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CITY OF PLAYFORD STRATEGIC PLAN 
 

Strategy 1 - Our foundations – services, city presentation and community pride 
 

Playford will rebuild itself with a range of facilities 
and services providing a village lifestyle that is 
connected socially and physically through a 
network of open spaces and sustainable trails. A 
sense of identity will pervade in the City with 
residents and businesses alike being proud of the 
community in which they chose to live and work. 

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

Strategy 2 - Securing Playford’s future and building value 
 

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

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

Strategy 3 - Elizabeth, Adelaide’s Northern CBD 
 

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

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

Strategy 4 - Securing Playford’s future in the global economy 
 

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

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

Strategy 5 - Building our capabilities 
 

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

Outcomes: 
5.1 Highly performing organisation 
5.2 Delivering value for money services 
5.3 Effective government and private sector 
partnerships. 
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City of Playford 

Council Development Assessment Panel Meeting 
 

AGENDA 
MONDAY, 18 JULY 2016 AT 6:00PM 

 

1. ATTENDANCE RECORD 
 

1.1 Present 
 

1.2 Apologies 
 

Mrs Marilyn Baker  
 

1.3 Not Present  
 

2. CONFIRMATION OF MINUTES 
 

RECOMMENDATION 
 
The Minutes of the Council Development Assessment Panel Meeting held 20 June 
2016 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 Construction of a dwelling, decommissioning of existing dwelling, 

demolition of existing dwelling and relocation of existing domestic 
outbuilding (Attachments) ................................................................................. 6 

 
Representors: Rostislav Piffl 
Applicant: Zummo Design 
 

5.2 Construction of a place of worship, toilet facility & car park (Attachments) .... 92 
 

Representors: Alan Rice and Maureen Rice 
Applicant: United Vietnamese Buddhist Congregation SA 
 

5.3 The demolition of an existing bulky goods outlet, the addition and 
alteration to an existing bulky goods outlet comprising an indoor 
recreation centre and bulky goods outlet and associated car parking. 
(Attachments) ................................................................................................ 141 

 
Representors: Mr T Petrizza and Mrs K Petrizza 
Applicant: Calardu Munno Para Pty Ltd 
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6. APPLICATIONS FOR CONSIDERATION – NO PERSONS TO BE HEARD 
6.1 The Construction of a carport (Attachments) ................................................ 199 

 
Representors: Nil 
Applicant: Mr C Rowe 
 

6.2 Construction of a detached dwelling, farm building, above ground 
rainwater tank (200,000 litre) and associated earthworks (Attachments) ..... 252 

 
Representors: Nil 
Applicant: Eric Smith Architecture 
 

6.3 Construction of a second dwelling for long term workers accommodation 
in association with the existing horticulture (Attachments) ........................... 374 

 
Representors: Nil 
Applicant: Mr D Musolino 
  

 

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. DEVELOPMENT PLAN 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 CONSTRUCTION OF A DWELLING, DECOMMISSIONING OF EXISTING 
DWELLING, DEMOLITION OF EXISTING DWELLING AND RELOCATION OF 
EXISTING DOMESTIC OUTBUILDING 

 
Snapshot 
 
Author: Danni Biar 

Proposal: Construction of a dwelling, decommissioning of existing 
dwelling, demolition of existing dwelling and relocation of 
existing domestic outbuilding 

Development Number: 292/1674/2014 

Date of Lodgement: 2 December 2014 

Owner: Mr and Mrs Caruso 

Applicant: Zummo Design 

Location: 278 Williams Road Gould Creek 

Zone: Hills Face 

Classification: Non-Complying 

Public Notification 
Category: 3 

Representation 
Received: Yes 

Development Plan: Consolidated 20 March 2014 

Request for Additional 
Information Made? Yes 

Recommendation: To Grant Development Plan Consent subject to DAC 
concurrence 

  

Attachments: 
 

See Attachment No: 1.  Certificate of Title 
2.  Site Plan 
3.  Elevation Drawings 
4.  Site Works Plan 
5.  Floor Plan 
6.  Proposed Floor Plan of Existing 

Buildings 
7.  Colour Schedule 
8.  Statement of Effect 
9.  Statement of Representations 
10.  Response to Representations 
11.  EPA Referral Response 
12.  CFS Referral Response 
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1. The Subject Land 
 
The land is irregular in shape and is located at the eastern end of Williams Road, in 
Gould Creek. There is a frontage of approximately 174 metres to Williams Road and 70 
metres to Kurrajong Road at the south, a maximum depth of 582 metres and the overall 
area is 8.3 hectares. 
 
There are currently two dwellings and two ancillary outbuildings on the subject land which 
are screened well by the existing landscape. There are several medium to large sized 
trees and located along the western and north west boundaries. Small trees are also 
along the fence line of the south western corner.  
 
There are two easements registered on the Certificate of Title for electricity and water 
supply which the proposal does not affect. 
 
 

2. The Locality 
 
By virtue of the visibility of the subject allotment, the extent of the locality is considered to 
include: 
 

• The subject site; 
• Lot 91 Black Top Road; 
• 293 Williams Road; 
• 238 Williams Road; 
• 57  Kurrajong Road; 
• 115  Kurrajong Road; 
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2.1 Locality Plan 
 

 
 

The locality consists of rural allotments primarily used for residential and agricultural 
activities.  
 
By virtue of the visibility of the proposed dwelling and the potential impacts from the 
change in land use, the locality is considered to include: 
  
Overall the locality can be described as rural and open in character that is typically 
associated with horticultural land uses. 
 
2.2 Zoning 

 
The subject land is depicted on Zone Map Play/10 in the Mapping Section of the 
Development Plan.  
 
By virtue of its location, the land is entirely within: 
 

• The Hills Face Zone; and 
• The Watershed Policy Area. 
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3. The Proposal 
 

The proposal is best described as follows: 
 

“The construction of a dwelling, decommissioning of existing dwelling, demolition 
of existing dwelling and relocation of existing domestic outbuilding.” 

 
The applicant has applied for consent to construct a single storey dwelling and relocate 
the existing domestic outbuilding. The dwelling consists of 3 bedrooms, 3 lounge rooms, 
2 study’s, 4 bathrooms, kitchen, laundry, dining area, 6 verandahs and a garage which 
can accommodate up to 4 cars. The dwelling is proposed to be rendered in smooth 
cream with a Colourbond Night Sky (black) roof. 
 
An initial assessment of the application found that there were two existing dwellings on 
the site. Clarification was sought on the proposed use of the two dwellings and the 
applicant has confirmed that one dwelling (referred to as 92A on Site Plan) will be 
demolished and the other dwelling (referred to as 92B on Site Plan) will be retained.  
 
The dwelling to remain will be decommissioned and used for storage and crafts/music 
rooms. The kitchen and laundry facilities will be removed and the bathroom to be 
retained to be used in the continued use of the building. 
 
The existing outbuilding (within close proximity to the building envelope of the proposed 
dwelling) is to be relocated next to the large outbuilding on the eastern boundary. They 
will be used as a personal workshop, storage of farm equipment and domestic storage.  
 
Council staff determined to proceed to an assessment of the application under 
delegations, given the residential land use is already established. 

 
 
4. Procedural Matters 

 
4.1 Classification 

 
Where located within the Watershed Policy Area 2, all forms of development are 
classified as Non-Complying unless it meets the exceptions list. The proposal does not 
meet these exceptions as the proposed building is not a detached dwelling or dwelling 
additions or alterations therefore the proposal is Non-Complying. 

 
4.2 Public Notification 

 
The proposed development is not listed in the Development Plan as either a Category 1 
or 2 form of development. The Regulations prescribe under Schedule 9 Part 1(3) that 
only the following forms of development can be considered Category 1 when relating to 
a non-complying development: 
  

Any development classified as non-complying under the relevant Development Plan 
which comprises— 
  

(a) the alteration of, or addition to, a building which, in the opinion of the 
relevant authority, is of a minor nature only; or 

(b) the construction of a building to be used as ancillary to or in association 
with an existing building and which will facilitate the better enjoyment of the 
purpose for which the existing building is being used, and which constitutes, 
in the opinion of the relevant authority, development of a minor nature only; 
or 

(c)  the division of land where the number of allotments resulting from the 
division is equal to or less than the number of existing allotments. 
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As the proposed development does not satisfy any of the above tests to form a Category 
1 proposal, the application is therefore subject to Category 3 public notification. 
  
The application was subsequently advertised as a Category 3 form of development. Two 
representations were received during the public notification process and are summarised 
as follows: 
 

• T and R Musolino in support of proposal; and 
• R Piffl opposed to the development as it would result in three dwellings on the 

land. 
 

The Applicant’s planning consultant responded to the representations and clarified the 
future use of the existing dwellings. As discussed above, one is to be demolished and 
the other decommissioned to be used as storage and music/craft rooms. 
 
4.3 External Referrals  
 
In accordance with Schedule 8 of the Regulations, the following referrals were sent: 
 

• Country Fire Service (CFS); and 
• Environmental Protection Agency. 

 
Both agencies are in support of the proposal and the CFS is subject to conditions 
contained in the recommendation. 

 
 

5. Key Issues 
 
The following matters are considered pertinent in reaching a recommendation for the 
proposal: 
 

• Whether the siting, design and appearance of the new dwelling will have a 
detrimental impact on the existing and desired character and amenity of the 
locality; and 

• Whether the proposed use of the existing dwelling is appropriate. 
 
 

6. Planning Assessment 
 
6.1 Hills Face Zone Snapshot 
 
The following table provides a snapshot of the quantitative provisions of the Hills Face 
Zone and is discussed in greater detail further in the report.  

 
Development Plan 
Provision 

Maximum Proposed  

Excavation 
PDC 3 

1.5m 0.72m 
Satisfies 

Filling 
PDC 3 

1.5m 0.5m 
Satisfies 

Building Height 
PDC 14 (a) 

Single storey 3m 
Satisfies 
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6.2 Contribution to and Impact on the Desired Character and Amenity of the 
Locality 
 
In order to determine how the proposed development addresses the intent of the Hills 
Face Zone, it is imperative to understand the Zone’s Desired Character. 
 
The Zone has a distinctive character derived from residential development at very low 
densities, undulating terrain and a relatively open and natural landscape. 
 
The Development Plan prescribes provisions which require that development should limit 
its intrusion in the area and preserve and enhance the character. Despite the Zone not 
being residential, it is reasonable to accommodate detached dwellings of a single storey 
height with generous front, side and rear setbacks.  
 
Development is required to be located in unobtrusive locations to preserve the natural 
character. It is envisaged by the Development Plan that the existing character will be 
enhanced by utilising unobtrusive building materials and colours. 
 
In respect of the proposed dwelling, it is considered to be located in an appropriate 
location, given the slope of the land and is consistent with Principal of Development 
Control (PDC) 1 and 2. Majority of the access track is existing which provides access to 
the existing dwellings and outbuildings. The extension of the track will be pavement and 
is considered to be appropriate given the slope of the land and Council’s Engineer is 
satisfied that it meets the requirements. 
 
Earthworks are considered reasonable as the building area is considered to be an area 
that minimises excessive cut and fill and maintains limited views from Williams Road in 
accordance with PDC 7. Further, the cut and fill proposed will not be visually obtrusive or 
impact on the natural character of the locality as per PDC 14. 
 
It is considered that the proposal is in accordance with the desired character of the zone 
as the dwelling will be in association with low intensity agriculture, as per PDC 1 on the 
Zone. The owners intend on having some animals for grazing. 
 
6.3 Existing and proposed Use of Buildings 
 
This proposal seeks to construct the new dwelling whilst the Applicant resides in the 
existing dwelling. The two dwellings will only exist on site for a maximum period of six 
months. After this time, the existing dwelling will be converted into storage space and 
music/crafts rooms. Laundry and kitchen facilities removed so that it becomes non - 
habitable.  
 
The building will be used for the personal enjoyment and use of the occupants of the 
property. Any change to this will require a separate development application and 
approval. 
 
The existing outbuildings will be grouped together as per PDC 19 and are to be used as 
workshops and storage of domestic and farm equipment. 
 
6.4 Environmental Considerations  
 
The application was referred to the EPA and they have advised that they raise no 
concerns in relation to the proposal. Further, they consider the proposal to have a low risk 
of causing environmental harm or adversely impacting on the water quality in nearby 
catchments. There are no concerns with the design and siting of the dwelling causing soil 
movement, land slip or erosion, in accordance with PDC 12 on the Zone.  
 
The land has been used for both residential and agricultural activities in the past. In this 
case, a site history report is not considered to be required in this case as the EPA raised 
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no concerns about contamination in their referral response. It is noted that the land has 
been previously used for agriculture activities. 
 
There is access to water on the subject land. The applicant has lodged and received 
approval for a new 3000 litre septic system which is considered to satisfy PDC 15 of the 
Zone and PDC 4 of the Watershed Policy Area.  

 
 

7. Conclusion 
 
The Development Plan generally discourages Non-Complying development. 
Notwithstanding the application being classified as non-complying, it is considered that 
the proposal is will not detrimentally impact on the amenity of the locality as it will not 
result in more than one dwelling on the land which currently accommodates two. 
 
The new dwelling is considered acceptable forms of development that will not 
unreasonably detract from the existing character and amenity of the locality. It is also 
considered that the proposed and existing landscaping will minimise the visual impact of 
the proposed structures. This landscaping will also ensure that the subject land is in 
keeping with the natural character of the locality notwithstanding the construction of 
additional buildings. 
 
 

8. Recommendation 
 
 
STAFF RECOMMENDATION 
 
That pursuant to the authority delegated to the Council Development Assessment Panel by 
the Council, it is recommended that the Council Development Assessment Panel: 
 
A. DETERMINES that the proposed development is not seriously at variance with the 

policies in the Playford Council Development Plan; and 
 

B. GRANTS Development Plan Consent to the application by Zummo Design for the 
construction of a dwelling, decommissioning of existing dwelling, demolition of existing 
dwelling and relocation of existing domestic outbuilding at 278 Williams Road Gould 
Creek, as detailed in Development Application 292/1674/2014 subject to the following 
conditions: 

 
1. The development must be undertaken, completed and maintained in accordance with 

the plan(s) and information detailed in Application No. 292/564/2015 except where 
varied by any condition(s) listed below.  
 

2. The existing dwelling is to be converted to a non-habitable outbuilding within 6 
months of the proposed dwelling being completed. 

 
Reason: To ensure the proposal is established in accordance with the plans and 

details submitted. 
 

3. All external materials, colours and finishes must be non-reflective and natural so as to 
blend with the landscape. 

 
Reason: To maintain and enhance the visual amenity of the locality in which the 

subject land is situated. 
 
4. Access to dwelling 

• Vegetation overhanging the access road shall be pruned to achieve a 
minimum vehicular clearance of not less than 4 metres in width and a vertical 
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height clearance of 4 metres.  
 

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

 
5. Access (to dedicated water supply) 

• Access to the dedicated water supply shall be of all-weather construction, with 
a minimum formed road surface width of 3 metres. 

• The driveway shall be constructed to be capable of supporting fire-fighting 
vehicles with a gross vehicle mass (GVM) of 21 tonnes, AND 

• Provision shall be made adjacent to the water supply for a hardstand area 
(capable of supporting fire-fighting vehicle with a gross mass (GVM) of 21 
tonnes) that is a distance equal to or less than 6 metres from the water supply 
outlet.   

• CFS appliance inlet is rear mounted; therefore the out/water storage shall be 
positioned so that the CFS appliance can easily connect to it rear  facing. 

 
Reason: The Code Part 2.3.4.1 requires a dedicated and accessible water supply to 

be made available at all times for fire-fighting. 
Ministers Specification SA 78 describes the mandatory provision for access 
to the dedicated water for fire-fighting vehicles where the path of travel from 
the entrance to the property to the water storage facility is more than 30 
metres in length, by an all-weather roadway. 

 
6. Water Supply 

• A minimum supply of 22,000 litres of water shall be available at all times for 
bushfire fighting purposes. 

• The bushfire fighting water supply shall be clearly identified and fitted with an 
outlet of at least 50mm diameter terminating with a fire service 64mm male 
London round thread adapter which shall be accessible to bushfire fighting 
vehicles at all times. 

• The water storage facility (and any support structure) shall be constructed of 
non-combustible material. 

• The dedicated fire-fighting water supply shall be pressurised by a pump that 
has: 
o A minimum inlet diameter of 38mm, AND 
o Is powered by a petrol or diesel engine with a power rating of at least 

3.7kW (5hp) OR 
o A pumping system that operates independently of mains electricity and is 

capable of pressurising the water for fire-fighting purposes. 
• The dedicated fire-fighting water supply pump shall be located at or adjacent 

to the dwelling to ensure occupants safety when operating the pump during a 
bushfire.  An ‘Operations Instruction Procedure’ shall be located with the 
pump control panel. 

• The fire-fighting pump and flexible connections to the water supply shall be 
protected by a non-combustible cover that allows adequate air ventilation for 
efficient pump operation. 

• All bushfire fighting water pipes and connections between the water storage 
facility and a pump shall be no smaller in diameter than the diameter of the 
pump inlet. 

• All non-metal water supply pipes for bushfire fighting purposes (other than 
flexible connection and hoses for firefighting) shall be buried below ground to 
a minimum depth of 300mm with no non-metal parts above ground level. 

• A fire-fighting hose (or hoses) shall be located so that all parts of the building 
are within reach of the nozzle end of the hose and if more than one hoses is 
required they should be positioned to provide maximum coverage of the 
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building and surrounds (i.e. at opposite ends of the dwelling). 
• All fire-fighting hoses shall be capable of withstanding the pressures of the 

supplied water. 
• All fire-fighting hoses shall be of reinforced construction manufacture in 

accordance with AS 2620 or AS 1221. 
• All fire-fighting hoses shall have a minimum nominal internal diameter of 

18mm and a maximum length of 36 metres. 
• All fire-fighting hoses shall have an adjustable metal nozzle, or an  adjustable 

PVC nozzle manufactured in accordance with AS 1221. 
• All fire-fighting hoses shall be readily available at all times. 

 
Reason:  The Code Part 2.3.4.1 prescribes the mandatory provision of a dedicated 

and accessible water supply to be made available at all time for fire-fighting. 
Ministers Specification SA78 provides the technical details of the dedicated 
water supply for bushfire fighting for the bushfire zone. The dedicated 
bushfire fighting water supply shall also incorporate the installation of a 
pumping system, pipe-work and fire-fighting hose(s) in accordance with 
Ministers Specification SA78. 

 
7. Vegetation 

• A vegetation management zone (VMZ) shall be established and maintained 
within 20 metres of the dwelling (or to the property boundaries – whichever 
comes first) as follows: 
o The number of understory plants established within the VMZ shall be 

maintained such that when considered overall a maximum coverage of 
30% is attained, and so that the leaf area of shrubs is not continuous.  
Careful selection of the vegetation will permit the ‘clumping’ of shrubs 
where desirable, for diversity, and privacy and yet achieve the ‘overall 
maximum coverage of 30%’. 

o Trees and shrubs shall not be planted closer to the building(s) than the 
distance equivalent to their mature height. 

o Trees and shrubs must not overhang the roofline of the building, touch 
walls, windows or other elements of the building. 

o Shrubs must not be planted under trees and must be separated by at 
least 1.5 times their mature height. 

o Grasses within the zone shall be reduced to a maximum height of 10cm 
during the Fire Danger Season 

o No understory vegetation shall be established within 1 metre of the 
dwelling. (understory is defined as plants and bushes up to 2 metres in 
height). 

o Flammable objects such as plants, mulches and fences must not be 
located adjacent to vulnerable parts of the building such as windows, 
decks and eaves 

o The VMZ shall be maintained to be free of accumulated dead vegetation. 
 

Reason: The Code Part 2.3.5 mandates that landscaping shall include Bushfire 
Protection features that will prevent or inhibit the spread of bushfire and 
minimise the risk to life and/or damage to buildings and property. 
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5.2 CONSTRUCTION OF A PLACE OF WORSHIP, TOILET FACILITY & CAR PARK 
 
Snapshot 
 
Author: Jamie Hanlon 

Proposal: Construction of a place of worship and associated car park  

Development Number: 292/1307/2015 

Date of Lodgement: 16 September 2015 

Owner: T H & O T Phan 

Applicant: The United Vietnamese Buddhist Congregation SA 

Location: 99 Reedy Road, Buckland Park  

Zone: Primary Production, Metropolitan Open Space System  

Classification: Non-Complying 

Public Notification 
Category: 3 

Representation 
Received: Yes 

Development Plan: Consolidated 20 March 2014 

Request for Additional 
Information Made? Yes 

Recommendation: To Grant Development Plan Consent subject to DAC 
concurrence 

  

Attachments: 
 

See Attachment No: 1.  Application Form  
2.  Certificate of Title 
3.  Zone, Policy Area and Constraint 

Maps 
4.  Statement of Effect Cover 
5.  Statement of Effect 
6.  Site Plan 
7.  Elevations and Floor Plan 
8.  Traffic Report 
9.  Additional Information to Traffic 

Report- Outhred English and 
Associates Pty Ltd 

10.  Representation 
11.  Response to Representation 
12.  Additional Information - Acoustic 

Fence - Outhred English & Associates 
Pty Ltd 

13.  TMK Storm Water Plan 1 
14.  TMK Storm Water Plan 2 
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1. The Subject Land 
 
The subject land is contained within Certificate of Title Volume 5399, Folio 977. It has an 
irregular shape, primarily due to the location adjacent to the Gawler River and the 
access arrangements provided to the subject land from Reedy Road. The frontage to 
Reedy Road is 116.07m and the allotment depth is 549.9m and overall the site area is 
approximately 33.8 hectares. The land is relatively flat with no discernible slope. 

 
The subject land is utilised for horticultural activities revolving around established 
greenhouses and associated farm buildings. There are 22 separate greenhouses located 
on the land for use as primary production totalling an area of approximately 53,000m². An 
existing farm office and workers accommodation with associated outbuildings is located 
on the southern portion of the land.  Adjacent the office is a 360m² farm implement shed. 
 
 

2. The Locality 
 
By virtue of the visibility of the proposed place of worship and the potential impacts from 
the change in land use, the locality is considered to include: 
 

• The southern portion of the subject land; 
• The southern portion of 105 Reedy Road;  
• 93 Reedy Road; 
• 79 Reedy Road; 
• 67 Reedy Road; 
• 63 Reedy Road; 
• Lot 4 Reedy Road; 
• Lot 5 Legoe Road; 
• Lot 133 Reedy Road; and 
• Lot 134 Reedy Road. 

 
 
2.1 Locality Plan 
 

 
 
The locality is typically horticultural in use characterised by greenhouses in the northern 
portion and open pastoral areas at the southern end.  
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Four dwellings are associated with the primary production use of the land within the 
locality, specifically at 105 Reedy road, 93 Reedy Road, 79 Reedy road and 67 Reedy 
Road and are all situated to the northern portion of the locality. The properties are 
typically devoid of natural vegetation with landscaping generally located at the front to 
buffer the existing dwellings from the surrounding land uses. 
 
Overall the locality can be described as rural and open in character that is typically 
associated with horticultural land uses. 
 
2.2 Zoning 

 
The subject land is depicted on Zone Map Play/3 in the Mapping Section of the 
Development Plan.  
 
By virtue of its location, the land is entirely within: 
 

• The Primary Production Zone and Metropolitan Open Space System Zone;  
• The Horticulture West Policy Area 4; and 
• Is covered by the Gawler River Flood Plain Overlay. 

 
 

3. The Proposal 
 

The proposal is best described as follows: 
 

“Construction of a place of worship and associated car park.” 
 
The place of worship is proposed to be constructed in the southern portion of subject 
land. The building will measure 25m x 18m and have a maximum height of 11.7m. The 
structure will incorporate a pitched roof clad with terracotta roof tiles at a varying pitch 
between 17 degrees and 35 degrees. The walls will be cavity brickwork with the inclusion 
of aluminium windows and timber doors. The building is sited 27m from the southern 
boundary and approximately 270m from Reedy Road. Seating capacity is proposed to be 
104 people. 
 
The car park will be accessed via the existing crossover to the subject land from Reedy 
Road while a second driveway will be constructed to the north of the existing access 
point. A total of 30 spaces will be provided in association with the place of worship. 

 
 
4. Procedural Matters 

 
4.1 Classification 

 
The Procedural Matters of both the Primary Production Zone and Metropolitan Open 
Space System Zone list a place of worship as a non-complying form of development. 

 
4.2 Public Notification 

 
A place of worship is not listed in the Development Plan as either a Category 1 or 2 form 
of development. The Regulations prescribe under Schedule 9 Part 1(3) that only the 
following forms of development can be considered Category 1 when relating to a non-
complying development: 
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Any development classified as non-complying under the relevant Development Plan 
which comprises—  
 

(a) the alteration of, or addition to, a building which, in the opinion of the relevant 
authority, is of a minor nature only; or 

(b) the construction of a building to be used as ancillary to or in association with an 
existing building and which will facilitate the better enjoyment of the purpose for 
which the existing building is being used, and which constitutes, in the opinion of 
the relevant authority, development of a minor nature only; or 

(c) the division of land where the number of allotments resulting from the division is 
equal to or less than the number of existing allotments. 

 
As the proposed development does not satisfy any of the above tests to form a Category 
1 proposal, the application is therefore subject to Category 3 public notification. 
 
Twelve (12) adjacent properties were notified of the development by mail and an 
advertisement was placed in the Advertiser newspaper. One Representation was 
received.  
 
The representation was received from Alan and Maureen Rice and is summarised as 
follows: 
 

• The representors requests from the applicant, written acceptance of the 
representor’s right to continue the operation of primary production activities 
without imposing restrictions on the activities.  
 

• The representors suggest relocating proposed car parking to the northern side of 
the temple. 

 
The representor’s were contacted by telephone and their concerns were clarified: 
 

• The representors operate baling operations on a portion of land adjacent to the 
temple and are concerned that the noise generated by this will attract complaints 
from the temple. The representors are concerned that the noise will interfere with 
the temples activities. The representors are concerned that the baling operations 
would have to be interrupted. 
 

• The representors are concerned that weed control along the boundary would be 
interrupted with the risk of spray drift to users of the car park.  

 
The applicant has responded to the representors as follows: 

 
• In relation to the representor’s request to relocate the car park, the proposal has 

been amended to relocate the car parking areas further from the southern 
boundary. 

 
• In relation to the generation of noise from the neighbours baling operations, the 

applicant acknowledges the concerns of the representors and their right to 
operate a primary production activity in their usual manner and do not expect the 
imposition on any restrictions to that operation. 

 
• To further ensure that the representors will continue to be able to operate their 

baling operations without restraint, or for that matter the operation of any primary 
production associated activity, an acoustic fence has been added to the proposal. 
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5. Key Issues 
 
The following matters are considered pertinent in reaching a recommendation for the 
proposal: 
 

• Whether the proposed place of worship is appropriate within the Primary 
Production Zone; 

• Whether the proposed place of worship is appropriately located within the existing 
horticultural activities established in the locality; 

• Whether the development will detrimentally impact the Gawler River Flood Zone; 
and 

• Whether the existing road network and on-site car parking facilities will be suitable 
to cater for the increased traffic associated with the place of worship. 

 
 

6. Planning Assessment 
 
6.1 Whether the proposed place of worship is appropriate  within the Primary 

Production Zone. 
 
The relevant Objectives and Principal of Development Controls (PDC’s) for the Primary 
Production Zone are intended to preserve and sustain primary production. The Zone 
also supports other activities such as industry and commerce when they are directly 
related to primary production. Zone Objective 6 specifically protects primary production 
from encroachment by incompatible land uses. This objective is supported by Zone PDC 
3 which requires development that is not directly associated with the agricultural industry 
or the handling, packaging or processing of primary produce should not occur within the 
zone. 

 
The Statement of Effect (Attachment 5, page 13- under heading ‘Social’) argues that the 
proposed temple supports Vietnamese workers associated with horticulture – however 
this does not necessitate a place of worship on horticultural land and a temple within a 
township would support the same workers. 
 
Notwithstanding this under the same heading ‘Social’, the Statement of Effect infers a 
relationship between the existing horticultural activities and the use of the temple. Whilst 
a standalone place of worship as a primary land use is not appropriate in the Primary 
Production Zone, in this case the temple will be an additional use resembling an ancillary 
use to existing horticultural activities.  

 
The proposed site location for the temple and car park is not currently used for 
cultivation. This general area of the land is where buildings ancillary to the horticultural 
activities are located. The proposed location of the temple is deep within the allotment 
adjacent to these buildings, a small dragon fruit grove with greenhouses to the side of 
the site. The temple will be located amongst horticultural activities rather than at the front 
of the allotment where it would visually suggest a primary use. Much of the land is being 
used for horticulture. Potentially 33 hectares of the land may be used for horticulture.  
 
6.2 Whether the proposed place of worship is appropriately located within the 

existing horticultural activities established in the locality. 
 
General Section, Interface between Land Uses - Rural Interface PDC 15 requires that 
“Existing primary production uses and mineral extraction should not be prejudiced by the 
inappropriate encroachment of sensitive uses such as urban development”. Concerns 
with this issue were raised by the representor as potentially spray drift could affect car 
park users and noise from the baling operations could interrupt the use of the temple. 
The concern that the activities on the adjacent allotment to the subject land could attract 
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complaints from the temple which could possibly affect when the baling activities could 
operate. 
 
The applicant has satisfactorily dealt with the risks associated with the location of the car 
park by relocating it from its original location 6m from the southern boundary to 2 smaller 
car parks, the closest located 25m north from the southern boundary. 
 
In relation to noise from the baling operation, the applicant is proposing a 2.8m acoustic 
fence. The fence will be 20m from the southern boundary between this boundary and the 
temple. This is proposed to be 27m from the boundary and will extend 50m parallel with 
the boundary and the temple and the temple garden.  

 
6.3 Whether the development will detrimentally impact the Gawler River Flood 

Zone. 
 

The location of the proposed temple is partially within Hazard Zone 1 on the Flood 
Hazard Zones of Gawler River Map- GIS Section, Department of Housing and Urban 
Development.  In Hazard Zone 1 is wading becomes unsafe. 

 
Council’s Stormwater Engineer has advised that the flood water on this allotment is in a 
low flow path and there are many structures in this path. It is unlikely that the 
development will detrimentally impact the Gawler River Flood Zone.  

 
6.4 Whether the existing road network and on-site car parking facilities will be 

suitable to cater for the increased traffic associated with the place of worship. 
 
In His Report, Phil Weaver anticipates that on most days traffic volumes will be low. It is 
anticipated that 30 people attend weekly meetings requiring only 10 on-site parking 
spaces.  
 
It is anticipated that peak traffic will occur 3 times a year as a result of 3 festivals each 
year Chinese New Year around the end of January, Buddha's birthday in Mid-May and 
family day in mid-August. 
 
These are expected to be attended by 90-100 people (See Attachment 9).   
 
Report Phil Weaver Reports this peak will require 30 car parking spaces and will not 
detrimentally impact on the existing road network, Council Engineers are satisfied with 
the Traffic Report and the proposed traffic and parking arrangements. 

 
 

7. Conclusion 
 
Generally a place of worship is not an appropriate land use in the Primary Production 
Zone. The temple is an additional use to existing horticultural activities on the land rather 
than a stand alone activity. The proposal will be located on a portion of the land which is 
not productive and as such the additional land use will not impact on the existing 
horticulture activities on the property and therefore satisfies the Objectives of the Zone in 
place to sustain primary production.  
 
The Development Plan requires that existing primary production should not be 
prejudiced by the inappropriate encroachment of sensitive uses such as urban 
development. The representors identified a potential conflict between the location of the 
proposed car park and the management of the baling activities and with the noise of the 
baling activity with the use of the temple. The applicant has mitigated the issue of the 
location of the car park by relocating it and minimised impacts from noise with the 
addition of an acoustic fence between the boundary and the temple. 
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The development will not detrimentally interfere with the flow of flood waters and advice 
is that sufficient on-site parking will be provided, expected traffic volumes will not 
detrimentally impact on the road traffic network.  

 
 

8. Recommendation 
 
 
STAFF RECOMMENDATION 
 
That Pursuant to the authority delegated to the Council Development Assessment Panel by 
the Council, it is recommended that the Council Development Assessment Panel: 
 

a) Determines that the proposed development is not seriously at variance with the 
polices on the City of Playford Development Plan; and 
 
b) Grants Development Plan Consent, to the application by The United Vietnamese 
Buddhist Congregation SA to Construct a place of worship and associated car park at 
99 Reedy Road, Buckland Park, as detailed in Development Application No. 
292/1307/2015 subject to the concurrence of the DAC, the following 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. 

 
2. The acoustic fence must be finished in an unobtrusive, natural, earthy colour. 

The paintwork or pre-coloured steel finish must be maintained in good 
condition at all times. This condition must be complied with within 2 months of 
the erection of the Temple. 

 
Reason: To preserve and enhance the amenity of the site and locality. 

 
3. The proposed car parking layout and access area shall conform to the 

Australian Standard 2890.1 for Off-Street Parking Facilities. 
 
Reason: To ensure useable access and appropriate off-street car parking is 

provided. 
 

4. All Stormwater Management Systems must be appropriately designed and 
constructed in accordance with the Stormwater objectives set out in 
“Stormwater Calculations Job#:1512094” by TMK Consulting Engineers, as 
submitted to Council. 

  
Reason: The stormwater drainage system in the area surrounding the 

subject landhas limited capacity. The reason for Condition 4 is to 
reduce the flow of stormwater off the subject land to a rate which 
does not exceed the system’s capacity. 
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5.3 THE DEMOLITION OF AN EXISTING BULKY GOODS OUTLET, THE ADDITION 
AND ALTERATION TO AN EXISTING BULKY GOODS OUTLET COMPRISING 
AN INDOOR RECREATION CENTRE AND BULKY GOODS OUTLET AND 
ASSOCIATED CAR PARKING. 

 
Snapshot 
 
Author: Megan Stewart 

Proposal: The demolition of an existing bulky goods outlet, the addition 
and alteration to an existing bulky goods outlet comprising an 
indoor recreation centre and bulky goods outlet and associated 
car parking.  

Development Number: 292/729/2016 

Date of Lodgement: 17 May 2016 

Owner: Calardu Munno Para Pty Ltd 

Applicant: Calardu Munno Para Pty Ltd 

Location: Unit 1 Konanda Road, Munno Para 

Zone: District Centre 

Classification: Merit  

Public Notification 
Category: 2 

Representation 
Received: Yes 

Development Plan: Consolidated 21 April 2016 

Request for Additional 
Information Made? No 

Recommendation: To Grant Development Plan Consent 
 

  

Attachments: 
 

1.  Development Application Form 
2.  Certificate of Title 
3.  Aerial Photograph 
4.  Zone Map 
5.  Demolition Plan 
6.  Site Plan 
7.  Elevation Plan 
8.  Stormwater Management Report and Plans 
9.  Traffic Report 
10.  Planning Report 
11.  Representation Received 
12.  Response to Representation 
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1. The Subject Land 
 
The land is rectangular in shape and relatively flat with a total site area of 6,857m2. It is 
located on the western side of Munno Para Boulevard, in the suburb of Munno Para. 
 
At present, the allotment accommodates a bulky goods outlet in the form of Harvey 
Norman Big Buys and associated car parking and deliveries area with direct access from 
Munno Para Boulevard. The area to the rear of the building is vacant. 
 
 

2. The Locality 
 
By virtue of the visibility of the subject allotment, the extent of the locality is considered to 
include: 
 

• 48 Bagalowie Crescent; 
• 50 Bagalowie Crescent; 
• 52 Bagalowie Crescent; 
• 54 Bagalowie Crescent; 
• 56 Bagalowie Crescent; 
• 600 Main North Road; 
• Lot 1001 Main North Road; 
• 7 Tepco Court; 
• 9 Tepco Court; 
• 11 Tepco Court. 

 
2.1 Locality Plan 
 

 
 
The locality contains predominantly of retail land uses and associated car parking, being 
Munno Para Shopping Centre. The rear yards of adjacent residential allotments that 
front onto Tepco Court and Bagalowie Crescent are also within the locality.  
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2.2 Zoning 

 
The subject land is depicted on Zone Map Play/21 in the Mapping Section of the 
Development Plan.  
 
By virtue of its location, the land is entirely within the District Centre Zone. 
 
 

3. The Proposal 
 

The proposal is best described as follows: 
 

‘The demolition of an existing bulky goods outlet, the addition and alteration to an 
existing bulky goods outlet comprising an indoor recreation centre and bulky goods 
outlet and associated car parking’.  

 
The Applicant seeks to demolish the existing Harvey Norman Big Buys, alter the front 
entrance and increase the height of the parapet wall of the existing Harvey Norman store, 
increase the size of the existing bulky goods outlet for indoor recreation centre and bulky 
goods outlet and create an additional 77 car parking spaces. 
 

 
4. Procedural Matters 

 
4.1 Classification 

 
The demolition of an existing bulky goods outlet, the addition and alteration to an existing 
bulky goods outlet comprising an indoor recreation centre and bulky goods outlet and 
associated car parking is not assigned as Complying or Non-Complying either in 
Council’s Development Plan or in the Development Regulations 2008 (Regulations). 
 
As such, the proposal has been dealt with as a Merit form of development.  

 
4.2 Public Notification 

 
The Procedural Matters section of the District Centre Zone Section in the Development 
Plan assigns all forms of development located adjacent to a Residential Zone boundary 
as a Category 2 development.   
 
Eleven properties were notified of the development. One representation was received 
opposing the development and they have indicated that they wish to be heard by the 
Development Assessment Panel.  
 
No amendments to the plans were made by the Applicant or requested by Council in 
response to this representation. 

 
 

5. Key Issues 
 
The following matters are considered pertinent in reaching a recommendation for the 
proposal: 
 

• Whether the proposal is consistent with the Desired Character as expressed in 
the Development Plan; 

• Whether there is adequate car parking provided for the proposed land uses; 
• Whether sufficient setbacks are provided from the existing residential 

development to afford visual relief and to buffer any associated nuisances; and 
• Whether the additions are of an appropriate form and scale. 
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6. Planning Assessment 

 
6.1 Consistency with the Desired Character 

 
In order to determine whether the form and scale of the proposal is appropriate, it is first 
necessary to understand the Desired Character for the District Centre Zone in the 
Development Plan. 
 
The Zone comprises a range of retail and commercial facilities, including offices, 
consulting rooms, shops, petrol filling stations, department stores, banks, indoor 
recreation areas and restaurants.  
 
According to the Development Plan, development in the area should create a centre that 
provides mainly ‘convenience’ goods as well as a sufficient range of comparison goods 
and community facilities to serve the major weekly shopping needs. 
 
Further, a range of retail facilities, offices, consulting rooms, cultural, community, public 
administration, and entertainment, educational, recreational, religious and residential 
facilities should be provided to serve the community and visitors within the surrounding 
district. 
 
The demolition of an existing bulky goods outlet, the addition and alteration to an existing 
bulky goods outlet comprising an indoor recreation centre and bulky goods outlet and 
associated car parking is considered to be consistent with the Desired Character of the 
District Centre Zone as it provides recreational and retail facilities to serve the community 
and visitors within the surrounding district.  

 
6.2 Adequate car parking 
 
The proposed development will result in an indoor recreation centre of 2,463m2 and an 
additional 941m2 added to the existing bulky goods outlet for retail sales. This will result in 
an increase in the number of people visiting the site and will increase car parking 
demand. 
 
The Traffic Report prepared by GTA Consultants (GTA) considers this increase in people 
visiting the site and anticipates that it will generate up to 106 additional vehicles per day. 
GTA concludes that the 77 car parking spaces, 47 of which are additional to the subject 
land, is sufficient to manage the additional demand. Further, the surrounding shopping 
centre road network can accommodate the additional traffic generated from the proposal. 
 
Council’s Engineer has reviewed the report and accepts the conclusions and findings 
within the report. A condition has been included within the recommendation to reinforce 
the car park layout is in accordance with the relevant standards. 
 
The 77 car parking spaces meet the requirements stipulated for off street vehicle parking 
requirements in Table Play/3 of Council’s Development Plan. Although this table 
stipulates that 3 car parking spaces must be provided per 100 square metres of gross 
leasable area in the District Centre Zone, it also states that a lesser number of parking 
spaces may be provided if the development is integrated with shared parking.  
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This also satisfies Principle of Development Control 22 of the District Centre Zone of the 
Development Plan which states:  
 

“Vehicle parking should be provided in accordance with the rates set out in Table 
Play/3 – Off Street Vehicle Parking Requirements or Table Play/3A - Off Street 
Vehicle Parking Requirements for Designated Areas (whichever applies), unless:  

a)  an agreement is reached between the Council and the applicant for a 
reduced number of parking spaces  

(b)  a financial contribution is paid into the Council Car Parking Fund specified 
by the Council, in accordance with the gazetted rate per car park  

 
Further, Principle of Development Control 23 of the District centre Zone of the 
Development Plan is satisfied which states; “car parking areas Car parking areas located 
outside of the area marked ‘Retail Core’ should be sited to the rear and/or side of 
buildings”.  
 
The loading zone to the rear of the subject land will cater for Heavy Rigid Vehicles (HRV) 
and accommodate a turning area within the site. This ensures that the vehicles will exit 
and enter the site in a forward motion to restrict the impact to Munno Para Boulevard. 
The proposed crossover will be a minimum of 1 metre from the existing street 
infrastructure and reinforced in a condition contained within the recommendation.  

 
6.3 Appropriate separation from residential development 
 
Although the built form of the indoor recreation centre and loading dock for the bulky 
goods outlet will be constructed to the southern site boundary, it is considered to be 
sufficiently separated from the existing residential development by Munno Para 
Boulevard. There are also existing trees within the verge between Munno Para Boulevard 
and the rear fences of the residential development to provide screening from the 
proposal. 
 
The main entrances to the proposed buildings and customer car parking are provided on 
the opposite side away from the established residential development, reducing the impact 
of associated traffic and noise. 
 
This satisfies Principle of Development Control 12 of the District Centre Zone of the 
Development Plan which states; “centre development adjoining residential development, 
should be set back to afford visual relief and to buffer any associated nuisances”. 
 
6.4 Appropriate Form and Scale 

 
The subject site is located within the area marked ‘Service Trade Area’ which provides for 
the development of retail activities and should include activities such as bulky goods 
outlets and service trade premises. The proposed additions meet this requirement as 
they seek to increase the existing bulky goods outlet and provide an indoor recreation 
area. 
 
This satisfies Principle of Development Control 4 (d)(i) of the District Centre Zone of the 
Development Plan as follows: 
 

“the area marked ‘Service Trade Area’, provides for the development of retail 
activities which complement the adjoining areas marked ‘Retail Core’ and ‘Main 
North Road Area’ and should include:  

(i)  retail activities such as bulky goods outlets and service trade premises that 
have expansive display and/or storage requirements and generate lower 
customer turnover, including garden centre, hardware and timber supplies, 
automotive products and services, toys, furniture, floor coverings and 
household appliances”.  

 



Council Development Assessment Panel Agenda 146 18 July 2016 
 

 

The additions and alterations are proposed to use the same materials and colours and as 
the existing building to the North West (Harvey Norman) and they have been designed to 
be integrated into the existing building, so when viewed at street level, it provides a 
cohesive built form. Internal doors link the additions to the existing bulky goods outlet and 
the additional car parking spaces have been designed to fit in with the current car park 
layout.  
 
This satisfies Principle of Development Control 4 (d)(ii) of the District Centre Zone of the 
Development Plan as follows: 
 

(ii) “be designed to a high standard consistent with its exposed, highly visible 
location and project a cohesive built-form with a maximum of 12 metres in 
roof height and provide strong visual and physical links to and between the 
adjoining areas marked ‘Retail Core’ and ‘Main North Road Area”.  

 
It also satisfies Principle of Development Control 5(a) of the District Centre Zone of the 
Development Plan which states that development should “integrate unifying elements 
and/or develop new features that assist to unify and connect individual buildings and 
different areas”. 
 

 
7. Conclusion 

 
The proposal is considered to be consistent with the Desired Character of the District 
Centre Zone and an appropriate land use. The development adds to the established 
range of retail and commercial facilities. The proposed building will use the same 
materials and colours as the existing building to the North West (Harvey Norman) and 
has been designed to be integrated into the building, so when viewed at street level, it 
provides a cohesive built form. 
 
The proposal will increase demand for car parking which has been sufficiently 
accommodated with the inclusion of an additional 47 spaces to the existing car parking 
area, as confirmed in the GTA Traffic Report. The surrounding shopping centre road 
network can accommodate the additional traffic generated from the proposal. 
 
The built form of the indoor recreation centre and loading dock for the bulky goods outlet 
will be constructed to the southern site boundary. It is considered to be sufficiently 
separated from the established residential dwellings to the south of the subject land by 
Munno Para Boulevard and existing trees in the verge  
 
Based on the assessment undertaken, the proposed development has merits to warrant 
approval. 
 
 

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

 
A. DETERMINES that the proposed development is not seriously at variance with the 

policies in the Playford Council Development Plan; and 
 

B. GRANTS Development Plan Consent to the application by Calardu Munno Para Pty Ltd 
for the demolition of an existing bulky goods outlet, the addition and alteration to an 
existing bulky goods outlet comprising an indoor recreation centre and bulky goods 
outlet and associated car parking at Unti 1 Konanda Road, Munno Para, as detailed in 
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Development Application 292/729/2016 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 except where varied by any 
condition(s) listed below 

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

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

 
Reason: To minimise the impact on adjacent properties, roads, road users and   

infrastructure. 
 

3. 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 car parking. 

 
4. The driveway crossing place must not be closer than 1 metre to the existing street 

 
Reason: To ensure safe and convenient access and protect the existing 

infrastructure. 
 

5. All off-street car parking spaces must be line marked, in accordance with the 
approved plans and Australian Standards AS 2890.1:2004 and 1742.2.2009. The line 
marking, signposting and directional arrows must be maintained to a clear and visible 
standard at all times.  

 
Reason: To maintain safety for users. 

 
6. Any noise generated by the development during the day (7am to 10pm) shall not 

exceed 52 dB(A) and 45 dB(A) at night (10pm to 7am) at the adjacent noise affected 
premises within a habitable room as detailed in the Environment Protection (Noise) 
Policy 2007. 
 
Reason: To maintain an acceptable noise level within the adjacent rural residential 

properties. 
 

7. Free and unrestricted access must be available to both the designated car parking 
spaces and the vehicle access ways at all times. 

 
Reason: To ensure useable access and appropriate off-street car parking is 

provided. 
 

8. 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. 

 
 

 



Development Application Form 148 Item 5.3 - Attachment 1 
 

 

 



Certificate of Title 149 Item 5.3 - Attachment 2 
 

 

 
  



Certificate of Title 150 Item 5.3 - Attachment 2 
 

 

 
  



Certificate of Title 151 Item 5.3 - Attachment 2 
 

 

 
  



Certificate of Title 152 Item 5.3 - Attachment 2 
 

 

 
  



Certificate of Title 153 Item 5.3 - Attachment 2 
 

 

 
  



Certificate of Title 154 Item 5.3 - Attachment 2 
 

 

 



Aerial Photograph 155 Item 5.3 - Attachment 3 
 

 

 



Zone Map 156 Item 5.3 - Attachment 4 
 

 

 



Demolition Plan 157 Item 5.3 - Attachment 5 
 

 

 



Site Plan 158 Item 5.3 - Attachment 6 
 

 

 



Elevation Plan 159 Item 5.3 - Attachment 7 
 

 

 



Stormwater Management Report and Plans 160 Item 5.3 - Attachment 8 
 

 

 
  



Stormwater Management Report and Plans 161 Item 5.3 - Attachment 8 
 

 



Stormwater Management Report and Plans 162 Item 5.3 - Attachment 8 
 

 

 
  



Stormwater Management Report and Plans 163 Item 5.3 - Attachment 8 
 

 

 
  



Stormwater Management Report and Plans 164 Item 5.3 - Attachment 8 
 

 



Stormwater Management Report and Plans 165 Item 5.3 - Attachment 8 
 

 

 
  



Stormwater Management Report and Plans 166 Item 5.3 - Attachment 8 
 

 



Stormwater Management Report and Plans 167 Item 5.3 - Attachment 8 
 

 



Traffic Report 168 Item 5.3 - Attachment 9 
 

 

 
  



Traffic Report 169 Item 5.3 - Attachment 9 
 

 

 
  



Traffic Report 170 Item 5.3 - Attachment 9 
 

 

 
  



Traffic Report 171 Item 5.3 - Attachment 9 
 

 

 
  



Traffic Report 172 Item 5.3 - Attachment 9 
 

 

 
  



Traffic Report 173 Item 5.3 - Attachment 9 
 

 

 
  



Traffic Report 174 Item 5.3 - Attachment 9 
 

 

 
  



Traffic Report 175 Item 5.3 - Attachment 9 
 

 

 



Planning Report 176 Item 5.3 - Attachment 10 
 

 

 
  



Planning Report 177 Item 5.3 - Attachment 10 
 

 

 
  



Planning Report 178 Item 5.3 - Attachment 10 
 

 

 
  



Planning Report 179 Item 5.3 - Attachment 10 
 

 

 
  



Planning Report 180 Item 5.3 - Attachment 10 
 

 

 
  



Planning Report 181 Item 5.3 - Attachment 10 
 

 

 
  



Planning Report 182 Item 5.3 - Attachment 10 
 

 

 
  



Planning Report 183 Item 5.3 - Attachment 10 
 

 

 
  



Planning Report 184 Item 5.3 - Attachment 10 
 

 

 
  



Planning Report 185 Item 5.3 - Attachment 10 
 

 

 
  



Planning Report 186 Item 5.3 - Attachment 10 
 

 

 
  



Planning Report 187 Item 5.3 - Attachment 10 
 

 

 
  



Planning Report 188 Item 5.3 - Attachment 10 
 

 

 
  



Planning Report 189 Item 5.3 - Attachment 10 
 

 

 



Representation Received 190 Item 5.3 - Attachment 11 
 

 

 
  



Representation Received 191 Item 5.3 - Attachment 11 
 

 

 



Response to Representation 192 Item 5.3 - Attachment 12 
 

 

 
  



Response to Representation 193 Item 5.3 - Attachment 12 
 

 

 
  



Response to Representation 194 Item 5.3 - Attachment 12 
 

 

 
  



Response to Representation 195 Item 5.3 - Attachment 12 
 

 

 
  



Response to Representation 196 Item 5.3 - Attachment 12 
 

 

 
  



Response to Representation 197 Item 5.3 - Attachment 12 
 

 

 
 



Council Development Assessment Panel Agenda 198 18 July 2016 
 

 

 

APPLICATIONS FOR CONSIDERATION 

APPLICATIONS FOR 
CONSIDERATION – NO PERSONS 

TO BE HEARD 
 



Council Development Assessment Panel Agenda 199 18 July 2016 
 

 

 

6.1 THE CONSTRUCTION OF A CARPORT 
 
Snapshot 
 
Author: Megan Stewart 

Proposal: The construction of a carport 

Development Number: 292/757/2016 

Date of Lodgement: 25 May 2016 

Owner: Mr B McCabe 

Applicant: Mr C. Rowe 

Location: 8 Lindon Street, Elizabeth Vale 

Zone: Residential 

Classification: Merit 

Public Notification 
Category: 1 

Representation 
Received: No 

Development Plan: Consolidated 21 April 2016 

Request to vary 
Application Made? Yes 

Recommendation: To Refuse Development Plan Consent 
 

  

Attachments: 
 

See Attachment No: 1.  Development Application Form 
2.  Certificate of Title 
3.  Site Plan 
4.  Elevations 
5.  Engineering 
6.  Specifications 
7.  Zone Map 

 
 
1. The Subject Land 

 
The land is rectangular in shape and is located on the western side of Lindon Street in 
the suburb of Elizabeth vale. The allotment features a frontage of 20m and a depth of 
35m, with the overall area of the land being 700m2. 

 

The land currently features a single storey detached dwelling, a single carport, dependent 
accommodation and two ancillary outbuildings. 
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2. The Locality 
 
Based on the visibility of the proposed carport, the extent of the locality is considered to 
include: 
 

• The subject land; 
• 4 Haslam Crescent; 
• 6 Haslam Crescent; 
• 3 Lindon Street; 
• 4 Lindon Street; 
• 5 Lindon Street; 
• 6 Lindon Street; 
• 7 Lindon Street; 
• 1/9 Lindon Street; 
• 10 Lindon Street; 
• 11 Lindon Street; 
• 12 Lindon Street 
• 14 Lindon Street; and 
• 27 Broughton Road 

 
2.1 Locality Plan 
 

 
 
The locality contains low-density residential development consisting of single storey 
detached dwellings and ancillary structures and outbuildings, to the side and rear of the 
allotments.  
 
The streetscape is characterised by large front setbacks to the dwellings, open 
landscaped front gardens and low or open fencing to the street.  
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2.2 Zoning 
 

The subject land is depicted on Zone Map Play/33 in the Mapping Section of the 
Development Plan.  
 
By virtue of its location, the land is entirely within the Residential Zone. 

 
 
3. The Proposal 
 

The proposal is best described as follows: 
 

‘The construction of a carport’.  
 
The carport is proposed to be constructed with steel framing, pitched colourbond roof 
sheeting in Heritage Green Colour and a 3.6m post height to accommodate a caravan.  
 
It is proposed to be constructed in front of the main face of the dwelling, 3.5m from the 
primary street frontage and 1.4m from the southern side property boundary. 
 
The applicant was informed Council staff could not support the carport due to its intrusion 
on the established large setbacks of the locality and the adverse amenity impact the 
structure, forward of the dwelling, would have on the existing open character of the 
streetscape.  
 
It was recommended the applicant discuss with the owner the idea of altering the existing 
carport to the side of the dwelling, to accommodate the caravan, rather than constructing 
a new carport forward of the dwelling. 
 
Council was informed, due to the way it is constructed and attached to the existing 
dwelling, that there is no possible way to alter the existing carport to allow for the owner 
to have his caravan undercover. 
 
The applicant and owner confirmed that no amendments would be forthcoming in regard 
to the above mentioned items and hence a decision is required in relation to the plans 
currently provided.  

 
 
4. Procedural Matters 

 
4.1 Classification 

 
The construction of a carport forward of the dwelling is not assigned as Complying or 
Non-Complying, either in Council’s Development Plan or in the Development 
Regulations 2008 (Regulations).  
 
As such, the proposal has been dealt with as a Merit form of development.  

 
4.2 Public Notification 

 
Part 1, Clause 2(d) of Schedule 9 of the Regulations assigns the construction of a 
carport, if it will be ancillary to a dwelling, as a Category 1 development. 
 
For this reason, no public notification was undertaken. 
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5. Key Issues 
 
The following matters are considered pertinent in reaching a recommendation for the 
proposal: 
 

• Whether the construction of a carport forward of the dwelling is consistent with the 
Desired Character; 

• Whether the carport is setback sufficiently from the street and property 
boundaries; and 

• Whether the carport has an adverse amenity impact on the streetscape. 
 
 
6. Planning Assessment 
 

6.1 Residential Assessment Table Snapshot 
 

Development Plan 
Provision 

Standard Proposed 

Site Area 300sqm 700sqm 
Frontage Width 10m 20m 
Setbacks from primary 
frontage 

5.5m and not less than 0.5m 
behind the main face of the 

dwelling 

3.5m from primary street 
frontage and 7m forward of 

the main face of the dwelling 
Setbacks from side boundary 

• Ground floor 
• Upper floor 

Either constructed on the 
side property boundary or 

setback a minimum of 
600mm for an open 

structure 

1.4m from the southern side 
property boundary 

Setbacks from rear boundary 
• Ground floor 
• Upper floor 

Either constructed on the 
rear property boundary or 

setback a minimum of 
600mm for an open 

structure 

16.3m 

Private Open Space 20% of site area  21% of site area 
Site Coverage 40% of site area for 

allotments greater than 
450m2 

51% 

Car parking 2 on site car parking 
spaces, 1 of which is 

covered, the second can be 
tandem 

2 undercover car parking 
spaces provided by the 

existing carport attached to 
the side of the existing 

dwelling.  
 
6.2 Consistency with the Desired Character 
 
The Zone comprises a majority of the residential areas within Playford and as such is a 
mixed area consisting of predominately private, low-density dwellings in established 
areas, developed from the 1980’s to current and Housing Trust developed areas, of 
mixed ownership. 
 
According to the Development Plan, a future character comprising the re-development of 
areas and upgrading of dwellings having a low level of amenity, development integrated 
with communities in the adjoining Residential Regeneration Zone, varied streetscapes 
with a focus on high public amenity, an attractive public environment enhanced by 
pleasant streetscapes, landscaping and various public works, with an emphasis on good 
urban design and limited vehicular intrusion to protect residential areas from through 
traffic is desired.  
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Further, in order to promote an improved quality of life to residents within Playford, it is 
essential that good design practices be encouraged to not only ensure innovation and 
sustainability in the design of any new development, but also to preserve and improve the 
quality of the surrounding residential environment.  
 
The construction of a carport forward of the dwelling is considered to be inconsistent with 
the Desired Character of the Residential Zone as it would be intrusive on the pleasant 
streetscape and urban design desired and would contribute to vehicular intrusion on the 
surrounding residential environment.  
 
Therefore the proposal is at odds with Principle of Development Control 6 of the 
Residential Zone in the Zone Section of the Development Plan which states; 
 

‘Development should not be undertaken unless it is consistent with the desired 
character of the Zone’.  

 
6.3 Setbacks from Street and Property Boundaries 
 
The carport is proposed to be constructed forward of the main face of the dwelling, 3.6m 
in height and 3.5m from the primary street frontage. 
 
There are no other structures within the locality constructed forward of the main face of 
the dwellings to which they relate. The existing streetscape is characterised by large 
front setbacks to the dwellings, open landscaped front gardens and low or open fencing 
to the street.  

 
The construction of a carport forward of the associated dwelling does not meet PDC 23 of 
the Design and Appearance Section in the General Section of the Development Plan, 
which states: 
 

‘Except in areas where a new character is desired, the setback of buildings from 
public roads should: 
(a) Be similar to, or compatible with, setbacks of buildings on adjoining land and 

other buildings in the locality, and; 
(b) Contribute positively to the function, appearance and/or desired character of 

the locality’. 
 

The proposal also fails to satisfy PDC 40 of the Residential Development Section in the 
General Section of the Development Plan which states: 
 

‘Except where otherwise specified in a particular zone, policy area or precinct, 
garages, carports, pergolas, outbuildings and other similar buildings should be set 
back a minimum of 5.5 metres from the primary road frontage and not less than 
0.5 metres behind the main face of the dwelling’.  

 
6.4 Streetscape Impact  
 
As stated previously, there are no other structures within the locality constructed forward 
of the main face of the dwellings to which they relate. Further, the locality consists of low-
density dwellings, ancillary structures and outbuildings to the side and rear of the 
allotments.  
 

The streetscape is characterised by large front setbacks to the dwellings, open 
landscaped front gardens and low or open fencing to the street. The construction of a 
carport forward of the main face of the dwelling, 3.5m from the primary street frontage will 
be intrusive on the large front setbacks to the dwellings and the established streetscape. 
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7. Conclusion 
 
The proposal does not satisfy numerous Principles of Development Control within 
Council’s Development Plan to warrant support.  
 
The construction of a carport forward of the dwelling is considered to be inconsistent with 
the Desired Character of the Residential Zone as it would be intrude on the pleasant 
streetscape and urban design desired and would contribute to vehicular intrusion on the 
surrounding residential environment.  
 
There are no other structures within the locality constructed forward of the main face of 
the dwellings to which they relate and the existing and desired character is for an open 
landscaped streetscape. 
 
The locality consists of low-density dwellings, ancillary structures and outbuildings to the 
side and rear of the allotments. The construction of a carport forward of the main face of 
the dwelling and 3.5m from the primary street frontage, will be intrusive on the 
established large setbacks of the locality and would have an adverse impact on the 
established streetscape. 

 
 

8. Recommendation 
 
 
STAFF RECOMMENDATION 
 
That pursuant to the authority delegated to the Council Development Assessment Panel by 
the Council, it is recommended that the Council Development Assessment Panel: 
 
REFUSES Development Plan Consent to the application by Mr C. Rowe to construct a 
carport at 8 Lindon Street, Elizabeth Vale, as detailed in Development Application 
292/757/2016 on the following grounds: 

 
1. Overall, the proposal is at odds with the Desired Character for the Zone, particularly 

as it relates to the pleasant streetscape and urban design desired and would 
contribute to vehicular intrusion on the surrounding residential environment; 

 
2. By virtue of its location, the proposed carport will have an unreasonable impact of the 

character of the locality which consists of low-density dwellings, ancillary structures 
and outbuildings to the side and rear of the allotments;  

 
3. The construction of a carport forward of the main face of the dwelling, 3.5m from the 

primary street frontage will be intrusive on the established large setbacks of the 
locality and would have an adverse impact on the established streetscape, 
characterised by open landscaped front gardens and low or open fencing to the 
street; and 

 
4. The proposal is considered to be at variance with the relevant provision of the City of 

Playford Development Plan, including: 
 

General Section 
 
Design and Appearance 
 
Objectives: 
 

Obj 1 Development of a high design standard and appearance that responds to 
and reinforces positive aspects of the local environment and built form. 
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Principles of Development Control: 
 

PDC 1 Buildings should reflect the desired character of the locality while 
incorporating contemporary designs that have regard to the following: 

 
(a) building height, mass and proportion 
(b) external materials, patterns, colours and decorative elements 
(c) roof form and pitch 
(d) façade articulation and detailing  
(e) verandas, eaves, parapets and window screens.  

 
PDC 23 Except in areas where a new character is desires, the setback of buildings 

from public roads should: 
(a) be similar to, or compatible with, setbacks of buildings on adjoining land 

and other buildings in the locality; 
(b) contribute positively to the function, appearance and/or desired character of 

the locality. 
 
PDC 24  Except where specified in a particular zone, policy area or precinct, 

buildings and should be set back from road boundaries having regard to the 
requirements set out in Table Play/2 – Building Setbacks from Road 
Boundaries. 

 
Residential Development 
 
Objectives: 
 

Obj 3 Redevelopment of existing residential areas, including comprehensive 
renewal in degraded areas, that enhances the residential amenity of the 
zone through sensitive infill, the development of attractive streetscapes and 
the retention of reasonable levels of privacy and amenity. 

 
Principles of Development Control: 
 

PDC 10 Garages, carports, pergolas, outbuildings and other similar buildings 
(except where otherwise specified) should not dominate the streetscape 
and be designed within the following parameters:  

 
Parameter Value 
Minimum dimensions for a single car garage or carport 3 metres x 6 metres 
Minimum dimensions for a double carport or garage 5.8 metres x 6 metres 
Maximum width for a carport or garage 7 metres 
Maximum floor area for sites less than 400 square metres 36 square metres 
Maximum floor area for sites greater than 400 and less than  54 square metres 
600 square metres 
Maximum floor area for sites greater than 600 square metres 80 square metres 
Maximum building height (from natural ground level) 4.5 metres 
Maximum wall height (from natural ground level) 2.8 metres 
Maximum height of finished floor level 0.3 metres above natural 

ground level 
 

PDC 40 Except where otherwise specified in a particular zone, policy area or 
precinct, garage, carports, pergolas, outbuildings and other similar buildings 
should be set back a minimum of 5.5 metres from the primary road frontage 
and not less than 0.5 metres behind the main face of the dwelling. 

 
Transportation and Access 
 

PDC 38  Vehicle parking area should be sited and designed to: 
(i) not dominate the character and appearance of a site when viewed 
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from public roads and spaces. 
 
Zone Section 
 
Objectives: 
 
Objective 5 Development that contributes to the desired character of the zone. 
 
Principles of Development Control: 
 

PDC 6 Development should not be undertaken unless it is consistent with the 
desired for the zone. 
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6.2 CONSTRUCTION OF A DETACHED DWELLING, FARM BUILDING, ABOVE 
GROUND RAINWATER TANK (200,000 LITRE) AND ASSOCIATED 
EARTHWORKS 

 
Snapshot 
 
Author: Christopher Webber 

Proposal: Construction of a detached dwelling, farm building, above 
ground rainwater tank (200,000 litre) and associated earthworks 

Development Number: 292/1644/2015 

Date of Lodgement: 16 November 2015 

Owner: Mr A D Marshall 
Mrs C R Marshall 

Applicant: Eric Smith Architecture 

Location: Lot 8 Goulds Road, One Tree Hill  

Zone: Hills Face 

Classification: Non-Complying 

Public Notification 
Category: 3 

Representation 
Received: Yes 

Development Plan: Consolidated 20 March 2014 

Request for Additional 
Information Made? Yes 

Recommendation: To Grant Development Plan Consent subject to DAC 
concurrence 
 

  

Attachments: 
 

1.  Certificate of Title 
2.  Relevant Zone Map 
3.  Site Plan 
4.  Dwelling Elevations 
5.  Shed Elevations 
6.  Plumbing Layout Plan 
7.  Landscape Plan 
8.  Statement of Support 
9.  Statement of Effect 
10.  CFS Report 
11.  Site History Assessment 
12.  Statement of Representation 
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1. The Subject Land 
 
The land is irregular in shape, with a gradual downward slope from east to west and to 
the south boundary of the allotment. It is located on the southern side of Goulds Road 
and to the north of Gulf View Drive, in the suburb of One Tree Hill. At present, the 
allotment is currently used for low intensity farming (grazing).  
 
There is no dwelling located on the subject site; however there is an existing shed that is 
used for the storage of equipment associated with the land located in the south-eastern 
corner. The majority of the land is devoid of vegetation having been used for horticultural 
purposes with vegetation containing large trees provided along the southern and western 
boundaries. 
 
 

2. The Locality 
 
By virtue of the visibility of the subject allotment, the extent of the locality is considered to 
include: 

• The subject site; 
• 84 Gulf View Drive; 
• Lot 7 Gulf View Drive; 
• 52 Gulf View Drive; 
• 89 Goulds Road; 
• 90 Goulds Road; 
• 74 Goulds Road; and 
• 52 Goulds Road 

 
2.1 Locality Plan 
 

 
 
The locality comprises of large semi-rural allotments ranging between 4 and 5.8 hectares 
in area. The area consists of predominantly detached, single storey dwellings displaying 
a variety of housing styles built in the 1980’s or earlier and associated outbuildings. 
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Native vegetation is commonly located along property fence lines, with large areas of 
cleared vegetation between the road and dwellings. There are examples of dispersed 
vegetation in an uncoordinated manner on some allotments. The topography of the 
locality and vegetation has led to reduced visibility of dwellings and outbuildings from the 
street, maintaining a rural landscape 
 
2.2 Zoning 

 
The subject land is depicted on Zone Map Play/10 in the Mapping Section of the 
Development Plan.  
 
By virtue of its location, the land is entirely within the Hills Face Zone. 

 
 

3. The Proposal 
 

The proposal is best described as follows: 
 

‘Construction of a single storey detached dwelling, farm equipment shed, above 
ground rainwater tank and associated earthworks and landscaping’ 

 
The applicant seeks to construct a single storey detached dwelling setback 57 metres 
from Goulds Road. The dwelling will be comprised of 4 bedrooms, a guest room, kitchen, 
dining, study and a 3 car garage. The external materials of the building will consist of 
woodland grey colorbond roof sheeting and sandstone blockwork with cream rendered 
quoins for the external walls. The wall height will be 2.7m resulting in a maximum building 
height of 6.1m above the finished floor level. The driveway is to be constructed with a 
crushed rock base in accordance with the Ministers Code for Bushfire Prone Land, with 
an approximate rise of 1 metre over 60 metres. Existing vegetation along Goulds Road 
provides visual screening.  
 
The proposal also includes a farm building containing a total floor area of 135 square 
metres and maximum wall height of 3.5m. The external colours of the building will be 
entirely woodland grey and the shed will be used for the purposes of storing farm tools, 
machinery, seeds, animal feeds and tools for the land maintenance of the farm.  
 
One 200,000 litre rainwater tank with a total floor area of 90m2 and a 2.18m wall height 
will be installed above ground on the southern side of the proposed dwelling. 
Landscaping in the form of large trees will be provided along the south and eastern 
boundary and smaller trees surrounding the proposed dwelling and screening the farm 
shed. 

 
 
4. Procedural Matters 

 
Council’s Development Assessment Panel resolved to allow the application to proceed to 
a full assessment at the meeting held on 18 April 2016. The applicant was subsequently 
requested to supply a Statement of Effect that has been prepared and supplied by Town 
Planning HQ Pty Ltd on behalf of the applicant. 
 
4.1 Classification 

 
The proposed excavation and filling associated with the detached dwelling and farm 
shed will not exceed 2 metres below natural ground level or 1 metre above natural 
ground level respectively. Therefore the proposed earthworks are exempt from Non-
Complying as assigned by Council’s Development Plan. However, due to the vehicular 
access track exceeding 30 metres in length to the proposed dwelling, the Procedural 
Matters of the Hills Face Zone assigns a dwelling as Non-Complying. 
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As such, the proposal has been dealt with as a Non-Complying form of development. 
 

4.2 Public Notification 
 
The proposed development is not listed in the Development Plan as either a Category 1 
or 2 form of development. The Regulations prescribe under Schedule 9 Part 1(3) that 
only the following forms of development can be considered Category 1 when relating to 
a non-complying development: 
 
Any development classified as non-complying under the relevant Development Plan 
which comprises—  
 

(a) the alteration of, or addition to, a building which, in the opinion of the relevant 
authority, is of a minor nature only; or 

(b) the construction of a building to be used as ancillary to or in association with an 
existing building and which will facilitate the better enjoyment of the purpose for 
which the existing building is being used, and which constitutes, in the opinion 
of the relevant authority, development of a minor nature only; or 

(c) the division of land where the number of allotments resulting from the division is 
equal to or less than the number of existing allotments. 

 
As the proposed development does not satisfy any of the above tests to form a Category 
1 proposal, the application is therefore subject to Category 3 public notification. 
 
The application was subsequently advertised as a Category 3 form of development. Six 
properties were notified altogether and the public generally by placing an advertisement 
in The Advertiser. One representation from Mary Parletta of the adjacent property at 84 
Gulf View Drive was received in support of the application and is attached in the report. 
 
The representor did not indicate a desire to be heard by the Development Assessment 
Panel.  

 
 

5. Key Issues 
 
The following matters are considered pertinent in reaching a recommendation for the 
proposal: 
 

• Whether the construction of the dwelling, farm equipment shed, above ground 
rainwater tank and associated earthworks are consistent with the Desired 
Character as expressed in the Development Plan; 

• Whether the amount of excavation and fill will have an unreasonable visual impact 
on the natural character of the zone; 

• Whether the proposed buildings and structures are located in an unobtrusive 
location to detract from the existing amenity of the locality;   

• Whether the driveway follows the contour of the land to reduce its visual impact; 
• Whether adequate landscaping is provided to screen the development.   
• Whether the establishment of a residential use is suitable in the locality and subject 

land given previous low intensity agricultural activity 
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6. Planning Assessment 
 
6.1 Quantitative Assessment Table Snapshot: 

 
The following table provides a snapshot of the quantitative provisions of the Hills Face 
Zone and is discussed in greater detail further in the report.  

 
Development Plan 
Provision 

Required Proposed Dwelling Proposed Farm 
Building 

Excavation 
PDC 3 

1.5m 1.7m 
Does not satisfy  

by 0.2m 

0.9m 
Satisfies 

Filling 
PDC 3 

1.5m 0.9m 
Satisfies 

0.5m 
Satisfies 

Building Height 
PDC 14 (a) 

Single storey 2.7m 
Satisfies 

3.5m 
Satisfies 

 
6.2 Contribution to and Impact on the Desired Character and Amenity of the Locality 

 
In order to determine how the proposed development addresses the intent of the Hills 
Face Zone, it is imperative to understand the Zone’s Desired Character. 
 
The Zone has a distinctive character derived from residential development at very low 
densities, undulating terrain and a relatively open and natural landscape. 
 
The Hills Face Zone envisages the preservation of its natural character and landscape 
by limiting the intrusion of visually obtrusive development. Development is sought to be 
located in unobtrusive locations and be accompanied by indigenous screening 
vegetation.  
 
It is envisaged by the Development Plan that the open natural character will be 
enhanced by utilising building materials that are non-reflective and of unobtrusive muted 
colours that blend with the natural elements of the landscape. 
 
Detached dwellings are common throughout the zone. They are able to be 
accommodated where they do not increase the demand of services at a cost to the 
community and maintain the open nature and character of the zone by incorporating 
generous setbacks from public roads and screened by native vegetation.  
 
Further to the description of the locality in Section 2 of this report, it is considered that 
the existing character of the locality is consistent with the Desired Character of the zone. 
 
The Development Plan contains several Principles of Development Control (PDC) which 
exist so as to ensure that the Desired Character for the Area is achieved. Specifically, 
 
PDC 1  Development should not be undertaken unless it is associated with a low 

intensity agricultural activity, a public open space area or a private use of an 
open character, or is a detached single storey dwelling, including outbuildings 
and structures normally associated with such dwellings, on a single allotment. 

 
PDC 13  Buildings, including structures, should be located in unobtrusive locations 

and, in particular, should: 
 

(a)  be located not to be visible against the skyline when viewed from roads 
within the zone or from the metropolitan area particularly the Adelaide 
Plain 

(b)  have the roof line below the lowest point of the abutting road when the 
allotment is on the low side of the road 
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(c)  be sited on excavated rather than a filled site in order to reduce the 
vertical profile of the building 

(d)  be screened by existing native vegetation when viewed from roads 
within the zone or from the metropolitan area particularly the Adelaide 
Plain 

(e)  be located well below the ridge line 
(f)  be located within valleys or behind spurs 
(g)  be set well back from public roads, particularly when the allotment is on 

the high side of the road 
(h)  be sited on excavated, rather than a filled site in order to reduce the 

vertical profile of the building 
(i)  not be sited on landfill which would interfere with the flow of flood waters 
(j)  not have a septic tank drainage field located in such a way as to pollute 

watercourses 
(k)  be located in such a way as to maximise the retention of existing native 

vegetation and retain watercourses in their natural state. 
 

The subject land is currently used for a low intensity agricultural activity (grazing). The 
proposed buildings will be grouped together to allow the remainder of the property to 
continue the existing use and will also share an association to the farming activity. 
Therefore the proposed development will meet PDC 1 of the Hills Face Zone. 
 
Whilst the earthworks associated with the proposed dwelling will exceed the 1.5m 
provision, the minor departure of 0.2m is not considered to significantly impact the 
existing natural character of the zone. The excavation will allow the dwelling to blend in to 
the natural slope of the land and further reduce the bulk and scale of the building when 
viewed from Goulds Road, meeting (g) of PDC 13 above.  
 
The single storey height and varied roof design of the proposed dwelling also aids in 
reducing the visual mass and dominance. This is supported by PDC 3 of the Siting and 
Visibility section within the General Section of the Development Plan which states; 
 
PDC 4  Buildings and structures should be designed to minimise their visual impact in 

the landscape, in particular:  
 

(a)  the profile of buildings should be low and the rooflines should 
complement the natural form of the land  

(b)  the mass of buildings should be minimised by variations in wall and roof 
lines and by floor plans which complement the contours of the land  

(c)  large eaves, verandas and pergolas should be incorporated into designs 
so as to create shadowed areas that reduce the bulky appearance of 
buildings. 

 
The proposed all-weather driveway will utilise the existing crossover from Goulds Road 
and follow the natural contour of the land without the need for excessive excavation or 
filling given the minimal gradient of 1 in 60. Any visual impact of the access driveway will 
be offset by the existing and proposed native vegetation.  
 
The driveway will provide access to the proposed dwelling and farm building with a 
turnaround area for fire fighting vehicles. The above ground rainwater tank will provide a 
year round water supply and contains a large 200 000 litre capacity to also assist with 
fire fighting. The Country Fire Service (CFS) reviewed the plans and supported the 
proposal subject to a series of conditions. These conditions have been added to the 
Staff Recommendation. 
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6.3 Visual Impact 
  

As previously mentioned, the zone seeks to preserve the natural character and amenity 
of the zone. It is therefore important to assess the siting and visibility of the proposed 
development, notably when viewed from public roads. The following Objective of the 
Hills Face Zone in the Development Plan seeks: 
 
Objective 2  A zone accommodating low intensity agricultural activities and 

public/private open space and one where structures are sited and 
designed in such a way as to: 

 
(a)  preserve and enhance the natural character or assist in the re-

establishment of a natural character in the zone 
(b)  limit the visual intrusion of development in the zone, particularly when 

viewed from roads within the zone or from the Adelaide Plain 
(c)  not create, either in themselves, or in association with other 

developments, a potential demand for the provision of services at a 
cost to the community 

(d)  prevent the loss of life and property resulting from bushfires. 
 
Due to the surrounding vegetation and natural topography of the locality, the proposed 
dwelling will not be visible from Gulf View Drive or other surrounding public roads. The 
proposed dwelling will only be visible from Goulds Road. The detached dwelling 
contains a setback of 57 metres from the front boundary which differs from adjacent 
dwellings that are offset in excess of 93m from Goulds Road.  
 
The shortfall from adjacent dwelling setbacks is not considered detrimental to the 
proposal as the visual impact of the proposed structures are mitigated by the existing 
mature vegetation the runs along the front property boundary. Further, the proposed 
excavation will reduce the bulk and scale of the dwelling by allowing the building to be 
set down into the landscape. 
 
The proposed landscaping will surround the house in the form small native trees and 
shrubs and the introduction of large native vegetation along the East boundary of which 
will further mitigate the visual impact of the dwelling. The proposed increase in native 
vegetation as a means of screening is considered to effectively reduce the visual impact 
of the development and contribute to the amenity of the locality and natural character of 
the zone. The landscaping is supported by PDC 25 and 26 of the Hills Face Zone.  
 
In addition to the proposed landscaping, the detached dwelling, farm building and 
rainwater tank are located within a maximum distance of 28m from one another. 
Therefore the proposed structures are considered to be clustered together on the large 
allotment of approximately 3.7 hectares. The grouping of buildings will allow the 
remaining portion of the land to be utilised for the low intensity farming activities that are 
typical of the zone. As such, the proposed development is considered to meet PDC 19 
of the Hills Face Zone and the following Council wide provision in the Siting and 
Visibility section: 
 
PDC 2  Buildings should be sited in unobtrusive locations and, in particular, should: 
 

(a)  be grouped together  
(b)  where possible be located in such a way as to be screened by 

existing vegetation when viewed from public roads and especially 
from the Mount Lofty Ranges Scenic Road as shown on Overlay 
Maps - Transport. 
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In respect of the colours and materials of the proposed structures, the sandstone walls 
of the dwelling and woodland grey colour of the roof, farm building and water tank will 
assist in preserving the existing character of the zone by matching the tones of 
surrounding vegetation and natural landscape. 
 
The farm building, despite its relatively high 3.5m walls, will be recessed behind the 
proposed dwelling when viewed from Goulds Road and the landscaping will assist in 
obscuring any visual impact. Any visual concerns associated to the above ground 
rainwater tank are negligible given that it will be sited behind the proposed dwelling and 
farm building some 102m from Goulds Road and contains a minimal 2.18m wall height. 
 
Overall, the proposed dwelling, farm building, above ground rainwater tank and 
landscaping are designed and sited to minimise visual intrusion and comfortably satisfy 
Objective 2 of the Hills Face Zone. 

 
6.4 Suitability for Residential Use 

 
The subject land contains an existing low intensity agricultural use (grazing). The 
proposed detached dwelling will be the first inclusion of a residential use on the property. 
Given the existing use of the land and agricultural/horticultural uses in the zone it is 
important to determine whether the land is suitable for a more sensitive use (residential).   
 
The Planning SA Advisory Notice covers the responsibilities of planning authorities when 
addressing site contamination during the assessment of development applications. The 
Notice acknowledges that agricultural/horticultural activities demonstrate a greater 
likelihood of giving rise to site contamination and a relevant authority should request a 
site assessment when a move to a more sensitive use is proposed. As such, a site 
history assessment was requested in order to determine the suitability for residential 
use. 
 
A site history assessment report was provided by TMK Consulting Engineers and is 
attached to this report, whom after a detailed analysis, concluded that there is a low risk 
of site contamination on the land. Therefore the proposed site will be suitable for 
residential use.  

  
 
7. Conclusion 

 
The Development Plan generally discourages Non-Complying development. 
Notwithstanding, and by virtue of the conditions of the site together with the proposed 
setbacks and scale of the proposal, the new dwelling, farm building, above ground 
rainwater tank and associated earthworks are considered acceptable forms of 
development that will not unreasonably detract from the existing character and amenity of 
the locality.  
 
It is also considered that the proposed and existing landscaping will minimise the visual 
impact of the proposed structures. This landscaping will also ensure that the subject land 
is in keeping with the natural character of the locality notwithstanding the construction of 
additional buildings. 
 
The Applicant has included design and landscaping features which ensure that the 
proposal does not have an adverse impact upon the character or amenity of the locality, 
and hence it is considered that the proposal exhibits sufficient merit to warrant the issue 
of Development Plan Consent. 
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8. Recommendation 
 
 
STAFF RECOMMENDATION 
 
That pursuant to the authority delegated to the Council Development Assessment Panel by 
the Council, it is recommended that the Council Development Assessment Panel: 
  

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

B. Subject to the concurrence of the Development Assessment Commission; GRANTS 
Development Plan Consent to the application by Eric Smith Architecture for the 
Construction of a detached dwelling, farm building, above ground rainwater tank 
(200,000 litre) and associated earthworks at Lot 8 Goulds Road, One Tree Hill, as 
detailed in Development Application No. 292/564/2015, subject to the following 
conditions: 
 

1. The development must be undertaken, completed and maintained in accordance with 
the plan(s) and information detailed in Application No. 292/1644/2015 except where 
varied by any condition(s) listed below. 

 
2. The planting and landscaping identified on the plans submitted with the application 

must be completed in the first planting season concurrent with or following 
commencement of the use of the dwelling.  Such planting and landscaping must not 
be removed, nor the branches of any tree lopped, and any plants which become 
diseased or die must be replaced with a suitable species to the reasonable 
satisfaction of Council. 
 
Reason: To maintain and enhance the visual amenity of the locality in which the 

subject land is situated. 
 

3. The existing trees identified on Sheet No. 2A of the submitted plans must not be 
removed or any of their branches lopped. 

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

 
4. All stormwater must be suitably disposed of, and not discharged onto adjoining 

properties to the reasonable satisfaction of Council 
   

Reason: To prevent discharge of stormwater onto adjoining properties 
 

5. All external materials, colours and finishes must be non-reflective, dark and natural so 
as to blend with the landscape. 

 
Reason: To maintain and enhance the visual amenity of the locality in which the 

subject land is situated. 
 

6. Access to dwelling 

6.1 Access to the building site shall be of all-weather construction, with a 
minimum formed road surface width of 3 metres and must allow forward 
entry and exit for large fire-fighting vehicles. 

6.2 Vegetation to be established alongside the access road shall be 
pruned/maintained to achieve a minimum vehicular clearance of not less 
than 4 metres in width and a vertical height clearance of 4 metres. 
Vegetation overhanging the access road shall be pruned to achieve a 
minimum vehicular clearance of not less than 4 metres width and a 
vertical height clearance of 4 metres. 
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Reason: The Code Part 2.3.3.1 describes the mandatory provision for ‘Private’ 

roads and driveways to buildings, where the furthest point to the building 
from the nearest public road is more than 30 metres, shall provide safe 
and convenient access/egress for large Bushfire fighting vehicles. 

7. Access (to dedicated water supply) 

7.1 Water supply outlet shall be easily accessible and clearly visible from the 
access way. 

7.2 Access to the dedicated water supply shall be of all-weather construction, 
with a minimum formed road surface width of 3 metres. 

7.3 The driveway shall be constructed to be capable of supporting fire-fighting 
vehicles with a gross vehicle mass (GVM) of 21 tonnes, AND 

7.4 Provision shall be made adjacent to the water supply for a hardstand area 
(capable of supporting fire-fighting vehicle with a gross mass (GVM) of 21 
tonnes) that is a distance equal to or less than 6 metres from the water 
supply outlet.   

7.5 CFS appliance inlet is rear mounted; therefore the out/water storage shall 
be positioned so that the CFS appliance can easily connect to it rear 
facing. 

 
Reason: The Code Part 2.3.4.1 requires a dedicated and accessible water 

supply to be made available at all times for fire-fighting. 
Ministers Specification SA 78 describes the mandatory provision for 
access to the dedicated water for fire-fighting vehicles where the path 
of travel from the entrance to the property to the water storage facility 
is more than 30 metres in length, by an all-weather roadway. 

8. Water Supply 

8.1 A minimum supply of 22,000 litres of water shall be available at all times 
for bushfire fighting purposes. 

8.2 The water storage facility may combine the bushfire fighting water supply 
with domestic use, providing the outlet for domestic use is located above 
the 22,000 litres of dedicated fire water supply in order for it to remain as a 
dedicated supply. 

8.3 The bushfire fighting water supply shall be clearly identified and fitted with 
an outlet of at least 50mm diameter terminating with a compliant CFS fire 
service adapter, which shall be accessible to bushfire fighting vehicles at 
all times. 

8.4 The water storage facility (and any support structure) shall be constructed 
of non-combustible material. 

8.5 The dedicated fire-fighting water supply shall be pressurised by a pump 
that has: 

• A minimum inlet diameter of 38mm, AND 

• Is powered by a petrol or diesel engine with a power rating of at least 
3.7kW (5hp) OR 

• A pumping system that operates independently of mains electricity and 
is capable of pressurising the water for fire-fighting purposes. 

8.6 The dedicated fire-fighting water supply pump shall be located at or 
adjacent to the dwelling to ensure occupants safety when operating the 
pump during a bushfire. An ‘Operations Instruction Procedure’ shall be 
located with the pump control panel. 
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8.7 The fire-fighting pump and flexible connections to the water supply shall be 
protected by a non-combustible cover that allows adequate air ventilation 
for efficient pump operation. 

8.8 All bushfire fighting water pipes and connections between the water storage 
facility and a pump shall be no smaller in diameter than the diameter of the 
pump inlet. 

8.9 All non-metal water supply pipes for bushfire fighting purposes (other than 
flexible connection and hoses for firefighting) shall be buried below ground 
to a minimum depth of 300mm with no non-metal parts above ground level. 

8.10 A fire-fighting hose (or hoses) shall be located so that all parts of the 
building are within reach of the nozzle end of the hose and if more than one 
hoses is required they should be positioned to provide maximum coverage 
of the building and surrounds (i.e. at opposite ends of the dwelling). 

8.11 All fire-fighting hoses shall be capable of withstanding the pressures of the 
supplied water. 

8.12 All fire-fighting hoses shall be of reinforced construction manufacture in 
accordance with AS 2620 or AS 1221. 

8.13 All fire-fighting hoses shall have a minimum nominal internal diameter of 
18mm and a maximum length of 36 metres. 

8.14 All fire-fighting hoses shall have an adjustable metal nozzle, or an 
adjustable PVC nozzle manufactured in accordance with AS 1221. 

8.15 All fire-fighting hoses shall be readily available at all times. 
 
Reason:  The Code Part 2.3.4.1 prescribes the mandatory provision of a 

dedicated and accessible water supply to be made available at all 
time for fire-fighting. 
Ministers Specification SA78 provides the technical details of the 
dedicated water supply for bushfire fighting for the bushfire zone. The 
dedicated bushfire fighting water supply shall also incorporate the 
installation of a pumping system, pipe-work and fire-fighting hose(s) in 
accordance with Ministers Specification SA78. 

9. Vegetation 

9.1 A vegetation management zone (VMZ) shall be established and maintained 
within 20 metres of the dwelling (or to the property boundaries – whichever 
comes first) as follows: 

9.1.1 The number of understory plants established within the VMZ shall 
be maintained such that when considered overall a maximum 
coverage of 30% is attained, and so that the leaf area of shrubs is 
not continuous.  Careful selection of the vegetation will permit the 
‘clumping’ of shrubs where desirable, for diversity, and privacy and 
yet achieve the ‘overall maximum coverage of 30%’. 

9.1.2 Trees and shrubs shall not be planted closer to the building(s) than 
the distance equivalent to their mature height. 

9.1.3 Trees and shrubs must not overhang the roofline of the building, 
touch walls, windows or other elements of the building. 

9.1.4 Shrubs must not be planted under trees and must be separated by 
at least 1.5 times their mature height. 

9.1.5 Grasses within the zone shall be reduced to a maximum height of 
10cm during the Fire Danger Season 
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9.1.6 No understory vegetation shall be established within 1 metre of the 
dwelling. (understory is defined as plants and bushes up to 2 metres 
in height). 

9.1.7 Flammable objects such as plants, mulches and fences must not be 
located adjacent to vulnerable parts of the building such as 
windows, decks and eaves 

9.1.8 The VMZ shall be maintained to be free of accumulated dead 
vegetation. 

 
Reason: The Code Part 2.3.5 mandates that landscaping shall include Bushfire 

Protection features that will prevent or inhibit the spread of bushfire 
and minimise the risk to life and/or damage to buildings and property. 
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6.3 CONSTRUCTION OF A SECOND DWELLING FOR LONG TERM WORKERS 
ACCOMMODATION IN ASSOCIATION WITH THE EXISTING HORTICULTURE 

 
Snapshot 
 
Author: Danni Biar 

Proposal: Construction of a second dwelling for long term workers 
accommodation in association with the existing horticulture 

Development Number: 292/959/2016 

Date of Lodgement: 04 July 206 

Owner: Mr D Musolino 

Applicant: Mr D Musolino 

Location: 42 Martin Road, Virginia 

Zone: Primary Production and Metropolitan Open Space System 
Zones 

Classification: Non-Complying 

Public Notification 
Category: 3 

Representation 
Received: Not Yet Undertaken 

Development Plan: Consolidated 21 April 2016 

Request for Additional 
Information Made? No 

Recommendation: To Proceed to the full assessment stage 

  

Attachments: 
 

See Attachment No: 1.  Development Appilcation Form 
2.  Certificate of Title 
3.  Site Plan 
4.  Floor Plan and Elevations 

 
 
1. The Subject Land 

 
The land is irregular in shape and is located on the northern side of Martin Road in 
Virginia. The subject land has a depth of approximately 720 metres and a total area of 
21.2 hectares.  
 
There is currently a residential dwelling located at the southern part of the land, a farm 
building, 3 outbuildings and paddocks used for farming to the north and north east of the 
dwelling which are separated by dense landscaping. The subject land is primarily used 
for residential and agriculture activities. The existing dwelling has a setback of 37m to the 
road and access to the land is from the south eastern corner. 
 
The land is relatively flat. There is extensive landscaping consisting of small to medium 
sized trees surrounding the dwelling. 
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2. The Locality 
 
The locality comprises of large rural allotments with low density dwellings and large 
outbuildings primarily used for residential and agriculture activities similarly to the subject 
land. 
 
2.1 Locality Plan 
 

 
 
2.2 Zoning 

 
The subject land is depicted on Zone Map Play/ in the Mapping Section of the 
Development Plan.  
 
By virtue of its location, the land is entirely within: 
 

• The Primary Production and Metropolitan Open Space System Zones;  
• The Gawler River Flood Plain Policy Area;  
• Is covered by the Heritage Overlay. 

 
 

3. The Proposal 
 

The proposal is best described as follows: 
 

“Construction of a second dwelling for long term workers accommodation in 
association with the existing horticulture” 
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The applicant has applied for consent to construct a second dwelling for long term 
workers accommodation in association with existing horticulture. The dwelling has a front 
setback of 18 metres and a setback from the existing post and wire fence (to the east of 
the dwelling and outbuildings) of 12 metres. 
 
The dwelling comprises of 4 bedrooms, 3 bathrooms, kitchen, meals lounge, cinema, 
office, study, laundry, alfresco with kitchen and double garage. 

 
 
4. Procedural Matters 

 
4.1 Classification 

 
The subject land is contained within both the Primary Production Zone and Metropolitan 
Open Space (MOSS) Zone. The MOSS Zone assigns a dwelling as being a Non-
Complying form of development in Council’s Development Plan. 

 
4.2 Public Notification 

 
The Procedural Matters section of the Primary Production and MOSS Zone Sections in 
the Development Plan do not assign the proposal to a category.  
 
The Development Regulations 2008, does not assign this type of development to a 
Category in either Part 1 or Part 2 of Schedule 9. Due to the development not being 
assigned to a Category under paragraph (a) or (b) of Section 38(1) of the Development 
Act 1993 (Act), it will be dealt with as a Category 3 development for the purposes of 
Section 38(2) (c) of the Act.  
 
Category 3 public notification will be undertaken should the Panel resolve to proceed 
with an assessment of the application. 

 
 

5. Key Issues 
 
The following matters are considered pertinent in reaching a recommendation for the 
proposal: 
 

• Whether the proposed development will be appropriate given a dwelling already 
exists on the subject land; and 

• Whether the siting, design and appearance of the proposed development will 
have a detrimental impact on the desired and existing character of the locality. 

 
 
6. Conclusion 

 
Despite the application being a Non-Complying form of development, it is considered that 
a full and detailed assessment of the merits of the proposed development is appropriate, 
given that the dwelling is proposed to accommodate workers of the land. 
 
 

7. Recommendation 
 
 
STAFF RECOMMENDATION 
 
That pursuant to the authority delegated to the Council Development Assessment Panel by 
the Council, it is recommended that the Council Development Assessment Panel resolve to 
proceed to make an assessment of the application. 
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