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City of Playford 
Council Assessment Panel Meeting 

 

AGENDA 
THURSDAY, 20 APRIL 2023 AT 6:00PM 

 

 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 January 2023 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3 APPLICATIONS WITHDRAWN 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 Toursit Accommodation comprising two glamping tents, conversion of a portion 
of the existing shed to accomodate amenities (kitchen and bathroom facilities) 
and car parking (ID-21032783) (Attachments) ............................................................ 6 

 
Representors: Sandra Harbison 
Applicant: Mrs Pasqualina La Serra 

 

6 APPLICATIONS FOR CONSIDERATION – NO PERSONS TO BE HEARD 

6.1 Construction of a building comprising two bulky goods tenancies with 
associated advertising and retaining wall (ID: 22039894) (Attachments) ................... 39 

 
Representors: Carol Bennett 
Applicant: Leyton Property C-/ Future Urban Pty Ltd 
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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  

12 CLOSURE 
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APPLICATIONS FOR CONSIDERATION 

APPLICATIONS FOR 
CONSIDERATION – PERSONS 

WISHING TO BE HEARD 
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5.1 TOURSIT ACCOMMODATION COMPRISING TWO GLAMPING TENTS, 
CONVERSION OF A PORTION OF THE EXISTING SHED TO ACCOMODATE 
AMENITIES (KITCHEN AND BATHROOM FACILITIES) AND CAR PARKING (ID-
21032783) 

 
Snapshot 
 

Report author: David Storey 

Assessing Officer: Danni Biar 

Proposal: Tourist Accommodation comprising two glamping tents, 
conversion of a portion of the existing shed to accommodate 
amenities (kitchen and bathroom facilities) and car parking 

Development Number: 21032783 

Date of Lodgement: 03/04/2022 

Owner: Mrs Pasqualina La Serra 

Applicant: Mrs Pasqualina La Serra 

Location: 536 Medlow Road, Uleybury  

Zone: Hills Face Zone 

Classification: Performance Assessed 

Public Notification 
Category: 

Public Notification required 

Representation 
Received: 

Yes 

Code Version: 2022.4 (3 April 2022) 

Request for Additional 
Information Made? 

Yes 

Recommendation: To Grant Development Plan Consent 

  

Attachments: 

 

1⇩.  Application documents 

2⇩.  Initial notification representations 
3⇩.  Response to initial round representations 

4⇩.  Second notification copy of 
representations 

5⇩.  Response to second round notifications 
 
1. The Subject Land 

The subject land consists of a single allotment legally referred to as Allotment 537 of Folio 
163505, Certificate of Title 5438 Folio 108. The land is more commonly referred to as 536 
Medlow Road, Uleybury located on the south-east quadrant of Craigmore Road and Medlow 
Road, 
 
The subject land is irregular in shape totaling 15,3774m2. The site has a long primary 
frontage to Medlow Road of 753.1m and a secondary frontage to Craigmore Road of 222.2m. 
 
The site currently contains a single storey detached dwelling located to the north east corner 
of the allotment with two sheds. The larger of the two sheds includes bathroom and toilet 
facilities which are to be upgraded by the applicant (see Subject Site map below). 
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The subject site contains stands of vegetation along the perimeter of the northern and 
western boundaries and around the existing dwelling. 
 
The subject land is relatively flat with a gentle slope down from the eastern boundary to the 
central portion of the land. The land towards to the western boundary has a more significant 
slope down towards the west.  
 
Subject Site 

 
Source: Nearmap (2023) 

2. The Locality 

Based on the visibility of the allotment, the extent of the locality is considered to include the 
subject land, other rural living style allotments containing detached dwellings on large 
holdings along Medlow Road and further to the west along Craigmore Road and primary 
production activities including grazing and cropping further to the south and north. 
 
The subject land and its locality comprises land that is undulating with stands of vegetation 
restricted to road reserves and the perimeters of property boundaries. The locality has an 
attractive natural landscape  
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2.1 Locality Plan 

 
Source: Nearmaps March 2023 

 
2.2 Zoning 

The subject land is located solely within the Hills Face Zone as identified within the Planning 
and Design Code. 
 
The following Overlays relate to the subject land as per the Planning and Design Code: 
 
Overlays- 

• Defence Aviation Area 
• Environment and Food Production Area 
• Hazards (Bushfire - High Risk) 
• Heritage Adjacency 
• Native Vegetation 
• Prescribed Wells Area 
• Regulated and Significant Tree 
• Water Resources 

 
  

Tent location 

Locality Extent 
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Zoning Map 

 
Source: SAPPA 

 
3. The Proposal 

The proposal is for two (2) glamping tents to permanently sited on the property. The 
dimensions of the tents will be 6m long , 4m wide and 3m high (indicative tent design shown 
below). The proposal will accommodate 2 persons per tent with a maximum number of 4 
visitors on site at any time. 
 

 
Indicative Tent Design 
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The tent material is polyester cotton canvas with gauze windows and incorporate a zipped 
entrance. The tents will be placed on a fireproof ground sheet. The two tents will be located 
3m and 12m respectively to the southern side of an existing shed  
 

 
Tent Location Map 

 
The proposal includes the partial conversion of an existing shed to provide storage and 
amenities (bathroom and toilet) for the use of visitors. Existing septic tank system and 
services (electricity and water) have been connected to the shed.  
 
Four (4) car parking spaces are provided for visitors that are located between the existing 
sheds and the gate entrance and accessed via an existing driveway.  
 
The proposal will not result in the removal or damage to any existing trees. 
 
The tents will be located centrally on the allotment well away from any adjoining neighbours. 
The closest sensitive receptor is a detached dwelling located approximately 280m to the east 
being the adjoining property. 
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Tent and Amenities Location Map 

 
 
4. Background 

The application was lodged in 3 April 2022, with public notification undertaken 7 October 
– 27 October 2022. The initial round of notification provided two representations, one of 
which was in support and one which was not in support of the application.  

Information was provided in support of the application to respond to this representation 
and to address Council’s Request for Information. This additional detail introduced an 
additional element to the development, being the use of the existing shed as an 
amenities building. On consideration of the changes to the application and the additional 
element of the development, it was not considered that the element was sufficiently 
‘minor’ to not be a notifiable form of development. A second round of notification was 
undertaken 21 February 2023 – 14 March which included the additional element, with 6 
representations received. These representations are discussed in the below section. 

5. Procedural Matters 

5.1 Classification 

The proposed development is considered all other code assessed development pursuant 
to Section 105 & 107 of the Planning Development and Infrastructure Act 2016, requiring 
an on-merit assessment against the relevant provisions of the Code. 

 
Within the Hills Face Zone, tourist accommodation (comprising two (2) glamping tents, 
conversion of a portion of the existing shed to accommodate amenities including kitchen 
and bathroom facilities) and car parking are listed as a Performance Assessed forms of 
development. 
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5.2 Public Notification 

All classes of performance assessed development require public notification unless 
pursuant to Section 107(6) of the Planning Development and Infrastructure Act 2016, the 
class of development is excluded from notification by Table 5 of the Procedural Matters 
Section of the relevant Zone of the Planning and Design Code.  
 
In Table 5 of the Procedural Matters Section of the Hills Face Zone as the proposal for 
Tourist Accommodation is not listed in Column A. 
 
As detailed above, the initial round of public notification was undertaken 7 October – 27 
October 2022 with two representations received. One representation was in support and 
one was not in support. 
 
 The second round of public notification commenced on 21 February 2023 and 
concluded on 14 March 2023. Six (6) representations were received during the public 
notification period. Five representors do not support the proposed development and one 
person has elected to be heard by the panel. There is one representor who supports the 
proposed development.  
 
The representations are listed below: 

 

Representor Issues Raised Wishes to be Heard 

Liane Lawrence 1. Does not with the policies of 
the Hills Face Zone 

2. Additional road and 
driveway required to access 
new facility 

3.  
4. Proposal does not preserve 

biodiversity and restore local 
indigenous vegetation and 
fauna habitats 

No 

Sandra Harbison 1. Noncomplying form of 
development. Considers the 
proposal to be classified as 
a Restricted Development 
 

2. Development will result in 
trespassing into adjoining 
rural properties and create 
fire risk 
 

3. Fires safety concerns with 
the adequacy and siting of 
refuge building and the 
operation of the sprinkler 
system.  
 
 

Yes 

Michael Baun No maximum occupancy 
recorded  
 
Haven for criminal activity 
 
Pets will be smuggled in and 
cause death to wildlife 
 
Fences and personal 

No 
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property of nearby 
properties will be damaged 
 

David Carter 4. Noise, pollution, stray 
animals attacking farm 
animals  

5.  
6. Roadway too narrow for 

proposed development 
7.  
8. Unmonitored entry / exit 

thoroughfare.  
9.  

Hygiene problems. 
 

No 

Ryan (unknown) Traffic will increase on an 
already high traffic bad road 
 
Damage to fences on 
neighbouring properties due 
to people wanting to pat the 
animals.  
 
High safety fire risk.  
 
Unwanted noise in the area.  
 
Considers that work has 
started without approval.  
 
Proposal may result in 
caravans utilising facility. 
 

No 

Nicola Pipicella 10. Planning consent should be 
granted 

11.  
12. Proposal would be a 

peaceful retreat for people 
who would like a nice quiet 
getaway.  

13.  
14. Two glamping tents will not 

impact on anyone’s 
livelihood in the area and 
will complement the already 
existing hospitality 
businesses nearby. 

15.  

No 

 
The Applicant responded to the representation received and it is summarised as follows: 

 

• An existing separate driveway has existed on the property (established 1998) as 

the subject land was previously used for horse agistment. 

• The proposed development will not generate high levels of traffic (maximum of 4 

persons on site at any time). 
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• The existing stables already had bathroom facilities and have been upgraded by 

the applicant.  

• The tents will be located centrally on the allotment that is fenced and well away 

from any adjoining neighbours.  

• Guests will not have access to neighbouring property fences when on site as they 

are contained to the fenced tourist site. 

• There will only be a maximum of 4 people at one time 

• The land use of the development is considered to be Tourist Accommodation and 

is not a Caravan Park  

 
No Amendments to the plans were made in response to the representation. 
 
5.3 Statutory Referrals 

The proposed development required a referral to the Country Fire Service (CFS) as the 
development is located within the Hazards (Bushfire – High Risk) Overlay pursuant to 
Schedule 9(3)(2) of the Planning, Design and Infrastructure Regulations 2017.  
 
A referral to the CFS was issued on 6 April 2022 and a response received 17 August 
2022. Advice returned indicated the CFS has no objection to the proposal and has 
directed conditions be attached to any approval. 
 
5.4 Internal Referrals 

The proposed development has also been referred to Council’s internal engineering and 
health teams. 
 
Council’s engineering team have considered stormwater and internal traffic movements 
on site. Stormwater design has generally appropriate discharge locations which would 
meet the requirements of Council standards. Traffic comments pertained to parking 
layout and waste vehicle movement which have been considered appropriate with 
labelling on parking spaces (e.g Staff). 
 
Health team were consulted regarding waste and sewerage requirements for the 
allotment and have worked with the applicant to obtain necessary approvals for 
alterations to the existing system. This approval has been issued by Council’s EHO team 
in November 2022. 
 
 

6. Key Issues 

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

• Whether the proposal is an appropriate form of development in the Hills Face Zone 

• Whether the proposal will impact on existing traffic movements in the locality  

• Whether the proposal will generate high levels of noise or other interface issues with 

adjoining properties. 
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7. Planning Assessment - Zone 

HILLS FACE ZONE 

The Hills Face Zone seeks to maintain the western slopes of the South Mount Lofty Ranges 
as an important natural asset of Greater Adelaide by limiting development to low-intensity 
agricultural activities and public and private open space (DO1) and preserve and enhance 
the natural character of the zone.  
 
The subject land is an open rural property that contains a single storey detached dwelling 
located to the eastern portion of the allotment. It is considered that the proposal for two 
permanent glamping tents with associated amenities and parking being a low scale 
development will maintain the natural character of the local area and supports DO1 of the 
Zone. 
 

7.1 Land Use and Intensity 

The proposal is for a tourist accommodation land use activity that includes two individual 
glamping tents with associated amenities with an existing shed and car parking.  
 
The development is of low intensity and scale activity that will complement the rural and 
scenic qualities of the hills face landscape by accommodating a small number of tourists to 
this Hills region that includes wineries and other tourist attractions.  
 
The development will have access to existing services and infrastructure with amenities for 
tourist (water, electricity, sewer) provided by the applicant resulting in no additional services 
at a cost to the community. 
 
The proposed land use is considered appropriate in the Hill Face Zone and satisfies PO 1.1, 
PO 3.1 and is consistent with DO 1. 
 

7.2 Built Form and Character 

The proposed tents are limited in height and scale and represent an unobtrusive 
development being sited to the southern side of an existing shed and thus not easily viewed 
from Medlow Road.  

The tents being 3 metres in height reflect a single storey building height that is limited in 
height when compared with the existing shed and dwelling which display heights of 4 metres 
and 6 metres respectively. 

The tents will be located centrally on the allotment well away from any adjoining neighbours 
and will limit any visual intrusion when viewed from other local roads or from the Adelaide 
Plains. The closest sensitive receptor is a detached dwelling located approximately 280m to 
the east being the adjoining property. 
 
The tents will be constructed of polyester canvas material in a ‘cream’ colour that is a low 
light and not reflective that can blend with the natural and rural landscape of the area. 

It is considered that the proposal satisfies performance outcomes of PO 2.1, PO 2.2, PO 2.3 
and PO 2.9 and the performance features set out in DTS/DPF 2.2. 

7.3 Excavation and Filling 

As the proposal is located to a flat portion of land on the allotment there will be minimal 
requirement for any excavation it satisfies the performance outcomes of PO 3.2. 
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7.4 Tourist Development 

The proposal for two tents and the partial repurposing of an existing shed for amenities and 
storage is of low intensity and scale. Along with the tents being located behind a shed when 
viewed from Medlow Road, it is considered that the proposal meets with PO 7.1. 

7.5 Driveways, Access Tracks and Car Parking 

The proposal includes the formalisation of an existing driveway that will be approximately 
35m in length from Medlow Road to the parking area. The existing driveway traverses a flat 
portion of land that will not result in any significant earthworks or removal of vegetation and 
therefore has no impact on the landscape character of the area. It is considered that the 
proposal supports PO 8.1 and the performance requirements of DTS/DPF 8.2.  

Vehicle access will be provided via an existing 6.2m wide crossover from Medlow Road. The 
proposed access is considered appropriate and consistent to providing vehicular access for a 
small number of tourist accommodation visitors as would be expected with the proposed 
development.  
 

7.6 Environment and Amenity 

The proposal is of low scale and intensity with a small built footprint that will not result in any 
adverse impacts on the local landscape. The development does not involve the removal of 
native vegetation or impact on any known water sources. The development will be located on 
a flat portion of land and will be obscured behind an existing shed when viewed from Medlow 
Road. These attributes satisfy PO 10.1 and PO 10.2. 
 

7.7 Native Vegetation 

The proposed development will not result in the damage or loss to any known native 
vegetation and seeks to retain all existing trees on the subject site. These attributes satisfy 
PO 11.1, PO 11.2 and PO 11.3  

 
 
8. PLANNING ASSESSMENT - OVERLAYS 

8.1 Defence Aviation Area (All structures over 15 metres) 

The proposal for two glamping tent structures will not impact on the Defence Aviation 
Area. 

8.2 Environment and Food Production Area 

The proposal does not result in the division of land and not adversely encroach on the 
rural locality. 

8.3 Hazards (Bushfire – High Risk) 

It is considered that the proposal for two glamping tents, vehicle parking and the 
provision of amenities to an existing shed have been designed and configured to limit the 
impact of bushfires.  

The proposed development will not result in a significant increase of activity on the 
subject land that would impact on the ability to evacuate the subject land and the ability 
of firefighting vehicles to access the site. 
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There is suitable flat and open land around the glamping tent site that would enable 
firefighting vehicles to enter and exit the driveway in a forward direction and move 
around within the site. 

The site of the proposed development has a clear and unobstructed pathway via the 
driveway to Medlow Road, which is a formed as an all-weather surface, 20 metres in 
length and on a generally flat portion of land.  

The Country Fire Service (CFS) were issued with a referral in accordance with Schedule 
9(3)(2) of the Planning, Development and Infrastructure (General) Regulations 2017 to 
provide expert assessment and direction on the potential impacts of bushfire on the 
development. The CFS raised no objection to the proposed development and directed 
conditions be attached to any approval. 

In their response the CFS has recommended the following:  

1. The applicants are to prepare and display a BUSHFIRE SURVIVAL PLAN 
(BSP) designed specifically for the purpose of any guests that may be in 
residence during a bushfire event, especially during the Fire Danger Season 

- should provide clear directions to persons that may be unfamiliar with 
the area/locality and unfamiliar with what protective actions they may 
need to take to protect their lives during a bushfire event, including 
when to take such protective actions  

- address the possibility that the owners may not be present at the time 
of the bushfire event; and  

- should not expect guests to be involved in fire-fighting operations.  

2. The applicant should consider reducing operating hours and restrictions on 
days of heightened bushfire danger and/or bushfire events and consider 
including any alterations to bookings and services offered due to actual or 
predicted conditions during the Fire Danger Season in any booking/refund 
policy. 

8.4 Heritage Adjacency 

The site of the glamping tents is located outside of the Heritage Adjacency Overlay map 
and is considered not to impact on the setting of Local Heritage Places in the local area. 

8.5 Native Vegetation 

The applicant has declared in their submission that the proposed development does not 
result in the damage or loss to any known native vegetation on the subject land. 

8.6 Prescribed Wells Area 

The proposal for two glamping tent structures will not impact on any known wells. 

8.7 Regulated and Significant Tree 

There are no known Regulated or Significant Trees located on the subject land. 

8.8 Water Resources 

The proposed development is not located close to any dams or watercourses. 
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9. General Development Policies 

Tourist Development 

The proposed development provides for tourist accommodation that positively 
contributes to the local winery and tourist region of Uleybury and Yattalunga. The 
development represents a small tourist accommodation opportunity that has been 
appropriately located to minimize any impacts to the natural environment and the local 
character. It considered that it satisfies the performance outcomes of the Tourist 
Development Module. 

Transport, Access and Parking 

The proposal supports the safe and convenient access of vehicles movements and 
minimises any adverse impact or interruption to Medlow Road and local road network.  

Table 1 – General Off-Street Car Parking Requirements of the Planning and Design 
Code stipulates 1 car parking space per unit/guest room. Therefore, the proposal 
requires a minimum of 2 car parking spaces.  

The proposed development includes 4 car park spaces and thus meets with the 
requirements Table 1 for the intended use. 

10. Conclusion 

The proposed development is considered to be consistent with the desired outcomes of the 
Hills Face Zone, relevant overlays and generally accords with the relevant general 
provisions. 
 
The proposed land use is considered appropriate in the context of the subject site. The 
development comprising two glamping tents and associated amenities that are sited 
unobtrusively will provide tourist accommodation that is of a low intensity and scale in this 
region. 
 
The assessment of the proposal required a referral to the CFS for an assessment of the 
potential bushfire issues. The CFS reviewed the application and provided relevant comments 
relating to the management and operation of the tourist accommodation.  
 
The proposed development is not considered to generate any adverse impact to the local 
natural environment or local traffic network. The proposal presents a low impact activity that 
will not negatively impact on the scenic rural landscape and can be appropriately managed 
not to impact on adjoining neighbours and not present a potential bushfire risk. 
 
As such, it is considered that the proposal satisfies the overall intent of the Planning and 
Design Code and is recommended for approval. 
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11. Recommendation 

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

a. DETERMINES that the proposed development is not seriously at variance with the 
policies in the Planning and Design Code; and   

 
b. GRANTS Planning Consent to the application by Pasqulina Le Serra for Tourist 

Accommodation comprising two glamping tents, conversion of a portion of the 
existing shed to accommodate amenities (kitchen and bathroom facilities) and car 
parking at 536 Medlow Road, Uleybury as detailed in Development Application ID 
21032783 subject to conditions:  

 
Conditions  
 
Council 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. The tourist accommodation comprising of two glamping tents herein approved shall only 
be used for tourist accommodation, and any alternative land use will require a separate 
approval. 

3. All waste and rubbish shall be stored in covered containers prior to removal and shall be 
screened from public view. 

4. All external lighting of the site, including, but not limited to car parking area, tents and 
amenities building shall be designed and constructed to conform with Australian 
Standards and must be located, directed and shielded and of such limited intensity so as 
to not, in the opinion of the relevant authority, create unreasonable overspill onto any 
adjoining property or roadway which may create a nuisance to any neighbour or road 
user.  

5. The nominated on-site car parks are available at all times for visitor car parking.  

6. Car parking areas, driveways and vehicle manoeuvring areas shall be maintained at all 
times to the reasonable satisfaction of the relevant authority. 

7. All storm-water drainage shall discharge so that it does not flow or discharge onto land of 
adjoining owners or, in the opinion of the relevant authority, detrimentally affect structures 
on this site, any adjoining land or public road.  

Country Fire Service: 

8. Vehicular access to serve the site shall be located in accordance with the Site Plan by On 
Architecture, Drawing Number DA02, date 20/01/2022.  

9. All vehicles shall enter and exit Heaslip Road in a forward direction. All on-site vehicle 
manoeuvring areas shall remain clear of any impediments. 

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

11. Stormwater run-off shall be collected on-site and discharged without impacting the 
adjacent road network. Any alterations to the road drainage infrastructure required to 
facilitate this shall be at the applicant’s cost. 
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APPLICATIONS FOR CONSIDERATION 

APPLICATIONS FOR 
CONSIDERATION – NO PERSONS 

TO BE HEARD 
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6.1 CONSTRUCTION OF A BUILDING COMPRISING TWO BULKY GOODS 
TENANCIES WITH ASSOCIATED ADVERTISING AND RETAINING WALL (ID: 
22039894) 

 
Snapshot 
 

Report Author: David Storey – Consultant Planner 

Assessing Officer: Danni Biar 

Proposal: Construction of a building comprising two bulky goods tenancies 
with associated advertising and retaining wall 

Development Number: 22039894 

Date of Lodgement: 13 December 2022 

Owner: Leyton Property 

Applicant: Leyton Property C-/ Future Urban 

Location: Lot 10 Mingari Avenue, Munno Para 

Zone: Employment 

Classification: Performance Assessed 

Public Notification 
Category: 

Yes 

Representation 
Received: 

Yes 

Request for Additional 
Information Made? 

Yes 

Recommendation: To Grant Planning Consent 
  

Attachments: 

 

1⇩.  Planning Report 

2⇩.  Application Documents 
3⇩.  Traffic Report and Response to RFI 

4⇩.  Stormwater Management and Civil Plans 
5⇩.  Acoustic Report 

6⇩.  Representation 
7⇩.  Applicant's Response to Representation 

 
 
1. The Subject Land 

The subject land known as Lot 10 Mingari Street, Munno Para which comprises a single 
corner allotment that is bound by Curtis Road to the south, Mingari Street to the west and 
Myall Avenue to the north.  
 
The land is currently vacant and is part of a wider development which includes a retail fuel 
outlet, shops in the form of bulky goods, restaurant and fast food outlet, carparking, 
advertising over stages (DA 21024444). 
 
In addition, a land division to divide the land into 4 allotments has also been undertaken (DA 
21035564). The sites within the wider development site are to be connected through a series 
of rights of way which were approved in the land division. 
 
The development site (see locality plan below) is 4,016 square metres in area with a 79.83 
metre frontage to Curtis Road and 50 metre frontage to Mingari Street. 
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The topography of the land is relatively flat as is the locality. The site contains stands of 
established trees located along the perimeter of the wider grouped allotments on the 
southern boundary of Curtis Road.  
 
There are no Land Management Agreements or encumbrances registered on the subject 
land.  
 
2. The Locality 

The locality comprises a combination of low density established residential areas to the 
northwest and southwest, and more recent residential housing to the east and south east.  
 
The subject land is surrounded by landscaped reserves that act as significant landscape 
buffers to the residential dwellings including well-established trees along the road reserves of 
Curtis Road and Main North Road and through the medium strip separating the north and 
south bound traffic on Main North Road.  
 
On the eastern side of Main North Road is a well landscaped dog park and landscaped 
reserve and the new housing development of Blakeview. 
 

2.1 Locality Plan 

 
 
2.2 Zoning 

The subject land is located within the Employment Zone as identified in the Planning 
and Design Code.  
 
The land is entirely within: 
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• Employment Zone 

• Retail Activity Centre Subzone 
 

Covered by the following Overlays: 

• Advertising Near Signalised Intersections 

• Defence Aviation Area 

• Future Road Widening 

• Hazards (Flooding - General) 

• Major Urban Transport Routes 

• Noise and Air Emissions 

• Prescribed Wells Area 

• Regulated and Significant Tree 

• Traffic Generating Development 
 

Is covered by the following Technical and Numerical Variations (TNVs): 

• Concept Plan (Concept Plan 11 - Munno Para) and 

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

 
The site is surrounded by the Master Planned Neighbourhood Zone areas to the north, 
east and west and the general Neighbourhood Zone to the south, on the opposite side 
of Curtis Road. Outside the locality, approximately 250 metres west along Curtis Road 
is additional Employment Zoned land. 

 
2.3 Zoning Map 
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3. Background 

The subject land was previously known as the Munno Para Bowls Club until its 
amalgamation with Elizabeth Bowls Club. The Clubs are now known as Playford Bowling 
Club Inc. sharing the facilities at Goodman Road, Elizabeth since the opening on 6 June 
2018. 
 
Given Council are the current owners of the land, Council staff identified a perceived conflict 
of interest in assessing the application, as Council was the previous owner of the land and 
has a financial interest in the land. A letter was previously sent to the Minister for Planning to 
request that the State Planning Commission be appointed as the relevant authority for the 
application for the original application, DA 21024444. Council was advised that, in that 
instance, it was not warranted for the State Planning Commission to act as the relevant 
authority and that the matter should be decided by the Council Assessment Panel. 
 
The same approach of Council Assessment Panel determining the application has been 
adopted for this proposal, in line with the previous direction provided by the Minister of 
Planning. 
 
 
4. The Proposal 

The Applicant seeks consent for the following: 
 

• Two Bulky Goods tenancies comprising of: 
- 1849 sqm total footprint  

o Tenancy 1 – 1500 sqm 

o Tenancy 2 – 363 sqm 

• Associated retaining wall 

• Advertising  
- installation of one freestanding pylon sign with internally illuminated panels  
- installation of six advertising wall signs on the building, one of which is internally 

illuminated 
 
The main building (bulky goods outlet) is single level and has a height of 6.9 metres above 
the finished floor level. The advertising display sits atop the building to reach a total height 10 
metres. The building will be setback 8.86 metres from Mingari Street, 19.8 metres from Curtis 
Road, 2.74 metres from the eastern side boundary and sited on the boundary to the right of 
way easement at the rear. 
 
Each tenancy is designed with a corporate sign above their respective front entrance, one of 
which is proposed to be internally illuminated (RSEA). Five additional non-illuminated signs 
are proposed on the building including two of which rise above the roof and address the 
south and east.  
 
An 8-metre-high freestanding pylon advertising sign is proposed on the corner of Mingari 
Street and Curtis Road and will display the corporate logos for the two future tenancies. It will 
be internally illuminated. 

 
A copy of the architectural drawings depicting the above are contained within Attachment 1. 
 
 
  



Council Assessment Panel Agenda 43 20 April 2023 
 

 

5. Procedural Matters 

5.1 Classification 

The proposed development comprises of a shop (bulky goods outlet), retaining wall and 
advertising.  
 
The above elements are not classified as an Accepted, Deemed-to-Satisfy or Restricted 
development within the relevant Tables of the Zone. The proposed development is 
therefore a Code Assessed - Performance Assessed development pursuant to Sections 
105(b) and 107 of the Act, requiring an on-merit assessment against the relevant 
provisions of the Code. 
 
5.2 Public Notification 

Generally, 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. 
 
Public notification was required as the following elements did not meet the requirements 
of Table 5: 
 

• The proposed development exceeds the maximum building height specified in Zone 
DPF 3.5 of 9 metres. 

 
The notification process commenced on 31 January 2023 and closed on 20 February 
2023 and Council received the following representation: 
 

Representor Summary of Issues Raised Wish to be 
heard 

Carol Bennett, 3 
Myall Avenue, 
Munno Para SA 

• Development will result in additional traffic 
movements in the locality. 

• Will contribute to further congestion along 
Curtis Road. 

No 

 
The Applicant’s Planning Consultant has responded to the representation. 

 
The representation received is contained within Attachment 6 while the Applicant’s 
Planning Consultant’s response is contained within Attachment 7. 

 
5.3 Statutory Referrals 

Pursuant to Schedule 9 of the Regulations, the Commissioner of Highways received a 
referral for this development application. Their response is as follows: 

Agency Referral Response 

Department of 
Infrastructure and 
Transport  

Support the proposal with conditions (contained within the 
Recommendation). 

 

 
5.4 Internal Referrals 

Internal referrals were undertaken to Council’s engineers to review traffic management, 
car parking, access and stormwater. Internal comments were included in the request for 
information and have been resolved in the amended plans save for technical details 
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relating to the stormwater plan, which is detailed within the recommendations of the 
report. The traffic, access and car parking matters are discussed in detail below. 
 
 

6. Key Issues 

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

• Whether the proposal is an appropriate form of development in the Employment 
Zone  

• Whether the proposal is consistent with the general policies of the Planning and 
Design Code that relate to Bulky Goods Outlet, Retaining and Advertising 

• Whether the proposal will create an adverse impact and conflict between other land 
uses within the locality 

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

 
 
7. Planning Assessment 

7.1 Desired Outcome and Land Use 

The subject land is located within the Employment Zone (Zone). The Desired Outcomes 
(DO) for the Zone encourages a ‘diverse range of light industrial and business activities 
that complement the role of other zones accommodating significant industrial, shopping 
and business activities…and…distinctive building, landscape and streetscape design to 
achieve high visual and environmental amenity particularly along arterial roads. 
 
Generally, the Zone supports a variety of commercial and light industrial development 
that achieve high visual and environmental amenity particularly along arterial roads zone 
boundaries and public open space. Whilst the Desired Outcomes facilitate a focus on the 
above-mentioned land uses, retail and commercial land uses are also permitted where 
appropriate.  
 
The proposal, consisting of a bulky goods outlet, retaining and associated advertisements 
provides what is considered to be appropriate land use when design and traffic aspects 
are appropriately considered and addressed. Zone Designated Performance Feature 
(DPF) 1.1(a) and (k) supports the elements proposed in this application. Further, Zone 
Performance Outcome (PO) 1.2 encourages shops in the zone and DPF/DTS 1.2(b) 
identifies bulky goods outlet as an appropriate development. 
 
The Zone seeks to ensure that any proposed bulky goods outlets are conveniently 
located to local communities. The position of the proposed development located near to 
the intersection of Main North Road being a State maintained arterial road and Curtis 
Road is well suited to this location and supports DPF/DTS 1.4 that requires that any bulky 
goods outlet is located with a frontage to a State Maintained Road.  
 
The proposed land uses are further supported on the basis that the location and design of 
the development does not prejudice the development of adjoining land in a manner 
envisaged with the relevant zoning. It achieves this by presenting an attractive 
architectural design that is well sited, with ample car parking and provides suitable 
access for vehicles to enter and exit from Mingari Street and dedicated pedestrian 
pathways within the subject site. 
 
It is considered that the proposed development does not adversely impact on Retail 
Activity Centre Subzone and the Concept Plan 11 – Munno Para as it presents a 
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relatively small hub of retail activity that compliments surrounding businesses in the 
locality and the broader development of the site. Further it is located well away from 
designated Suburban Activity Centres identified for the Munno Para locality. 
 
Based on the above, it is considered that the proposed land uses are not only supported 
in the Zone but further do not detract from the viability of nearby Suburban Activity 
Centres, meeting the requirements of the relevant Desired Outcomes and Performance 
Outcomes. 
 
7.2 Built form and Design 

Design 
 
The Employment Zone encourages ‘distinctive building, landscape and streetscape 
design to achieve high visual and environmental amenity particularly along arterial roads, 
zone boundaries and public open spaces’, as per Zone DO 2.0 and PO 2.1. 
 
It is considered that the proposed plans suitably address the intent of the Desired 
Outcome in relation to design as the articulation of built elements displayed to the 
elevations provide sufficient visual interest and finishes through the use of a mix of 
materials in finishes that present to the frontages of public roads, specifically the frontage 
to Mingari Street.  
 
The proposed materials consist of precast wall panels in a combination of colours 
including ‘Black’, ‘Basalt’ and a ‘Bright Yellow’ that present a typical bulky goods 
identification display that seeks to achieve high visibility.  
 
Following a review of the plans and documentation, Council staff requested the applicant 
provide an amended plan to show additional articulation to the northern elevation 
(requested 20 January 2023). The applicant agreed to the request and provided the 
amended plans on 16 March 2023 that provides additional architectural line or channel 
treatments through the cladding walls. 
 
The proposal will include a retaining wall to the northern elevation with 1000mm high 
balustrade to ensure a consistent floor level to the rear loading area of the building. 

 
Setbacks 
 
With regards to setbacks and the presentation of the built form to street frontages there 
are no existing or approved developments which address Mingari Street as the primary 
street and therefore no existing pattern of setbacks. 
 
The corresponding designated performance feature to PO 3.1 (DPF 1.1), states that the 
primary street setback should be no less than 3m where no building exists on an 
adjoining site with the same primary street frontage. Since there are no existing buildings 
on adjoining sites, the 8.9 metre primary street setback provided is considered to be 
appropriate, especially noting the space from the nearby residential uses and the more 
recently approved buildings to the north.  
 
The secondary street is separated from the subject site by approximately 27 metres, with 
a large number of established trees in place which work to reduce visual prominence of 
the building and improve the overall appearance when viewed from the secondary street.  
 
The proposed building has been sited to allow access for loading and deliveries to the 
rear of the building as well as a 2.8 metre side setback to allow access for maintenance 
and emergency purposes. 
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Height 
 
Two advertising displays are attached to the building exceeding the overall roof height of 
the building, reaching a height of 10 metres above the finished floor level.  
 
Although exceeding DPF 3.5 pertaining to building height (max building height - 2 
building levels up to a height of 9m), in the context of the locality, the proposed height is 
not considered to of a detriment especially due to the distance from residential properties 
and the extensive Council verge from the main street. 
 

Based on the above, it is considered that the development provides distinctive buildings 
of appropriate scale for the land use and location. The built form comprises of a variety of 
building materials with visual interest and a scale that is appropriate within the Zone. 
 
7.3 Advertisements 

Advertising is proposed at the entrance for each of the tenancies as well as three 
additional signs on the building, two of which rise above the roof line of the building.  

A single free standing pylon sign at the southwest corner is also proposed, reaching a 
total height of 8 metres. It will involve internally illuminated corporate advertising and 
located at the south-western corner of the subject site.  

The tenancy advertisements:  

• will not flash or be animated;  

• will convey the name of the prospective operator and relate, therefore, to the 
intended uses of the site; and  

• feature corporate colours.  

With these attributes it is considered most unlikely to distract motorists from their primary 
task or detract from the external appearance of the proposed buildings in this context.  

The proposed pylon sign, although exceeding Zone DPF 6.1 in relation to overall height, 
is not considered to be visually dominant within the locality (per Zone PO 6.1), as:  

• it is setback approximately 26 metres from Curtis Road due to the large verge; and  

• the remainder of the subject land includes various pylon signs, reaching a total 
height of 10 metres.  

The location and illuminated nature of the signage has been assessed by DIT and 
appropriate conditions would be included in relation to the luminance levels. 

On balance, the proposed signage is considered to be appropriate in context to the land 
use and is not considered to unreasonably impact or proliferate the signage in the 
locality. 
 
7.4 Interface Between Land Uses 

The subject site is located approximately 35 metres from residential properties within the 
nearby Master Planned Neighbourhood Zone to the north-west and is separated by 
Mingari Street, the verge, and a reserve with established mature trees. 
 
DO 1 of the Interface between Land Uses Module advises: DO 1 Development is located 
and designed to mitigate adverse effects on or from neighbouring and proximate land 
uses…. Due to the separation distance of 35 metres and land features between the 
proposed development and adjoining residential properties it is considered there to be no 
adverse interface issues. 
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To address the impact issues of the proposed development the applicant engaged with 
an Acoustic consultant and a Traffic Consultant to undertake an assessment of noise and 
traffic management issues. 
 
Noise 
 
An acoustic report prepared by Echo Acoustic Consulting (Attachment 5) advises that the 
proposed development achieves the Environment Protection (Noise) Policy 2007 without 
any specific acoustic treatments to the built form.  
 
The Report found that no unreasonable adverse impacts to neighbouring land uses are 
anticipated due to separation distance from the nearest residential developments and 
siting of the entrances and carpark of the bulky goods outlets away from the nearest 
sensitive receivers. 
 
7.5 Traffic Impact, Access and Car Parking 

Access and Layout 
 
An assessment of the access and traffic management issues of the proposed 
development is found in the traffic impact assessment report prepared by MFY 
consultants (dated 25 November 2022) which concludes the access points and 
movements through the site are considered to be safe and convenient. 
 
MFY Pty Ltd advised in their report that the proposed development will be developed 
within an integrated site but will independently cater for the anticipated peak parking 
demand. The land use will be complimentary to the approved development as it relates 
to traffic and parking criteria.  
 
Connectivity with the adjacent parking areas will increase opportunities for access to the 
site with the layout design facilitating pedestrian, cyclist and vehicle connectivity between 
uses on the site, thus providing for shared trips and reduced circulation on the external 
road network and the proposed car park will satisfy the design requirements of 
AS/NZS2890.1:2004. 

 
Traffic Impact  
 
Council had a number of queries in relation to traffic impacts resulting from the proposed 
development, which were clarified within the applicants Response to Further Information 
by MFY Pty Ltd. In addition, the applicant responded to the traffic impact concerns raised 
during the public notification process. 
 
From reviewing the traffic impact assessment report, the site has been designed such 
that all movements can enter and exit in a forward direction to ensure the safety of 
vehicle users and minimise interference with the traffic flow of Curtis Road and the 
nearby State maintained – Main North Road (Major Urban Transport Routes Overlay PO 
1.1). 
 
The traffic generation associated with the overall development is considered to be within 
the capacity for the various access points and surrounding roads, in line with Traffic 
Generating Development PO 1.2 and the design allows service and delivery movements 
by commercial vehicles to be undertaken separately from areas associated with 
domestic vehicles (Transport, Access and Parking module PO 1.3). 
 
Parking 
 
The Code designates a vehicle parking rate of 2.5 spaces per 100 square metres for 
land uses classified as ‘shop...in the form of a bulky goods outlet…’ as identified in Table 
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1 - General Off-Street Car Parking Requirements. Based on this rate, there is a 
theoretical parking demand of 47 spaces.  
 
The proposal provides a total of 48 spaces, thus surpassing the minimum carparking 
requirements sought within the Zone.  
 
The parking areas have been designed to satisfy the policies of the Transport, Access 
and Parking module as vehicle movements between the different parking areas is done 
from within the subject site and does not require the use of external public roads to do so 
(PO 6.1).  
 
In addition, a loading area is provided to the side of the site, with delivery and service 
vehicles able to safely utilise without the need for on-street collection (PO 6.6). 
 
Based on the above, Council staff are satisfied that the proposal provides adequate on-
site car parking when assessed against the Code. The proposed access arrangements 
are supported by DIT and Council’s traffic engineer. The proposal will have an 
acceptable impact upon the adjoining road and accordingly, it is considered that the 
proposal satisfies the relevant traffic, access and car parking provisions of the Planning 
and Design Code. 
 
7.6 Landscaping 

A landscaping plan (shown in Appendix 1 of the Planning Report) has been prepared for 
this project which comprises landscaping strips to the primary and secondary street 
frontages. A wide range of plant species have been selected including small trees, 
medium trees and ground covers. The existing established trees which surround the site 
are to be retained, further contributing to the amenity of the site and locality.  
 
It is considered that there is an appropriate level of existing landscaping to assist in 
softening the hardstand areas and to enhance the visual appearance of development 
and overall amenity of the site and locality, satisfying Zone Performance Outcome 5.1 
and 5.  
It is confirmed there are no Regulated or Significant Trees on the subject site. 

 
7.7 Stormwater 

PT Design were engaged to ensure stormwater is able to be appropriately managed as a 
result of the proposed development.  
 
The calculations and civil plans confirm that:  
 

• the development will be designed to ensure that the post-development discharge 
flows do not exceed the pre development discharge flows;  

• the proposed floor level is greater than 300mm above street level (PO 1.1 - Hazards 
(Flooding – General) Overlay);  

• stormwater is to be directed to an underground detention tank which will ensure 
minimisation of post-development stormwater flows, reducing flooding risks; and  

• pollution control devices are proposed to improve the quality of surface runoff prior 
to discharging to the Council drainage system (Design module PO 31.1, 31.2 and 
32.1). 
 

The stormwater management plan and calculations were referred internally to Council’s 
Civil Engineer for comments. In Council’s Request for Further Information, it was 
requested the applicant provide additional detail in relation to the proposed Stormwater 
Management noting that the overall concept is supported.  
 
This information was supplied by the applicant as part of their response to Council and is 
currently pending review with Council’s engineering team. As the overall concept is 



Council Assessment Panel Agenda 49 20 April 2023 
 

 

supported pending technical review, Administration consider that this information is able 
to be addressed by way of a reserved matter, so as to allow for the application to 
proceed. This reserved matter is contained within the recommendation of this report 

 
7.8 Council Trees 

The Applicant clarified in the Response to the Request for Further Information that all the 
Council trees along the Curtis Road frontage will need to be removed to facilitate the 
development. This is to allow for the construction of the retaining wall to support the cut 
and fill required on the development site for the car park and bulky goods building.  
 
None on the trees proposed to be removed are regulated trees. Councils Tree Services 
have reviewed the proposal.  
 

8. Conclusion 

The development is considered to align with the overarching principles of the Employment 
Zone to provide a use that supports the local community and passing traffic. The proposed 
development delivers a land use that is considered to be acceptable for the Employment 
Zone. The design, bulk and scale of the proposed development is compatible with the 
Employment Zone Desired and Performance Outcomes and has been designed to minimise 
impact on the other land uses surrounding. 

The proposal is not anticipated to result in any unreasonable noise impacts upon the living 
amenity of nearby residents as outlined in the Acoustic Report and with the amended 
acoustic treatments. 

Council’s traffic engineer is satisfied with the on-site car parking provision, which satisfies the 
quantitative requirement of the Planning and Design Code. Vehicular access and egress is 
considered to be safe and convenient as confirmed by the DIT referral and by Council’s 
traffic engineer.  

The concerns of the representor have been addressed by the in the response provided by 
the applicant. The primary concerns in relation to traffic impacts have been adequately 
addressed and supported with relevant reports and documentation prepared by suitably 
qualified professionals. 

The development exhibits suitable merit when assessed on balance against the relevant 
Desired Outcomes, Performance Outcomes and applicable Designated Performance 
Features to such a degree that it warrants Planning Consent subject to the conditions listed 
below in the Recommendation. 
 
9. Recommendation 

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

a) DETERMINES that the proposed development is not seriously at variance with the 
policies in the Planning and Design Code; and  

 
b) GRANTS Planning Consent to the application by Leyton Property C-/ Future Urban 

for a Bulky Goods Outlet, Retaining and Associated Advertising at Lot 10 Mingari 
Road, Munno Para as detailed in Development Application ID 22039894 subject to 
reserved matter and conditions: 

 
 
 



Council Assessment Panel Agenda 50 20 April 2023 
 

 

Reserved matter 
 
The following matter has been reserved pursuant to section 102(3) of the Planning, 
Development & Infrastructure Act 2016. Prior to the issue of Development Approval and to 
the reasonable satisfaction of the Assessment Manager/Council, the Applicant shall provide: 
 

• The provision of a Stormwater Management Plan that resolves the outstanding 
technical matters from Council’s Request for Further Information Letter dated 20 
January 2023, to the reasonable satisfaction of Council. 

 
Council 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. Deliveries and service hours herein approved are as follows: 
 
9am to 7pm on Sundays or Public Holidays 
7am to 7pm on any other day 
 
The private collection of waste from the store occurs between:  
 
7am and 7pm Monday to Saturday and not on public holidays or Sundays. 

 
3. 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. 
 

4. Landscaping shown on the plans herein approved shall be established to the 
reasonable satisfaction 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.  
 

5. All waste and rubbish shall be stored in covered containers prior to removal and shall 
be screened from public view.  

 
6. All external lighting of the site, including, but not limited to car parking areas, 

advertising signs and all buildings shall be designed and constructed to conform with 
Australian Standards and must be located, directed and shielded and of such limited 
intensity so as to not, in the opinion of the relevant authority, create unreasonable 
overspill onto any adjoining property or roadway which may create a nuisance to any 
neighbour or road user.  
 

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

8. 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. 
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Department of Infrastructure and Transport Conditions: 
 

9. Access to Curtis Road and Mingari Street shall be constructed as shown on Brown 
Falconer, Proposed Site Plan – RSEA Safety, Job No. 2020082, Drawing No. 3375 
DA03, Revision 6, dated 17 November 2022 and operate in accordance with MFY 
Traffic Report, File MLM/22-0117, dated 25 November 2022. 
 

10. The Curtis Road access point shall be suitably flared to accommodate the left turn in 
movement of a Heavy Rigid Vehicle (HRV) as per AS2890.2:2018. 
 

11. Appropriate signage and line marking shall be installed to reinforce the desired traffic 
flow at the access points. 
 

12. All vehicles shall enter and exit the site in a forward direction. 
 

13. All land required from CT 6264/204 and CT 5554/48 for the construction of the 
channelised left turn and associated infrastructure (eg. footpath, pedestrian facilities, 
and associated road reserve) shall be set aside from the subject allotments for road 
purposes at no cost to the department. The new infrastructure shall match into the 
adjacent/proposed facilities to the satisfaction of DIT and Council. 
 

14. Stormwater run-off shall be collected on-site and discharged without impacting the 
adjacent road network. Any alterations to the road drainage infrastructure required to 
facilitate this shall be at the applicant’s cost. 
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