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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 
WEDNESDAY, 26 AUGUST 2015 AT 6:00PM 

 

1. ATTENDANCE RECORD 
 

1.1 Present 
 

1.2 Apologies  
 

1.3 Not Present  
 

2. CONFIRMATION OF MINUTES 
 

RECOMMENDATION 
 
The Minutes of the Council Development Assessment Panel Meeting held 20 July 
2015 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 The Division of land (1 allotment into 2) (Attachments) .................................... 6 
 

Representors: Ms. Kasia Pananyiotou 
Mr. Joe Federico 
Mrs. Anastasia Ienco 

Applicant: Mr John Arharidis 
  

 

6. APPLICATIONS FOR CONSIDERATION – NO PERSONS TO BE HEARD 

6.2 Community Title Land Division (1 into 2) (Attachments) ................................ 59 
 

Representors: Nil 
Applicant: 01 Magrit Enterprises Pty Ltd 
 

6.3 To Amend the Rear Setback of a Domestic Outbuilding (Attachments) ......... 79 
 

Representors: Nil 
Applicant: Alpha Industries 
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7. APPLICATIONS FOR CONSIDERATION - CATEGORY 1 
 

Nil  
 

8. OUTSTANDING MATTERS – APPEALS AND DEFERRED ITEMS 
 

Nil  
 

9. OTHER BUSINESS 

9.1 STAFF REPORTS      

Matters to be considered by the Committee Only 

Matters delegated to the Committee 

9.1.1 Adoption of Council Development Assessment Panel Annual Report 
2014/15 (Attachment) .................................................................................... 94  

Matters for Information 

9.1.2 Update on Outstanding Environmental Resources and Development 
Court Matters (Attachments)........................................................................ 102   

 

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 THE DIVISION OF LAND (1 ALLOTMENT INTO 2) 
 
 
1. Snapshot 
 

Author: Megan Stewart 

Proposal: The division of land (1 allotment into 2) 

Development Number: 292/D-092/14 

Date of Lodgement: 02/12/2014 

Owner: Mr. John Arharidis 

Applicant: Mr. John Arharidis 

Location: 128 Ryan Road, Waterloo Corner 

Zone: Primary Production 

Classification: Non-Complying (resolution to proceed with an assessment of 
the application made by CDAP on 18 May 2015) 

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.  

 

 

Attachments: 

 

1.  Certificate of Title 
2.  Plan of Division 
3.  Statement of Effect 
4.  Supporting Documents 
5.  Representations 
6.  Response to Representations 
7.  Zone Map 
 

 
2. The Subject Land 

 
The land is rectangular in shape, relatively flat and is located on the northern side of Ryan 
Road and the western side of Alpha Court, in the suburb of Waterloo Corner. The allotment 
has a frontage to Ryan Road of 438m and a frontage to Alpha Court of 138m. The overall 
area of the land is 6.32ha. 
 
According to the applicant, John Arharidis, in the 1960’s four Arharidis brothers originally 
bought a 24acre (9.712ha) parcel of land on Ryan Road and constructed four dwellings on 
the one allotment. The adjoining 44acre (17.806ha) parcel of land was then later bought by 
the brothers and a relative of one of them sought approval for a dwelling on this allotment in 
1977. Between 1977 and 1989, the Arharidis brothers applied to divide the two parcels of 
land so each brother would hold a parcel of land approximately 16acres (6.47ha) in size,  
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with the remainder of the land for the creation of Alpha Court. The allotment containing the 
two dwellings would then be further divided to create a 10acre (4.046ha) allotment and 6acre 
(2.428ha) allotment respectively. 

 
John Arharidis states that in 1989, Council granted approval to the division of this allotment 
so each dwelling would have its own Title, but, unfortunately, due to a number of 
circumstances, the approval process was never finalised and new Titles were never created.  
 
Council does not hold any records in relation to the abovementioned activities and approvals 
and as such, cannot confirm the details supplied by the applicant. It is noted, however that 
the Statement of Effect provides a plan of division from 1989 for which a consent was issued. 
 
At present, the allotment consists of a dwelling, verandah and outbuilding located on the 
south western end of the allotment, surrounded by empty paddock. A second dwelling, 
carport, verandah, various outbuildings and forty glass houses on the south eastern end of 
the allotment. A 15m wide easement for the Epic Energy Gas Pipeline is also located 160m 
from the eastern boundary and runs from the southern to the northern boundary of the 
allotment. 
 
 
3. The Locality 

 
By virtue of the visibility of the subject allotment, the extent of the locality is considered to 
include: 
 

 The subject site; 

 103 Ryan Road; 

 125 Ryan Road; 

 149 Ryan Road; 

 153 Ryan Road; 

 167 Ryan Road; 

 172A Ryan Road; 

 174 Ryan Road; 

 Lot 702 Ryan Road; and 

 82 Supple Road. 
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3.1 Locality Plan 
 

 
 

 
 

The locality contains low density primary production and horticulture development with 
associated dwellings and outbuildings. The allotment sizes range from 2.325ha to 8.098ha. 

 
3.2 Zoning 

 
The subject land is depicted on Zone Map Play/8 in the Mapping Section of the Development 
Plan.  
 
By virtue of its location, the land is entirely within: 
 

 The Primary Production Zone;  

 The Horticulture West Policy Area; and 

 Is covered by the Development Constraints Overlay. 
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4. The Proposal 
 
According to Regulation 16, if an application will require a relevant authority to assess a 
proposed development against the provisions of a Development Plan, the relevant authority 
must determine the nature of the development, and proceed to deal with the application 
according to that determination. 
 
As such, it is considered that the proposal is best described as follows: 
 
“The division of land (1 allotment into 2)” 
 
The applicant seeks to subdivide one allotment into two, by way of a Torrens Title at 128 
Ryan Road, Waterloo Corner. 
 
The plan of division proposed will result in the creation of two allotments, 3.138ha and 
3.186ha respectively, each with their own dwelling. 

 
 

5. Background 
 
In a Statement of Effect, the applicant provided further details regarding the intended use of 
the two proposed allotments, the supply of water to service both allotments, the location of 
the existing waste water systems for both dwellings and to confirm if any changes to the 
systems or their locations will be required, due to the land division.  
 
Council also informed the Applicant that if the bore located on the south western end of the 
allotment is to be the sole means of water for both allotments, that a right of way via an 
easement will be required. This would ensure access to the water is maintained for both 
allotments and that this easement must be included on the land division. 
 
The Applicant provided a response to these questions and confirmed that the intended use of 
both allotments is for independent horticultural activities such as hot houses, hydroponics, 
outside cropping or a combination. They also stated that they do not have specific data on 
the capacity of the bore or size of the pump, but that the one bore has been supplying water 
for horticultural activities for the whole allotment since it was established and they have had 
no issues with lack of water. 
 
With regard to the waste water systems, they informed Council that they do not have those 
details and that Council should have them on record. The applicant believes the two septic 
systems are greater than 4m and less than 10m from the dwellings and that these systems 
will not be encroached upon.  
 
Instead, the Applicant has requested that Council condition that an easement for a right of 
way to the bore be created. It should be noted that CDAP cannot consider these matters as 
they are dealt with separately by Council’s Administration in the exercise of delegated 
powers connected with Section 33 (1) (c) (iii) of the Development Act (1993). 
 
 
6. Procedural Matters 

 
6.1 Classification 

 
According to Section 35 of the Development Act (1993), there will be three kinds of 
development, with all developments being classified as either complying, non-complying or 
merit. 

 
Land division creating an additional allotment or resulting in the creation of allotments less 
than 4ha are assigned as Non-Complying forms of development in the Primary Production 
Zone provisions of the Councils Development Plan. 



Council Development Assessment Panel Agenda 10 26 August 2015 
 

 

 
As such, the development has been dealt with as Non-Complying and the CDAP resolved to 
proceed with an assessment of the application at its meeting in May 2015. 

 
6.2 Public Notification 

 
Section 38(2)(a) of the Development Act (1993) states that a Development Plan or the 
Development Regulations (2008) may assign different forms of development to a Category 
for the purposes of public notification.  
 
Further, the Development Act (1993) also states that the Regulations or a Development Plan 
may assign a form of development to Category 1 or to Category 2 and if a particular form of 
development is assigned to a category by both the Regulations and a Development Plan: 

 

 If the Regulations provide that an assignment by a Development Plan may prevail, 
the assignment provided by the Development Plan will, to the extent of any 
inconsistency, prevail; but 

 In any other case, the assignment provided by the regulations will, to the extent of 
any inconsistency, prevail. 

 
Any development that is not assigned to a Category under paragraph (a) or (b) of Section 
38(1) of the Development Act (1993) will be taken to be a Category 3 development for the 
purposes of this section. 
 
The Procedural Matters section of the Primary Production Zone Section in the Development 
Plan does not assign the proposal to a category and as such, the Category is assigned by 
the Development Regulations (2008). 
 
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), it has been dealt with as a category 3 
development for the purposes of Section 38(2)(c) of the Development Act (1993). 
 
Nine properties were notified of the development and an advertisement was placed in the 
Advertiser newspaper. Five representations were received, all supporting the development 
and are summarized as follows: 
 

 Ms. Kasia Panayiotou (the applicant’s daughter) supports the proposal and wishes to 
be heard personally by the Development Assessment Panel to address any queries, 
answer question and provide information regarding the application. 

 

 Mr. Joe Federico (who is the advising planner for the applicants of this proposal) 
supports the proposal and wishes to be heard personally by the Development 
Assessment panel to put forward the applicants’ position and answer any planning 
questions in relation to the application. 

 

 Mrs. Anastasia Ienco (an adjoining property owner) supports the proposal and stated 
that the zone should support subdivision of land and if Council approves this 
application then they should approve future subdivision applications. 

 

 Mr. Adam Abelas and Ms. Kathy Rignanese (adjoining property owners) stated that 
they will only support the proposed development if the access to their property via a 
private road, also used by Lot 172A, 172B and 172C remains open. 
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 Mrs. Zoi Arhardidis (adjoining property owner) stated she would support the proposed 
development provided the private road is made into an easement for right of way 
purposes, for the three rear allotments (Lot 172A, 172B and 172C) to access their 
land. 
 

Four out of the five Representors have indicated that they wish to be heard by the 
Development Assessment Panel. 
 
In response to the representations, the Applicant has submitted a response as follows: 

 

 The private road referred to is a track that was established some 25 years ago by 
the Applicants’ father and it is not an authorized access point by Council. 

 

 There is no easement on the current Certificate of Title delineating the track which is 
located on private land and the Representors have no legal right to access that land. 

 

 Alpha Court was established years ago as part of a subdivision and is the legal 
access point for Lot 172A, 172B and 172C to acess their land. 

 

 As a sign of goodwill, the Applicant has stated he is willing to allow a grace period of 
12 months, which the Representors can continue to use this track whilst they 
establish their new access. 

 
 

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

 Whether the division of land is consistent with the Desired Character; 

 Whether the allotments are suitable for their intended use; 

 Whether there is a sufficient supply of water for each allotment; and 

 Whether wastewater can be accommodated and disposed of without risk to health. 
 
 

8. Planning Assessment 
 

8.1 Consistency with the Desired Character 
 

In order to determine whether the proposal is appropriate, it is first necessary to understand 
the Desired Character for the Primary Production Zone and Horticulture West Policy Area in 
the Development Plan.  
 
The Zone and Policy Area is comprised of primary production activities, supported by primary 
production related industrial and commercial activities such as packing sheds, cold storage 
facilities and small-scale processing facilities. It is characterised by open rural areas, 
horticulture, glasshouses, vineyards, orchards and pasture. 
 
According to the Development Plan, development in the area should consist of bulk handling 
and storage, farming, horticulture, light industry and service industry associated with the 
processing, packaging and distribution of produce. 
 
The Policy Area provides significant economic benefit to the State and region and its location 
to produce markets, major transport routes, labor supply and extended growing periods that 
are unique within the South Australian context. It is also envisaged that there will be a 
demand for modern greenhouses, including hydroponics, in the future. 
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A dwelling should only be developed if: 
 

 There is a demonstrated connection with farming or other primary production;  

 The location of the dwelling will not inhibit the continuation of farming or primary 
production;  

 It does not result in more than one dwelling per allotment; and  

 Land should not be divided unless no additional allotments are created. 
 

Further, the conversion of horticultural land to residential activities threatens the long term 
economic viability of the Policy Area and raises the cost of production for those still producing 
on neighboring allotments.  
 
The form of development currently being undertaken on the subject allotment is consistent 
with the Desired Character of the Primary Production Zone, as the growing of produce is 
being undertaken in the forty glass houses currently on the allotment and farming has been 
undertaken in the open paddock. Storage and packing of the produce grown on site is also 
being undertaken in the existing outbuildings. 
 
The applicant seeks to divide the allotment in half so his daughter and son in law have 
secure property ownership. Both allotments will continue horticultural and primary production 
activities on the land, in association with the existing dwellings. 
 
The two dwellings on the one allotment were constructed back in the 1960s and 1970s and 
although the owners had every intention to divide the land in 1989, this was never finalised. 
As such, the two dwellings on the one allotment does not satisfy Principle of Development 
Control (PDC) 9 of the Primary Production Zone of the Development Plan which states; “A 
dwelling should only be developed if it does not result in more than one dwelling per 
allotment”. The division of the allotment will address the anomaly that has been created, with 
the existing use rights of the two dwellings being recognised.  
 
PDC 20 of the Primary Production Zone of the Development Plan states; “land, except 
where located within Precinct 18 Rural Fringe of the Urban Buffer Policy Area 6, should not 
be divided unless no additional allotments are created”. Although the outcome does not 
satisfy this principle, the proposed allotment sizes can still accommodate horticultural and 
primary production activities as currently demonstrated throughout the locality with allotment 
sizes ranging from 2.325ha to 8.098ha, particularly with the more intensive uses such as 
glasshouses that are currently undertaken. 

 
8.2 Suitability for intended use 
 
The Applicant has stated that the intended use of both allotments will be for the continuation 
of horticultural and primary production activities in glass houses and the growing of produce 
in open paddocks. They have stated that they intend to construct another forty glass houses 
on the south western allotment.  
 
The proposed division will result in two square allotments, 3.138ha and 3.186ha respectively, 
each with their own dwelling. Horticultural and primary production activities are being 
undertaken within the locality on allotments smaller than the ones proposed hence it is 
considered that the proposal meets PDC 2 (a) of the General Section Land Division which 
states; “Land should not be divided if the size, shape, location or nature of the land makes 
any of the allotments unsuitable for the intended use’.  
 
8.3 Sufficient supply of water 

 
Ensuring a sufficient water supply is available for each allotment, especially for the 
undertaking of horticultural and primary production activities is a factor that has to be 
considered when assessing development. 
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A bore currently exists on the south western end of the allotment, but due to lack of 
information from Council and the Applicant’s records, determining the capacity required to 
support the intended use of both allotments is not possible. Whilst horticultural and primary 
production uses have been undertaken on the whole parent allotment, and the owners have 
stated water supply has been sufficient, the division of land will restrict access to this bore by 
“carving off” the allotment on the south eastern end.  
 
Council has informed the applicant that a right of way via an easement will be required to 
ensure access to the bore water is maintained by both allotments and that such an easement 
must be included on the land division. The applicant has stated that should Council require 
such an easement, that they are willing to accept this as a condition of their approval but that 
the owner of that allotment has five years to establish their own bore or access Boliva water 
and therefore such an easement would not be required.  
 
Evidence from SA Water that the allotments can access Bolivar water or that another bore 
will be created has not been provided by the applicant and the proposal fails to satisfy PDC 
1(b) of the Land Division Section of the General Section of the Development Plan which 
states that “a sufficient water supply should be made available for each allotment”. By 
reinforcing the access to the current water supply for proposed allotment 2 to ensure water 
for the horticultural activities, the PDC can be addressed. Should an alternative water supply 
be provided the owners could seek to extinguish this easement. 
 
8.4 Accommodation and disposal of wastewater 
 
PDC 1(c) of the Land Division Section of the General Section of the Development Plan, 
states that “provision should be made for the disposal of wastewater, sewage and other 
effluent from each allotment without the risk to health” and PDC 2(e) of the Land Division 
Section of the General Section of the Development Plan, states that “an appropriate waste 
disposal system should be provided within the allotment to suit the intended development”. 
Due to the lack of information in Councils records due to the age of the dwellings, neither 
Council nor the applicant can provide details on the location or capacity of the wastewater 
system. 
 
Although the proposed development is for the division of land, it will not increase the load on 
the waste water system that has been accommodating two dwellings since the 1970s.  this 
demonstrates that there are no immediate risks to health and should a problem arise, 
Council’s Environmental Health Officers are obligated under the Public and Environmental 
Health Act to enforce this requirement. Thus PDC 1(c) and 2(e) are satisfied. 

 
 

9. Conclusion 
 

Although the division of land within the Primary Production Zone is discouraged to ensure the 
efficient use of rural land for primary production, it is clear from the locality that horticultural 
and primary production activities can be undertaken on allotment sizes of the nature 
proposed. 

 
The construction of two dwellings on the one allotment has not traditionally restricted the 
allotment from being used for horticultural and primary production activities. And the 
applicant only wishes to finalise the division first proposed in 1989, to ensure there is no 
more than one dwelling per allotment. 

 
The applicant has stated that they and their daughter will own the second allotment,  and 
they intend to continue the use of the allotment for horticultural and primary production 
activities and will construct a further forty glass houses to intensify production.  
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Whilst a bore is located on the south western end of the allotment to supply both allotments 
with a sufficient water supply, the applicant needs to establish a right of way via an easement 
to ensure access to the bore water is maintained by both allotments and that such an 
easement be included on the land division. This can be reinforced by a condition on the Land 
Division Consent should the Panel recommend support. 
 
Due to a lack of records regarding the waste water system, Council encourages an 
inspection of the property by a waste water expert to ensure waste water can be 
accommodated and disposed of within the two allotments, to suit the intended development 
and without the risk to health.  
 
Although two representors have raised the issue of access over the subject land to their land, 
there are no existing rights of way over the land on the current Certificate of Title that formally 
provide this access. The adjacent properties are not land locked with access provided via 
Alpha Court and therefore this is not a matter that can be addressed as part of this 
application.  
 
Overall, it is considered that the proposal does not jeopardise the ability of the zone to attain 
its objectives. As such, the proposal warrants Development Plan Consent.  

 
 

10. 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 Mr. John Arharidis to 
divide land (1 allotment into 2) at 128 Ryan Road, Waterloo Corner, as detailed in 
Development Application 292/D092/2014 subject to the following conditions: 
 

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. A sufficient water supply should be made available for each allotment. 

 
3. Provision should be made for the disposal of wastewater, sewage and other effluent 

from each allotment without risk to health. 
 

Advisory Notes 
 
Nil. 
. 
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6.2 COMMUNITY TITLE LAND DIVISION (1 INTO 2) 
 
 
1. Snapshot 
 

Author: Jordan Leverington 

Proposal: Land division  

Development Number: 292/C048/15 

Date of Lodgement: 30 April 2015 

Owner: 01Magrit Enterprises Pty Ltd 

Applicant: 01Magrit Enterprises Pty Ltd 

Location: 38 Wilkins Road, Elizabeth Downs  

Zone: Residential  

Classification: Merit 

Public Notification 
Category: 

1 

Representation 
Received: 

Public notification not required 

Development Plan: Consolidated 20 March 2014 

Request for Additional 
Information Made? 

Yes 

Recommendation: To Refuse Development Plan Consent 

 

 

Attachments: 

 

1.  Current Plan of Division 
2.  Certificate of Title 
3.  Superseded Plan of Division 30/04/2015 
4.  Superseded Plan of Division 10/05/2015 
5.  Superseded Plan of Division 12/06/2015 
6.  Superseded Plan of Division 15/06/2015 
7.  Zone Map Play/21 
  

 
2. The Subject Land 

 
The land is irregular in shape and is located in the north western corner of the Midlow Road 
and Wilkins Road intersection in the suburb of Elizabeth Downs. The property has a frontage 
to Midlow Road of 30.48m and a frontage to Wilkins Road of 18.3m. The overall area of the 
land is 786m². 
 
There is currently a single storey semi-detached dwelling on the land, consistent with a 
1950’s housing trust design. The dwelling fronts Wilkins Road and is set back 9.14m from the 
front boundary. The existing dwelling has a large setback of 13 metres to the secondary 
frontage, which is consistent with the dwellings in the locality. 
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The allotment is considered flat and is devoid of vegetation except for two small shrubs, one 
in the front yard and one in the rear. There is a large mature street tree in front of the existing 
dwelling located in the road reserve. 

 
The allotment has only one crossover which is located on Midlow Road. 
 
There are reciprocal party wall rights registered on the Certificate of Title which can be seen 
in Attachment 2. 
 

 
3. The Locality 

 
By virtue of the visibility of the proposed land, the extent of the locality is considered to 
include: 
 

 The subject site; 

 34 & 36 Wilkins Road; 

 41, 43 & 45 Wilkins Road; 

 38, 40 & 42 Midlow Road; 

 31 & 33 Midlow Road; and 

 49, 51 & 64 Loftis Road. 
 

3.1 Locality Plan 
 

 
 

The locality contains low density residential development. Typically, buildings accommodate 
a generous set back from the street, providing for large front gardens. 
 
This, together with the fact that the majority of front fences are less than a metre high and are 
made from cyclone mesh, provides for a prevailing character that is best described as urban 
and open. The subject land, however, differs somewhat to the open character because the 
secondary frontage is partially enclosed with a 1.8m high Colorbond fence.  Despite this, it is 
considered that the subject land is consistent with the character when considered in context 
of the wider locality.  
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Providing an example of a relatively typical residential street, all properties within the locality 
have been developed with ancillary forms of residential development such as outbuildings, 
verandahs and carports. 
 
In all cases, these kinds of development have been sited to the side and rear of the 
associated dwelling, thereby retaining an open front yard and large setbacks. 

 
3.2 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 Residential Zone.  

 
 

4. The Proposal 
 
According to Regulation 16, if an application will require a relevant authority to assess a 
proposed development against the provisions of a Development Plan, the relevant authority 
must determine the nature of the development, and proceed to deal with the application 
according to that determination. 
 
As such, it is considered that the proposal is best described as follows: 

 
“Community land division (1 into 2)” 

 
The applicant seeks to subdivide one allotment into two by way of a Community Title at 38 
Wilkins Road, Elizabeth Downs, Munno Para. 

 
 

5. Background 
 

The plan of division has evolved during the assessment process, now currently on its fifth 
iteration. During the assessment process, Council staff informed the applicant of a number of 
concerns including; 

 

 A convoluted boundary design; 

 The reason for it being a Community Title division; 

 The requirement for at least one undercover car parking space for the existing 
dwelling; 

 Access to the undercover car parking space for the existing dwelling; 

 Setback requirements for the existing dwelling; 

 Pattern of development; and 

 Setbacks required for a proposed dwelling on the new allotment. 
 
This resulted in the plan of division now being the subject of assessment and can be seen as 
Attachment 1.   

 
 

6. Procedural Matters 
 

6.1 Classification 
 

According to Section 35 of the Development Act (1993), there will be three kinds of 
development, with all developments being classified as either Complying, Non-Complying or 
Merit. 

 



Council Development Assessment Panel Agenda 62 26 August 2015 
 

 

Land division of the nature proposed is not assigned as either Complying or Non-Complying 
form of development in Councils Development Plan or in the Development Regulations. 
 
As such, the proposal has been dealt with as a Merit form of development.  
 
6.2 Public Notification 
 
Section 38(2)(a) of the Development Act (1993) states that a Development Plan or the 
Development Regulations (2008) may assign different forms of development to a Category 
for the purposes of public notification.  
 
Further, the Development Act (1993) also states that the Regulations or a Development Plan 
may assign a form of development to Category 1 or to Category 2 and if a particular form of 
development is assigned to a category by both the Regulations and a Development Plan: 
 

 If the Regulations provide that an assignment by a Development Plan may prevail, 
the assignment provided by the Development Plan will, to the extent of any 
inconsistency, prevail; but 

 In any other case, the assignment provided by the regulations will, to the extent of 
any inconsistency, prevail. 

 
Land division is not listed within Council’s Development Plan as a Category 1 or Category 2 
form of development. 
 
Clause 2(f) of Schedule 9 of the Regulations assigns land divisions not creating more than 4 
allotments to Category 1.  
 
For this reason, no public notification was required.  

 
 

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

 Whether the proposed land division will fit in with the existing and desired pattern of 
development.  

 Whether the resulting allotment can accommodate built form that will be in keeping 
with the existing and desired character of the locality. 

 
 

8. Planning Assessment 
 

8.1 Whether the proposed land division will fit in with the existing and desired pattern 
of development. 

 
As previously discussed, there have been five plans of division since the application was 
lodged. The superseded plans can be seen as Attachments 3-6.  
 
All five plans of division include a convoluted boundary arrangement. This is due to the 
configuration of the allotment and the applicant’s desire to retain the existing dwelling. With 
the exception of the corner cut offs of corner allotments, all other boundaries in the area are 
straight lines from one boundary to the opposite boundary.  
 
The applicant has not been able to achieve this because it is a requirement of the 
Development Plan that each dwelling has at least two off street car parks, one of which 
should be undercover. As there is an established street tree in front of the dwelling on Wilkins 
Road, access cannot be achieved to a potential carport/garage on the southern side of the 
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existing dwelling. This is because all new crossovers need to be at least 1m from all street 
infrastructure, including trees as per Australian Standard AS/NZS 2890.1. If a driveway were 
to comply with this requirement and lead to an undercover car parking space, it would have 
be configured in an ‘S’ shape. It is expected that this arrangement would be difficult to 
maneuver and potentially dangerous when entering and leaving Wilkins Road.  

 
It should also be noted that the Playford Development Plan does not support carports and 
garages forward of the dwelling and the street tree is a good specimen that should not be 
removed. 
 
The current design proposes vehicular access for the existing dwelling to be from Midlow 
Road, this in turn requires an ‘L’ shaped boundary in order to achieve this. This leg of Lot 1 is 
3.59m wide and 14.58m long. It is envisaged by the applicant that this will be the location of a 
future carport and offsite visitor car park. 
 
Immediately adjacent the vehicular access for Lot 1 will be the vehicular access for Lot 2. Lot 
2 requires its access to be in this location because of Australian Standard 2890.1 - 2004 
which prohibits the location of driveways within six metres of the tangent point of the property 
boundaries.  

 

 
 

This will result in 3 driveways to be located within very close proximity to one another. This is 
at variance with PDC 12 of the Transport and Access section within the General section of 
the Development Plan.   
 

PDC 12  Driveway crossovers should be separated and the number minimised to 
optimise the provision of on-street visitor parking(where on-street parking is 
appropriate). 

 
The proposed location of the carport for Lot 1 will be over 15m from the closet entry point of 
the dwelling. This is not convenient and could prompt residents to drive through and park at 
the rear of the dwelling. This in turn would erode the amount of Private Open Space (POS) 
available to the occupants as it will be used for a vehicle maneuvering area. 
 
It is also reasonable to assume that any undercover car park will be secured by way of a 
roller door. Should a fence be erected between the two allotments, this would create a 
pedestrian entrapment spot and an environment susceptible to vandalism / graffiti. This 
would be at variance to PsDC 3 & 10 of the Crime Prevention Section within the General 
Section of the Development Plan: 
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PDC 3  Development should provide a robust environment that is resistant to 
vandalism and graffiti. 

 
PDC 10  Development should avoid pedestrian entrapment spots and movement 

predictors (eg routes or paths that are predictable or unchangeable and offer 
no choice to pedestrians).  

 
There is a distinctive pattern of development that can be seen in the locality. It would be best 
described as modest sized homes on allotments exceeding 500m² with large setbacks from 
the property boundaries. The Desired Character of the Residential Zone states: 
 

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/or improve 
the quality of the surrounding residential environment. 

 
The proposal is at odds with this provision as the allotments size, shape and ability to 
accommodate built from is vastly different to that which surrounds it. Not only is it out of 
character, but due to its location, would also contrast with adjoining properties. It is also 
consisted that this proposal is at variance to Objective 5 and PDC 6 of the Residential Zone 
and PDC 1 of the Design and Appearance Section of the Development Plan: 

 
Obj 5  Development that contributes to the desired character of the zone. 
 
PDC 6  Development should not be undertaken unless it is consistent with the 

desired character for the zone. 
 
PDC 1 Development of a high design standard and appearance that responds to 

and reinforces positive aspects of the local environment and built form. 
 

It is acknowledged that there is a vacant allotment to the south of the subject site that 
appears similar to that which the applicant is applying for. However, there are some crucial 
differences from that development to this one:  
 

 The allotment shape and boundary configuration is sympathetic to the pattern of 
development; 

 Vehicular access for each allotment is separated and leads (or has the ability to lead) 
directly to the dwelling to which it is associated with; 

  The width and depth of the allotment is more amenable to built form which is 
sensitive to surrounding development; and  

 They are Torrens Titled allotments, without visually prominent infrastructure. 
 
The Applicant has provided an indicative dwelling plan to demonstrate how built form would 
fit on the proposed Lot 2. This indicative plan meets the quantitative requirements of the 
Development plan, but results in a 2 bedroom dwelling with a single carport. This indicative 
dwelling is shown to be set back 2m from the secondary frontage in order to comply with the 
minimum amount of POS required.  
 
Consequently, this would mean that a dwelling on proposed Lot 2 would be more than 8m 
closer to Midlow Road than the dwelling on the adjoining property to the west and 9m closer 
to Midlow Road than the dwelling to the east. This vast difference is not considered good 
design that preserves or enhances the quality of the surrounding residential development as 
called for in the Desired Character of the Zone. This is also at variance to the following PsDC 
of the Design and Appearance Section within the General Section of the Development Plan. 
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PDC 23  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  

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

 
PDC 25  Except where specified in a particular zone, policy area or precinct, the main 

face of a building should be set back from the primary road frontage in 
accordance with the following table: 

 

Setback difference 
between buildings on 
adjacent allotments  
 

Setback of new building  
 

  
Up to 2 metres  
 

The same setback as one of the adjacent buildings, as 
illustrated below:  

 
Greater than 2 metres  

 
At least the average setback of the adjacent buildings  
 

 
PDC 26  Except in areas where a new character is desired or where specified in a 

zone, policy area or precinct, the setback of development from a secondary 
street frontage should reflect the setbacks of the adjoining buildings and 
other buildings in the locality. 

 
Unlike the Residential Regeneration Zone, that actively seeks the higher densities of 
dwellings and residents within the area, the Residential Zone seeks sensitive and compatible 
development that integrates with the existing built form. 
 
8.2 Whether the resulting allotment can accommodate built form that will be in 
keeping with the existing and desired character of the locality. 

 
This division is being sought as a Community Title division in order to reduce cost. The 
2m² of community land is being used for the electricity meter box. This is a requirement of 
all Community Titled division from SA Power networks. This infrastructure is a symptom 
of it being a Community Title division rather than a necessary shared infrastructure which 
compels it to be a Community Titled division, like a shared driveway for example. 
 
The location of the common property and electricity meter box will have an additional 
detrimental impact of the streetscape and locality, due to its visual prominence. The 
location of the common property is right in the north eastern corner of Lot 2 immediately 
adjacent Wilkins Road. 
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9. Conclusion 
 

The Development Plan encourages different land division outcomes in different zones which 
is to be expected. It is acknowledged that this proposal satisfies many of the zones 
quantitative provisions. However, the Residential Zone encourages land divisions which are 
compatible with surrounding development and that preserves and/or improves the quality of 
the surrounding residential environment. The convoluted boundary arrangement, and 
resulting location of the future crossovers and built form could not be seen to accomplish this. 
Should this division gain approval, it would be a visually prominent addition to the locality and 
would set a precedent for other similar properties in the immediate area. 
 
This is a piece meal approach to land development that will jeopardise the outcomes being 
sought by the Desired Character of the Zone. The resulting allotment cannot accommodate a 
dwelling which reasonably satisfies the Development Plan and therefore the proposed 
allotment is not suitable for its intended purpose.  
 
A more suitable outcome would be to remove the existing dwelling or both halves of the 
semi-detached dwelling and redevelop these as a whole. To undertake a land division whilst 
retaining the existing dwelling is not considered orderly and sustainable development. 
 
It is staffs opinion that this development will have a detrimental impact on the character and 
amenity of the locality, and hence does not exhibit sufficient merit to warrant the issue of 
Development Plan Consent.  

 
 

10. 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 01Magrit Enterprises Pty Ltd to 
Subdivide 1 allotment into 2 at 38 Wilkins Road, Elizabeth Downs as detailed in Application 
No. 292/C048/15 on the following grounds: 
 

1. Overall the proposal is at odds with the Desired character for the Zone, particularly as 
it relates to the pattern of development of the locality; 
 

2. By virtue of the allotments dimensions and location on the intersection of two public 
roads, future built form will have an unreasonable visual impact on the neighbouring 
properties. 
 

3. By virtue of its location, the proposed vehicle access for lot 1 will be out of character 
in the locality. 
 

4. The proposal is considered to be at variance with the relevant provision of the City of 
Playford Development Plan. In particular: 

 
Residential Zone 
 

Obj 5  Development that contributes to the desired character of the zone. 
 

PDC 3  Vacant or underutilised land should be developed in an efficient and co-
ordinated manner to increase housing choice by providing dwellings with 
densities higher than, but compatible with adjoining residential development. 

 
PDC 6  Development should not be undertaken unless it is consistent with the 
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desired character for the zone. 
 

PDC 11  Allotments should be amalgamated to facilitate co-ordinated and efficient 
development. 

 
Crime Prevention  
 

Obj 1  A safe, secure, crime resistant environment where land uses are integrated 
and designed to facilitate community surveillance. 

 
PDC 3  Development should provide a robust environment that is resistant to 

vandalism and graffiti. 
 

PDC 10  Development should avoid pedestrian entrapment spots and movement 
predictors (eg routes or paths that are predictable or unchangeable and offer 
no choice to pedestrians). 

 
Design and Appearance 
 

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

 
PDC 18  Building design should emphasise pedestrian entry points to provide 

perceptible and direct access from public street frontages and vehicle 
parking areas. 

 
PDC 23  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  

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

 
PDC 25  Except where specified in a particular zone, policy area or precinct, the main 

face of a building should be set back from the primary road frontage in 
accordance with the following table: 

 

Setback difference between 
buildings on adjacent 
allotments  
 

Setback of new building  
 

  
Up to 2 metres  
 

The same setback as one of the adjacent buildings, as 
illustrated below:  

 
Greater than 2 metres  

 
At least the average setback of the adjacent buildings  
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PDC 26  Except in areas where a new character is desired or where specified in a 
zone, policy area or precinct, the setback of development from a secondary 
street frontage should reflect the setbacks of the adjoining buildings and 
other buildings in the locality. 

 
Infrastructure 
 

Obj 3  The visual impact of infrastructure facilities minimised. 
 

PDC 8  Electricity infrastructure should be designed and located to minimise visual 
and environmental impacts. 

 
Land Division  
 

PDC 1  Land division that occurs in an orderly sequence allowing efficient provision 
of new infrastructure and facilities and making optimum use of existing under 
utilised infrastructure and facilities.  

 
PDC 2  Land division that creates allotments appropriate for the intended use. 

 
Orderly and Sustainable Development 
 

Obj 1  Orderly and economical development that creates a safe, convenient and 
pleasant environment in which to live. 

 
Obj 4  Development that does not prejudice the achievement of the provisions of 

the Development Plan. 
 

PDC 8  Vacant or underutilised land should be developed in an efficient and co-
ordinated manner to not prejudice the orderly development of adjacent land. 

 
Residential Development 
 

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. 

 
PDC 1  Residential allotments and sites should maximise solar orientation and have 

the area and dimensions to accommodate: 
 

(a)  the siting and construction of a dwelling and associated ancillary 
outbuildings.  

(b)  the provision of landscaping and private open space. 
(c)  convenient and safe vehicle, pedestrian and cycling access and parking. 
(d)  water sensitive design systems that enable the storage, treatment and reuse 

of stormwater. 
 
Transportation and Access 
 

PDC 12  Driveway crossovers should be separated and the number minimised to 
optimise the provision of on-street visitor parking(where on-street parking is 
appropriate). 

 
PDC 37  Vehicle parking areas should be sited and designed to:  
 

(a)  facilitate safe and convenient pedestrian linkages to the development and 
areas of significant activity or interest in the vicinity of the development  

(b)  include safe pedestrian and bicycle linkages that complement the overall 
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pedestrian and cycling network 
(c)  not inhibit safe and convenient traffic circulation  
(d)  result in minimal conflict between customer and service vehicles  
(e)  avoid the necessity to use public roads when moving from one part of a 

parking area to another  
(f)  minimise the number of vehicle access points to public roads  
(g)  avoid the need for vehicles to reverse onto public roads  
(h)  where practical, provide the opportunity for shared use of car parking and 

integration of car parking areas with adjoining development to reduce the 
total extent of vehicle parking areas and the requirement for access points  

(i)  not dominate the character and appearance of a site when viewed from 
public roads and spaces  

(j)  provide landscaping that will shade and enhance the appearance of the 
vehicle parking areas  

(k)  include infrastructure such as underground cabling and connections to power 
infrastructure that will enable the recharging of electric vehicles. 
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6.3 TO AMEND THE REAR SETBACK OF A DOMESTIC OUTBUILDING 
 
 
1. Snapshot 
 

Author: Danni Biar 

Proposal: To amend the rear setback of a domestic outbuilding 

Development Number: 292-882-15 

Date of Lodgement: 22 June 2015 

Owner: Mr M L Frost 

Applicant: Bargain Steel Centre 

Location: 14  Bridget Court, Virginia 

Zone: Suburban Neighbourhood Zone  

Classification: Merit 

Public Notification 
Category: 

1 

Representation 
Received: 

N/A 

Development Plan: Consolidated 20 March 2014 

Request for Additional 
Information Made? 

Yes  

Recommendation: To refuse Development Plan Consent 

 

 

Attachments: 

 

1.  DA Form 
2.  Certificate of Title 
3.  Plans, elevations and supporting documentation 
4.  DA 292-441-15 Previously Approved Site Plan and 

Elevation Plan 
 

 
2. The Subject Land 

 
The subject land is located south east of the Virginia Township, south of Sheedy Road and 
adjoins a reserve that runs parallel to Coratina Road to the west. The land is an irregular-
shaped rectangle to accommodate a turning head for the road, with a maximum frontage 
width of 25.35 metres, a maximum depth of 50 metres and total area of 1201 square metres. 

 
The land is relatively flat with a slight fall to the street and currently contains a recently 
constructed single storey detached dwelling and cream colourbond fencing. The dwelling is 
set back 6 metres at the closest point to the front boundary, being the garage, and set back 6 
metres from the eastern and 4 metres from the western side boundaries. 
 
The dwelling and irrigation area for the waste control system have been designed to provide 
access to the rear of the subject land. Further, the irrigation area also excludes the use of the 
north eastern corner of the land for any built form. The domestic outbuilding is located in this 
area. 



Council Development Assessment Panel Agenda 80 26 August 2015 
 

 

 
There are no easements registered on the Certificate of Title, and no regulated or significant 
trees are on the subject land or within close proximity to the proposed structure. 

 
 
3. The Locality 
 
By virtue of the location of the proposed outbuilding, the extent of the locality is considered to 
include: 

 

 The subject land; 

 The allotments at 33, 35, 37, 39 Coratina Road;  

 The allotments at 8, 10, 12 Bridget Street; and 

 “Virginia Grove Play Park” and the surrounding open space reserve. 
 

3.1 Locality Plan 
 

 
 

The locality is comprised of low density residential allotments with ancillary domestic 
structures such as outbuildings, swimming pools, verandahs and rain water tanks.  
 
Dwellings have a varying front setbacks of 6 – 8 metres, side setbacks of 1.5 – 6 metres and 
generous rear setbacks of 13 – 23 metres.  
 
Domestic outbuildings are predominantly located in the rear yard of the allotments within the 
locality and behind the dwelling foot print. This reduces the visibility of the structure when 
view from the street and ensures the dwelling is the dominant feature of the site. 

 
3.2 Zoning 

 
The subject land is depicted on Zone Map Play/35 in the Mapping Section of the 
Development Plan.  
 
By virtue of its location, the land is entirely within the Suburban Neighbourhood Zone. 
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4. Proposal  
 

According to Regulation 16, if an application will require a relevant authority to assess a 
proposed development against the provisions of a Development Plan, the relevant authority 
must determine the nature of the development, and proceed to deal with the application 
according to that determination. 
 
As such, it is considered that the proposal is best described as follows: 
 

“Variation to DA 292-441-15: to construct a Domestic Outbuilding 12 metres on the 
rear boundary” 

 
According to Regulation 39(4), an applicant may seek to vary the consent an application, 
provided the nature of the proposed development is not changed. The amendment from a 1 
metre rear setback to locating the structure on the rear boundary for a length of 12 metres, is 
proposed and only this component of the structure is to be assessed.  
 
The previous application, DA 292-441-15, has been granted full development approval and 
the owner can commence works within 12 months of the approval date. 

 
 

5. Background 
 

The Applicant was advised on 20 July 2015 that the proposal could not be supported in its 
current form due to the length of the structureon the boundary. Further, it was reiterated that 
concessions were given in the assessment of the original application, DA 292-441-2015, for 
the floor area that exceeds the maximum parameter set out for the zone by an additional 30 
square meters, as it was agreed by the applicant that the structure would be set off a 
minimum of 1 metre from all boundaries. 
 
During conversations with the owner Mr Frost, staff were advised that the he was in 
discussions with the neighbour to the north of the subject land at 39 Coratina Road, Virginia. 
The neighbour informed him that he also intends to erect a shed at the rear of their land 
which is in close proximity to the proposed structure and also wants to locate it on the 
boundary. 
 
This matter was investigated and no such application has been formally submitted to Council 
for assessment. On this basis, it is considered that this situation (erecting two structures 
exceeding the parameter for a maximum length on boundary listed for the zone,) abutting 
one and other on the boundary is hypothetical.  
 
It is noted that, should an Application as described above on the adjacent property, be 
lodged to Council in the south eastern corner of 39 Coratina Road, the application would be 
on hold until matters relating to the relocation of the irrigation area are resolved. Advice from 
the Environmental Health Officer’s has indicated that the waste control system and irrigation 
area has been approved in the location adjacent to the proposed structure. Should both 
owners wish to erect both sheds ‘side by side’ on the rear boundary’s, a suitably qualified 
Engineer would be required to redesign the neighbor’s current system and irrigation area, to 
accommodate a structure in this discussed location. 

 
Based on this, the application cannot be placed on hold indefinitely, until such application is 
formally lodged and processed for assessment and therefore the assessment needs to be 
based on the current situation.  
 
The owner and applicant were advised of these matters and Bargain Steel Centre has had 
regard for the above. They have, however confirmed in writing that they wish to proceed with 
the application in its current form with no amended proposal. 
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6. Procedural Matters 
 

6.1 Classification 
 

According to Section 35 of the Development Act (1993), there will be three kinds of 
development, with all developments being classified as either complying, non-complying or 
merit. 
 
Outbuildings of the nature proposed are not assigned as complying or non-complying forms 
of development in Council’s Development Plan or in the Development Regulations. As such, 
the proposal has been dealt with as a merit form of development. 

 
6.2 Public Notification 

 
Section 38(2)(a) of the Development Act (1993) states that a Development Plan or the 
Development Regulations (2008) may assign different forms of development to a Category 
for the purposes of public notification.  
 
Further, the Development Plan lists ‘all forms of development that are ancillary and in 
association with residential development as Category 1 within the Suburban Neighbourhood 
Zone and public notification was not required. 

 
 

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

 Whether the proposal is consistent with the desired character of the zone. 

 Whether the proposal will impact on the character and amenity of the locality. 

 Whether the building area, setbacks and height are appropriate. 
 
 

8. Planning Assessment 
 

8.1 Consistency with the Desired Character 
 
In order to determine the contribution and impact on the character of the locality, it is first 
necessary to understand the Desired Character for the Suburban Neighbourhood Zone in the 
Development Plan. 
 
The area has a distinctive character derived from the existing residential development at very 
low densities, with a flat topography which is surrounded by recently rezoned land that is 
earmarked for future development. 
 
The wider locality is expected to accommodate detached dwellings of one or two storeys on 
large allotments, with generous front and side setbacks. According to the Development Plan, 
development in the area should incorporate setbacks to provide opportunities for landscaping 
to soften the built form. This cohesive built form is envisaged to be achieved through design 
elements such as roof forms, articulated buildings, and recessed vehicle garaging and 
landscaped spaces.  
 
Domestic outbuildings are envisaged within the zone, in association with a dwelling. It is 
considered that a domestic outbuilding is an appropriate form of development as it is 
consistent with the desired and existing character. Detached dwellings with ancillary 
domestic outbuildings are consistent within the locality.  
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Domestic Outbuildings within the locality are Colourbond clad with colours that are 
sympathetic to the existing dwelling on each site and located behind the dwelling footprint 
which minimises the impact and visibility on the locality, in accordance with PDC 4 of Design 
and Appearance section within the Development Plan. 
 
PDC 2 of Design and Appearance section envisages the visual impact of building walls that 
are located on or in close proximity to a side or rear boundary to be minimised. The proposed 
outbuilding is located on the boundary for a length of 12 metres, with a 3 metre wall height 
which cannot be softened with landscaping or have separation or articulation from the 
fencing due to its location on the boundary. It is considered that a structure of this size should 
be set off the boundary, as per the previous approved application, or reduced in length to 
satisfy PDC 2 which the Applicant is not prepared to do. 

 
8.2 Building Area, Setbacks and Height 
 
Ancillary domestic structures should be designed in accordance with the parameters of PDC 
11 of the Residential Development Section. This stipulates that outbuildings should have a 
maximum floor area of 60 square metres, wall height of 3 metres, and not exceed 8 metres in 
length when located on the boundary. 
 
All outbuildings in the locality are set off side and rear boundaries which provide separation 
and minimises the bulk and scale of the wall. Rear setbacks vary from 1 - 4.5 metres and in 
some instances rainwater tanks are located between the structure and fence which creates 
an additional visual transition. 
 
In the assessment of the previous application that this proposal is to vary, concessions for 
the floor area exceeding the above parameter were deemed acceptable, if the structure was 
to be set off the boundary. This was in fact agreed to as part of the negotiations with the 
previous application as it was originally proposed on the boundary and relocated off the 
boundary during assessment. 
 
With regard for the above, it is considered that as the structure is now proposed on the 
boundary, the length and floor area is inappropriate and should be reduced in length to 8 
metres, in accordance with PDC 11, to minimise the visual impact. Alternatively, the 
previously approved design is appropriate as it has a rear boundary setback of 1 metre in 
accordance with PDC 41 of the Residential Development section. 
 
 
9. Conclusion 

 
The application is varying the consent of DA 292-441-2015 to relocate the structure on the 
boundary for a length of 12 metres. The Development Plan generally discourages 
outbuildings with a floor area greater than 60 square metres and a length exceeding 8 metres 
when located on a boundary. 
 
Although the proposal is considered to have an appropriate height, colours and materials, 
floor area and dimensions, it is not considered appropriate to be located on the boundary. 
Concessions in the previously approved application were given on the basis that there was 
suitable separation from the side and rear boundaries to have an acceptable visual impact 
when viewed from the locality. On balance, it is considered that a reduced length of 8 metres 
would be appropriate on the rear boundary. 
 
Giving regard to the Applicant’s request to proceed with the application in its current form, it 
is considered the Development Plan Consent should not be granted to the application. The 
proposal is not consistent with the existing or proposed character and a combination of both 
the size and location is not deemed appropriate. 
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10. 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 Bargain Steel Centre for the 
Variation to DA 292-441-15: to construct a Domestic Outbuilding 12 metres on the rear 
boundary at 14 Bridget Street, Virginia as detailed in Application No. 292-882-15 on the 
following grounds: 
 

1. Overall, the proposal is at odds with the desired and existing character for the Zone, 
particularly as it relates to the location and floor area of outbuildings; 

2. By virtue of its location, the proposed outbuilding will have an unreasonable visual 
impact on the neighbouring property to the north; and 

3. The proposal is considered to be at variance with the relevant provisions of the City 
of Playford Development Plan. In particular: 

 
Design and Appearance 
 

PDC 2 Where a building is sited on or close to a side or rear boundary, the boundary 
wall should minimise: 

 
(a) the visual impact of the building as viewed from adjacent properties. 
(b) overshadowing of adjacent properties and allow adequate sunlight access to 

neighbouring buildings. 
 
Residential Development 
 

PDC 11  In the Suburban Neighbourhood Zone, garages, carports and outbuildings 
should not dominate the streetscape and be designed within the following 
parameters: 

 
(a) Maximum floor area: 60 square metres. 
(b) Maximum length along the boundary: 8 metres or 50 per cent of the length 

along that boundary (whichever is the lesser). 
 
PDC 41 Except where otherwise specified in a particular zone, policy area or precinct, 

garages, carports, pergolas, outbuildings and other similar buildings should 
be constructed either on the side or rear boundary or setback from the 
boundary the following minimum distances: 

 
(a) 600 millimetres for an open structure. 
(b) 1 metre for any solid or enclosed wall. 
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9.1.1 ADOPTION OF COUNCIL DEVELOPMENT ASSESSMENT PANEL ANNUAL 
REPORT 2014/15 

 
Contact Person: Mr Matt  Romaine 
 
See Attachment No: 1.  Council Development Assessment Panel Annual Report 2014/15 
 
 
Why is this matter before the Council or Committee? 
 
Matters delegated to the Committee 
 
The Delegations Register allows the Council Development Assessment Panel to approve its 
own Annual Report. There is also a requirement that the Annual Report be forwarded to 
Councillors, Council Development Assessment Panel Members and the Minister for Planning 
for information. 
 
 
Purpose 
 
Council Development Assessment Panel to endorse the Council Development Assessment 
Panel Annual Report 2014/15. 
 
 

STAFF RECOMMENDATION 
 
Panel endorse the Council Development Assessment Panel Annual Report 2014/15. 
 
 

 
 
Relevance to Strategic Plan 
 
Strategy 5. Building our capabilities 
Outcome 5.1 Highly performing organisation 
 
 
Relevance to Public Consultation Policy 
 
There is no requirement to consult the community on this issue. 
 
 
Background 
 
The Council Development Assessment Panel Terms of Reference outlines that the Panel 
shall review its own performance annually in line with the Councils financial year. 
 
 
Analysis of Issues 
 
In reviewing, the Panel will have regard to: 
 

 number of meetings held. 

 length of meetings. 

 attendance by members. 

 CDAP issues raised for consideration by Council. 

 number of confidential items considered. 

 appeals made to the Environment, Resources and Development Court. 
 

http://www.playford.sa.gov.au/webdata/resources/files/Public%20Consultation%20Policy%20Endorsed%20Dec%202013.pdf
http://www.playford.sa.gov.au/webdata/resources/files/Public%20Consultation%20Policy%20Endorsed%20Dec%202013.pdf
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Options 
 
Option 1 
 
Panel endorse the Council Development Assessment Panel Annual Report 2014/15. 
 
Option 2 
 
Panel endorse the Council Development Assessment Panel Annual Report 2014/15 with the 
following amendments: 
 

1. __________________________________ 
2. __________________________________ 
3. __________________________________ 

 
 
Analysis of Options 
 
Option 1 
 
Adoption of the Council Development Assessment Panel Annual Report ensures the Panel 
are assessed in accordance with the Terms of Reference. 
 
Assessing against the required parameters ensures the Panel is addressing the legislative 
functions and role as follows: 
 
Legislative Functions 
 

 To act as a delegate of the Council in accordance with  the requirements of the 
Development Act 1993; 

 As it thinks fit, to provide advice and reports to the Council on trends, issues and 
other matters relating to planning or development that have become apparent or 
arisen through its assessment of applications under the Development Act 1993; and 

 To perform other functions (other than functions involving the formulation of policy) 
assigned to the Panel by Council. 

 
Role 
 

 Provide a consultative approach to development assessment while confining 
consideration of the application to the objectives and principles within the Playford 
(City) Development Plan. 

 
Option 2 
 
Adoption of the Council Development Assessment Panel Annual Report ensures the Panel 
are assessed in accordance with the Terms of Reference. 
 
Assessing against the required parameters ensures the Panel is addressing the legislative 
functions and role as follows: 
 
Legislative Functions 
 

 To act as a delegate of the Council in accordance with  the requirements of the 
Development Act 1993; 

 As it thinks fit, to provide advice and reports to the Council on trends, issues and 
other matters relating to planning or development that have become apparent or 
arisen through its assessment of applications under the Development Act 1993; and 
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 To perform other functions (other than functions involving the formulation of policy) 
assigned to the Panel by Council. 

 
Role 
 

 Provide a consultative approach to development assessment while confining 
consideration of the application to the objectives and principles within the Playford 
(City) Development Plan. 

 
The Panel can choose to adopt the Annual Report with amendments if required. 
 
 
Financial Implications 
 
There are no financial implications for the Panel to endorse the Council Development 
Assessment Panel Annual Report 
 
 
Preferred Options and Justification 
 
Option 1 is the preferred option as it is in line with the Council Development Assessment 
Panel Terms of Reference and the need for the Panel to review its own performance 
annually. 
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9.1.2 UPDATE ON OUTSTANDING ENVIRONMENTAL RESOURCES AND 
DEVELOPMENT COURT MATTERS 

 
Contact Person: Mr Matt Romaine 
 
See Attachment No: 1.  Judgement 

2.  Court Order 
 
 

Why is this matter before the Council or Committee? 
 
Matters for Information 
 
 
Purpose 
 
The Executive Officer shall provide an update on the attached judgement recently handed 
down by the Court. 
 
 
 
 
 
 

 
 



Judgement 103 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 104 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 105 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 106 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 107 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 108 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 109 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 110 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 111 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 112 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 113 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 114 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 115 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 116 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 117 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 118 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 119 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 120 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 121 Item 9.1.2 - Attachment 1 
 

 

 
  



Judgement 122 Item 9.1.2 - Attachment 1 
 

 

 



Court Order 123 Item 9.1.2 - Attachment 2 
 

 

 
                                      


	Contents
	5.1 The Division of land (1 allotment into 2)
	Recommendation
	Certificate of Title
	Plan of Division
	Statement of Effect
	Supporting Documents
	Representations
	Response to Representations
	Zone Map

	6.2 Community Title Land Division (1 into 2)
	Recommendation
	Current Plan of Division
	Certificate of Title
	Superseded Plan of Division 30/04/2015
	Superseded Plan of Division 10/05/2015
	Superseded Plan of Division 12/06/2015
	Superseded Plan of Division 15/06/2015
	Zone Map Play/21

	6.3 To amend the rear setback of a domestic outbuilding
	Recommendation
	DA Form
	Certificate of Title
	Plans, elevations and supporting documentation
	DA 292-441-15 Previously Approved Site Plan and Elevation Plan

	9.1.1 Adoption of Council Development Assessment Panel Annual Report 2014/15
	Recommendation
	Council Development Assessment Panel Annual Report 2014/15

	9.1.2 Update on Outstanding Environmental Resources and Development Court Matters
	Recommendation
	Judgement
	Court Order



