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MONDAY, 17 MAY 2021 AT 6:00PM
1

2

ATTENDANCE RECORD
1.1

Present

1.2

Apologies

1.3

Not Present

CONFIRMATION OF MINUTES

RECOMMENDATION
The Minutes of the Special Council Assessment Panel Meeting held 3 May 2021 be
confirmed as a true and accurate record of proceedings.

3

APPLICATIONS WITHDRAWN

4

DECLARATIONS OF INTEREST

5

APPLICATIONS FOR CONSIDERATION – PERSONS WISHING TO BE HEARD
Nil

6

APPLICATIONS FOR CONSIDERATION – NO PERSONS TO BE HEARD
6.1

The division of three allotments into eight and the construction of six
dwellings and six carports over three stages (D071/2019);
stage 1 = Creation of lots 707 and 708
stage 2 = Creation of lots 701, 702, 703, 704, 705 and 706
stage 3 = The construction of six dwellings and six carports
(Attachments) ..................................................................................................6

Representors:
Applicant:
6.2

Mr. Jarrod Rodgers
Mr. Stephen Edwards
State Surveys

21005456- Expansion of an existing recreation area by the construction
of two (2) soccer pitches and one (1) shared use oval with associated
infrastructure and carparking as part of the Angle Vale Community
Sports Centre located at 55 Fradd Road, Angle Vale (Attachments) .............90

Representors:
Applicant:

Nil
City of Playford

Council Assessment Panel Agenda

7

4

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

DEVELOPMENT PLAN POLICY DISCUSSION FORUM
Nil
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CONSIDERATION – NO PERSONS
TO BE HEARD
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THE DIVISION OF THREE ALLOTMENTS INTO EIGHT AND THE
CONSTRUCTION OF SIX DWELLINGS AND SIX CARPORTS OVER THREE
STAGES (D071/2019);
STAGE 1 = CREATION OF LOTS 707 AND 708
STAGE 2 = CREATION OF LOTS 701, 702, 703, 704, 705 AND 706
STAGE 3 = THE CONSTRUCTION OF SIX DWELLINGS AND SIX CARPORTS

Snapshot
Author:

Megan Leverington

Proposal:

The division of three allotments into eight and the construction
of six dwellings and six carports over three stages (D071/2019);
stage 1 = Creation of lots 707 and 708
stage 2 = Creation of lots 701, 702, 703, 704, 705 and 706
stage 3 = The construction of six dwellings and six carports

Development Number:

292/1669/2019

Date of Lodgement:

10 October 2019

Owner:

Parks Shopping Centre Pty Ltd

Applicant:

State Surveys

Location:

110 Yorktown Road, Elizabeth Park

Zone:

Neighbourhood Centre

Classification:

Non-Complying

Public Notification
Category:

3

Representation
Received:

Yes

Development Plan:

Consolidated 29 August 2019

Request for Additional
Information Made?

Yes

Recommendation:

To Grant Planning Consent

Attachments:

1⇩ .
2⇩ .
3⇩ .
4⇩ .
5⇩ .
6⇩ .
7⇩ .
8⇩ .
9⇩ .
10⇩ .
11⇩ .
12⇩ .
13⇩ .
14⇩ .

Certificate of Title
Zone Map
Policy Map
Plan of Division
Survey Plan
Rubbish Truck Swept Paths
Location Site Plan of Dwellings
Site Plans of Dwellings
Swept Paths of Dwellings
Floor Plan of Dwellings
Elevation Plans of Dwellings
Statement of Support
Statement of Effect
Representations Received
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1. The Subject Land
The subject land consists of three allotments; two of which are regular in shape and one
which is irregular in shape. The allotments total 15,430m2 in area and span between the
northern side of Innes Street, the eastern side of Yorktown Road, the southern side of
Butterfield Road and the western side of Kirk Street, in the suburb of Elizabeth Park
(Attachment 1).
The subject land currently contains the Elizabeth Park shopping centre, known as ‘The Parks
Shopping Centre’ and its associated carpark. The shopping centre building is centrally
located on the land, with car parks located between the building and Yorktown Road and
Innes Street frontages. The northern side of the building functions as the rear of the shopping
centre where excess trolleys, plant and equipment and rubbish bins are stored. The
frequency of refuse collection to the northern side of the building has been reported as low
within the State of Effect, limited to three light vehicles Monday to Saturday (assumed daily)
to service foodland and the collection of waste three times a week on Monday, Wednesday
and Friday.
A small number of trees are distributed around the boundary of the subject land and
throughout the car park, with some of the boundary trees being classed as Regulated or
Significant due their trunk circumference. Numerous easements for gas, water, sewerage,
electricity, rights of way and other infrastructure exist on the site and will not be altered or
discharged as a result of this development.
The north east portion of the subject land where the division and dwellings are proposed is
currently vacant of buildings and contains a vehicle crossover from Butterfield Road and an
informal bitumen carpark. This car park is currently used for car parking by the adjoining child
care centre to the immediate east, called ‘Lucky Stars’, although no formal arrangement
exists to warrant this use of the land for such purposes.
1.1 Subject Land Plan
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2. The Locality
Based on the visibility of the development, the extent of the locality is considered to include
the subject land, the allotments north of Butterfield Road, the allotments east of Kirk Street,
south of Innes Street, west of Kirk Street and west of Yorktown Road.
2.1

Locality Plan

The locality contains medium and large sized established residential allotments in the
Residential Zone and medium and large commercial and retail allotments in both the
Neighbourhood Centre Zone and Residential Zone.
The established residential allotments range in size from 400m2 to 1,000m2 and
accommodate detached dwellings, swimming pools, ancillary outbuildings and
verandahs, with landscaped front and rear yards.
The large commercial and retail allotments range in size from 1,000m2 to over 2,000m2
and accommodate detached buildings, ancillary verandahs, informal car parking
consisting of dollar mite material and minimal signage.
2.2

Zoning

The subject land is depicted on Zone Map Play/26 in the Mapping Section of the
Development Plan (Attachment 2).
By virtue of its location, the land is entirely within the Neighbourhood Centre Zone and
Policy Area 17 – Elizabeth Park Neighbourhood Activity Centre (Attachment 2 and 3).
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3. Background
The proposed development was first publicly notified on 25 June 2020, during which two
valid representations were received by Council. This initial proposal sought the division of
three allotments into nine and the construction of eight dwellings and seven carports (see
Attachment 4).
The first representation was from a Mr Stephen Edwards, who advised that he uses this land
for pedestrian access to the shopping centre, as does a number of local residents and he
does not want the significant tree removed (approval for its removal has been granted under
a separate application, Development Application 292/1486/2020).
The second representation was from a Mr Jarrod Rodgers, the adjoining land owner of the
child care centre known as ‘Lucky Stars”. Mr Rodgers advised that his staff and families of
the child care centre use the vacant land for car parking and that approving dwellings on the
adjacent land would not only remove this car parking but would also block their disability
access and main access to their centre.
In considering the concerns regarding car parking and access raised by the child care centre,
the Applicant identified that the child care centre has a concrete path, access, fencing and a
portion of a shed encroaching on their land. To resolve these issues and concerns, the owner
of the land and the child care centre entered into discussions regarding the purchase of
some land by the child care centre.
As a result of these discussions, the Applicant has sought to reduce their proposed
residential development density by two allotments. This has resulted in a large vacant
allotment adjacent the child care centre, which the child care centre plan to purchase from
the owners of the subject land. This will ensure the residential development does not
prejudice the operation of the existing child care centre and the child care centre can
continue to be provided to meet the needs of the surrounding neighbourhood.
Due to the amended plans received, Council re-notified the application on the 04 November
2020 and did not receive any additional representations.
Following review of previous approvals relevant to the existing shopping centre, it is evident
that no conditions limit the hours of operation of the shopping centre nor the adjoining child
care centre.
4. The Proposal
It is considered the proposal is best described as follows:
“The division of three allotments into eight and the construction of six dwellings and six
carports over three stages (D071/2019);
Stage 1 = Creation of lots 707 and 708
Stage 2 = Creation of lots 701, 702, 703, 704, 705 and 706
Stage 3 = The construction of six dwellings and six carports”
The Applicant seeks to divide three allotments into eight and build six single storey detached
dwellings and six carports (Attachment 4 and 7).
The division will result in a right of way easement being created over proposed lot 708
(Attachment 4), which currently contains the shopping centre. This right of way easement will
enable the dwellings to have rear carport access, while also enabling vehicular access to the
rear of the shopping centre to be maintained for bin collection, maintenance, storage of
excess trolleys etc.
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One 313m2 allotment proposed as lot 701 and five 315m2 allotments proposed as lot 702 –
706 (Attachment 4) will contain the proposed detached dwellings and carports. All six
proposed dwellings provide 3 bedrooms, with an ensuite and walk in robe to the master, a
separate living room, a laundry, main bathroom and an open plan kitchen, dining and family
room with an alfresco area to the rear, under the main roof (Attachment 10). Vehicle access
is provided by a rear loaded carport with two car parking spaces for each dwelling
(Attachment 8 and 9).
Lot 707 is proposed to be 1,139m2 (Attachment 4) and will remain vacant for the time being.
The owner of the adjoining child care centre has expressed an interest in purchasing lot 707
in order to resolve their building encroachment, car parking and access concerns and is
currently drafting a formal agreement for purchase, with the owner of the subject land.

5. Procedural Matters
5.1

Classification

The Neighbourhood Centre Zone assigns a dwelling as a Non-Complying form of
development, except where it is located above, or at the rear of, non-residential
development on the same allotment and where in conjunction with non-residential
development.
The proposed dwellings will be at the rear of the existing Elizabeth Park Shopping
Centre, however they will be located on their own allotments, separated from the
shopping centre by a private access road and on allotments solely used for residential
purposes. Furthermore, they will not be in conjunction with any non-residential
development.
Although a proposed right of way over the shopping centre allotment will provide rear
carport access for the dwellings, the two developments will operate independently of
each other and the dwellings will not be in conjunction with the non-residential
development.
Verbal legal advice was also sought from Council’s lawyers regarding this position and
the lawyers agreed with Council and further explained that the intent of this zone is for
multi storey development where residential land uses are located directly above or
behind shops and offices on the same allotment and generally within the same building.
This proposal has therefore been determined as Non-Complying, as the dwellings are
not located above, or at the rear of, non-residential development on the same allotment
and where in conjunction with non-residential development.
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Public Notification

Due to the development not being assigned a Category under paragraph (a) or (b) of
Section 38(1) of the Development Act (1993), it has been dealt with as a Category 3
development pursuant to Section 38(2) (c) of the Development Act (1993).
On the 25 June 2020 twenty eight properties were notified of the development and an
advertisement was placed in The Advertiser. Two valid representations were received by
Council (Attachment 14) and are summarised as follows:
Representor
Mr. Jarrod Rodgers adjoining land owner
of the child care centre known as ‘Lucky
Stars’

Representor
Mr. Stephen Edwards

Issues Raised
 staff and families of the child care
centre use the vacant land for car
parking and if this development
goes ahead it will mean the child
care centre has no car parking;
 block their disability access and
main access to their centre.
 child care centre has a concrete
path, access, fencing and a portion
of a shed encroaching on the
subject land.
Representation would be overcome by
 An agreement to purchase some
land that directly adjoins the child
care centre, to enable the business
to continue operating.
Issues Raised
 This section of land is used for
pedestrian access to the shopping
centre;
 does not want the significant tree
removed (approval for its removal
has been granted under a separate
application,
Development
Application
292/1486/2020).
Representation would be overcome by
 Native plant landscaping and some
benches installed instead of
proposed dwelling 4;
 Not removing the significant tree.

On the 04 November 2020 twenty eight properties were notified of the development and
an advertisement was placed in The Advertiser. No additional representations were
received by Council.
The Applicant’s Planning Consultant Gregg Jenkins from Heynen Planning Consultant’s
did not provide a response to the representations received. Gregg verbally advised to
Council Planning staff that a condition for paying for replacement trees was part of the
approval of the significant tree, which would see trees replaced in areas of need
throughout Playford Council’s district and that the owner of the land and the child care
centre have entered into a draft agreement for adjacent land purchase, which would
resolve the child care centre’s issues.
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Statutory Referrals

No Statutory Referrals were triggered by the proposed development.

6. Key Issues
The following matters are considered pertinent in reaching a recommendation for the
proposal:
 Whether the proposed development forms an approporiate land use within the
Neighbourhood Centre Zone and Elizabeth Park Neighbourhood Activity Centre;
 Whether the proposed development has an appropriate interface with the surrounding
land uses;
 Whether the built form is appropriate in the locality;

7. Planning Assessment
7.1 Appropriate land use within the Neighbourhood Centre Zone and Elizabeth
Park Neighbourhood Activity Centre
The Neighbourhood Centre Zone and Elizabeth Park Neighbourhood Activity Centre will
be a centre providing a range of facilities to meet the shopping, community, business and
recreational needs of the surrounding neighbourhood. Although residential development
will be accommodated in conjunction with non-residential development, it is critical that
shopping, commercial and community facilities continue to be provided at the centre, in
order to meet the needs of the surrounding neighbourhood.
In the event of a comprehensive redevelopment of the centre, new shopping and
commercial facilities will be located towards Yorktown Road, with an active frontage
provided to Yorktown Road and Innes Street.
The development is proposed on vacant land fronting Butterfield Road, and is located at
the rear of the existing Elizabeth Park Shopping Centre. The proposed development is
located adjacent to an existing consulting room and a residential unit development to the
north, each located within the Residential Zone. Due to the site being vacant, existing
shopping, commercial and community facilities will not be removed to accommodate the
development. Adjacent residential development, further ensures the proposed
development will generally be consistent with the character of the locality. Although the
vacant land could be developed for additional shopping, commercial or community
facilities at the centre, the zone and activity centre desires new facilities to be located
towards Yorktown Road, with an active frontage provided to Yorktown Road and Innes
Street.
The location of the development will also not unreasonably prejudice the operation of the
existing shopping centre or take away from the function of the centre to the local
community. The rear of the shopping centre is used as a minor service area, with majority
of loading and unloading of goods taking place at the dedicated loading bay, which is
south of the proposed development site. The rear service area accommodates light truck
deliveries for Foodland and waste collection from the dedicated waste refuge facility. The
proposed residential development will not affect these operations as the right of way will
be shared between the shopping centre and the residential land use for shared vehicle
movements and the truck movements from deliveries and waste collection will occur
during the day, ensuring minimal impact to future residential occupants and ensuring
current operations can be maintained for the shopping centre.

Council Assessment Panel Agenda

13

17 May 2021

On this basis, the proposal is considered to satisfy Objective 1, 3 and 4 and Principle of
Development Control (PDC) 3 and 4 of the Neighbourhood Centre Zone and Objective 1
and PDC 1, 2 and 5 of the Elizabeth Park Neighbourhood Activity Centre Policy Area 17
of Council’s Development Plan. Although the proposed development is solely for the
purpose of detached dwellings with no association to non-residential development, it is
considered that the proposal does not prejudice the retail, commercial, community uses
envisaged for the site.
7.2 Appropriate interface with the surrounding land uses
Development should be located and designed to minimise adverse impact and conflict
between existing and potential future land uses desired in the locality. Furthermore,
residential development adjacent to non-residential land uses should be located,
designed and/or sited to protect residents from potential adverse impacts from nonresidential activities.
As outlined above, the proposed residential development is to be located behind the rear
service area of the existing Elizabeth Park shopping centre and front Butterfield Road. In
order to minimise potential traffic impacts that an additional six crossovers could have on
the Butterfield Road, the dwellings have been designed with rear carport vehicle access,
to reduce potential traffic impacts on the locality.
Access to the carports will be provided by the creation of a 14m wide right of way
between the shopping centre building and the proposed dwellings and an existing vehicle
crossover on Butterflied Road will be widened to accommodate both domestic and
commercial vehicles. This will ensure vehicular access is provided for the proposed
residential land use and maintains waste and delivery vehicular access for the existing
shopping land use and that this can occur at the same time without impacting on each
other.
In order to protect residents from potential adverse noise impacts from the truck vehicle
movements and the shopping centre service area, the Applicant seeks to construct 2m
high boundary fencing around each residential allotment and orientate the dwellings
towards the front of the allotments. To reduce noise travel, the Applicant has positioned
the carports to the rear of the sites to provide an additional buffer between the habitable
rooms of the dwellings and the service area of the shopping centre and the habitable
rooms of the dwellings have been positioned towards Butterfield Road, to ensure they are
set further away from the service area and orientated towards other residential
development. Whilst the applicant’s consultant has advised that service vehicle
movements to the shopping centre are limited to short periods in the early morning it is
not considered appropriate to tightly limit such operations to an existing development
envisaged within the zone. Accordingly a condition is proposed that seeks to align the
timing of such movements with the EPA (Noise) Policy. Additionally whilst the applicant
has proposed a number of built form solutions to address noise impacts, an acoustic
report is still considered warranted to further investigate the type of materials / treatments
required within these solutions.
During public notification of the application, the adjacent child care centre advised that
the proposed development would remove disability access to their site and remove an
informal car park that is used for their staff and parents. The child care centre advised
that this would impact their ability to operate their centre and meet the needs of the
surrounding neighbourhood.
The Applicant has advised that no formal arrangement exists for the use of their land by
the child care centre as a carpark and also advised that during surveying of the land, it
was identified that a section of the child care centre’s fencing and a portion of a shed
encroaches onto their land.
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The Applicant and child care centre owners have sought to work together to resolve
these issues and reach a satisfactory compromise for both parties. As a result, the
Applicant amended their proposal to create a large vacant allotment adjacent the child
care centre, which the child care centre has indicated they wish to purchase. This will
ensure the child care centre can maintain their current pedestrian access arrangements
from Butterfield Road, they do not need to alter any of their built form currently
encroaching on the adjacent land and can continue to provide car parking for their
business, so they can meet the needs of the surrounding neighbourhood.
Should the sale of the large vacant parcel adjacent the child care centre fall through, it is
of a size, orientation and location appropriate for additional residential built form or small
scale commercial use and the encroachment issues with the child care centre can be
dealt with as a separate civil matter.
It is therefore considered, that the proposed development has an appropriate interface
with the surrounding land uses and will not create an adverse impact and conflict for
future land uses either. On this basis, the proposal is considered to satisfy Objective 1, 2
and 3 and PDC 1, 2, 4, 5 and 6 of the Interface Between Land Uses of the General
Section of Council’s Development Plan.
7.3 Appropriateness of built form in the locality
Development should be designed to ensure buildings and structures address the street
frontage, servicing areas are located internal to the centre and appropriately screened
from view and car parking is located to the rear of buildings.
The entrances of the proposed dwellings will be orientated towards Butterfield Road,
creating an active street frontage for the site, as opposed to the vacant land that currently
exists. The car parking for the proposed dwellings will be located behind the buildings
and accessed via a rear lane to further assist in creating an active street frontage,
encourage a pedestrian friendly environment for the centre and reducing the visual
impact on the streetscape.
At present, the servicing area for the shopping centre is highly visible from Butterfield
Road and large blank walls present to the adjacent residential land uses. These large
blank walls are a constant target for graffiti and encourage negative social behaviour for
the centre. The proposed development will assist in screening the servicing area from
view, enhancing the amenity of the locality and will contribute to the liveliness, vitality and
security of the centre.
The Neighbourhood Centre Zone desires buildings with a minimum of two storeys in
height and although the proposed development does not satisfy this requirement, it is
considered appropriate in this instance. The proposed dwellings are to be of single storey
built form which compliments the existing single storey built form character of the locality.
Should the centre be comprehensively redeveloped in the future, new shopping and
commercial facilities will be located towards Yorktown Road and this single storey built
form will create a great interface between the new multi storey shopping and commercial
built form it desires and the existing single storey residential built form on the other side of
Butterfield Road.
Therefore, it is considered that the proposal is considered to satisfy Principle of
Development Control (PDC) 5, 7 and 10 and the built form is deemed appropriate for the
locality.
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8. Conclusion
Despite the application being a Non-Complying form of development within the
Neighbourhood Centre Zone, the proposed development is considered appropriate in this
instance.
The proposed development will ensure existing land uses can continue to operate without
any adverse impacts or conflicts to them. If the centre is comprehensively re-developed in
the future, the proposed development is not consuming pivotal land for this to occur and the
built form is consistent with the existing character of the locality and provides an appropriate
interface for future character.
Having considered all the relevant Objectives and Principles of the Development Plan, the
proposal is not considered to be seriously at variance with Council’s Development Plan and
warrants Planning Consent, subject to the concurrence of the State Planning Commission
and conditions below.
9. Recommendation

STAFF RECOMMENDATION
That pursuant to the authority 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 Playford Council Development Plan; and
B. GRANTS Planning Consent, subject to the concurrence of the State Planning
Commission, to the application by State Surveys for the division of three allotments
into eight and the construction of six dwellings and six carports over three stages at
110 Yorktown Road, Elizabeth Park as detailed in Development Application
292/1669/2019 subject to the following conditions:
RESERVE MATTER:
The following matter has been reserved pursuant to section 33(3) of the Development
Act 1993, and sub-delegated to Council planning staff for a determination, prior to the
issue of Development Approval:


An acoustic report prepared by a suitably qualified engineer shall be provided that
considers the impacts of the adjoining commercial land use (integrated service
station) on the proposed sensitive land use and details any required measure(s) to
be implemented within the construction of the proposed dwelling. Any required
measures outlined by the acoustic report shall be reflected within the proposed
plans.

CONDITION:
1. The development must be undertaken, completed and maintained in accordance
with the plan(s) and information detailed in this application.
2. Any proposed new crossing place shall meet the minimum standard of design and
construction as detailed on City of Playford drawings.
These are available from Councils website under
www.playford.sa.gov.au/standarddrawings
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Reason: To maintain consistency of the streetscape and protect the infrastructure
within the road verge.
3. The porch’s, alfrescos and carports of the proposed dwellings shall not be
enclosed on any side with any solid material except where included as part of the
current application.
Reason: To preserve and enhance the amenity of the site and locality.
4. Loading and unloading of goods and waste refuse collection relevant to the
Shopping Centre shall be carried out between Monday to Saturday 7:00am to
7:00pm and 9:00am to 7:00pm on a public holiday.
Reason: To minimise the impact on adjacent properties and road users.
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21005456- EXPANSION OF AN EXISTING RECREATION AREA BY THE
CONSTRUCTION OF TWO (2) SOCCER PITCHES AND ONE (1) SHARED USE
OVAL WITH ASSOCIATED INFRASTRUCTURE AND CARPARKING AS PART
OF THE ANGLE VALE COMMUNITY SPORTS CENTRE LOCATED AT 55
FRADD ROAD, ANGLE VALE

Snapshot
Author:

Tom Gregory- Consultant Planner

Proposal:

Expansion of an existing recreation area by the construction of
two (2) soccer pitches and one (1) shared use oval with
associated infrastructure and carparking as part of the Angle
Vale Community Sports Centre

Development Number:

21005456

Date of Lodgement:

14 April 2021

Owner:

City of Playford

Applicant:

City of Playford- Rino Pace, Project Manager- Residential
Development

Location:

55 Fradd Road, Angle Vale

Zone:

Master Planned Township Zone, Emerging Township Activity
Centre Subzone

Classification:

Performance Assessed

Public Notification
Category:

No

Representation
Received:

No

Request for Additional
Information Made?

No

Attachments:

1⇩ .
2⇩ .
3⇩ .
4⇩ .

Application Documents
Infrastructure and Earthworks Plans
Code Rules at Assessment
SCAP Response to Assessment Request

1. The Proposal
The City of Playford is seeking Planning Consent for the expansion of the existing
recreational area - Angle Vale Community Sports Centre located at 55 Fradd Road, Angle
Vale.
The expansion of the existing facility includes the construction and formation of the following:
 1 x turf senior soccer pitch
 1 x turf junior soccer pitch
 1 x shared use football/cricket oval
 Ancillary lighting to sporting fields, driveways and car parks
 100 additional car parking spaces
 Associated earthworks and landscaping areas
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The soccer pitches are proposed to the western side of the existing senior soccer pitch
located centrally on the subject land. The shared use football/cricket oval is proposed to be
formed on the northern side of the land to the west of the existing outdoor netball courts /
clubrooms and separated from the cluster of soccer pitches by an extension to the formed
car parking area. The existing car park on the northern side of the existing senior soccer
pitch that services the netball clubrooms will effectively be extended in a westerly direction in
a manner that frames the southern end of the proposed shared use oval.
The playing fields, car parking and driveway areas are proposed to be illuminated to enable
greater use of the facilities over an extended period. Lighting will be attached to several
monopoles throughout the facility and directed in an efficient manner to maximise
performance. Lighting is proposed to be installed on 4 x 27 metre high monopoles around the
shared use oval; 4 x 20 metre high monopoles across the proposed soccer pitches; and 6 x
8.8 metre high solar generated light poles within the driveway and car parking areas that are
similar to the existing light poles. 2 additional lights will be installed at a height of 20 metres
on the existing 27 metre monopoles on the western side of the existing senior soccer pitch.
It should be noted that the assessment is limited to the expansion of the existing recreational
area as a land use and needs not to extend to the consideration of the proposed lighting
structures. This is pursuant to Schedule 4,2(1)(e) of the Planning, Development and
Infrastructure (General) Regulations 2017 (the Regulations) which excludes the following
from the definition of ‘development’:
‘The construction, reconstruction, alteration, repair or maintenance by or on behalf of a
council of… ‘a recreational area, or a building in a recreation area…’ (subject to a
number of exclusions).
A ‘building’ is defined within Section 3 of the Planning, Development and Infrastructure Act
2016 (the Act) to include a ‘structure’, which would extend in this instance to the monopoles
and lighting. That being said some limited discussion/regard has been had to the lighting
under the heading Interface between land uses below.
Further, it could be argued that the expansion of the existing recreational area could fit within
the exclusions outlined in Schedule 4 of the Regulations, however the precautionary
approach has been taken which has resulted in the current application and this assessment.
2. Background
The subject land includes the Angle Vale Community Sport Centre which was initially
developed between 2010-2011 and opened in 2013. It is understood that a master plan for
the development of the precinct was previously endorsed by Council’s elected members, with
the area of the current application being notionally identified for further expansion. This is
evident too from on ground works and the layout of existing infrastructure, driveways and car
parks which are laid out in a manner which would accommodate future stages.
The proposed development represents Stage 5 of the Angle Vale Community Sport Centre
master plan which is partially funded by Council together with substantial grant funding from
the State Government.
As the City of Playford is both the applicant, landowner and there is substantial funding
involved, Council’s Assessment Manager referred this application to the State Commission
Assessment Panel (SCAP) for consideration despite being the Relevant Authority for
determining the application in accordance with the Act and Regulations.
The advice received from SCAP suggests that there is no ability under the current legislation
for it to be the relevant authority, and pursuant to Section 93(1)(a) of the Act, the Council
Assessment Panel is able to be the relevant authority should the Assessment Manager
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choose not to utilise their delegation. This correspondence from SCAP is contained within
attachment 4.
Out of procedural fairness and transparency, the application is being presented to the
Council Assessment Panel for consideration, as a separate Relevant Authority under the
Planning, Design and Infrastructure Act.
3. The Subject Land
The subject land is the Angle Vale Community Sports Centre located at 55 Fradd Road,
Angle Vale. The land is comprised of a single parcel and is formally described as Allotment
193 in File Plan F162542 in the Hundred of Munno Para with the Certificate of Title
reference: Volume 6095 / Folio 711.
The land retains an area of approximately 12.2 hectares with frontage on its southern side to
Fradd Road measuring 218 metres.
The land is located on the eastern side of the existing Angle Vale township and south of
Angle Vale Road.
The topography of the land is relatively flat as is the land within the broader locality. The
existing facilities cater for tennis, netball, cricket and football, across 6 x netball courts; 1 x
shared use football/cricket oval; 2 x soccer pitches; and cricket nets. The complex also
includes a shared multi-purpose clubroom and new community playground.
Outside facilities such as the cricket nets and sports fields are available for public use,
however priority access is given to official club training and competition, or for groups with a
temporary permit.
The playing fields are irrigated and appear to be maintained to a relatively high standard.
Other community accessible facilities are also noted in the complex, including play
equipment; picnic tables; shade shelters; BBQ’s and the like.
The site of the proposed expansion is devoid of significant features. There are no trees of
regulated or significant status on the land, or adjoining sites considered likely to be impacted
by the subject application.
It is understood that there are no easements, Land Management Agreements or
encumbrances that are affected as a result of the development.

4. The Locality
The locality comprises a combination of residential development in established areas to the
west, and the ongoing transition of surrounding land generally from a range of
rural/horticulture activities to residential housing as the township of Angle Vale continues to
expand.
Rural activities are present on adjoining land it is understood that several development
applications have been submitted for land division to the north, east and south. Although the
existing facilities appear to be on the eastern periphery of the Angle Vale township, over time
the importance of its role and function in the provision of community open space will be
further recognised as managed growth occurs. It is noted that adjoining sites to the north,
north-east and east of the subject land are currently subject to residential land division
applications under assessment by Council.
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The subject land is located within the Master Planned Township Zone (the Zone) as
identified in the Planning Design and Infrastructure Code.
By virtue of its location, the land is entirely within:





Master Planned Township Zone;
Emerging Activity Centre Subzone;
Is covered by the following Overlays:
- Affordable Housing
- Building Near Airfields
- Defence Aviation Area – All structures over 90 metres
- Hazards (Flooding – General)
- Noise and Air Emissions
- Prescribed Wells Area
- Regulated and Significant Tree
- Traffic Generating Development; and
Is covered by the following Technical and Numerical Variations (TNVs):
- Concept Plan 16 – Angle Vale Infrastructure
- Concept Plan 17 – Angle Vale
- Concept Plan 81 – Edinburgh Defence Airfield Lighting Constraints.

Council Assessment Panel Agenda

94

17 May 2021

5. Procedural Matters
5.1

Classification

The proposed development involves an expansion to the existing recreation area.
A ‘recreation area’ is a defined term within Part 7 – Land Use Definitions of the Planning
and Design Code (the Code) and means: ‘…any park garden, children’s playground or
sports ground that is under the care, control and management of the Crown or a council,
and is open to the public without payment or charge.’ The definition includes ‘outdoor
public sports courts; public ovals and fields’ and excludes ‘golf course’. (Underlining is
my emphasis)
All elements that comprise the proposed development are considered to be reasonably
ancillary, incidental and subordinate to the existing land use classification as a
‘recreation area’.
A ‘recreation area’ is not classified as an Accepted, Deemed-to-Satisfy, Restricted or
Impact Assessed 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

The proposed development is exempt from requiring 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 specifically
excluded from notification by the Code in Table 5 – Procedural Matters (PM) Notification of the relevant Zone.
In this instance, part 7 of Table 5 of the Zone, as shown on page 10 of attachment 3, the
following classes of development are excluded from notification:
Any development involving any of the following (or any combination of any of the
following):
(a) Internal building works
(b) Land division
(c) Recreation area
(d) Replacement building
(e) Temporary accommodation in an area affected by bushfire
(f) Tree damaging.
(my underlining)
A ‘recreation area’ is therefore a class of development that is exempt from requiring
public notification.
5.3

Statutory Referrals

Statutory referrals are identified within Part 9 of the Code and Schedule 9 of the
Regulations. Upon review of both the Code and Regulations it is confirmed that no
statutory referrals were required or undertaken.
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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 form of development in the Master
Planned Township Zone and Emerging Activity Centre Zone;
 Whether the proposal is consistent with the general policies of the Planning and
Design Code that relate to Open Space and Recreation.
 Whether the development will create an adverse impact and conflict between
other land uses within the locality.
7. Planning Assessment
7.1 Desired Outcome and Land Use
The subject land is located within the Master Planned Township Zone and Emerging
Activity Centre Subzone. The Desired Outcomes for the Zone and Subzone are identified
as:
Master Planned Township Zone:
DO 1 - Expansion of an existing township with a range of housing that caters to
prevailing and emerging housing needs and lifestyles within easy reach of
services, facilities and open space.
DO 2 - Development complementary to existing township settlement patterns,
adjacent rural landscapes and natural features.
Emerging Activity Centre Subzone:
DO 1 - Activity centres, employment, and community services make
neighbourhoods a healthy and convenient place to live.
The proposal involves the expansion of the existing community recreation area servicing
the growing township of Angle Vale. Whilst currently located on the periphery of the town,
as residential and township growth continues to occur it will become more evident that
the facilities and open space are located in a relatively central and accessible location.
The recreation area and proposed expansion is consistent with the Desired Outcome of
the Subzone in that it provides a large area of public area open space for both structured
and unstructured activities which leads to the promotion of healthy lifestyles.
The expansion is consistent with the masterplan prepared for the site which suggests that
the development is occurring in an orderly, structured and planned manner which is
sought by the desired outcomes at the Zone level.
Performance Outcome 1.1 of the Zone seeks a diverse range of housing choices across
the zone that are compatible with the recreational, community services and other
activities to support a growing community and create a pleasant place to live that
complements the established township development patterns. The associated
Designated Performance Feature identifies a number of envisaged land uses supporting
this intent, with a ‘recreation area’ identified as one such use.
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At the Subzone level, Performance Outcome 1.1 seeks activity centres within masterplanned communities to include a range of land uses to provide services at the local and
neighbourhood level. The associated Designated Performance Feature also identifies a
‘recreation area’ as envisaged land use.
The proposed expansion to the recreation area is therefore considered to be consistent
with the intent of the Code in this regard.
7.2 Orderly Development / Community Facilities / Open Space and Recreation
The Zone promotes the provision of orderly development and infrastructure and the
implementation of development in a staged manner. It envisages community facilities and
areas of public open space within designated activity centres or with complementary uses
to reinforce their role as a focal point for the community. The Zone also seeks that open
space is appropriately sized and distributed to encourage recreation and healthy
lifestyles.
The development of the Angle Vale Community Sport Centre is occurring in a staged
manner that is based on available funding and the relative need/demand generated by
the growing Angle Vale community.
The facility is located within an identified emerging activity centre and is proposed to be of
a scale that will serve Angle Vale and the broader community. Consistent with the zoning
intent, the recreation area will continue to be a focal point of the community through the
expanded facilities supporting the colocation of several sporting codes. The facility will
continue to be supported through the provision of smaller areas of open space within the
emerging growth areas.
The provision of additional facilities within the existing recreation area is considered to be
an orderly form of development and consistent with the relevant provisions of the Code.
7.3 Open Space and Recreation
By its nature, the Desired Outcome of the Open Space and Recreation general section of
the Code is far reaching and generic in its intent.
Desired Outcome 1 seeks: ‘Pleasant functional and accessible open space and
recreation facilities are provided at a State, regional, district, neighbourhood and local
levels for active and passive recreation, biodiversity, community health, urban cooling,
tree canopy cover, visual amenity, gathering spaces, wildlife and waterway corridors, and
a range of other functions and at a range of sizes that reflect the purpose of that open
space.
The following table considers the Performance Outcomes of the Open Space and
Recreation general section and outlines where the proposed development achieves or
falls short in satisfying the relevant policies.
Performance Outcome
Comment
Land Use and Intensity
1.1 Recreation facilities are compatible with The proposed development is an
surrounding land uses and activities.
expansion to the existing recreation area
which is considered compatible with the
adjoining residential uses.
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1.2 Open space areas include natural or Details landscaping plan not provided,
landscaped areas using locally indigenous however it is anticipated that further
plant species and large trees.
landscaping would occur as budget/grant
funding becomes available.
Design and Siting
2.1 Open space and recreation facilities The existing facilities appropriately present
address adjacent public roads to optimise towards Fradd Road. The proposed
pedestrian access and visibility.
expansion is towards the centre and rear of
the site which will be accessible via the
connecting driveway access from Fradd
Road.
2.2 Open space and recreation facilities Existing furniture noted within the
incorporate park furniture, shaded areas recreation area and it is anticipated that
and resting places.
further infrastructure will be provided in
time. This type of infrastructure can occur
within the need to obtain consent and can
therefore be implemented subject to
funding and demand.
2.3 Open space and recreation facilities link Habitat and wildlife corridors are unknown.
habitats, wildlife corridors and existing open The recreation area is appropriate
spaces and recreation facilities
identified within the City of Playford Open
Space Strategy 2018-2028.
Pedestrians and Cyclists
3.1 Open space incorporates:
The recreation area is connected to the
(a) pedestrian and cycle linkages to broader road and footpath network.
other open spaces, centres, schools
and public transport nodes;
Internal driveway and roads will effectively
(b) safe
crossing
points
where be shared spaces for motorists and
pedestrian routes intersect the road pedestrians.
network;
(c) easily identified access points.
Usability
4.1 Land allocated for open space is The subject land is currently used for active
suitable for its intended active and passive and passive recreation and the proposed
recreational use taking into consideration expansion will ensure that this continues in
its gradient and potential for inundation.
accordance with Council’s intent.
Safety and Security
5.1 Open space is overlooked by housing, Properties fronting Stevens Drive share
commercial or other development to their rear boundary fence with the
provide casual surveillance where possible. recreation area which promotes a degree
of passive surveillance. There are further
opportunities for more to occur as the
surrounding land is developed.
5.2 Play equipment is located to maximise Existing play equipment is located in
opportunities for passive surveillance.
appropriate locations. There are adequate
areas for additional equipment in suitable
locations.
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5.3 Landscaping provided in open space
and
recreation
facilities
maximises
opportunities for casual surveillance
throughout the park

A detailed landscaping plan is not provided
however it is anticipated that landscaping
will principally consist of lawned areas with
some tree planting areas consistent with
the current facility.

5.4 Fenced parks and playgrounds have This can be achieved as required.
more than one entrance or exit to minimise
potential entrapment
5.5 Adequate lighting is provided around Lighting is proposed to be integrated
toilets, telephones, seating, litter bins, throughout the design.
bicycle storage, car parks and other such
facilities
5.6 Pedestrian and bicycle movement after There is a single driveway with once
dark is focused along clearly defined, access point to Fradd Road.
adequately lit routes with observable
entries and exits.
Signage
6.1 Signage is provided at entrances to and No additional signage is proposed. It is
within the open space and recreation anticipated that existing signage will
facilities to provide clear orientation to remain.
major points of interest such as the location
of public toilets, telephones, safe routes,
park activities and the like
Buildings and Structures
7.1 Buildings and car parking areas in open Apart from the lighting structures, no
space areas are designed, located and of a buildings are proposed as part of this
scale to be unobtrusive.
application.
The proposed car park extension
maximises the use of open space and is
located in a manner that is efficient for
servicing
and
separating
different
uses/sporting codes. Whilst the car parking
area will be expanded towards the existing
residences, the low density character and
large rear setbacks of dwellings within the
area will assist in minimising impacts such
as noise.
7.2 Buildings and structures in open space The majority of the site consist of playing
areas are clustered where practical to fields and will therefore be of an open
ensure that the majority of the site remains nature.
open.
7.3 Development in open space is The majority of the site will consist of turf
constructed to minimise the extent of playing fields which will ensure a high
impervious surfaces.
percentage of pervious surfaces.
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7.4 Development that abuts or includes a This policy is not relevant
coastal reserve or Crown land used for assessment of this application.
scenic,
conservation or recreational
purposes is located and designed to have
regard to the purpose, management and
amenity of the reserve.

to

the

Landscaping
8.1 Open space and recreation facilities Some trees will be removed to enable the
provide for the planting and retention of construction of the soccer pitch. The
large trees and vegetation.
existing vegetation along the western
boundary south of Kent Avenue will
remain.
8.2 Landscaping in open space and
recreation facilities provides shade and
windbreaks:
(a) along cyclist and pedestrian routes;
(b) around picnic and barbecue areas;

A landscaping plan has not been provided
however there is an opportunity for
additional landscaping within and around
the periphery of the extended car park. It is
noted that shade trees have been planted
in the existing car park and Council may
seek to continue with this theme.

(c) in car parking areas.
8.3 Landscaping in open space facilitates Refer to the above comment.
habitat for local fauna and facilitates
biodiversity.
8.4 Landscaping including trees and other Refer to the above comment.
vegetation passively watered with local
rainfall run-off, where practicable.
It is evident from the above that the proposal generally complies with the Open Space
and Recreation provisions of the Code.
It is noted that a landscaping plans has not been provided, however it is recognised that
the vast majority of the land will be used for open sporting fields with a comparatively
small hardstand area the expanded car park. That being said there are areas within and
around the car park that would be suitable for additional landscaping and it is suggested
this could be managed via a condition of consent. There is a level of comfort given the
existing landscape treatment to the current car park.
7.4 Interface between Land Uses
Provisions of the Code under the heading Interface between Land Uses seek to ensure
that development is located and designed to mitigate adverse effects on or from
neighbouring and proximate land uses. It is evident from the above that the land use is
appropriate and should be integrated with and in close proximity to residential
development, however some regard should be had to potential conflicts.
Noise generated from sporting activities on site such as raised voices, whistles, sirens
etc. are to be reasonably anticipated with such a land use. The nearest noise sensitive
receptors are those dwelling to the west that front Stevens Drive. Many of these dwellings
are setback in excess of 40 metres from the rear property boundary and therefore should
not be affected to a significant degree. Any new residential development to the north,
east and south will be developed in full knowledge of the existence of the recreation area,
and understandably may seek to capitalise on the proximity to the large section of
community open space. As an aside, it is noted that the current plan of division for the
last to the east of the subject site features proposed recreation areas along the shared
boundary between the two sites.
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Additional lighting is proposed as part of the proposed development and although this
element may not necessarily need consent for the reason stated above, due regarding
has been had to the relevant policies in any case. The relevant general policies under the
heading Interface between Land Uses seek to ensure that ‘external lighting is position
and design to not cause unreasonably light spill impact on adjacent sensitive receivers
(or lawfully approved sensitive receivers)’.
It is noted that all lights are proposed to be directed in a manner to maximise
performance, and it is evident through the provision of an ‘obtrusive light – compliance
report’ that any light spill impacts are within tolerable and acceptable levels.
The provision of lighting does extend the useable time of the recreation area, and
likewise this can give rise to noise issues beyond daylight hours. Having said this, the
lighting aspect is considered appropriate for a recreation area of this scale and nature
and can occur without the need to obtain Planning Consent in any case.
The proposed development does not give rise to any interface or land use conflict
concerns.
7.5 Concept Plans / TNVs
The proposed development is not contrary to any of the identified Concept Plans.
As shown on page 62 of Attachment 3,Concept Plan 16 identifies the land as being within
a particular infrastructure precinct – Precinct C. this precinct relates to a stormwater
catchment provision. As the current proposal maintains the existing direction of
stormwater flow to the south, the development is consistent with the intent of the concept
plan in relation to stormwater.
Concept Plan 17 denotes the extent of the Angle Vale township area and major traffic
routes and ‘greenways’. The plan does not make specific mention of the subject land or
surrounding area.
Concept Plan 81 relates to lighting constraints for the Edinburgh Defence Airfield. The
subject land is located outside of the ‘controlled light installation area’ as it is in excess of
6km from the runway. The concept plan therefore has no bearing on the current
application.
8. Conclusion
The proposed development involves the expansion of the existing recreation area on the
subject land. The expansion is seen as a reasonable expansion and aligns with Stage 5 of
the masterplan developed for the site. The expanded facility will provide additional facilities
for the growing community of Angle Vale and overall is not considered to be seriously at
variance with the requirements of the Code but rather is considered to generally comply to a
sufficient degree. As such, it is considered that the granting of Planning Consent is
warranted.
The following reasons are given in support of this recommendation:
(a) The proposed development is considered to be a reasonable expansion of the
existing recreation area.
(b) The existing recreation area has been developed in a staged manner and
contemplated the provision of additional playing fields and infrastructure in the
proposed location.
(c) The proposed expansion will not give rise to interface issues with other uses within
the locality.
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9. Recommendation

STAFF RECOMMENDATION
It is therefore recommended that the Council Assessment Panel resolves to:
A. DETERMINE that the proposed development is not seriously at variance with the
provisions of the Planning and Design Code
B. GRANTS Planning Consent to the application by City of Playford for the Expansion of an
existing recreational area at 55 Fradd Road, Angle Vale, as detailed in Development
Application ID. 21005456 subject to the following conditions:
1. The development must be undertaken, completed and maintained in accordance with
the plan(s) and information detailed in this Application.
2. Any lights on the subject land must be directed and screened so that overspill of light into
the nearby properties is avoided and motorists are not distracted.
Reason: To minimise the impact on adjoining properties and drivers.

3. Prior to construction commencing, a Soil Erosion and Drainage Management Plan
(SEDMP) must be prepared in accordance with the EPA's Code of Practice for the
Building and Construction Industry and submitted to the reasonable satisfaction of
the City of Playford. The SEDMP must be implemented during construction to
prevent soil sediment and pollutants leaving the site or entering waters (including
stormwater system) during development of the site. The SEDMP must include
elements such as:
a. The installation of a shaker pad at the entrance/exit to the development site
b. Avoiding unnecessary cut and fill and unnecessary clearing of vegetation
c. Protecting exposed soil through temporary vegetation or jute matting, hay bales
or silt fences, and fencing and containing of stockpiles.
4. Prior to construction commencing, a Construction Environment Management Plan
(CEMP) must be prepared and be implemented during construction. The CEMP must
address the mitigation of noise and air quality impacts during the construction phase.
5. 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.
Reason: To ensure useable and safe carparking.
6. All off-street carparking spaces must be linemarked, in accordance with the approved
plans and Australian Standards AS 2890.1:2004 and 1742.2.2009. The linemarking,
signposting and directional arrows must be maintained to a clear and visible standard at
all times.
Reason: To maintain safety for users.
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