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City of Playford 
Council Assessment Panel Meeting 

 

AGENDA 
MONDAY, 20 JUNE 2022 AT 6:00PM 

 

 1 ATTENDANCE RECORD 
 

1.1 Present 
 

1.2 Apologies 
 

Cr Katrina Stroet 
Cr Misty Norris  

 
1.3 Not Present  

 

2 CONFIRMATION OF MINUTES 
 

RECOMMENDATION 
 
The Minutes of the Council Assessment Panel Meeting held 16 May 2022 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3 APPLICATIONS WITHDRAWN 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 Retail fuel outlet and associated advertising (ID 21039188) 
(Attachments) .................................................................................................. 6 

 
Representors: Alex Sutherland 
  Slyvia Nincevic 
  Domenic Gerardis 
Applicant:  Leyton Property C-/ Future Urban 
 

6 APPLICATIONS FOR CONSIDERATION – NO PERSONS TO BE HEARD 

6.1 Alterations and additions to an existing educational establishment – New 
two storey classroom and amenities building and alterations to an 
existing car park (Attachments) ................................................................... 116 

 
Representors: Mrs Faye Dunn 
Applicant:  Playford College 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 RETAIL FUEL OUTLET AND ASSOCIATED ADVERTISING (ID 21039188) 
 
Snapshot 
 

Author: Tessa Bishop- Ben Green & Associates 

Assessing Officer: Danni Biar 

Proposal: Retail fuel outlet and associated advertising 

Development Number: 21039188 

Date of Lodgement: 10 January 2022 

Owner: Giuseppe and Janet Gerardis 

Applicant: Leyton Property C-/ Future Urban 

Location: 625 Angle Vale Road, Angle Vale 

Zone: Employment 

Classification: Performance Assessed  

Public Notification: Yes 

Representation 
Received: 

Yes 

Request for Additional 
Information Made? 

Yes 

Recommendation: To Grant Development Plan Consent 

  

Attachments: 

 

1⇩.  Application Documents 

2⇩.  Applicant's Planning Report 
3⇩.  Noise Assessment Report 

4⇩.  Traffic and Car Parking Assessment 
Report and Response 

5⇩.  Stormwater Management Plan 
6⇩.  Copy of Representations 
7⇩.  Response To Representations 

8⇩.  EPA Referral Response 
  

 
 
1. The Subject Land 

The subject land known as 625 Angle Vale Road, Angle Vale and comprises a single 
parcel that fronts Angle Vale Road to the north and with secondary frontage to Frisby 
Road to the west. The land is currently described on PlanSA as Allotment 7 with the 
Certificate of Title Reference Volume 5189/ Folio 729.  

The land is approximately 36,565m2 in area with a frontage of 149 metres to Angle Vale 
Road and 239 metres to Frisby Road on its western boundary. 

The land currently contains a single storey detached dwelling and associated structures 
which fronts and obtains access from Angle Vale Road. 
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There are no Regulated or Significant Trees on the subject site and there are no 
easements or encumbrances registered on the Title. There is a Land Management 
Agreement applicable to the land, which relates to the provision of infrastructure 
associated with the Angle Vale growth area. 

 
2. The Locality 

The locality comprises a wide range in land uses including residential, education, 
industry, commercial and primary production. 

The Northern Expressway carriageway is located an approximate 400 metres to the east 
of the subject site, noting that Angle Vale Road is also a State maintained road under the 
care and control of the Department of Infrastructure and Transport (DIT). Importantly, the 
on-ramp to the Northern Expressway is only approximately 100 metres to the east of the 
site. 

Riverbanks College is located to the north of site, opening to students February 2022. 

Land to the south is largely comprised of land zones as Master Planned Township, with 
a residential intent. The subject land and the 3 sites to the south are all zoned for 
Employment uses.  

2.1 Locality Plan 
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2.2 Zoning 

The subject land is located within the Employment Zone as identified in the Planning 
and Design Code.  
 
By virtue of its location, the land is entirely within: 
 

• Employment Zone 

• Covered by the following Overlays: 
Defence Aviation Area 
Future Road Widening 
Hazards (bushfire – Urban Interface) 
Hazards (Flooding - General) 
Prescribed Wells Area 
Regulated and Significant Tree 
Traffic Generating Development 
Urban Transport Route 

 
The subject site is located within the Employment Zone, however is also bound by the 
Master Planned Township Zone to the west and the Rural Horticulture Zone to the 
north-east, on the opposite side of Angle Vale Road. Further to the east and south of 
the subject site is the Master Planned Neighbourhood Zone, as shown in the mapping 
image below from SAPPA.  
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3. Background 

The subject land is located at the intersection of Frisby and Angle Vale Road, which was 
upgraded to a signalised intersection by the Department of Transport and Infrastructure 
as project associated with the construction of Riverbanks College north of the site.  

The subject land is located within the Angle Vale Growth Area and was subject to the 
ministerial rezoning which occurred in 2013. As part of this, to enable the rezoning of 
rural areas to higher intensity of use, landowners entered into three deeds associated 
with the provision of regional infrastructure. The Road Deed is administered by DIT, 
while the Interim Stormwater deed and Social Deed are administered by Council, with 
each deed responsible for collecting and administering developer contributions towards 
identified infrastructure projects. 

It is noted the application proposes development over only the northern-most portion of 
the subject site, equating to approximately 6,580 square metres in area. The applicant 
has advised a separate land division application will be submitted to divide the land 
accordingly. This land division application was approved by Council staff in June 2022 
which will result in the creation of two allotments along the Angle Vale frontage of the 
land, and a larger allotment to the south, comprising the balance land. 

 
4. The Proposal 

The Applicant seeks consent for the following: 
 

• Retail fuel outlet comprising of: 
- operating 24 hours a day, seven days a week 
- 6.35m high fuel canopy and 8 fuel dispensers 
- car wash facility with four manual bays, two auto-wash bays, four vacuum bays 

and a dog washing facility with a height of 6.15m with aluminium cladding and 
precast exposed finish concrete with yellow and black signage. 

- 390 square metre convenience shop with a single lane drive through. The 
convenience shop reaches a total height of 7.2 metres and designed using face 
brick in basalt, shopfront glass with powder-coated aluminium framing in black 
and colorbond roofing in Monument. 
 

• Advertising  
- 6.3 metre high pylon signage, internally illuminated 
- All buildings contain advertising attached to the building including six internally 

illuminated signs on the retail fuel outlet and canopy 
 

• Access and car parking comprising of: 
- A left turn slip lane into the site via Angle Vale Road 
- A left-out exit via Angle Vale Road, primarily to service the retail fuel outlet 
- A two-way access on Frisby Road 
- 26 car parks are proposed within the development site, including 2 disability 

access parks and two bicycle rails (four spaces) 
 
A copy of the architectural drawings depicting the above are contained within Attachment 1. 
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5. Procedural Matters 

5.1 Classification 

The proposed development comprises of a retail fuel outlet and advertising. It is noted 
that the carwash, vacuum bays and dog wash are all considered to part of the retail fuel 
outlet definition, as detailed in Part 7 of the Planning and Design Code. 

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: 
 

• Retail fuel outlet triggers notification, as the subject site is adjacent land used for 
residential purposes in a neighbourhood-type zone. 

 
The notification process commenced on 9 February 2022 and closed on 1 March 2022 
and Council received the following representations: 
 

Representor Summary of Issues Raised Wish to be 
heard 

Domenic Gerardis 
29 Frisby Road, 
Angle Vale 

• Loss of clear and safe access to water 
metre 

 

Yes 

Sylvia Nincevic 
394 Williamstown 
Road, Port 
Melbourne 

• Air pollution 

• Traffic hazard 

• Soil contamination 

• Risk of fuel leaks 

• Proximity to freeway off ramp and traffic 
congestion 

• Noise pollution 

• Pedestrian safety 

• Impact to adjoining land holders  

• Impact planned organic farm certification 

Yes 

Alex Sutherland 
30 Bain Road, 
Angle Vale 

• Traffic congestion on Angle Vale Road 
and impact to new school and pedestrian 
safety 

• Concerns around “fast-food” 

• Increase noise and air pollution 

• Trucks damaging road 

• Oversaturation of fuel stations and 
advertising 

• Increase COVID transmissions 

• Impact to nesting native birds on the 
subject site 

No 
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The Applicant’s Planning Consultant has responded to the representation addressing the 
following concerns: 
 

• Interface and Amenity Impacts 

• Traffic 

• Pedestrian Safety 

• Health Concerns 

• Demand 

• Other 
 

The representations received are 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 and the 
Environmental Protection Authority received referrals for this development application. 
Their responses are as follows: 

Agency Referral Response 

Environment 
Protection 
Authority 

Based on the information provided with the application and provided 
the conditions are implemented, the EPA is satisfied that the proposed 
petroleum storage and dispensing activity would not cause 
unacceptable environmental impacts. 

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 
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 Retail Fuel Outlet, 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. 
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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.’  
 
Generally, the Zone supports a variety of commercial and light industrial development, 
and whilst it facilitates a focus on the above-mentioned land uses, retail and commercial 
land uses are also permitted where appropriate. The proposal, consisting of a retail fuel 
outlet 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 (i) supports the elements proposed in 
this application. Further, Zone Performance Outcome (PO) 1.2 encourages shops and 
restaurants at a limited scale. 
 
The position of the retail fuel outlet being located on the corner of a State maintained 
arterial road and adjacent a major traffic and/or freight route is well suited to the corner 
and the development proposes the principal land uses anticipated within the Zone. 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. The development would be appropriately separated 
from The Master Planned Neighbourhood Zone on the eastern side of Frisby Road and 
would not impact development envisaged by the Emerging Township Activity Centre 
(ETAC) Subzone. The below extract from Concept Plan 17 Angle Vale of the Planning & 
Design Code identifies the location of a Suburban Activity Centre anticipated within the 
ETAC Subzone west of the subject land. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Extract from Concept Plan 17 Angle Vale, Planning & Design Code 

 
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 Emerging Activity 
Centres, meeting the requirements of the relevant Desired Outcomes and Performance 
Outcomes. 
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7.2 Built form and 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. Further, Zone PO 2.1 
similarly encourages development to achieve ‘distinctive building, landscape and 
streetscape design to achieve high visual and environmental amenity particularly along 
arterial roads, zone boundaries and public open spaces.’  
 
It is considered that the proposed plans suitably address the intent of the Desired 
Outcome in relation to design as the elevations provide sufficient visual interest and 
finishes through the use of a mix of materials and articulation to the fronting public roads, 
specifically the frontage to Angle Vale Road. The proposed materials consist of a 
combination of face brick finish in ‘Basalt’ and precast wall panels in ‘Black’, precast 
concrete wall with exposed finish and metal sheet cladding to the northern elevation of 
the drive through canopy. 
 
Discussions were held in relation to location of the bin storage/plant room between 
Council and the applicant and it was accepted the proposed location is the most suitable 
for access and safety purposes. The applicant justified the storage area will be 
concealed with a Colourbond fence that compliments the primary built form and 
surrounded by landscaping. Additional changes negotiated with the applicant have 
reduced fencing along the western boundary of the site, resulting in increased levels of 
passive surveillance and visibility.  

 
The retail fuel outlet reaches a maximum height of 7.2 metres and the fuel canopy has a 
maximum height of 6.35 metres, which is considered to satisfy PO 3.5. Additionally, the 
associated car and dog wash facility has a lower maximum height of 6.15 metres. This 
aspect also utilises a variation in materials consisting of precast concrete wall exposed 
finish to the lower portion and pre-finished solid aluminium cladding to the upper portion 
in ‘Black’ which will complement the primary building for the ‘Fuel Shop’. These building 
heights are considered appropriate within the locality, as they are well separated from 
site boundaries and any adjacent built form. 

 
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 

The proposed development contains a number of advertisements, predominantly on the 
building facades and associated fuel dispenser canopy.  

A 6.3 metre high freestanding sign is proposed in the north-western corner of the subject 
site adjacent the built form and consist of signage related to the land use. It is noted the 
signage is 300mm higher than the desired 6 metres ad prescribed in PO 6.1. 

It is considered that the additional height of 300mm is not fatal to the application 
especially given the location in close proximity to the 7.2 metre high built form, also 
consisting of associated business signage. 

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.  
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7.4 Interface Between Land Uses 

The Interface between Land Uses General Development section of the Planning and 
Design Code contains a suite of provisions that are considered applicable to the 
proposed development.  The key issues identified for consideration relate to odours from 
the refuse area, noise and light spill.  Each of these matters are considered under the 
following headings: 
 
Noise 
 
An Environmental Noise Assessment has also been undertaken by Sonus for the 
proposed development with the potential on-site vehicle movements, drive thru activity, 
car parking activities, fuel deliveries, rubbish collection, operating hours, car wash and 
dog wash, vacuum area and mechanical plants operations being assessed.   
 
The Environmental Noise Assessment considered that the proposal, subject to a number 
of noise attenuation measures, has been designed to ensure that it will not cause 
unreasonable interference or detrimentally affect the amenity of the locality and ensures 
consistency with the intent of the Planning and Design Code. 
 
As part of the application, the applicant amended the proposal at the request of Council 
to remove acoustic fencing along the western boundary of the land, adjacent Frisby 
Road. The amended report from Sonus details that the revised proposal will be able to 
operate in accordance with the intent of the Planning and Design Code relating to 
amenity.  
 
A Condition of Approval consistent with the recommendations contained within the Sonus 
Environmental Noise Assessment has been included in the recommendation should the 
Panel determine to grant Planning Consent for the proposal. 
 
This report is contained within Attachment 3. 
 
Lighting 

 
The application indicates that lighting of the site would only occur between 5am till 
midnight, 7 days a week. 
 
All proposed lighting and illumination within the site will be designed to conform with 
Australian Standards AS 4282 – Control of the obtrusive effects of outdoor lighting.   This 
will ensure that all lighting will be directed downwards into the site and not into adjoining 
residential allotments.  Lighting can be fitted with shields and baffles to assist in satisfying 
the above Australian Standard. 
 
A Condition of Approval that reinforces this requirement has been included within the 
recommendation should the Panel determine to grant Planning Consent for the proposal. 
 
Odours 

 
A refuse area is located to the west of the main control building and adjoining the dog 
wash area.  Rubbish collection is proposed to be restricted between the hours of 9am 
and 7pm on Sundays and Public Holidays and 7am to 7am on any other days (as per 
Sonus recommendations).   
 
Discussions were held regarding the location of this area, however it was determined that 
the current site is the most appropriate so as to allow access from service vehicles. This 
area has been designed with appropriate screening so as to reduce visual impacts and 
any event of odour external to the site.  All waste and rubbish should also be stored in 
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covered containers to reduce the potential impact of odours. A condition to this effect has 
been included within the recommendation. 
 
In summary, it is considered that the proposed development has satisfactorily addressed 
the interface between land uses requirements in respect to noise, light spill and odour 
subject to the inclusion of a number of conditions of consent. 

 
7.5 Traffic Impact, Access and Car Parking 

Angle Vale Road is an arterial road under the care and control of the Department for 
Infrastructure and Transport (DIT). Adjacent the site, Angle Vale Road generally 
comprises two traffic lanes, one in each direction. Adjacent the site, a 60 km/h speed 
limit applies on Angle Vale Road. The applicant’s Traffic Consultant MFY Pty Ltd, 
provided a response to Council’s Request for Further Information (RFI). The elements 
addressed relate to traffic entering and exiting via Angle Vale Road and Frisby Road, 
access and crossovers, traffic speeds and safety, movements, bicycle and disability 
parking, large vehicle movements and external infrastructure requirements have been 
addressed. 
 
Council’s Senior Traffic Engineer has reviewed the application documentation and MFY’s 
documentation, including: 
 

• Amended Site Plan dated 24 May 2022 

• Letter (in Response to Council’s Request for Further Information) dated 25 
February 2022 

• Letter (in Response to Council’s Request for Further Information) dated 24 May 
2022 

 
Council’s Senior Traffic Engineer has confirmed the information contained with 
Attachment 4 as being appropriate. 
 
Car and bicycle parking 
 
In accordance with Table 1 of the Code, the following car parking rates apply to the 
proposed land uses:  
 

• Retail fuel outlet - 3 spaces per 100 m² gross leasable floor area 

• Shop (restaurant with a dine-in and drive-through take-away service) - 0.3 spaces 
per seat plus a drive through queue capacity of 10 vehicles measured from the 
pick-up point 

 
A total of 26 spaces have been provided which will meet the relevant Australian 
Standards. Following a request from Council, two of the car parks are dedicated all-
access spaces and two bike parking rails equalling four spaces has been incorporated 
into the proposal. 

 
Access and Layout 
 
As discussed above in the Statutory Referrals Section, the proposal was referred to 
Commissioner of Highways for direction and no objections were raised with the 
proposed access from Angle Vale. Conditions from the referral response are contained 
within the Recommendation.  
 
The development includes the following proposed access to the site: 
 

o Left-in slip lane from Angle Vale Road (DIT) 

o Left out onto Angle Vale Road (DIT) 

o Two-way exit/entry on Frisby Road 
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MFY Pty Ltd advises that the access points and internal circulation roads have been 
designed to accommodate the turning movements of the largest vehicles anticipated 
within the site. The site has been designed such that all movements can enter and exit in 
a forward direction. Further, MFY have confirmed in their Letter dated 25 February 2022, 
that the largest service vehicle associated with the site will be a PBS Level 2A vehicle for 
the retail fuel outlet. These vehicles (and other small service/delivery vehicles) are 
General Access Vehicles that are permitted to utilise Angle Vale Road, however, are 
restricted from access to Frisby Road. 
 
Council’s traffic engineer has reviewed the proposed traffic plan and has no further 
comments, albeit that the ‘egress will be signed as ‘No Entry’ and this would need to be 
shown on the construction drawings as a traffic control plan in accordance with the Road 
Traffic Act’. 

 
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. Additional the applicant responded to the traffic impact concerns raised 
during the public notification process. 
 
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 

The Applicant has prepared a Landscaping Plan that proposes plant species and 
specified heights of the trees and plants. It is confirmed there are no Regulated or 
Significant Trees on the subject site. The proposed landscaped areas throughout the 
whole development with the balance of the areas predominantly within the Angle Vale 
Road frontage and surrounding the ‘Fuel Shop’ to soften the impact of the proposed built 
form and extensive hardstand areas that are accommodating car parking areas. It is 
considered that there is an appropriate level of 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. 

7.7 Stormwater 

In Council’s Request for Further Information, it was requested the applicant provide 
additional detail in relation to the proposed Stormwater Management. The applicant 
provided updated stormwater and civil designs with additional updated survey 
information including detention calculations and notation of capacity of stormwater to 
meet 1% AEP. 

The stormwater management plan and calculations were referred internally to Councils 
Stormwater Engineer. 

This detail has been reviewed by Council’s engineer who has confirmed that the 
stormwater detail provided by PT Design has addressed previous comments, save for a 
technical detail relating to stormwater discharge location. This detail has bene conveyed 
to the applicant who has advised that updated detail is able to be provided. As such, 
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 
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7.8 Infrastructure/External Works 

The Traffic Engineer has advised on behalf of the applicant, within the MFY letter dated 
25 February 2022 that the proposed driveway crossovers will be sealed as per Council’s 
requirements. The Traffic Engineer advised there are no external treatments required to 
Frisby Road due to the expected movement of vehicles and that the approval for any 
external works on Angle Vale Road will be required from DIT and will include a ‘standard 
Developer Deed of Agreement which is negotiated once Development Consent is 
received’. 
 
Additionally, the Traffic Engineer advised ‘the design of the access for the site was 
undertaken in consultation with both Council and DIT during the development of the 
design of the recently signalised intersection adjacent to the site. In principle 
endorsement from DIT for the access was obtained at that time. Minor adjustments were 
necessitated as a result of the change to the signal configuration, but the intent of the 
access design was retained.’ 
 
It is noted that the eventual upgrade of this portion of Frisby Road is identified within the 
schedule of works within the Angle Vale Road Deed and will be coordinated as part of 
DIT’s rolling schedule for Angle Vale. The detail provided by MFY on behalf of the 
applicant has demonstrated that access to and from Frisby Road is able to be facilitated 
appropriately. 
 
As per above DIT have no objections with the proposal and attached a number of 
conditions as outlined in the recommendation, which encompass external infrastructure 
requirements for Angle Vale Road. 
 
 

8. Conclusion 

The development aligns 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 Sonus 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 representors have been addressed by the in the response provided 
by the applicant. The primary concerns in relation to traffic and noise 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. 
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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 Retail fuel outlet and associated advertising at 625 Angle Vale Road, Angle 
Vale as detailed in Development Application ID 21039188 subject to conditions: 

 
 
Reserved Matter 
 
The following matter(s) have been reserved pursuant to section 102(3) of the Planning, 
Development & Infrastructure Act 2016, and sub-delegated to the Assessment Manager for 
a determination.  Prior to the issue of Development Approval, the Applicant shall provide: 
 

• An amended Stormwater Management Plan to provide further clarification on 
disposal of stormwater into Council’s infrastructure in a manner to the reasonable 
satisfaction of Council. 

 
 
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. All recommendations contained within the Noise Assessment Report by Sonus 
Document Reference S7110C4 dated May 2022, shall be implemented prior to 
occupation of the site and complied with at all times. 

 
3. Deliveries and service hours herein approved are as follows: 

 
Rubbish Collection and deliveries: 
 

• 9am -7pm on Sundays or Public Holidays 

• 7am-7om on any other day 
 

 
Fuel Deliveries 
 

• 7am to 10pm, seven days a week 
 

 
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.  
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5. All waste and rubbish shall be stored in covered containers prior to removal and 

shall be screened from public view.  
 

6. Air conditioning or air extraction plant or ducting shall be screened such that noise 
emanating from the land is contained within the EPA's Noise Protection Policy and 
the Noise Assessment Report prepared by Sonus.  

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

advertising signs, the car wash, the sitting area 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. 
 

8. The nominated on-site car parks are available at all times for customer or staff car 
parking. 
 

9. All vehicle car parks, driveways and vehicle entry and manoeuvring areas shall be 
designed and constructed in accordance with the relevant Australian Standards 
and be constructed, drained and paved with bitumen, concrete or paving bricks in 
accordance with sound engineering practice and appropriately line marked to the 
reasonable satisfaction of Council prior to the occupation or use of the 
development.  
 

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

11. 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. 

 
 
Environment Protection Authority Conditions: 
 

12. Prior to operation, all fuel storage tanks (apart from diesel and LPG) must be fitted 
with a Stage 1 vapour recovery system (which includes underground storage tank 
vent pipes being fitted with a pressure vacuum relief valve) that directs the 
displaced vapours back into the tank during filling. 
 

13. Prior to operation, all fuel dispensers (apart from diesel and LPG) must be fitted 
with a Stage 2 vapour recovery system that directs vapours back into the tank 
during vehicle refuelling. 
 

14. Prior to operation, all underground fuel storage tanks must be double-walled and 
fitted with a leak detection system designed and installed in accordance with clause 
4.5 of Australian Standard 4897-2008 The design, installation and operation of 
underground petroleum storage systems. 
 

15. Prior to operation, all fuel lines between the underground storage tanks and fuel 
dispensers must be double contained and fitted with a leak detection system, 
designed and installed in accordance with clause 4.5 of Australian Standard 4897-
2008 The design, installation and operation of underground petroleum storage 
systems. 
 

16. Stormwater runoff from all hardstand areas of the petrol station (including the 
refuelling and fuel delivery areas) must be managed in accordance with the 
‘Stormwater Management Plan’ prepared by PT design and marked Drawing No. 
22549-C01, Issue B dated 29 October 2021 and must be directed via grates and 
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grade changes to the proposed SPEL Puraceptor (P.050.S.C1.2C.A) full retention 
oil/water separator (no bypass function) that: 
 
a. Has a minimum spill capture capacity of 10,000 litres.  
b. Reduces oil content in the outlet to less than 5mg/L at all times (as confirmed 

by independent third party scientific testing). 
c. Operates effectively in the event of a power failure. 

 
 
Department of Infrastructure and Transport Conditions: 
 

17. A final site plan that ensures that all development is clear of the land that has 
recently been acquired (CT6264/206) shall be provided to DIT. 
 

18. The final site plan shall be consistent with the access points shown in Hodge 
Collard Preston Architects, Proposed Site Plan/Overall Site Plan, Project No. 65.19, 
Drawing No. S03, Revision A dated 25 November 2021 and MFY correspondence, 
Reference MLM/19-0144, dated 9 November 2021. The new Angle Vale Road 
ingress access shall be provided with a channelised left turn lane as conceptually 
shown on MFY Figure 2 and 3 and be designed to cater PLBS Level 2A fuel tanker 
(Figure 4). 
 

19. The Angle Vale Road exit point shall be angled 70 degrees to the road and cater 
for left turn out movements only. The access point shall incorporate chevron line-
marking in the design to reduce the width of the access for passenger vehicles 
while still permitting egress for delivery vehicles. 
 

20. All road works shall be designed and constructed in accordance with Austroads 
Guidelines and Australian Standards and to DIT’s satisfaction. All costs (including 
design, construction, project management and any changes to pavement, road 
drainage, road lighting, etc.) being borne by the applicant. Prior to undertaking 
detailed design, the applicant shall contact Mr Narendra Patel, Senior Network 
Integrity Engineer, Network Management Services on telephone (08) 8226 8244, 
mobile 0400 436 745 or via email: narendra.patel@sa.gov.au to progress this. All 
road works shall be completed prior to commencement of operation of the 
development. 
 

21. 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. 
 

22. Any infrastructure within the road reserve that is demolished, altered, removed or 
damaged during the construction of the project shall be reinstated to the 
satisfaction of the relevant asset owner, with all costs being borne by the applicant. 
 

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

24. All access points shall be suitably signed and line marked to reinforce the desired 
traffic flow through the site. 
 

25. All manoeuvring areas for commercial vehicles shall be designed and constructed 
in accordance with AS 2890.2:2018. 
 

26. All car parking areas shall be designed and constructed in accordance with 
AS/NZS 2890.1:2004 and 2890.6:2009. Additionally, clear sightlines, as shown in 
Figure 3.3 ‘Minimum Sight Lines for Pedestrian Safety’ in AS/NZS 2890.1:2004, 
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shall be provided at the property line to ensure adequate visibility between vehicles 
leaving the site and pedestrians on the adjacent footpath. 
 

27. All redundant access points/crossovers shall be made good to the satisfaction of 
DIT and Council will all costs borne by the applicant. 
 

28. The 6.3m pylon sign incorporating LED fuel pricing as shown on Hodge Collard 
Preston Architects, Drawing S06, Revision A dated 25 November 2021 shall 
incorporate white LED on a black background only. 
 

29. The illuminated signage shall be permitted to use LED lighting for internal 
illumination of a light box only. Illuminated signage shall not flash, scroll, move or 
change, with the exception of the LED fuel price signs, which may change on an 
as-needs basis. 
 

30. Signage shall not be permitted to operate in such a manner that could result in 
impairing the ability of a road user by means of high levels of illumination or glare. 
Accordingly, all illuminated signs visible from the arterial road network shall be 
limited to a low level of illumination (i.e. < 150Cd/m2), except in the case of 
electronic signage, which shall be limited to the following stepped luminance levels: 

 
Ambient Conditions             Sign Illuminance Vertical 

Component (Lux)      
Sign Luminance (Cd/m2) 

Sunny Day 40000 6300 
Cloudy Day 4000 1100 
Twilight 400 300 
Dusk 40 200 
Night <4 150 

 
31. The operational system for the fuel price sign/s shall incorporate an automatic error 

detection system that will turn the display off or to a blank, black screen should the 
screen or system malfunction. 
 

32. 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 ALTERATIONS AND ADDITIONS TO AN EXISTING EDUCATIONAL 
ESTABLISHMENT – NEW TWO STOREY CLASSROOM AND AMENITIES 
BUILDING AND ALTERATIONS TO AN EXISTING CAR PARK 

 
Snapshot 
 

Author: Megan Leverington 

Proposal: Alterations and additions to an existing educational 
establishment – New two storey classroom and amenities 
building and alterations to an existing car park 

Development Number: 21036358 

Date of Lodgement: 06 December 2021 

Owner: Playford College Ltd 

Applicant: Playford College Ltd 

Location: 24 Durrington Road, Elizabeth  

Lot 301 Durrington Road 

15 Dauntsey Road Elizabeth  

Zone: General Neighbourhood 

Classification: Performance Assessed 

Public Notification  Yes 

Representation 
Received: 

Yes 

Request for Additional 
Information Made? 

No 

Recommendation: To Grant Development Plan Consent 

 

  

Attachments: 

 

1⇩.  Site, Floor and Elevation Plans 
2⇩.  Traffic and Parking Report 

3⇩.  Arborist Comments 
4⇩.  Representation Received 

5⇩.  Response to Representation 
 
 

 
 
1. The Subject Land 

The subject land consists of three adjoining, rectangular shaped allotments, totaling 

12,848m2 in area. The subject land spans between Durrington, Woodford and Dauntsey 

Road, in the suburb of Elizabeth and the topography of the land is relatively flat.  

 
The site features various single storey educational and amenities buildings, a prayer hall, 

recreational areas, a car park and various trees along the boundary of the site.  

A two storey educational and amenities building was constructed in the north western 
corner of the site in late 2021, along with new landscaping.   
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2. Background 

As above, a two-storey educational and amenities building was approved by Council and 

constructed in the north-western corner of the subject site in 2021. The new building was 

stage 1 (ground floor) and stage 2 (upper level) of a re-development project aimed at 

supporting Playford College’s vision to provide quality educational facilities for their 

school community. The new building provides general and specialist learning areas such 

as science, home economics and art facilities, as well as meeting rooms, amenities and 

flexible breakout learning areas.  

This building forms one ‘wing’ of what Playford College has identified as providing an L-

shaped building, with the second ‘wing’ comprising stage 3 (lower level) and 4 (upper 

level) the subject of this report.  

 
3. The Locality 

Based on the visibility of the allotment, the extent of the locality is considered to include 

the subject land, the allotments north of Dauntsey Road, the allotments north of 

Durrington Road, the allotments south of Durrington Road and the Council reserve west 

of Woodford Road.   

 
 

3.1 Locality Plan 

 
 

The locality predominantly contains medium sized residential allotments, with a Council 

reserve directly adjacent Woodford Road.  
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The residential allotments accommodate detached dwellings, ancillary outbuildings, 

verandahs and swimming pools, with landscaped front and rear yards.  The Council 

reserve is known as Dauntsey Road Reserve and is predominantly used by the 

Elizabeth Grove Soccer Club.  

 
 
3.2 Zoning 

The subject land is located within the General Neighbourhood Zone as identified in the 
Planning and Design Code.  
 
By virtue of its location, the land is entirely within: 
 

• The General Neighbourhood Zone;  
 

• Covered by the following Overlays: 
- Building Near Airfields 
- Defence Aviation Area 
- Hazards (Flooding) 
- Hazards (Flooding - General) 
- Prescribed Wells Area 
- Regulated and Significant Tree  
- Stormwater Management 
- Traffic Generating Development 
- Urban Tree Canopy  

 

• Has the following technical numeric variations (TNVs): 
- Concept Plan 81 (Edinburgh Defence Airfield Lighting Constraints) 

 
 
4. The Proposal 

The Applicant seeks to construct the second ‘wing’ of a two-storey educational building 

and to reconfigure existing vehicle access points and the on-site car park.  

 
The proposed educational building will provide general and specialist learning areas and 

is the second ‘wing’ or stage 3 (lower level) and stage 4 (upper level) of a re-

development project, aimed at supporting Playford College’s vision to provide quality 

educational facilities for their school community.  

The building will provide classrooms and facilities for science, home economics, art, 

meeting rooms, amenities and flexible breakout learning areas. It will be integrated into 

the existing first ‘wing’ already constructed in the north western corner of the site, to 

create an ‘L’ shaped building. 

The building will have a lower wall height of 3.6m, an upper wall height of 6.3m and a 

total building height of 9.3m. It will be constructed of fibre cement and metal cladding 

walls and a colorbond roof, in light cream and pale green colours.  

The reconfiguration of the existing onsite car park will provide 12 additional car parking 

spaces and some minor adjustments in order to improve safety and efficiency of the car 

and bus parking areas.  

The access points for the existing set-down/pick-up loop and bus parking area will be 

retained, but the eastern-most crossover will be configured as an ingress only. This will 
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ensure the buses will be able to access the reconfigured bus parking spaces and allow 

for all the buses to be accessed directly from the footpaths to the north and east of the 

hardstand area. This will ensure safety of students walking to and from the buses and 

the reconfigured layout will allow for buses to exist the site in a forward direction.  

 
5. Procedural Matters 

5.1 Classification 

Within the General Neighbourhood Zone, alteration of or addition to an educational 

establishment is listed as a Performance Assessed form of development.  

The proposed development is therefore all other code 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 

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 General Neighbourhood Zone, 

alteration of or addition to an educational establishment is exempt from public notification 

as per Column A, Item 6, if it satisfies General Neighbourhood Zone DPF 1.5.  

 
This proposal requires notification due to the proposed alteration and addition exceeding 

one building level which does not satisfy General Neighbourhood Zone DPF 1.5. 

 
Public notification commenced on 22 April 2022 and concluded on 13 May 2022.  

One representation was received during the public notification period.  The representor 

does not support the proposed development and has not elected to be heard by the 

panel. The representor is listed below: 

 

Representor Issues Raised Wishes to be Heard 

Mrs Faye Dunn • Work has already 
started before 
representor received 
notice 
 

• Increase in noise, dust 
and traffic issues 
during construction 

 

• Dust was blowing on 
adjoining properties 
during stage 1 and 2 
construction and 
believes the soil is 
contaminated which is 
why the special school 
beforehand had 

• No 
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rubber matting 
installed 

 

• Increase in noise from 
workers arriving early 
(before 7am) and 
leaving late 

 

• Increase in student 
numbers will result in 
increased noise 
especially at assembly 
time 

 

• Traffic is already an 
issue around the 
school due to cars 
parking both sides of 
the road which will 
only intensify with 
workers vehicles and 
trucks 

 

• Proposed walkway 
behind fence will 
create more noise and 
dust while the 
alterations are being 
done 

 
The Applicant’s Planning Consultant Lou Fantasia from Lou Fantasia Planning 

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

 

• Concerns raised to the proposed development are not considered planning 
matters relating to the provisions of the Planning and Design Code.  
 

• The college has agreed to include additional clauses in the building contract 
requiring builders and trades to comply with the Environment Protection (Noise) 
Policy and minimise dust impacts. 

 

• When the school purchased the site, they were provided with a copy of the 
environment report stating the land was suitable for residential and other 
sensitive land uses.  

 
No amendments to the plans were made in response to the representation.  
 
 
5.3 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: 
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• Whether the proposal is an appropriate form of development in the General 

Neighbourhood Zone. 

 

• Whether safe and convenient access and adequate car parking is provided  
 

• Whether conservation of an existing Regulated tree is provided. 
 
 
7. Planning Assessment 

7.1 Appropriate Development in the General Neighbourhood Zone  

The General Neighbourhood Zone seeks employment and community service uses, to 

contribute to making the neighbourhood a convenient place to live, without compromising 

residential amenity. Expansion of existing community services should also be in a 

manner which complements the scale of the development envisaged by the desired 

outcome for the neighbourhood.  

 
The subject site is an existing established school, known as Playford College. The 

proposed development will occur on existing educational land and seeks to contribute to 

Playford College’s vision to provide quality educational facilities for their school 

community by providing new facilities and amenities. The building will predominantly be 

located adjacent a Council reserve, to reduce visual and built form impact on residential 

amenity.   

 
The new building will replace a number of smaller, long standing classroom buildings 

scattered throughout the site. By providing a number of classrooms within the one 

building, student movements throughout the site will be reduced, thus reducing potential 

noise impacts for nearby residents.  The building and modification of the car park has 

also been designed to cater for future growth in student and staff numbers, to reduce the 

need for ongoing developments at the site. This will assist in minimising ongoing noise 

and traffic impacts that can occur during construction and will ensure Playford College 

can serve the needs of the neighbourhood. 

 
This satisfies DO 1, PO 1.1 and PO 1.5 of the General Neighbourhood Zone of the 

Planning and Design Code.  

 

Buildings in the General neighbourhood Zone should also contribute to a low rise 

suburban character. According to the Planning and Design Code, low-rise is defined as 

up to and including 2 building levels.  

The building will have a lower wall height of 3.6m, an upper wall height of 6.3m and a 

total building height of 9.3m and comprising 2 building levels.  It will be constructed of 

fibre cement and metal cladding walls and a Colorbond roof, in light cream and pale 

green colours, to match the existing first ‘wing’ in the north western corner of the subject 

site. In the context of the immediate site and wider locality, the form of the building is not 

considered inappropriate or inconsistent with the prevailing character. 

The proposed built form is considered appropriate in the General Neighbourhood Zone 
and satisfies PO 4.1 of the General Neighbourhood Zone of the Planning and Design 
Code.  
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7.2 Safe and Convenient Access, Adequate Parking 

Development should provide safe and convenient access that minimises interruption on 

the operation of public roads.  

 
Playford College has direct vehicular access from an all-weather public road, being 

Durrington Road, with a secondary access to the main school site via Dauntsey Road. 

Access is provided via various sealed crossovers, with access to the existing car park to 

the east, provided by two crossovers for separated ingress and egress movements.  

 

There is also an existing set-down/pick up loop on the south-western side of the site, 

which is used by both parents and school buses in the morning and exclusively for 

parent pick-up in the afternoon. 

 
The school buses are stored off site by their drivers during the day and return in the 

afternoon, to be parked within the bus parking area, prior to the end of the school day. 

The bus parking area has two egress points to facilitate access for seven buses which 

currently serve the school. The buses account for transport to and from the school for 

approximately 40% of the student population at Playford College, thus reducing the set 

down/pick up demand on the local road network.  

 

The proposed development seeks to retain the access points for the existing set-

down/pick-up loop and bus parking area, however the eastern-most crossover will be 

configured as an ingress only. This will ensure the buses will be able to access the 

reconfigured bus parking spaces and allow for all the buses to be accessed directly from 

the footpaths to the north and east of the hardstand area. This will ensure safety of 

students walking to and from the buses and the reconfigured layout will allow for buses 

to exist the site in a forward direction.  

This satisfies PO 3.1 of the Transport, Access and Parking of the General Section of the 

Planning and Design Code. 

 
Sufficient on-site vehicle parking and specifically marked accessible car parking spaces 

should be provided to meet the needs of the development. 

 
Stage 3 and 4 of the proposed educational building, which is the subject of this report, 

will allow for an increase in student and staff numbers, to an additional 35 primary school 

students, 60 secondary school students and 48 Full Time Equivalent (FTE) staff 

members.    

 
Table 1 – General Off-Street Car Parking Requirements of the Planning and Design 

Code stipulates a car park rate of 1.1 spaces per full time equivalent employee plus 0.25 

spaces per student for a pickup/set down area either on-site or on the public realm within 

300m of the site for a primary school and 1.1 spaces per full time equivalent employee 

plus 0.1 spaces per student for a pickup/set down area either on-site or on the public 

realm within 300m of the site for a secondary school. 

Due to the increase in student and staff numbers and based on the rates stipulated 

above, a minimum of 53 car parking spaces and 110 pickup/set down spaces are 

required to meet the needs of the proposed development.  
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The proposed reconfiguration of the existing carpark will provide a total of 47 car parking 

spaces, two of which will be specifically marked accessible car parking spaces, for 

persons with a disability. Three existing car parking spaces will also be retained adjacent 

the existing set-down/pick-up loop and bus parking area which will also be retained to 

further assist in reducing the parking demands of the development. The car parking 

spaces will be sealed with bitumen and permeable paving to reduce dust and mud 

issues from vehicle movement. 

 

Notwithstanding this, there is sufficient parking within the adjacent road network that 

could be utilised for set-down/pick-up parking within 300m of the school site and can 

provide approximately 530 spaces.  

 

Although the increase in traffic around schools can create traffic issues for the nearby 

residents, schools are generally located within residential communities to provide 

educational services for the local neighbourhood. Overflow parking of cars in the street 

around the site would only occur for short periods of time in the morning and at the end 

of the school day and would not result in vehicle parking on residential streets for 

sustained periods of time. As with other schools throughout Council, overflow parking is 

monitored by Council’s regulatory services team to ensure adjoining sites are not unduly 

impacted.   

 
Therefore, this satisfies PO 5.1 of the Transportation and Access of the General Section 
of the Planning and Design Code and will meet the needs of the development, as well as 
being constructed as per Australian Standard AS 2890 – Parking Facilities.  

 
7.3 Conservation of a Regulated Tree 

Regulated trees should be conserved to provide aesthetic and environmental benefits 

and mitigate tree loss. Furthermore, regulated trees, including their root system should 

not be unduly compromised by excavation and/or filling or the sealing of surfaces within 

the vicinity of the tree, to support their retention and health.  

There is an existing regulated tree, known as a Eucalyptus viminalis (Manna Gum) 

located on the southern side of the allotment, adjacent the existing car park. The 

proposed modifications of the existing car park, vehicle access and bus parking area 

could have potential impacts on the tree. 

 
The Applicant has sought to reduce these impacts by installing irrigation, a permeable 

base and permeable paving within the Tree Protection Zone (TPZ) of the tree. This will 

allow the root system to breathe, grow and obtain water to support the trees retention 

and health. The Applicant will also ensure they comply with the relevant Australian 

Standards regarding regulated trees during construction of their development and 

Council will condition accordingly.  

 

This satisfies PO 2.1 of the Regulated and Significant Tree of the Overlay Section of the 

Planning and Design Code.  
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8. Conclusion 

The proposed development is considered to be consistent with the desired outcomes of the 

General Neighbourhood Zone, relevant overlays and generally accords with the relevant 

general provisions.  

 

The proposed educational building is an expansion to an existing, lawful use which is 

operating within the land and the additions are considered appropriate in this context. The 

development will assist in providing quality educational facilities to the Playford College 

school community, ensuring the established, existing school can continue to provide state of 

the art facilities for children’s education.  

 

Adequate on-site car parking and safe and convenient access will be provided for the 

anticipated demand of the growing school and will be sealed to prevent dust and drag out 

issues for nearby residents.  

 

The Applicant will incorporate non-invasive construction measures and implement protective 

practices to ensure the existing regulated tree is conserved and any potential impacts on the 

tree are mitigated.  

 

The concerns raised by the representations have been addressed by the Planning 

Consultant and in the body of this report.  

 
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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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 Playford College Ltd for 

alterations and additions to an existing educational establishment – new two storey 
classroom and amenities building and alterations to an existing car park at 24 
Durrington Road, Elizabeth, Lot 301 Durrington Road, Elizabeth and 15 Dauntsey 
Road, Elizabeth as detailed in Development Application ID 21036358, 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, unless otherwise varied 
by the conditions below. 
 

2. All driveways, parking and manoeuvring areas outside of the Tree Protection Zone 
(TPZ) of the Regulated tree 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. 
 

3. 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. 
 

4. Two car parking spaces must be provided for motorists with a disability in 
accordance with the Australian Standard 2890.6.2009 and must be linemarked and 
signposted. The linemarking and signposting must be maintained to a clear and 
visible standard at all times. 

 
Reason: To provide safe and convenient parking for motorists with a disability. 
 

5. A 150mm kerb must be constructed to separate carparking spaces and driveways 
from landscaping areas and other open portions of the subject land. 

 
Reason: To maintain user safety, protect landscaping from damage by vehicles. 
 

6. Driveways, parking and manoeuvring areas and footpaths must be lit in accordance 
with the Australian Standards Association Code AS 1158 during the hours of 
darkness that they are in use. Such lights 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 provide a safe 
environment for users during darkness. 
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7. The planting and landscaping identified on the proposed site plan - 20604 SK72 

submitted with the application must be completed in the first planting season 
concurrent with or following commencement of the use of the new two storey 
classroom building. Such planting and landscaping must not be removed, nor the 
branches of any tree lopped and any plants which become diseased or die must be 
replaced by suitable species.  

 
Reason: To maintain the amenity of the site and locality. 
 

8. The surface within the TPZ of the Regulated Tree must be constructed of 
permeable paving and permeable base to allow the continued transfer of resources 
to the root zone. 
 
Reason: To prevent ‘tree damaging activities’ occurring to the Regulated tree.  
 

9. Secure, protective fencing must be installed around the identified Tree Protection 
Zone (TPZ), in accordance with AS4970-2009. The protective fencing must be 
constructed in accordance with AS4687 – 2007. When a TPZ exclusion area 
cannot be established due to practical reasons or the area needs to be entered to 
undertake construction activities, then additional tree protection measures should 
be compliant with AS4970-2009 and approved by the Project Arborist.  
 
Reason: To prevent ‘tree damaging activities’ occurring to the Regulated tree. 
 

10. All works required within the area of the Tree Protection Zone (TPZ) of the 
Regulated tree shall be undertaken by hand or using non-destructive methods. All 
works such as excavation or services including water and electrical connections etc 
shall be located as much as practicable outside the Structural Root Zone (SRZ) of 
the Regulated tree.  

 
Reason: To prevent ‘tree damaging activities’ occurring to the Regulated tree.  

 
11. All services that may be required to be installed in the development area shall avoid 

the Tree Protection Zone (TPZ) and Structural Root Zone (SRZ) wherever possible, 
however if they must pass within the TPZ, non-destructive methods such as hydro 
vac systems shall be used.  

 
Reason: To prevent ‘tree damaging activities’ occurring to the Regulated tree.  
 

12. A Project Arborist shall be on site during any works within the TPZ of the Regulated 
Tree. Photos of the excavation and installed irrigation around the Regulated Tree 
shall be taken and along with a copy of the certificate of compliance in accordance 
with AS 4970-2009 be sent to Playford Council, attention Manager of Tree Services 
at playford@playford.sa.gov.au.  
  
Reason: To prevent ‘tree damaging activities’ occurring to the Regulated tree.  
 

13. Supplementary irrigation shall be provided within the TPZ of the Regulated Tree, to 
assist with the health of the tree.  
 
Reason: To prevent ‘tree damaging activities’ occurring to the Regulated Tree.  
 

 

mailto:playford@playford.sa.gov.au
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