation Area’ as identified in 
Concept Plan 81 and is located within the Civil Aviation Safety Authority’s 6km radius 
from a (Defence) airfield. The Concept Plan seeks to limit the emission of upward light to 
comply with appropriate civil aviation and Defence Force requirements.  

The proposed development does not seek to install any external upward lighting which 
would impact or prejudice the operation of the airfield. 
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8. Planning Assessment – Overlays 

8.1 Building Near Airfields  

The Building Near Airfields Overlay maintains the operational and safety requirements of 
certified commercial and military airfields, airports, airstrips and helicopter landing sites 
through management of non-residential lighting, turbulence and activities that may attract 
or result in the congregation of wildlife. 
 
As no new buildings are proposed, the overlay is not considered relevant to the 
assessment. 
 
8.2 Defence Aviation Area 

The Defence Aviation Area Overlay seeks the management of potential impacts of 
buildings on the operational and safety requirements of Defence Aviation Areas.  
 
As no new buildings are proposed, the overlay is not considered relevant to the 
assessment. 
 
8.3 Hazards (Bushfire – General Risk) Overlay 

The Hazards (Bushfire – General) Overlay seeks to ensure that development responds to 
the general level of bushfire risk by siting and designing buildings in a manner that 
mitigates the threat and impact of bushfires on life and property taking into account the 
increased frequency and intensity of bushfires as a result of climate change. 
 
As no new habitable buildings are proposed, the overlay is not considered relevant to the 
assessment. 
 
8.4 Hazards (Flooding – General) Overlay 

The Hazards (Flooding – General) Overlay seeks to ensure management of impacts on 
people, property, infrastructure and the environment from general flood risk are 
minimised through the appropriate siting and design of development. 
 
No new buildings are proposed, the overlay is not considered relevant to the assessment.  
 
8.5 Prescribed Wells Area 

Although the proposed development seeks for animal keeping, not intensive animal 
husbandry, it is important to note that the subject land has a lawful, sustainable and 
reliable water supply in the form of a connection to mains water. On this basis, it is 
considered that the operation of the kennel, along with its water usage requirements will 
not place undue strain on water resources in the prescribed wells area. 

8.6 Regulated and Significant Tree  

The Regulated and Significant Tree Overlay seeks the conservation of Regulated and 
Significant Trees to provide aesthetic and environmental benefits and mitigate tree loss. 

The proposal does not seek to remove any Regulated or Significant Trees and therefore 
is not applicable to the assessment. 
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9. General Development Policies 

9.1 Animal Keeping and Horse Keeping 

The animal keeping and horse keeping general development section within the Code 
contains a suite of provisions designed to govern and manage how animals are kept. 
The Desired Outcome and intent for this suite of the policies is seeking to ensure that: 

animals are kept at a density and scale that is not beyond the carrying capacity of the 
land and in a manner that minimises their adverse effects on the environment, local 
amenity and on surrounding development. 

In order to achieve this Desired Outcome, PO 1.1 seeks: 

‘Animal keeping, horse keeping and associated activities do not create adverse 
impacts on the environment or on the amenity of the locality’ 

The assessment of this policy is two-fold. Consideration of adverse impacts on the 
environment are required followed by consideration of adverse impacts on the amenity of 
the locality. 

The applicant has provided strong detail confirming that the proposed kennel and 
breeding facility can operate without adverse impacts on the environment. A new waste 
control system for the exclusive use of the kennel has been sought through the relevant 
channels, ensuring that waste associated with the operations is suitably managed in a 
system that is specifically designed and fit for purpose. Further, the applicant has 
engaged a private waste contractor to manage solid waste generated by the operation. A 
designated waste storage and collection area is to be located adjacent the all-weather 
gravel driveway with waste to be removed from the site weekly. 

In the context of the subject land and the immediate locality, it is important to consider 
the impact that the proposed animal keeping will have on the amenity of the locality. To 
do this, an understanding of the amenity of the locality is imperative. To this end, council 
staff attended the subject land on two occasions. It was evident that during these times, 
a pleasant, rural amenity prevailed. Although minimal dog barking was observed, noise 
from the keeping of various animals was experienced at frequent intervals. It is noted 
that existing animal keeping is present in the immediate locality, in the form of Petherton 
Park Kennels and Cattery, and the Adelaide Pigeon Club. Both of these facilities are 
located adjacent the subject land on Spencer Street. It is understood that Petherton Park 
Kennels and Cattery are approved to accommodate up to 40 (+/-10) dogs per a 2011 
Development Plan Consent. 

It is therefore considered that animal keeping activities currently contribute to the 
amenity of the locality.  

To ensure that the kennelling activity does not create an adverse impact on the locality, 
several measures are to be implemented to mitigate effects of the land use. In addition 
to the acoustic treatments and measures proposed (discussed in Section 7.2), the 
applicant has confirmed that a stringent temperament and health screening process will 
be followed prior to admission for boarding. Any aggressive or unsuitable dogs will not 
be accommodated. To further assist with the reduction of adverse amenity impacts, solid 
waste will be collected daily from kennels and stored in sealed bins prior to weekly 
removal from the site.  
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Kennels are to be cleaned twice daily with animal-safe products and the kennel itself is 
to be suitably furnished with ventilation systems. Given the existing structure is currently 
used as a residential outbuilding, its floor is concrete and is considered an impervious 
material. On this basis, PO 3.1 is satisfied which seeks: 

Kennel flooring is constructed with an impervious material to facilitate regular cleaning. 

In the context of the site, the dog park/recreation area on the north-western side of the 
kennel creates some cause for concern, particularly in the context of general amenity 
and the maintenance of the semi-rural, semi-natural environment. PO 3.2 seeks the 
following: 

Kennels and exercise yards are designed and sited to minimise noise nuisance to 
neighbours through measures such as: 

a) Adopting appropriate separation distances 

b) Orienting openings away from sensitive receivers. 

With respect to the kennel, it is considered that appropriate separation is achieved, and 
suitable noise mitigation measures have been proposed on all sides of the kennel. The 
dog park/recreation area, abutting the western and northern boundaries, only achieves 
approx. 35m and 60m separations from the respective adjoining dwellings. Against the 
PO, this in its own right, may not be considered an appropriate separation distance from 
neighbours. Notwithstanding this, it is important to consider the use and management of 
the dog park/recreation area as this provides a more favourable context. As discussed, 
this area is only to be used by a maximum of four (4) boarded dogs at any one time and 
is only to be used between the hours of 9:00am and 5:00pm. With these additional 
factors considered, on balance, the location and context of the dog park/recreation area 
is acceptable. 

Further policy seeks that dogs are regularly observed and managed to minimise 
nuisance impact on adjoining sensitive receivers from animal behaviour. One way to 
achieve this is to ensure that kennels are sited in association with a permanent dwelling 
on the same land (PO 3.3 and DPF 3.3).  

PO 3.3 – Dogs are regularly observed and managed to minimise nuisance impact on 
adjoining sensitive receivers from animal behaviour. 

In that the proposed kennel is ancillary to the existing residential use of the land, 
appropriate management and observation of animals can occur. Application 
documentation confirm that 24/7 supervision will be able to be provided. 

PO 4.1 and 4.2 relate to the management of waste generated from animal keeping 
enterprises. These policies seek: 

PO 4.1 - Storage of manure, used litter and other wastes (other than wastewater 
lagoons) is designed, constructed and managed to minimise attracting and harbouring 
vermin. 

and 

PO 4.2 - Facilities for the storage of manure, used litter and other wastes (other than 
wastewater lagoons) are located to minimise the potential for polluting water resources. 

Commentary has been provided by the applicant relating to the management of waste 
generated by the kennelling operations. Solid waste, (faeces and bedding) is to be 
collected daily, stored in sealed bins and removed weekly via a private waste contractor. 
Liquid waste (washdown and cleaning water) is to be directed to a designated onsite 
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waste control system which has received the necessary consents. It is therefore 
considered that suitable and effective management of waste can be achieved. 

9.2 Interface Between Land Uses 

The interface between land uses general development section of the Code contains a 
suite of provisions which seek to mitigate unreasonable adverse impacts on or from 
neighbouring land use. These policies are considered pertinent in the context of the 
proposed development. 

The subject land, being located within the Rural Living Zone, adjoins a number of 
allotments which contain sensitive receivers. PO 1.2 relates to general land use 
compatibility and seeks: 

Development adjacent to a site containing a sensitive receiver (or lawfully approved 
sensitive receiver) or zone primarily intended to accommodate sensitive receivers is 
designed to minimise adverse impacts. 

In order to mitigate and minimise adverse impacts, the applicant has engaged the 
services of an acoustic engineer to review and advise on acoustic treatments required 
for the partial change in land use. 

Further policy in this general section relates to hours of operation and the potential 
amenity impacts that proposed operating hours would have on adjacent and nearby 
sensitive receivers. Generally, hours of operation should have regard to the nature of 
development, any measures to mitigate off-site impacts and the extent to which the 
proposed land use is contemplated within the Zone. 

The proposed partial change in land use to include kennelling is realistically considered 
to be a 24-hour operation. Given the nature of development, there can be no alternative 
with regard to operating hours. Notwithstanding this, the scale of the proposed operation 
is considered contextually appropriate and would not be an overreach for the subject 
land. 

As indicated above, an acoustic engineer has been engaged by the applicant to review 
the proposal and provide a suite of recommendations to ensure that off-site impacts are 
mitigated. Further discussion regarding these treatments is found later in this section. 
Regarding the suitability of the land use within the Zone, animal keeping and kennelling 
are both specifically called out in the Land Use and Intensity section of the Rural Living 
Zone policy (DPF 1.1 (b) and (i)). 

Reporting provided by the applicant’s acoustic consultant provides information on 
‘continuous (average) noise level’ maximums as prescribed within the Environment 
Protection (Commercial and Industrial Noise) Policy 2023 (EPP). Meeting these noise 
goals is one way of demonstrating compliance with the General Environmental Duty 
under Section 25 of the Environment Protection Act 1993. Reference to the EPP is made 
within General Development Policies – Interface Between Land Uses DPF 4.1 as 
follows: 

Noise that affects sensitive receivers achieves the relevant Environment Protection 
(Commercial and Industrial Noise) Policy criteria. 

To satisfy this DPF, and indeed the requirements of the EPP, continuous average noise 
in the context of the Rural Living Zone should achieve the following: 
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Noise sensitive 
receiver 

Noise Criteria – dB(A) 

Day assessment period  
(7am – 10pm) 

Night assessment period 
(10pm – 7am) 

All receivers 42 35 

 

Modelling undertaken by the applicant’s acoustic consultant included scenarios relative 
to daytime and nighttime operations. Daytime operations assume the following: 

• Barking dogs in the kennel building (doors open) 

• Dogs playing in the dog park/recreation area 

• Car park activities 

• Internal vehicle movements 

Nighttime operations assume that all dogs are contained within the kennel building. 

Initial noise modelling of the development resulted in significant exceedance during both 
the daytime and nighttime scenarios. On this basis, a suite of noise mitigating measures 
were required. With the installation of all noise mitigating recommendations contained 
within the report, modelled average noise levels at all adjoining sensitive receivers 
complies with the above (dB(A)).  

It is important to note that in some circumstances, noise mitigation measures are 
onerous and unreasonable in context; to a point where they are not viable or functional. 
This is not one of these circumstances. Noise mitigating measures are practical, easy to 
establish/install and not burdensome to maintain. 

In addition to noise generation related to the proposed kennelling operations, due 
consideration should be given to the impact on air quality. PO 5.1 seeks: 

Development with the potential to emit harmful or nuisance-generating air pollution 
incorporates air pollution control measures to prevent harm to human health or 
unreasonably impact the amenity of sensitive receivers (or lawfully approved sensitive 
receivers) within the locality and zones primarily intended to accommodate sensitive 
receivers.  

The scale of the proposed animal keeping is not expected to create or emit 
unreasonable nuisance-generating air pollution (odour). Notwithstanding, appropriate 
management practices have been proposed which are considered to further mitigate the 
risk of nuisance generating odour. Waste is to be collected from kennels daily and stored 
in sealed bins prior to removal from the site via private contractor. Kennels themselves 
will be cleaned twice daily, and ventilation is to be installed in the roof of the building. 
Any odour associated with the dog park/recreation area would be akin odour generally 
expected in a rural-living context. 

9.3 Transport, Access and Parking 

The proposed development is not expected to have a noteworthy impact on the existing 
transport network nor infrastructure in the immediate and intermediate localities given 
the low scale of the proposed operation. Safe and convenient access is obtained to the 
site via the existing entry/egress point with a width of almost 7m. 
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As discussed in Section 4 of the report, 10 car parking spaces are proposed for the 
exclusive use of the animal keeping operation. Whilst no specific car parking ratio is 
provided for animal keeping within Table 1 – General Off-Street Car Parking 
Requirements, the spaces provided are considered to sufficiently cater for the expected 
traffic volume. These car parking spaces are suitably located away from property 
boundaries to mitigate impacts to sensitive receivers and are to be constructed of an all-
weather compacted gravel surface. 
 
 

10. Conclusion 

The assessment of the partial change in land use to include animal keeping in the form 
of dog kennelling and breeding is finely balanced. The Rural Living Zone is generally 
considered to provide idyllic lifestyle allotments with high levels of rural amenity. Whilst 
this is true, the Zone is also intended to provide opportunities for a range of low-intensity 
home based business activities that complement that lifestyle choice. On balance, and in 
the context of the Rural Living Zone, the applicable Overlays and General Development 
Policies contained within the Code, the partial change in land use is considered 
appropriate. In summary: 

• The partial change in land use to include animal keeping (Kennelling) is an 
expressly envisaged form of development within the Rural Living Zone. 

• The scale of the animal keeping operation is modest and aligns with the general 
scale of the subject land. 

• Appropriate noise mitigation measures can be installed to ensure unreasonable 
impacts to adjoining sensitive receivers are suitably addressed. 

• Waste and odour management is easily undertaken to ensure no unreasonable 
impact to adjoining sensitive receivers, 

• Management practices associated with the kennelling and boarding of the dogs 
are pragmatic with suitable vetting/screening proposed and 24-hour supervision. 

On balance, the proposed partial change in land use to include animal keeping (dog 
kennelling and breeding) is not considered to be ‘seriously at variance’ with the relevant 
provisions of the Code. The proposal warrants Planning Consent subject to the 
conditions listed below. 
 
 

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 Mr Hieu Ngo C/- Flex Planning for 
the Change in use of an existing outbuilding to animal keeping (dog kennelling and 
breeding) and from existing private open space to ancillary dog running yard subject to 
the following Conditions: 

Conditions: 

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

2. Any dogs kept at the subject land for breeding purposes must be registered via Dogs 
and Cats Online (or any successor body or entity). 

 
3. The number of dogs which can be kept on the subject land at any one time is limited 

to the following: 
 

• 15 dogs for breeding purposes including a maximum of 12 breeding females 

• Nine (9) boarded dogs 
 

The total number of dogs on the subject land shall be no more than 24 dogs. In Line with 
City of Playford By-Law 4, dogs under 3 months of age are excluded from this capacity.  
 
4. Boarded dogs shall not occupy the subject land for more than 30 sequential days. 
 
5. The dog park/recreation area shall be used by no more than four (4) dogs at any one 

time and shall only be used between 9:00am and 5:00pm. 
 

6. The following noise mitigation measures shall be installed/undertaken prior to the 
commencement of animal keeping on the site in accordance with the Environmental 
Noise Assessment prepared by Vipac Engineers and Scientists Limited, dated 2 
September 2025: 

 

• Removal of polycarbonate roof sheeting and replacement with profiled steel 
sheeting. 
 

• Installation of an absorptive lining to the underside of the roof consisting of 
glass fibre insulation, minimum thickness 50mm, minimum density 32kg/m3, 
fitted with a perforated foil facing. 

 

• Lining of the east/west walls of the building with cement sheeting (6mm 
minimum thickness) or 13mm moisture resistant plasterboard. The lining 
should be fixed to 70mm steel studs, with a cavity infill of 70mm thick fibreglass 
(minimum 22kg/m3). 

 

• Any significant gaps in the building structure shall be sealed with caulking, 
using closed cell foam and/or steel sheet flashings. 

 

• Air vents in the roof shall be fitted with single diameter un-podded circular 
attenuators. Alternatively, a 1m long section of 50mm lined ductwork with a 
50mm lined elbow (90-degrees) shall be installed to reduce noise transmission 
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through vents. 
 

• A 2100mm high fence shall be constructed to provide shielding from noise 
radiating from the roller doors. The fence shall be constructed using profiled 
steel sheeting with a minimum thickness of 0.48mm BMT, cement sheeting, 
aerated concrete or masonry. Any gate shall be constructed using a solid 
panel. 

 
7. Solid waste (faeces and bedding) shall be collected daily and stored in sealed bins 

until removed from the site by private waste contractor. Bins shall be managed in the 
following ways: 
 

• Bins shall not be filled to a point above which the lid cannot be closed. Any 
waste or rubbish not able to fit within the appropriate bin must be disposed of 
at an appropriate location away from the subject land. 
 

• Bins used to store dog waste shall be cleaned and disinfected using 
appropriate product immediately after each collection day. 

 
8. Waste disposal 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. 

 
9. All wastewater from the premises must be discharged to a waste control system that 

complies with the provisions of the South Australian Public Health Act 2011. 
 

10. 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. 

 
11. The driveway and car parking areas shall be surfaced, drained and marked to 

accepted engineering standards prior to the use of the development and shall be 
maintained in good condition at all times. 

 
12. Effective measures shall be implemented during the on-going use of the land in 

accordance with this consent to: 
 

• prevent dog faeces or waste from washing into or entering adjoining premises 
or public roads. 
 

• control offensive odours associated with dog keeping to the reasonable 
satisfaction of Council. 

 

• ensure that all litter and dog waste is contained on the subject site in suitable 
covered bins with such waste being collected or removed from the subject land 
not less than every seven (7) days. 

 

• ensure that dog barking is minimised so as not to become an unreasonable 
nuisance, in the opinion of council, to the occupiers of adjacent land. 
 

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). 
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2. The land owner/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 are confirmed prior to any works affecting boundary 
fences (existing or proposed). 

 
4. 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. 
 
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). 
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5.3 24025773 - 66 MAIN TERRACE, BLAKEVIEW - CONSTRUCTION OF THREE 
STOREY RESIDENTIAL FLAT BUILDING FOR SUPPORTED ACCOMMODATION 
CONSISTING OF 10 SPECIALIST DISABILITY ACCOMMODATION (SDA) 
APARTMENTS, 1 ONSITE OVERNIGHT ASSISTANCE (OOA) APARTMENT AND 
GROUND FLOOR ASSOCIATED COMMON AREAS, LANDSCAPING, 
RETAINING WALLS AND CARPARKING  

 
 
 

Author: Mahmoud Hasaneen 

Proposal: Construction of Three Storey Residential Flat Building for 
Supported Accommodation consisting of 10 Specialist disability 
accommodation (SDA) apartments, 1 Onsite Overnight 
Assistance (OOA) apartment and ground floor associated 
common areas, landscaping, retaining walls and carparking 

Development Number: 24025773 

Date of Lodgement: 16 August 2024 

Owner: KCL Group Pty Ltd 

Applicant: Ashley Richards & Associates C/- DKJ Projects. Architecture & 
URPS 

Location: 66 Main Terrace, Blakeview SA 5114 

Zone: Master Planned Neighbourhood  

Classification: Code Assessed – Performance Assessed 

Public Notification 
Category: 

Yes 

Representation 
Received: 

Yes 

Request for Additional 
Information Made? 

Yes 

Recommendation: To Grant Planning Consent – Subject to Conditions 

 
  

Attachments: 

 

1⇩.  Architectural Plans 

2⇩.  Planning Report 
3⇩.  Stormwater Management Report 

4⇩.  Traffic and Parking Report 
5⇩.  Vehicles Swept Path Plans 
6⇩.  Waste Management Plan 

7⇩.  Combined Representations 
8⇩.  Response to Representations 
 
 

 
 
1. The Subject Land 

The subject land, commonly identified as 66 Main Terrace, Blakeview is a single 
allotment, more formally identified as Allotment 50 on Deposited Plan 135570, within 
Certificate of Title Volume 6304 Folio 681. 
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The subject land is largely rectangular shaped with primary frontage to Main Terrace of 
24.97m to the north-west. The allotment possesses effective frontage to Bray Lane (for 
vehicular access) of 24.97m to the south-east and the site also benefits from an existing 
walkway to the west. The subject land possesses a total site area of 1,273m² and is 
wholly contained within the Master Planned Neighbourhood Zone of the Planning and 
Design Code (the Code). 
 
The subject land is currently vacant, with informal overflow parking for the adjacent Revo 
Fitness Gym to the west of the site. No vegetation appears to traverse the site, however, 
to the west, there is an existing walkway with trees, shrubs and public seating. 
 
No Land Management Agreements or encumbrances are registered on the Certificate of 
Title. However, an easement (located in south-western corner of the land) exists in 
favour of the SA Power Networks (SAPN) for an existing electrical substation. 
 

 
 

Figure 1: Subject land identified in blue 
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Figure 2: View of site from Bray Lane (looking north) 

 

 
 

Figure 3: View of site from Main Terrace (looking south) 
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2. The Locality 

The locality accommodates a range of retail, commercial, community and residential 
uses within the main boulevard of Blakeview (mostly known as Blakes Crossing). 

To the north-west of the subject site is a mix of retail and commercial activities, including 
the Blakes Crossing Shopping Centre which contains a supermarket (Woolworths), and 
other speciality shops; including an indoor recreation facility (Anytime Fitness) and 
medical centres. 

To the west of the subject site is a mix of commercial activities including an indoor 
recreation facility (Revo Fitness), shopping development (10 retail tenancies), a medical 
centre, an Aldi supermarket and fast-food outlets. To the east, the predominant land use 
is an educational facility (Blakes Crossing Christian College) and established residential 
area, together with the Blakeview Town Park (approx. 236m from the subject land) and 
Oval (approx. 280m from the subject land) which provide passive recreational activities 
for the wider community. 

To the south-east, the prominent locality is a mix of residential dwellings ranging from 
standard detached dwellings to row dwelling outcomes serviced through Bray Lane and 
Barklea Lane. 

The frontage of the land to Main Terrace is also serviced by a bus stop directly adjacent 
the subject site and is serviced through a pedestrian crossing connecting residents to the 
Blakes Crossing Shopping Centre. 

2.1 Locality Plan 

 
 

Figure 4: Subject site outlined in blue, and locality shown in white line 
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Figure 5: View from Bray Lane (looking from south-eastern corner to the existing walkway and adjacent 
Revo Fitness) 

 

 
 

Figure 6: View from Main Terrace (looking from north-western corner to the subject land and adjacent 
Childcare Centre) 

 
2.2 Zoning 

The subject land is located within the Master Planned Neighbourhood Zone and the 
Emerging Activity Centre Subzone as identified in the Code. The following Overlays and 
Technical and Numerical Variations (TNVs) also apply: 
 
Overlays: 
 

• Affordable Housing 
 

• Defence Aviation Area 
 

• Hazards (Flooding – General) 
 

• Prescribed Wells Area 
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• Regulated and Significant Tree 
 

TNVs: 
 

• Concept Plan 10 – Blakeview 
 

• Concept Plan 81 – Edinburgh Defence Airfield Lighting Constraints 
 

2.3 Zone Map 

 
 

Figure 7: Subject site within Master Planned Neighbourhood Zone with proximity to General Neighbourhood 
Zone 

 
 

3. The Proposal 

DKJ Projects Architecture & URPS on behalf of Ashley Richards & Associates seek 
Planning Consent for a three-storey residential flat building for supported 
accommodation consisting of 10 Specialist Disability Accommodation (SDA) apartments, 
one (1) onsite overnight assistance (OOA) apartment and ground floor associated 
common areas, landscaping, retaining walls and carparking. 
 
The building can be broken into two (2) distinct areas.  
 
The ground floor, comprising: 

• an overnight assistance apartment consisting of a bedroom, bathroom, kitchen 
and living areas.  

• three (3) common rooms,  

• seating area,  

• storeroom,  

• bin room,  

• lift and stairs, 

• vehicular access from Bray Lane; and  

• pedestrian access from public walkway and Main Terrace   
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The remaining levels (level 1 and 2) each comprise: 
 

• five (5) two-bedroom, two-bathroom apartments with their own balcony, kitchen 
and living areas. 

 
Each building level includes associated stairwells, storage rooms and landscaped areas 
to activate the common areas within the hallways. The ground floor also activated paths 
to keep the ground storey reliant on connection to the wider streetscape, while ensuring 
safety of residents is maintained through fencing and gates. Vehicular access is 
obtained exclusively via a two-way ingress/egress on Bray Lane. 
 
Site works to accommodate the proposed supported accommodation residential flat 
building includes combined retaining walls and fencing on the western elevation of the 
site ranging between 1.597m to 1.6m in height. 
 
A copy of the proposal plans and supporting documentation are contained in 
Attachments 1 to 6. 

 
 
4. Procedural Matters 

4.1 Classification 

The proposed development involves the construction of a supported accommodation 
residential flat building along with fencing and retaining walls. These elements are 
considered to align with the relevant definitions as detailed in Part 7 of the Code. 
 
These elements (residential flat building, supported accommodation, fencing and 
retaining walls) are not classified as ‘Accepted’, ‘Deemed-to-satisfy’ or ‘Restricted’ 
development within the relevant tables of the Master Planned Neighbourhood 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 Planning, Development and Infrastructure 2016 (the Act).  
 
This requires an ‘on-merit’ assessment against all relevant provisions of the Code. 

4.2 Public Notification 

All classes of performance assessed development require public notification unless, 
pursuant to Section 107(6) of the 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 Master Planned Neighbourhood Zone includes references to land uses 
and development which are exempt from Public Notification. In this instance, fencing and 
retaining walls are both exempt from notification with no exceptions.  
 
Residential flat building and supported accommodation are listed in Table 5 as a form of 
development which is not excluded from public notification if do not satisfy Master 
Planned Neighbourhood Zone Deemed to Satisfy Criteria/ Designated Performance 
Feature (DTS/DPF) 5.1.  
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DTS/ DPF 5.1 states that  
 

Buildings (excluding garages, carports and outbuildings) do not exceed the maximum 
building height nominated on a Building Envelope Plan, or where none exists: 
 

(a) a maximum building height of 3 building levels or 12m and 
 
(b) a maximum wall height of 10m (except where a gable end). 

 
On this basis, the proposed development is on a site with no building envelope plan, the 
proposed maximum building height exceeds 12m (approx. 12.8m) and the proposed 
maximum wall height exceeds 10m (approx. 10.267m). Therefore, the proposed 
development does not constitute an excluded form of development under Table 5 of the 
Master Planned Neighbourhood Zone. 
 
Furthermore, it is considered that the proposed development is not minor in nature. As 
such, public notification is required. 
 
Public notification commenced on 21 November 2025 and concluded on 11 December 
2025. 
 
Fifteen (15) representations were received during the public notification period. It must 
be noted that two (2) representations out of the three (3) representations that are wishing 
to be heard during the Council Assessment Panel (CAP) meeting have asked for their 
full details not to be stated as part of the CAP meeting. The two (2) representations are 
wishing for their details to be redacted due to personal/ work reasons. 
 
A copy of the representations are included within Attachment 7. 
 
Fourteen (14) representors were in opposition to the proposal and one (1) representor 
was in support to the proposal, with three (3) Representors requesting to be heard 
before CAP. The representors are listed below: 
 

Representor received 
(Submission Source) 

Summary of Issues Raised Position 
Wish to 
be 
heard 

1 

Amanda Jane 
Saunders 

• Objects to the development due to 
generation of increased traffic 
through narrow streets and being in 
proximity to schools, shops and 
childcare centre.  

• The building does not appear as a 
residence and more fits the design 
portfolio of an office. 

Oppose No 

2 

Pritpal Singh 
 

• Objects to the development due to 
increased disruption to traffic for 
Main Terrace which is operating at 
capacity levels and believes that the 
development may raise safety 
concerns and compromise wellbeing 
of local families and children 
attending the childcare centre and 
school nearby. 

• Believes that the site would be more 
suitable for local shops to support the 
existing shopping hub. 

Oppose No 

3 
Rajvir Saini 
 

• Objects to the development due to 
increased disruption to traffic for 

Oppose No 
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Main Terrace which is operating at 
capacity levels and believes that the 
development may raise safety 
concerns and compromise wellbeing 
of local families and children 
attending the childcare centre and 
school nearby. 

• Believes that the site would be more 
suitable for local shops to support the 
existing shopping hub. 

4 

Corrina Magro 
 

• Excessive building height and visual 
impact. 

• 24-hour activity and noise concerns. 

• Traffic, parking and road safety. 

• Cumulative impact of surrounding 
commercial sites. 

• Construction impacts on surrounding 
residential homes. 

• Advised that development is not to 
proceed in its current form under any 
circumstances due its severity. 

Oppose No 

5 

Isaac Tud 
 

• Objects to the development due to 
insufficient parking and questions 
that further parking is required due to 
further support workers may be 
needed and overspill of parking from 
nearby Revo Gym. 

• SDA clients requiring a larger lift in 
the building for ambulance stretchers 
to fit in the event of emergency. 

• Why is the development required 
when supported accommodation has 
already been built on Village 
Terrace? 

• Questions if the developments meet 
NDIS eligibility. 

• Questions why the site is not being 
used for housing for the wider 
community. 

Oppose No 

6 

Zachary Evans 
 

• Objects to the development as the 
existing Revo Gym has increased 
traffic from Bray Lane and resulted in 
cars illegally parking in the laneway 
and overspill on the subject site. Has 
stated that if the development is 
approved, further parking and traffic 
issues will occur on Bray Lane. 

Oppose No 

7 
 

Adrian Rossi 
 

• Objects to the development due to 
further traffic on Main Terrace and 
the height of the building will cause 
impact on residential properties and 
will make access to nearby shopping 
centre difficult. 

Oppose No 

8 
 

Celeste Jedani 
 

• Objects to the development due to 
the site being more suitable for retail 
or commercial use to benefit the 
wider community and generate 

Oppose No 
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further employment opportunities in 
the area. 

9 

Kate Mott 
 

• Objects to the development due to 
the site not being suitable for this 
type of accommodation 

• The height of the building will cause 
impact to adjoining childcare centre.  

• Stated that parking issues already 
exist and due to the development, 
this will become worse and safety 
concerns will occur to children within 
the wider community. 

Oppose No 

10 

Kayla Thompson 
 

• Objects to the development due to 
the site not being suitable for 
supported accommodation and that 
issues may arise to nearby school 
and childcare centre. 

• The development causing further 
traffic impacts to the wider Blakes 
Crossing community. 

• Believes that the site should be 
catered for family-oriented use in line 
with surrounding shops, schools, 
reserves and that the development 
should be reconsidered due to 
impact on families, infrastructure and 
overall vision of the estate. 

Oppose Yes 

11 

Damir Pilvac 
 

• Objects to the development due to 
the 24-hour operation and the current 
24-hour operation of the Revo Gym 
creating traffic congestions, overall 
changes to the character & 
atmosphere of the neighborhood.  

• Stated that there’s other sites more 
suitable areas such as Munno Para 
or Elizabeth rather than Blakeview 
for this development.  

Oppose No 

12 

Margaret 
Troubridge 
 

• Objects to the development due to 
the site not being suitable for 
supported accommodation, height 
issues and creating further parking 
issues on the surrounding road 
network.  

Oppose No 

13 

Scott Davis 
 

• Supports the development as it 
provides a service to the local 
community and that the height for the 
building will not be unreasonable as 
it will be below the school roof line. 

• The development will not result in as 
much traffic as a commercial 
development (i.e. retail/ offices) and 
that the site is suitable for residents 
being nearby a bus stop as most 
may not drive. 

Support No 

14 

Ms Schmidt 
 

• Objects to the development as it 
does not include obscured glazing to 
the southern windows or balconies. 

Oppose Yes 



Council Assessment Panel Agenda 137 19 March 2026 
 

 

• Insufficient information regarding 
mitigating overlooking and 
overshadowing issues. 

• Requests that the impact deal with 
overlooking and overshowing issues 
to Bray Lane. 

• Concerned with the building height 
due to the visual impact to habitable 
rooms and private open space of 
nearby residential properties. 

• Queries the rubbish collection 
method for the development from 
Bray Lane and clashes with 
residential garages utilising the 
laneway. 

• Of the understanding that the site 
was to be an activity centre and that 
the development should be in a more 
residential setting.  

15 

Mr Somers • Objects to the development as the 
building height impacts to nearby 
residential habitable windows and 
private open space and no obscured 
glazing has been shown. 

• Insufficient information regarding 
mitigating overlooking and 
overshadowing issues. 

• Overshadowing diagrams do not 
show full impact to residential sites 
existing on Bray Lane. 

• Concerns with the building height 
creating visual impacts to residential 
sites. 

• Queries the rubbish collection 
method for the development from 
Bray Lane and clashes with 
residential garages utilising the 
laneway. 

• Of the understanding that the site 
was to be an activity centre and that 
the development should be in a more 
residential setting. 

Oppose Yes 
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Figure 8: Received representations shown as blue markers. Margaret Troubridge’s representation has not 
been highlighted in above map as it appears outside of the locality. The two (2) representations 

requesting their details to be redacted have also not been included within the above map. 

 
The applicant has been afforded the opportunity to respond to the matters raised by the 
representors.  
 
The applicant’s response provides additional response on the following matters: 
 

• Land use 
 

• Building height 
 

• Overshadowing 
 

• Overlooking 
 

• Accessibility 
 

• Traffic and parking 
 

• Noise 
 

• Waste management 
 
A copy of the applicant’s response is contained within Attachment 8. 
 
It must be noted that issues identified by the representors are also addressed further in 
the planning assessment section of this report (see Sections 6 and 8). 
 
It is noted that an assessment of the application is limited to that of the relevant policies 
and provisions within the Code. A number of aspects raised as part of the public 
notification process do not relate to matters to be considered within the planning 
assessment of the application. For this reason, matters raised relating to property value, 
land use existing in the area and construction management are not addressed as part of 
this report. 
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Moreover, as this form of development required public notification, the development is of 
a form which the Act identifies CAP as the relevant authority for the purpose of decision 
making. 
 
4.3 Statutory Referrals 

Part 9 of the Code requires a referral to the Environment Protection Authority (the EPA) 
in the following instances: 

 
“Change in the use of land to a more sensitive use on land at which site contamination 
exists or may exist as a result of one of the following:  
 

(a) class 1 activity (including where a class 1 activity exists or previously existed 
on  adjacent land) 
 
(b) class 2 activity and the proposed use is a sensitive use  

 
Referring to Table 1 Land Use Sensitivity Hierarchy within Practice Direction 14: Site 
Contamination Assessment 2021, the proposed development constitutes an increase in 
land use sensitivity noting that the subject land was identified for commercial land use 
when the Blakes Crossing masterplan was approved. The change for residential 
purposes, therefore, results in an increase in sensitivity. 
 
A historical analysis of past land uses undertaken through the Preliminary Site 
Investigation (PSI) performed by Kleinfelder Australia on behalf of the applicant has 
identified that the likelihood for site contamination to be present at the site is considered 
to be low without a potentially contaminating activity not known to have occurred on the 
subject land. Therefore, completion of a Detailed Site Investigation (DSI) is not 
considered to be warranted, and as a result, referral to the EPA was not required. 
 
4.4 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 
the updated swept path plans to show how vehicles will be able to enter and exit the site 
in a forward manner. The parking arrangements have also exceeded the number of 
spaces required for supported accommodation and is generally appropriate given the 
operation of the development in accordance with the Transport, Access and Parking 
Module of the Code. It must be noted that waste management from Bray Lane is 
appropriate given the operation of the laneway purely acting as a service road with 
parking not allowed on the laneway. 
 
Council’s Land Development Engineer formed the view that the proposed development 
adequately addresses the required stormwater requirements in accordance with 
Council’s stormwater guidelines. However, the stormwater plans require an update 
through a reserved matter to be satisfied prior to development approval being issued 
regarding the following matters: 
 

• A mesh basket is to be included for the collection/capture point for carpark run-
off in addition to the grated inlet pit to stop bigger debris. 

 

• Note to be included for the details of temporary storage during power outage 
and pump failure management to be provided if this alternative option is 
chosen. 
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• Determination if additional freeboard to the vehicular access driveway is 
required to protect the development from any external stormwater spill from 
Bray Lane into the proposed carparking area. 

 
 
5. Key Issues 

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

• Whether the proposed supported accommodation building is an appropriate 
form of development within the Master Planned Neighbourhood Zone and the 
associated Emerging Activity Centre Subzone. 

 

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

 

• Whether the proposed supported 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. 

 
 

6. Planning Assessment 

6.1 Master Planned Neighbourhood Zone - Desired Outcomes and Land Use 

Master Planned Neighbourhood Zone Desired Outcome (DO 1) seeks that: 
 
a new or expanding community with a diverse range of housing that supports a range of 
needs and lifestyles located within easy reach of a diversity of services, facilities and 
open space. 
 
Master Planned Neighbourhood Zone Performance Outcome (PO) 1.1 seeks: 
 

Diverse housing choices and a wide range of complementary recreational, community 
services and other activities to support a growing community and create a pleasant 
place to live. 

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

Development comprises one (1) or more of the following: 
 
(o) Supported accommodation 

 
Further to this, Master Planned Neighbourhood Zone PO 1.3 states that:  

 
Residential development at increased densities close to open space, public transport, 
activity centres and community facilities to enhance community access to community 
services. 

 
The proposed supported accommodation is considered to be an appropriate land use 
within the Master Planned Neighbourhood Zone, with an intensity and scale consistent 
with the desired outcomes. It is noted that the proposed land use is a higher density form 
of residential development within 200m of an activity and within 200m of a high frequency 
public transit service. As the subject land is directly opposite the Blakes Crossing 
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Shopping Centre and as per Figure 6 the proposed development satisfies PO 1.3 and the 
guiding DPF 1.3. 
 
Whilst the Master Planned Neighbourhood Zone will benefit from the introduction of a 
high density supported accommodation, it is also considered that the supported 
accommodation will also benefit from its placement across from the identified bus route 
and the shopping precinct. The proximity to various services, activities and public 
transport nodes are essential for this type of development and the additional services that 
would be offered to residents who are physically able to undertake these activities. Given 
the mutual benefit of the supported accommodation within the Master Planned 
Neighbourhood Zone, the land use as proposed is considered to align with the intent of 
the Zone. 
 
6.2 Emerging Activity Centre Subzone - Desired Outcomes and Land Use 

Emerging Activity Centre Subzone DO 1 seeks that: 
 

Activity centres, employment, and community services make neighbourhoods a 
healthy and convenient place to live. 

 
Emerging Activity Centre Subzone PO 1.1 seeks: 
 

Activity centres within master-planned communities include a range of land uses to 
provide services at the local and neighbourhood level. 

 
This PO is informed by the associated DPF 1.1 which seeks that: 
 

Development comprises one (1) or more of the following where located in an Activity 
Centre: 
 
(n) Supported accommodation 

 
The proposed supported accommodation is considered to be an appropriate land use 
within the Emerging Activity Centre Subzone, due to the range of land uses existing and 
proposed to be offered within the Activity Centre. The Blakeview Suburban Activity 
Centre as reflected within Concept Plan 10 in the Code, appears to include land fronting 
on Village Terrace and Main Terrace. The parcels of land within the Activity Centre have 
been developed for various land uses such as fast-food outlets (i.e. McDonald’s & KFC), 
supermarkets (i.e. Aldi & Woolworths), speciality retail shops, consulting rooms and 
indoor recreation facilities. Therefore, the proposed supported accommodation provides a 
different land use to ensure that a range of land uses are provided at a local and 
neighbourhood level in accordance with Emerging Activity Centre Subzone PO 1.1. 
 
The introduction of a supported accommodation land use in proximity to various services 
as part of the main street activation for Blakeview ensures that residents within an 
“apartment building” setting are able to utilise local services and minimise reliance on 
vehicular movement to larger centres outside of the locality. 
 
6.3 Master Planned Neighbourhood Zone – Building Height 

Master Planned Neighbourhood Zone PO 5.1 seeks: 
 

Buildings establish a low-medium rise residential character with development above 3 
building levels located close to activity centres, open space and/or public transport. 

 
This PO is informed by the associated DPF 5.1 which seeks that: 
 

Buildings (excluding garages, carports and outbuildings) do not exceed the maximum 
building height nominated on a Building Envelope Plan, or where none exists: 
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(a) a maximum building height of 3 building levels or 12m and 

 
(b) a maximum wall height of 10m (except where a gable end). 

 
The proposed supported accommodation is considered to integrate with its setting 
amongst the existing Blakes Crossing Shopping Centre (two-storey building), Revo Gym 
(two-storey building),the adjacent childcare centre (two-storey building) and the Blakes 
Crossing Christian College (three-storey building). As the proposed building is a three-
storey building, it appears to be consistent with the context and the built form pattern 
surrounding the activated frontage of Main Terrace and Village Terrace. 
 
The proposed supported accommodation development comprises three (3) building 
levels, reaching a maximum height of 12.86m above natural ground. In context, the 
proposed supported accommodation along with the existing variety of land uses (listed 
above) maintain a complementary scale within the locality. It must be noted that the 
developments fronting Main Terrace are exclusively gaining access from Bray Lane and 
Finnis Street in order to minimise vehicular conflict points with the pedestrian driven plaza 
area opposite the Blakes Crossing shopping precinct. 
 
The height of the proposed development being three (3) levels located in proximity to a 
public transit route, activity centres and open space reserves is consistent with the intent 
of Master Planned Neighbourhood Zone PO 5.1. Whilst the height is a minor increase to 
the stated heights within DPF 5.1, this is considered an appropriate height increase given 
the incorporation of various materiality and canopies to reduce the bulk and scale of the 
building. It must be noted that the building design also demonstrates open style activation 
to the public realm by utilising the ground floor landscaped area/common rooms to 
provide ease of connection points for residents and visitors to the site. 
 
6.4 Emerging Activity Centre Subzone – Built Form & Character 

Emerging Activity Centre Subzone PO 2.1 seeks: 
 

A range of low-to-medium rise buildings within Activity Centres, with the highest 
intensity of built form sited away from residential development, and lower scale 
development at the interface with residential development. 

 
Emerging Activity Centre Subzone PO 2.2 seeks: 
 

Buildings mitigate visual impacts of building massing on residential development within 
a neighbourhood-type zone. 

 
Emerging Activity Centre Subzone PO 2.3 seeks: 
 

Buildings mitigate overshadowing of residential development within a neighbourhood-
type zone. 

 
As per PO 2.2 and 2.3, on both accounts, the proposed development satisfies the intent 
of the Subzone. The supported accommodation building (deemed as a residential 
development) mitigates its visual impact through an increased rear setback to Bray Lane. 
In addition, the built form incorporates articulation that provides visual relief and reduces 
the perceived bulk of the three-storey building. The site benefits from having its rear 
boundary abut Bray Lane rather than directly abutting another allotment, which further 
minimises potential amenity impacts. It is considered that the building massing fronting 
Main Terrace is appropriate within the established context.  
 
Additionally, the car parking area on the ground floor generally accord with design 
policies. Views of the carparking areas will be obscured from Bray Lane due to the 
proposed rendered  retaining wall, fencing and the automatic sliding gate. Therefore, the 
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visual impact of this car parking area is not unreasonable in context and is consistent with 
adjoining properties. 
 
To ensure mitigation of overshadowing, the applicant has provided shadow diagrams to 
ensure that the adjoining residential dwellings maintain at least three (3) hours of direct 
sunlight to their habitable windows and private open space on 21 June each year. The 
reason for the shadow diagrams demonstrating direct sunlight on 21 June is this day is 
the shortest day of the year in Australia’s winter solstice and therefore, sunlight to 
habitable windows and private open space will be limited to a short period during the day. 
 
As per the provided shadow diagrams, it appears that direct sunlight is maintained 
throughout the day, however, as per the diagrams for 9am and 3pm, there appears to be 
minor encroachment that may impact direct sunlight. It must be noted that three (3) hours 
direct sunlight is still maintained to the residential dwellings as the building height will 
mostly impact sunlight to the laneway carriageway and insignificant loss of sunlight to the 
adjacent indoor recreation facility (i.e. Revo Gym). It is considered the building meets the 
intent of PO 2.3.  
 
6.5 Master Planned Neighbourhood Zone – Building Setbacks 

Master Planned Neighbourhood Zone PO 6.1 seeks: 
 

Buildings are setback from primary street boundaries to contribute to the 
existing/emerging pattern of street setbacks in the streetscape and integrate 
development with public open space. 

 
Master Planned Neighbourhood Zone PO 9.1 seeks: 
 

Buildings are set back from side boundaries to provide: 
 

(a) separation between buildings in a way that complements the emerging 
character of the locality 
 

(b) access to natural light and ventilation for neighbours. 
 

Master Planned Neighbourhood Zone PO 10.1 seeks: 
 

Buildings are set back from rear boundaries to provide: 
 

(a) separation between buildings in a way that complements the emerging 
character of the locality 
 

(b) access to natural light and ventilation for neighbours 
 

(c) open space recreational opportunities 
 

(d) space for landscaping and vegetation. 
 

The proposed supported accommodation building demonstrates front, rear and side 
setbacks which are consistent with adjacent existing buildings to ensure a cohesive 
streetscape. The setbacks are also continuing the building line associated with the 
adjoining developments and enforcing the activation of the public realm. It should be 
noted that the building demonstrates appropriate setbacks, and the only boundary 
development required is limited to the combined retaining and fencing structures to 
mitigate visual impacts on neighbouring properties. 
 
The setbacks associated with the development are also consistent with the adjoining 
sites to ensure that earthworks are not exceeding 1.6m for both excavation and filling to 
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allow building height interface between the adjacent indoor recreation facility and 
childcare centre facility. 
 
6.6 Concept Plan 10 – Blakeview 

The proposal is located within a Suburban Activity Centre shown in Concept Plan 10. As 
stated previously, the proposed development provides a land use which is envisioned in 
an activity centre.  

This is also reflected within the intended land uses under the Master Planned 
Neighbourhood zone and associated Emerging Activity Centre subzone. 

6.7 Concept Plan 81 – Edinburgh Defence Airfield Lighting Constraints 

The proposal is located outside the ‘Controlled Light Installation Area’, of Concept Plan 
81 – Edinburgh Defence Airfield Lighting Constraints and is not located within the Civil 
Aviation Safety Authority’s 6km radius from a (Defence) airfield.  

Therefore, the proposed supported accommodation building does not impact the 
intention of Concept Plan 81. 
 
 

7. Planning Assessment - Overlays 

7.1 Affordable Housing 

Affordable Housing Overlay Desired Outcome (DO 1) seeks that: 
 

Affordable housing is integrated with residential and mixed-use development. 
 
Affordable Housing Overlay Desired Outcome (DO 2) seeks that:  
 

Affordable housing caters for a variety of household structures. 
 
The proposed development does not include any affordable housing as the proposed 
building does not create 20 or more apartments and therefore, affordable housing is not 
triggered. Hence, it must be noted that this overlay does not apply to this proposed 
building. 

7.2 Defence Aviation Area 

Defence Aviation Area Overlay Desired Outcome (DO 1) seeks that: 
 

Management of potential impacts of buildings on the operational and safety 
requirements of Defence Aviation Areas. 

 
The proposed development shows a maximum building height of 12.86m above natural 
ground, therefore, the applicant would not be required to seek clearance/approval from 
the Department of Defence due to the development being below 45 metres in height. 
 
7.3 Hazards (Flooding – General) 

Hazards (Flooding – General) Overlay Desired Outcome (DO 1) seeks that: 
 

Impacts on people, property, infrastructure and the environment from general flood risk 
are minimised through the appropriate siting and design of development. 

 
As per the provided Wallbridge Gilbert Aztec (WGA) stormwater management plan 
(Attachmnet 3), the proposed development incorporates two northern ‘pods/footprints’ 
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with  finished floor levels (FFLs) being 300mm above the adjacent top of kerb level at 
Main Terrace. This is approximately 500mm above the corresponding ‘spoon drain’ water 
table level. It must be noted that though the two southern ‘pods/footprints’ near Bray Lane 
are below 300mm above kerb level as the stormwater/flooding mitigation is driven by the 
required grading of the car parking area and entrance off the laneway. 
 
Therefore, the proposed building is consistent with the performance outcomes of the 
Hazards (Flooding – General) overlay.  
 
7.4 Prescribed Wells Area 

Prescribed Wells Area Overlay Desired Outcome (DO 1) seeks that: 
 

Sustainable water use in prescribed wells areas. 
 
The proposed development does not include any horticulture, activities requiring 
irrigation, aquaculture, industry, intensive animal husbandry and commercial forestry. 
Therefore, no assessment against this overlay is required. 
 
7.5 Regulated and Significant Tree 

Regulated and Significant Tree Overlay Desired Outcome (DO 1) seeks that: 
 

Conservation of regulated and significant trees to provide aesthetic and environmental 
benefits and mitigate tree loss. 

 
The subject site appears to be vacant with no vegetation including regulated and 
significant trees. It is also noted that the development impact have been contained to the 
subject site to ensure that no impact to regulated and significant trees which are located 
within the adjacent public walkway. 
 

8. General Development Policies 

8.1 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 seeks: 

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

Design in Urban Areas PO 12.2 seeks:  

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 seeks: 
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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 some articulation outside of balconies using horizontal cladding and privacy 
screening to break walls consisting of windows and white precast concrete walls. The 
elevations also incorporate vertical louvres for privacy to balconies and to protect the 
internal landscaped area. It should be noted that the eastern and western elevations 
display a high level of variation in colour palette and activation to reduce long sections of 
blank walls. 

The above mentioned 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 fully 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 level is designed to provide dedicated ‘zones’ and building separation to ensure that 
passive surveillance and integration with the streetscape of Main Terrace and the public 
walkway is maintained. 

Design in Urban Areas PO 2.4 seeks: 

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

Design in Urban Areas PO 2.5 seeks: 

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 maintains an appropriate provision of passive surveillance 
through the use of common areas and terrace areas which allow the public to 
understand the intent of the building through incorporating a ‘walk-through’ design. This 
design approach allows both residents but also visitors of the building to not feel 
contained within a condensed ground floor but rely on access points located in various 
parts of the development. 

As the building allows passive surveillance to the public realm, it also gives the 
opportunity for windows and balconies to display clear lines of sight to the public realm of 
Main Terrace. 

The proposed supported accommodation is appropriately designed to provide an active 
frontage to Main Terrace and the public walkway. The overall design is considered 
appropriate. However, there’s room for improvement to provide further articulation 
elements and a variety of materiality for a higher degree of interface to the nearby 
residential setting. There’s opportunity for the design to incorporate both vertical and 
horizontal elements as part of the facades to ensure that the building stands out in the 
architectural layout of Main Terrace.  
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The Design in Urban Areas section of the Code contains the relevant provisions relating 
to overlooking from medium-rise buildings with a three-storey building being medium-
rise. In accordance with PO 16.1 of Design in Urban Areas module states: 

Development mitigates direct overlooking of habitable rooms and private open spaces 
of adjacent residential uses in neighbourhood-type zones through measures such as: 

(a) appropriate site layout and building orientation 

(b) offsetting the location of balconies and windows of habitable rooms or 
areas with those of other buildings so that views are oblique rather than direct 
to avoid direct line of sight 

(c) building setbacks from boundaries (including building boundary to 
boundary where appropriate) that interrupt views or that provide a spatial 
separation between balconies or windows of habitable rooms 

(d) screening devices that are integrated into the building design and have 
minimal negative effect on residents' or neighbours' amenity 

The building has incorporated 1.7m high privacy screening to the southern balconies for 
levels 1 and 2 and obscured glazing to all southern facing windows for levels 1 and 2 to 
1.5m above finished floor level. The intent of the privacy screening and obscured glazing 
(including windows being double glazed above 1.5m from the finished floor level) is to 
ensure that any overlooking is mitigated to habitable windows and private open spaces 
(i.e. courtyards) for the Bray Lane row dwellings. It is considered that the incorporation of 
these mitigation measures, the building has adequately addressed direct overlooking to 
adjacent residential uses. 

On balance, the proposed development is not considered to prejudice existing land uses 
in the immediate locality and is suitably designed to minimise overlooking and 
overshadowing impacts to the nearest residential dwellings within the Master Planned 
Neighbourhood zone. 

8.2 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 as it is a residential 
development in proximity to nearby sensitive receivers. 

As previously stated within Section 6.4 of this report, overshadowing associated with the 
3-storey development will have minimal adverse impacts upon adjacent land uses (PO 
3.1, 3.2 and 3.3 Interface Between Land Uses Module) with land to the immediate south 
(containing residential dwellings), west (containing indoor recreation facility), east 
(containing childcare centre facility) and north (containing shopping centre) of the site. 

PO 3.1 

Overshadowing of habitable room windows of adjacent residential land uses in: 

(a) a neighbourhood-type zone is minimised to maintain access to direct winter 
sunlight 

(b) other zones is managed to enable access to direct winter sunlight. 
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PO 3.2 

Overshadowing of the primary area of private open space or communal open space of 
adjacent residential land uses in: 

(a) a neighbourhood type zone is minimised to maintain access to direct winter 
sunlight 

(b) other zones is managed to enable access to direct winter sunlight. 

PO 3.3 

Development does not unduly reduce the generating capacity of adjacent rooftop solar 
energy facilities taking into account: 

(a) the form of development contemplated in the zone 

(b) the orientation of the solar energy facilities 

(c) the extent to which the solar energy facilities are already overshadowed. 

The proposed development will not include external lighting given its residential use and 
proximity to existing lighting on Main Terrace, Bray Lane and the adjacent public 
walkway. Therefore, if additional lighting is required as part of the development, it will be 
required 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). 

Although lighting has not been included in the development, it could be anticipated that 
for security reasons, the carpark may require lighting within the building footprint to be 
directed downwards and not result in lighting overspill to adjacent properties and 
roadways. 

The proposed supported accommodation has been designed to provide gradual 
transition to the adjoining existing commercial buildings fronting onto Main Terrace to the 
residential built form located to the south on Bray Lane and Finnis Street. 

The proposed building is consistent with the height and built form outcomes associated 
with the activation of Main Terrace, while ensuring separation to the nearby two-storey 
row dwellings located on Bray Lane. Access to the site will be from Bray Lane, to ensure 
that the pedestrian walkability associated with Main Terrace is maintained.  

8.3 Stormwater Management 

The proposal includes a stormwater management report with associated calculations 
and plans prepared by WGA engineers (Attachment 3). 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 two northern ‘pods/footprints’ with finished floor 
levels (FFLs) being 300mm above their adjacent ‘top of kerb’ levels at Main Terrace (or 
approximately 500mm above the corresponding ‘spoon drain’ water table level). 
However, the two southern footprint FFLs are, instead, driven by the compliant grading 
of the carpark and entrance off Bray Lane.  
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The on-grade carpark is mostly covered by a roof, but expect it will require an in-line 
pollution-reduction device such as the ‘Humeceptor STC2’, which is indicated in the 
northwest corner and immediately prior to discharge onwards to the provided connection 
pit.  

As part of the WGA report, it was demonstrated that as part of the assessment of the 1 in 
5-year flood event catchment versus the 1 in 100-year flood even, both at post-
development, the maximum allowable stormwater discharge will be 25.8 l/sec from the 
subject site via a full 150mm PVC or a part-full 225mm outlet towards the receiving pit. 
As initial ‘rational’ calculations demonstrate, this would lead to a required stormwater 
detention volume capacity of approximately 16.55m³. 

Therefore, the stormwater plan has proposed an inground stormwater tank consisting of 
sealed ‘StormTrap’ modules below the landscaping near the western boundary. The tank 
is sized as 8m by 2.35m by 1m deep to allow reasonable planting depth, whilst being 
gravity drained via a 100m diameter restriction orifice plate.   

Stormwater detail has been reviewed by Council’s Land Development Engineer who is 
comfortable with the built form and the stormwater strategy, subject to implementation of 
a reserved matter for an updated stormwater plan which incorporates the following 
aspects: 

• A mesh basket is to be included for the collection/ capture point for carpark run-
off in addition to the grated inlet pit to stop bigger debris. 

 

• Note to be included for the details of temporary storage during power outage 
and pump failure management to be provided if this alternative option is 
chosen. 

 

• Determination if additional freeboard is required to protect the development 
from any external stormwater spill from Bray Lane into the proposed carparking 
area. 

 
8.4 Traffic, Access and Car Parking 

The applicant has engaged Empirical Traffic Advisory (ETA) Traffic and Parking 
Consultants and Colby Phillips Advisory Consultants to provide expert and technical 
reporting relating to traffic, vehicle parking, vehicle movements and waste management. 

PO 5.1 of the Transport, Access and Parking Module seeks:   

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.  

(e)  proximity to high frequency public transport 
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This PO is informed by the associated Designated Performance Feature (DPF) 1.1 which 
seeks that: 

Development provides a number of car parking spaces on-site at a rate no less than 
the amount calculated using one of the following, whichever is relevant:  

(a) Transport, Access and Parking Table 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.  

As the site is not within a Designed Area, the following vehicle parking rate for the 
supported accommodation as reflected within Table 1 of the Module is applicable: 

0.3 spaces per bed. 

The proposed supported accommodation building comprises 21 beds across the 11 
apartments. The minimum amount of car parking required is seven (7) spaces as per the 
requirements of Table 1 of the Module. Given that the proposal provides 13 car parking 
spaces (including two (2) disabled parking spaces) it is considered to meet the intent of 
the policy and is appropriate.  The additional six (6) spaces further enhances functionality 
for staff and visitors. 

PO 3.1 of the Transport, Access and Parking Module seeks: 

Safe and convenient access minimises impact or interruption on the operation of public 
roads. 

The proposed development maintains safe and convenient vehicle access from Bray 
Lane, minimising any disruption to the operation of public roads and as shown by the 
provided swept path plans, vehicles can enter and exit the site in a forward manner. 
Vehicles within the carparking area can undertake three-point movement to exit the site, 
however, it must be noted that the vehicles will require adequate clearance to ensure that 
no conflict points occur on site. Due to the operation of the supported accommodation 
building, the parking arrangement has been designed to allow at least each apartment to 
have a dedicated space noting that most residents will utilise the nearby public transit 
service. 

PO 4.1 of the Transport, Access and Parking Module seeks: 

Development is sited and designed to provide safe, dignified and convenient access for 
people with a disability. 

Two (2) dedicated disability car park spaces are located within the car parking area 
access from Bray Lane to allow any residents with physical disabilities to be able to park 
onsite without any disruption, satisfying PO 4.1, seeking safe, dignified and convenient 
access for persons with a disability. 

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. 
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PO 1.5 of the Design in Urban Areas Module 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.  

PO 11.2 of the Design in Urban Areas Module 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 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 being 
located within a central location of the building but also being screened through the 
eastern and western rendered retaining wall/fencing. 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 will not enter the site 
and during bin collection days, consistent with adjacent residential dwellings, the bins will 
be presented to the laneway for collection and be brought in the screened storage area. 
This arrangement has been reviewed and deemed acceptable given the low-speed 
environment in which it will occur. 

Furthermore, to waste collection, Design in Urban Areas section of the Code contains the 
following provisions relevant to waste collection: 

PO 1.5  

The negative visual impact of outdoor storage, waste management, loading and service 
areas is minimised by integrating them into the building design and screening them 
from public view (such as fencing, landscaping and built form), taking into account the 
form of development contemplated in the relevant zone. 

PO 11.  

Development provides a dedicated area for on-site collection and sorting of recyclable 
materials and refuse, green organic waste and wash bay facilities for the ongoing 
maintenance of bins that is adequate in size considering the number and nature of the 
activities they will serve and the frequency of collection. 

PO 40.6  

Provision is made for on-site waste collection where 10 or more bins are to be collected 
at any one time.  

A Waste Management Plan prepared by Colby Phillips Advisory Consultants was 
submitted with the application. Each unit is provided with general waste, recycling and 
food organics bins, which residents or carers transfer to a ground floor bin room. Shared 
skip bins are then moved by staff to a presentation area for weekly collection by a private 
contractor from Barry Lane. The collection process is brief and consistent with existing 
lane arrangements, with no adverse impact on the street network. Given the consistency 
with the existing waste collection strategy for adjoining buildings and the residential 
dwellings on Bray Lane, the proposed waste collection method is considered appropriate 
on its merit against PO 40.6. 
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9. Conclusion 

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

• Supported Accommodation is a contemplated form of development within the 
Master Planned Neighbourhood Zone and Emerging Activity Centre Subzone to 
further complement the Desired Outcomes by contributing to the broad variety of 
land uses and providing a different service to the growing community in the locality. 

• Although the architectural design of the building could be improved to ‘stand-out’ in 
the Main Terrace setting, the built form and character policy in the Subzone and the 
building height policy in the Zone are largely satisfied. 

• Suitable processes have been displayed to manage stormwater impacts, vehicle 
parking/movements and waste management of the subject site. 

• The proposed development provides a  high-level residential accommodation for a 
vulnerable section of society consistent with the envisioned diverse services within 
the Zone and Subzone. 

On balance, the proposed supported accommodation, ground floor common areas, car 
parking, landscaping and retaining walls is not considered to be ‘seriously at variance’ 
with the relevant provisions of the Code. The proposal warrants Planning Consent 
subject to one reserved matter and the conditions listed in the recommendation. 
 
 

10. Recommendation 

STAFF RECOMMENDATON 
 
It is therefore recommended that the Council Assessment Panel:  
 
1. DETERMINES that the proposed development is not seriously at variance with the 
 policies in the Planning and Design Code; and  
 
2. GRANTS Planning Consent to the application by Ashley Richards & Associates C/- 
 DKJ Projects Architecture & URPS for the Construction of a three-storey residential 
 flat high-density building for supported accommodation consisting of 10 specialist 
 disability accommodation (SDA) apartments, 1 onsite overnight assistance (OOA) 
 apartment and ground floor associated common areas, landscaping, retaining walls 
 and carparking, subject to the following reserved matter and conditions: 

 
Reserved Matter(s) 

 
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: 
 

1. The applicant is to submit an updated stormwater management plan which 
includes: 
 

• The inclusion of a mesh basket for the collection/capture point for carpark run-
off in addition to the grated inlet pit to stop bigger debris. 
 

• Additional note for the details of temporary storage during power outage and 
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pump failure management to be provided if this alternative option is chosen. 
 

• Determination if additional freeboard to the vehicular access driveway is 
required to protect the development from any external stormwater spill from 
Bray Lane into the proposed carparking area 
 

Conditions 
 

1. The development must be undertaken, completed and maintained in accordance 
with the plan(s) and information detailed in this Application except where varied by 
any condition(s) listed below. 
 
Reason: To ensure that the development is constructed and operated in 
accordance with the plans and details provided. 
 

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. 
 

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. 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. 
 

8. 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. 
 

9. 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. 
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• 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. 

 
10. All loading and unloading of goods and merchandise shall be carried out upon the 

subject land and no loading of any goods or merchandise shall be permitted to be 
carried out in the street in conjunction with the consent herein granted. 
 

11. Landscaping shown on the plans herein approved shall be established to the 
reasonable satisfaction of Council prior to the operation of the development and 
shall be maintained and nurtured at all times with any diseased or dying plants 
being replaced within the first planting season following removal.  
 

12. Extension of footpath shown on the plans to connect to existing public walkway 
external to the site requires application to Alter Council Land under Section 221 of 
the Local Government Act 1999. 
 

13. The upper-level windows of all elevations as shown on approved plans, must 
have: 
 

• Permanently obscured to a height of 1.5m above finished floor level and are 
fixed or not capable of being opened more than 200mm; or 
 

• Sill heights greater than or equal to 1.5m above finished floor level; or 
 

• Incorporate screening with a maximum of 25% openings, permanently fixed no 
more than 500mm from the window surface and sited adjacent to any part of 
the window less than 1.5m above the finished floor level of the upper level. 
 

• The obscured glass must be fitted prior to occupation of the building and 
maintained at all times thereafter. 

 
14. Permanently fixed privacy screens with a maximum 25% transparency/openings as 

reflected within the approved plans must be erected on the southern elevation 
(identified as Elevation B), western elevation (identified as Elevation C) and eastern 
elevation (identified as Elevation D) of the proposed building to a minimum height 
of 1.7 metres above the finished floor level of the upper levels (levels 1 and 2) prior 
to the occupation of the building, and must be maintained as an effective privacy 
screen thereafter. 
 
Reason: To minimise overlooking into adjoining properties. 
 

15. Common rooms must only be used for activities by the on-site residents. 
 
Advisory Notes 
 

1. The Applicant has a right of appeal against the conditions which have been 
imposed on this Planning Consent, such an appeal must be lodged at the 
Environment, Resources and Development Court (the Court) within two (2) months 
from the day of receiving this notice or such longer time as the Court may allow. 
The Applicant is asked to contact the Court if wishing to appeal. The Court is 
located in the Sir Samuel Way Building, Victoria Square, Adelaide, telephone 
number 8204 0289. 
 

2. Any pruning, damage or removal of a Council tree by a person, other than the 
Council (or a person acting under some other statutory authority) may result in 
action taken under Section 221 of the Local Government Act 1999. Maximum 
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penalty $5,000. 
 

3. The Applicant is reminded of its general environmental duty, as required by Section 
25 of the Environment Protection Act 1993, to take all reasonable and practicable 
measures to ensure that the activities on the whole site, including during 
construction, do not pollute the environment in a way which causes or may cause 
environmental harm.  
 
If during any site works, contamination is identified which poses actual or potential 
harm to the health or safety of human beings or the environment that is not trivial, 
taking into account the land use, or harm to water that is not trivial, the Applicant 
may need to remediate the contamination in accordance with EPA guidelines.  
 
EPA information sheets, guidelines documents, codes of practice, technical 
bulletins etc can be accessed on the following web site: http://www.epa.sa.gov.au 
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