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City of Playford 
Council Assessment Panel Meeting 

 

AGENDA 
THURSDAY, 18 SEPTEMBER 2025 AT 6:00 PM 

 

 ACKNOWLEDGEMENT OF COUNTRY 
 

We would like to acknowledge that this land we meet on today is the traditional land of the 
Kaurna people, and that we respect their spiritual relationship with their country. The City of 
Playford would also like to pay respects to Elders past, present and emerging.  

1 ATTENDANCE RECORD 
 

1.1 Present 
 

1.2 Apologies 
 

 Mr Paul Mickan  
 

1.3 Not Present  
 

2 CONFIRMATION OF MINUTES 
 

RECOMMENDATION 
 
The Minutes of the Council Assessment Panel Meeting held 21 August 2025 be 
confirmed as a true and accurate record of proceedings.  
 

 
 

3 APPLICATIONS WITHDRAWN 
 

4 DECLARATIONS OF INTEREST  
 
 

5 APPLICATIONS FOR CONSIDERATION – PERSONS WISHING TO BE HEARD 
 

Nil  
 

6 APPLICATIONS FOR CONSIDERATION – NO PERSONS TO BE HEARD 

6.1 25027178 - Allotment 144 John Rice Avenue, Elizabeth South - Variation to 
24022584 - Land Division (1 into 4) and Tree Damaging Activity (Attachments) ......... 6 

 
Representors: N/A 
Applicant: City of Playford 
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6.2 25005488: 17 Stebonheath Rd, Edinburgh North - Child care facility with 
associated car parking, landscaping and illuminated signage including a pylon 
sign to 4.6m height (Attachments) ............................................................................. 47 

 
Representors: Nil 
Applicant: Leyton Property Pty Ltd 
 

 

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  

OUTSTANDING MATTERS – APPEALS AND DEFERRED ITEMS 

10.1 Warehouse and light industry development with advertisement and associated 
detention basin, car parking, landscaping and regulated and significant tree 
removals (Attachments) .......................................................................................... 168 

 
Representors: Nil 
Applicant: Zuppa Group c/ Future Urban 
 

11 POLICY DISCUSSION FORUM 
 

Nil  
 

12 CLOSURE 
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6.1 25027178 - ALLOTMENT 144 JOHN RICE AVENUE, ELIZABETH SOUTH - 
VARIATION TO 24022584 - LAND DIVISION (1 INTO 4) AND TREE DAMAGING 
ACTIVITY 

 
 
 

Author: Andrew Humby, Consultant Planner 

Proposal: Variation to DA 24022584 comprising changes to Land Division 
Consent Conditions 2 - 4 

Development Number: 25027178 

Date of Lodgement: 2 September 2025 

Owner: City of Playford 

Applicant: City of Playford c/- Future Urban 

Location: Allotment 144 John Rice Avenue, Elizabeth South 

Zone: Strategic Innovation Zone, Activity Node Sub Zone  

Classification: Performance Assessed 

Public Notification 
Category: 

No 

Representation 
Received: 

N/A 

Request for Additional 
Information Made? 

No 

Recommendation: To Grant Planning Consent 

 
  

Attachments: 

 

1⇩.  Application Documents 
2⇩.  20 February 2025 - Council Assessment 

Panel - Meeting Minutes 
3⇩.  20 February 2025 - Council Assessment 

Panel - Report 
 

 
 
1. The Subject Land 

The subject land is identified as Allotment 144 of Filed Plan 130753 within Certificate of Title 
Volume 6203 Folio 773. 
 
The subject land is located on the north-eastern corner of the intersection of John Rice 
Avenue and Philip Highway. The subject land contains covers an area of approximately 3 
hectares and contains frontages to John Rice Avenue, Philip Highway, Mark Road and 
Coglin Road. 
 
John Rice Avenue and Philip Highway are both classified as State maintained roads and are 
managed by the Department for Infrastructure and Transport (DIT). The subject land is 
currently undeveloped, with no buildings or structures present. The land is however covered 
with extensive vegetation, including numerous Regulated and Significant Trees. 
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2. The Locality 

The locality is characterised by a mix of land uses and large areas of vegetated open space, 
with the multi-lane road network (John Rice Avenue and Philip Highway) and notable barrier 
between differing land uses. 
 
A notable feature to the west of Philip Highway is the former Holden site and a more recently 
constructed petrol filling station on the intersection of Philip Highway and John Rice Avenue. 
 
To the immediate south is a wide-open space reserve abutting John Rice Avenue, with 
residential allotments, located within the General Neighbourhood Zone, of a consistent size 
and configuration located further to the south. The General Neighbourhood Zone extends 
north of John Rice Avenue to include a triangular section that adjoins the subject land to its 
east. 
 
The ACH Healthia Aged Care and Retirement Living Complex is located to the north of the 
subject land. Orientated towards Mark Road, the built form comprises of single-storey 
independent living dwellings and a two-storey main building setback from the street behind 
visitor car parking. 
 
To the north of the subject land, a mix of land uses are located within the Employment Zone, 
including a place of worship, equipment hire depot (service trade premise), transport 
logistics, recycling depot and other light industrial activities. 
 

2.1 Locality Plan 

 
 

 
2.2 Zoning 

The subject land is located within the Strategic Innovation Zone (the Zone) and Activity 
Node Subzone (the Subzone) as identified in the Planning and Design Code (the Code).  
 
The following Overlays and Technical and Numerical Variations (TNVs) also apply. 
 
Overlays: 
 

• Airport Building Heights (Regulated) Overlay – All structures over 45 metres  
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• Affordable Housing Overlay 
 

• Building Near Airfields Overlay 
 

• Defence Aviation Area Overlay – All structures over 90 metres  
 

• Hazards (Flooding – General) Overlay 
 

• Noise and Air Emissions Overlay 
 

• Prescribed Wells Area Overlay 
 

• Regulated and Significant Tree Overlay 
 

• Traffic Generating Development Overlay 
 

• Urban Transport Routes Overlay. 
 

TNVs: 
 

• Concept Plan 81 – Edinburgh Defence Airfield Lighting Constraints 
 

• Interface Height. 
 
 

3. Background 

The Council Assessment Panel (CAP) at its meeting of 20 February 2025 resolved to grant 
planning and land division consent for land division (1 allotment into 4) and tree damaging 
activity at Allotment 144 John Rice Avenue, Elizabeth South subject to a reserved matter and 
number of conditions (DA 24022584).  
 
See Attachment 2 and 3 for Agenda Report and Minutes (for full agenda item, please review 
full agenda on the CAP page – http://www.playford.sa.gov.au/council/council-and-
committees/current-committees/council-assessment-panel). 
 
Council staff have considered this variation request and resolved that the variation is not 
minor and is to be assessed as a variation to the original application. 
 
Separate to this approval, Council has entered into a number of contracts with various private 
entities to develop the subject land in a manner to achieve the outcomes of the ‘Playford 
Health & Wellbeing Precinct Master Plan’. 
 
 
4. The Proposal 

The Applicant is seeking a variation to Land Division Conditions 2, 3, and 4 of Development 
Application DA 24022584. Conditions further discussed in Section 7.1. 
 
It is proposed that these conditions, which relate to the design and construction of access 
points, creation of easements and the installation of essential services, be amended to allow 
the CAP to accept a legally binding agreement in lieu of physical completion prior to 
clearance.  
 
This amendment would enable clearance to be issued under Section 138 of the Planning, 
Development and Infrastructure Act 2016 (the PDI Act), based on a legally enforceable 
commitment rather than the completed delivery of easements and associated infrastructure. 
 

http://www.playford.sa.gov.au/council/council-and-committees/current-committees/council-assessment-panel
http://www.playford.sa.gov.au/council/council-and-committees/current-committees/council-assessment-panel


Council Assessment Panel Agenda 9 18 September 2025 
 

 

 
 
The legally binding agreement may take the form of either existing sales contracts or a formal 
agreement with a third party that commits to the provision of the required access 
infrastructure and services. 
 
 
5. Procedural Matters 

5.1 Classification 

Section 128 of the PDI Act establishes that a person may seek the variation of a 
development authorisation, including variations to conditions of approval.  
 
A variation application may only be made if the relevant authorisation is still operative 
and cannot be used to extend the period for which the authorisation remains operative. 
 
As Planning and Land Division Consent was granted on 25 February 2025, the 
authorisation is operative until 25 February 2028 (3 years). Until this time, the Applicant 
is entitled to seek approval of a variation request.  
 
The variation proposal has been assessed using the Performance Assessment pathway 
in accordance with Section 106 of the PDI Act. 
 
5.2 Public Notification 

Under Section 107(6) of the PDI Act, all classes of performance assessed development 
require public notification unless excluded by Table 5 of the Procedural Matters Section 
of the relevant Zone of the Code. 
 
Table 5 of the Zone identifies development types excluded from public notification. In this 
instance, ‘Land Division’ is listed as an exempt form of development and therefore does 
not require public notification. 
 
5.3 Statutory Referrals 

Given the variation only impacts conditions imposed by the CAP, no statutory referral 
comments were received for the proposed variation. 
 
 

6. Key Issues 

The following matter is considered pertinent in reaching a recommendation for the 
proposal: 

 

• Whether the proposed variation provides sufficient certainty regarding the delivery of 
infrastructure and services. 

 
 
7. Planning Assessment 

7.1 Infrastructure 

The provision of infrastructure was a key consideration during the CAPs original 
assessment of the land division at its meeting on 20 February 2025. 
 
As a result, three (3) land division consent conditions were imposed: 
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Condition 2:  
 
Prior to clearance under Section 138 of the Act access points shall be installed on John 
Rice Avenue, Phillip Highway and Coglin Road at Rights of Way identified as ‘B’ and ‘C’ 
in accordance with the approved plan of division prepared by Mosel Surveyors, Ref. 
A21008P1.8, Revision 1.8 Dated 25/03/24. The works shall be designed and constructed 
in accordance with recognised engineering practice and shall be to the satisfaction of the 
Council.  
 
Condition 3:  
 
Prior to clearance under Section 138 of the Act all necessary electrical supply, water 
supply and sewerage services shall be installed on the land in accordance with 
recognised engineering practice and shall be to the satisfaction of the Council.  
 
Condition 4: 
 
Prior to clearance under Section 138 of the Act adequate provision shall be made for the 
creation of appropriate easements for the purposes of access, drainage, electricity 
supply, water supply and sewerage services as reflected in the approved plan of division 
prepared by Mosel Surveyors, Ref. A21008P1.8, Revision 1.8 Dated 25/03/24. 
 

The Applicant now seeks for the variation to conditions 2, 3 and 4. The proposed 
variation would allow for the option that prior to clearance under Section 138 of the PDI 
Act either: 
 

• The works for all conditions have been undertaken and completed in accordance with 
the identified plans or in accordance with engineering practices; 
 
or 
 

• A legally binding agreement has been executed for the completion of these works.  
 
As outlined, these conditions relate to the physical delivery of access points, services, 
and easements prior to Section 138 clearance. The variation proposes that the CAP 
could instead accept a legally binding agreement, which may take the form of an existing 
sales contract or third-party agreement committing to infrastructure delivery. 
 
In this case, existing sales contracts between Council and purchasers include binding 
obligations for Council to undertake and complete infrastructure works. These works 
include internal access roads and the provision of water, sewer, and electricity services: 
 

• Lots 1 and 2: Infrastructure will be delivered by SA Health and DIT, as part of the 
construction of the Drug and Alcohol Services South Australia (DASSA) facility 
proposed for Lot 2. 
 

• Lots 3 and 4: A sales contract has been executed with the future landowners. The 
CAP granted planning consent for a childcare centre on Lot 4 on 17 July 2025. This 
contract similarly commits to infrastructure delivery. 

 
These contractual arrangements provide a clear and enforceable mechanism for ensuring 
infrastructure is delivered as required, supporting the proposed variation to the original 
conditions. 
 
Council’s City Property staff have requested the opportunity to appear before the CAP to 
discuss the specific details of the sales contracts. Given the commercial-in-confidence 
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nature of these agreements, it is recommended that this discussion be held under the 
CAP’s confidentiality provisions. 
 
It is expected that these discussions will provide further detail on the binding 
arrangements in place and reinforce the level of certainty regarding the timely provision of 
easements and associated infrastructure. 
 
Please find the below proposed changes in wording for conditions 2 and 3 (highlighted 
below). No further change to condition 4 is recommended and is discussed further below: 
 
Condition 2  
 
Prior to clearance under Section 138 of the Act access points shall be installed, or a 
legally binding agreement has been executed for works to be completed, on John Rice 
Avenue, Phillip Highway and Coglin Road at Rights of Way identified as ‘B’ and ‘C’ in 
accordance with the approved plan of division prepared by Mosel Surveyors, Ref. 
A21008P1.8, Revision 1.8 Dated 25/03/24. The works shall be designed and constructed 
in accordance with recognised engineering practice and shall be to the satisfaction of the 
Council.  
 
Condition 3  
 
Prior to clearance under Section 138 of the Act all necessary electrical supply, water 
supply and sewerage services shall be installed, or a legally binding agreement has been 
executed for works to be completed, on the land in accordance with recognised 
engineering practice and shall be to the satisfaction of the Council.  
 
Condition 4 – amendment not required 
 
Prior to clearance under Section 138 of the Act adequate provision, shall be made for the 
creation of appropriate easements for the purposes of access, drainage, electricity 
supply, water supply and sewerage services as reflected in the approved plan of division 
prepared by Mosel Surveyors, Ref. A21008P1.8, Revision 1.8 Dated 25/03/24. 
 
This condition requires that, prior to clearance, adequate provision is made for the 
creation of appropriate easements for access, drainage, electricity supply, water supply 
and sewerage services. It is considered that no amendment to this condition is 
necessary, as the requirement for adequate provision is already addressed in the 
approved plan of division. 
 
Notwithstanding this, an overhead powerline currently traverses through proposed 
Allotment 1, outside of any proposed future easements. As part of the proposed land 
division, provisions have been made for this powerline to be relocated underground (with 
the associated easement provided), and this work would ordinarily have been required to 
occur prior to clearance. However, the overhead powerline may remain following 
clearance under Section 138 of the PDI Act (refer to allowance in the proposed 
amendment to condition 3). 
 
Given the proposed variation, it is recommended that an easement for the overhead 
powerlines be retained as part of this variation. The Applicant has been made aware of 
this requirement and amended plans will be forthcoming. This matter may be addressed 
by the CAP through an amendment to the condition once the amended plans are 
received, or alternatively as a reserved matter 
 
 

8. Conclusion 

The City of Playford (c/- Future Urban) seeks Planning and Land Division Consent to vary 
conditions 2 and 3 of Development Application 24022584. 
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The variation proposes amendments of these conditions allowing the CAP to rely on binding 
agreements in lieu of physical completion of infrastructure prior to issuing Section 138 
clearance under the PDI Act. 
 
The variation is supported by existing contracts that provide legally enforceable commitments 
to deliver the required infrastructure and services. These arrangements, in the view of 
Council staff, provide sufficient certainty that infrastructure will be delivered appropriately. 
 
On balance, the proposed variation is not considered to be seriously at variance with the 
relevant provisions of the Code. Instead, the binding arrangements proposed as an 
alternative continue to satisfy the key policy objectives of the Zone and the Subzone and 
broader infrastructure provisions. 
 
It is therefore recommended that varied Planning and Land Division Consent be granted, 
subject to the Reserved Matters and Conditions outlined below. 
 
 
9. Recommendation 
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STAFF RECOMMENDATION 
 
It is therefore recommended that the Council Assessment Panel: 

 

1. DETERMINES that the proposed Variation is not seriously at variance with the 
provisions of the Planning and Design Code 

2. GRANTS Planning and Land Division Consent of Development Application 
25027178 to amend Development Application ID. 24022584 and retention of the 
following Reserved Matters and Conditions: 

 

Reserved Matters: 

 

Pursuant to Section 102(3) of the Planning, Development and Infrastructure Act 2016 (the 
PDI Act), the following matters shall be reserved for further assessment to the satisfaction of 
the Council Assessment Panel, and sub-delegated to the Assessment Manager, for 
determination prior to the granting of Development Approval: 

 

1. The Applicant shall submit an updated Plan of Division which has an amended Right 
of Way ‘B’ to facilitate the augmentation of access in Allotment 1 and 2 prepared in 
consultation with the Department for Infrastructure and Transport. 

 

Conditions: 

 

Planning Consent 

 

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 regulated and significant trees not authorised under this consent for removal and 
impacted via Tree Protection Zone (TPZ) encroachments, must ensure protection 
measures are undertaken in line with the Tree Protection measures listed within the 
submitted Arborist Report. Further to this, to ensure all trees remain viable post 
development, any TPZ encroachment over 10% must be undertaken utilising non- 
destructive methods of excavation (hydrovac, hand dig). Any roots over 30mm 
diameter that are found within the excavation areas and require removing will need to 
be recorded in location and photos taken, this information will need to be submitted 
to the City of Playford Arborist to ensure tree viability and safety of community. 

 

Land Division Consent: 

 

1. Payment of an amount calculated in accordance with the Planning, Development and 
Infrastructure (Fees, Charges and Contributions) Regulations 2019 be made into the 
City of Playford Urban Tree Fund in lieu of planting replacement trees. Payment must 
be made prior to clearance under Section 138 of the PDI Act. 
 

2. Prior to clearance under Section 138 of the PDI Act access points shall be installed, 
or a legally binding agreement has been executed for works to be completed, on 
John Rice Avenue, Philip Highway and Coglin Road at Rights of Way identified as ‘B’ 
and ‘C’ in accordance with the approved plan of division prepared by Mosel 
Surveyors, Ref. A21008P1.8, Revision 1.8 Dated 25/03/24.  
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The works shall be designed and constructed in accordance with recognised 
engineering practice and shall be to the satisfaction of the Council. 
 

3. Prior to clearance under Section 138 of the PDI Act all necessary electrical supply, 
water supply and sewerage services shall be installed, or a legally binding 
agreement has been executed for works to be completed, on the land in accordance 
with recognised engineering practice and shall be to the satisfaction of the Council. 

 

4. Prior to clearance under Section 138 of the PDI Act adequate provision, shall be 
made for the creation of appropriate easements for the purposes of access, 
drainage, electricity supply, water supply and sewerage services as reflected in the 
approved plan of division prepared by Mosel Surveyors, Ref. A21008P1.8, Revision 
1.8 Dated 25/03/24. 

 

Conditions imposed by South Australian Water Corporation under Section 122 of the PDI 
Act: 

 

5. This development is within a current Augmentation Charge Area and SA Water 
Gazetted Augmentation charges shall be paid by the developer. 

 

6. If a connection/s off an existing main is required, the connection/s to your 
development will be a standard or a non-standard cost. This will be determined by an 
investigation where appropriate.  

 

7. SA Water has water/wastewater network assets within close proximity to the location 
of this development. An investigation, if required, will be undertaken following the 
provision of the development details to enable a servicing strategy to be provided. 
Augmentation infrastructure works may need to be undertaken by the Developer 
and/or SA Water to enable servicing of this development. SA Water may contribute to 
the cost of these works. 

 

SA Water Gazetted Augmentation Charges, Connection and Extension fees and 
Capacity Upgrade fees and charges shall be paid by the developer.  

 

SA Water may contribute to any material upsizing requirements. 

 

Conditions imposed by State Planning Commission Planning Services under Section 122 of 
the PDI Act: 

 

8. A final plan complying with the requirements for plans set out in the Manual of 
Survey Practice Volume 1 (Plan Presentation and Guidelines) issued by the 
Registrar General to be lodged with the State Planning Commission for Land Division 
Certificate purposes. 

 

9. Payment of $26,121.00 into the Planning and Development Fund (3 allotments at 
$8707.00 per allotment). This payment will not become payable until the Certificate 
of Approval application under Section 138 has been lodged. At that time the Land 
Division Registration fee (currently $1154.00), will also become payable. The total of 
the two fees must be paid in a single payment. Payment may be made via credit card 
(Visa or MasterCard) online at plan.sa.gov.au, over the phone on 7133 3028, or 
cheques may be made payable to the State Planning Commission, marked "Not 
Negotiable" and sent to GPO Box 1815, Adelaide 5001.   
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Conditions imposed by State Planning Commission Commissioner of Highways under 
Section 122 of the PDI Act: 

 

10. Access to/from John Rice Avenue and Philip Highway shall be gained via suitably 
designed Rights of Way ‘B’ and ‘C’ as shown on Mosel Surveyors, Plan of Division, 
Reference A21008P1.8, Revision 1.8 dated 25/3/24. The access points shall be 
limited to left turn in and left turn out only. 

 

11. Solid median shall be installed on John Rice Avenue at Rights of Way ‘B’ and ‘C’ to 
physically restrict movements to left in and left out only. These treatments shall be 
designed to cater for the largest vehicles expected to access the site and allow for B-
Double (26.0m length) movements along John Rice Avenue. A channelised left turn 
(AUL) shall also be installed at Right of Way ‘B’. To accommodate these works the 
northern kerb line of John Rice Avenue shall be suitably widened. The road works 
shall be undertaken as shown on Frank Siow & Associates, Concept Plan, Drawing 
No. PL-241219, sheets 1, 2 and 3 in correspondence dated 19 December 2024 and 
to DIT satisfaction.  

 

The works shall be designed and constructed in accordance with the relevant 
Austroads Guides, Australian Standards and the DIT Master Specifications with all 
associated costs (including and not limited to project management and any 
necessary road lighting, signage and drainage upgrades) to be borne by the 
Applicant. All works shall be completed by 12 months following issuing of the titles.  

 

Note: The Applicant shall contact Mr Narendra Patel, Senior Network Integrity 
Engineer, Network Management Services on telephone 08 7133 3208, mobile 0400 
436 745 or via email: narendra.patel@sa.gov.au to progress this. The Applicant shall 
enter into a Developer Agreement with the DIT to undertake and complete this work. 

 

12. Any land required from the subject site for the construction of the access roads, 
median treatments, left turn lanes, corner cut offs, corner radius, 
footpaths/pedestrian ramps, etc shall be dedicated to road at no cost to the DIT. 

 

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

 

14. Any infrastructure within the road reserve (including stobie pole/s, street light/s, 
directional sign/s, etc) that is demolished, altered, removed or damaged during the 
construction of the project shall be reinstated to the satisfaction of the relevant asset 
owner, with all costs being borne by the Applicant. 

 

15. All off-street parking and vehicle manoeuvring areas shall be designed in accordance 
with AS/NZS 2890.1:2004, AS/NZS 2890.6:2009 and AS2890.2:2018. Additionally, 
clear sightlines, as shown in Figure 3.3 ‘Minimum Sight Lines for Pedestrian Safety’ 
in AS/NZS 2890.1:2004, shall be provided at the property line to ensure adequate 
visibility between vehicles leaving the site and pedestrians on the adjacent footpath. 

 

16. A final stormwater management plan shall be developed in conjunction with the DIT. 
All drainage infrastructure is to be to the satisfaction of Council and the DIT. 

 

17. Stormwater run-off shall be collected on-site and discharged without impacting the 
safety or integrity of John Rice Avenue, Philip Highway, Mark Road and Coglin Road. 
Any alterations to the road drainage infrastructure required to facilitate this shall be at 
the Applicant’s expense. 
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Advisory Notes: 

 

Advisory Notes imposed by State Planning Commission Planning Services under Section 
122 of the PDI Act: 

 

1. Under Part 20A of the Telecommunications Act 1997 (Cth), developers are required 
to install fibre-ready facilities (e.g. pit and pipe) in their developments, unless the 
development qualifies for an exemption. Developers can face penalties if they sell or 
lease building lots or units in new developments without fibre-ready facilities 
installed.  

 

Under the Commonwealth’s Telecommunications in New Developments Policy, 
developers are also expected to contract a telecommunications carrier (being any 
statutory infrastructure provider (SIP) or NBN Co as the default SIP) to provide 
services in their development. Carriers should install fixed-line network infrastructure 
in new developments, unless that is not commercially feasible, in which case they 
should use fixed-wireless or satellite technologies.  

 

Further details of these requirements can be found at:  

www.infrastructure.gov.au/department/media/publications/telecommunications-new-
developments 

 

Advisory Notes imposed by Commissioner of Highways under Section 122 of the PDI Act: 

 

2. Any further increase in traffic generation associated with development of Lots 1, 3 
and 4 will need to be supported by a comprehensive traffic and parking assessment. 

 

3. The Applicant shall notify DIT’s Traffic Management Centre (TMC) – Roadworks on 
1800 434 058 or email dit.roadworks@sa.gov.au to gain approval for any road works, 
or the implementation of a traffic management plan during the construction and or 
utility provision, tree removal, etc for the subject development. Before any 
construction/roads works the contractor(s) shall complete a ‘Notification of Works’ 
form via the following link:  

 

https://www.dit.sa.gov.au/contractor_documents/works_on_roads_by_other_organis
ations. 
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6.2 25005488: 17 STEBONHEATH RD, EDINBURGH NORTH - CHILD CARE 
FACILITY WITH ASSOCIATED CAR PARKING, LANDSCAPING AND 
ILLUMINATED SIGNAGE INCLUDING A PYLON SIGN TO 4.6M HEIGHT 

 
 
 

Author: Andrew Simons / Leif Burdon 

Proposal: Child care facility with associated car parking, landscaping and 
illuminated signage including a pylon sign to 4.6m height 

Development Number: 25005488 

Date of Lodgement: 28 February 2025 

Owner: Brave Wholesalers Pty Ltd 

Applicant: Leyton Property Pty Ltd 

Location: 17 Stebonheath Road, Edinburgh North 

Zone: Strategic Employment Zone  

Classification: Performance Assessed 

Public Notification 
Category: 

Notification required 

Representation 
Received: 

No 

Request for Additional 
Information Made? 

Yes 

Recommendation: To Grant Planning Consent 

 
  

Attachments: 

 

1⇩.  Development Application Snapshot 
2⇩.  Architectural Documents 

3⇩.  Siteworks Plan 
4⇩.  Planning Report 

5⇩.  Acoustic Report 
6⇩.  Traffic Report 

7⇩.  Preliminary Site Investigation 
8⇩.  Referral Responses 
 

 
 
1. The Subject Land 

The land on which the proposal would be constructed is comprised of two (2) generally 
square allotments that together form an area of land totalling approximately 16.4 hectares. 
The land has a frontage to Womma Road of approximately 280m and a secondary frontage 
to Stebonheath Road of approximately 570m. Womma Road is a State maintained road and 
falls under the jurisdiction of the Department for Infrastructure and Transport (DIT). A large, 
single-laned roundabout is located at the intersection of the two (2) roads. Womma Road 
forms a key east-west connection within the City of Playford providing connection to and from 
the Northern Expressway to Main North Road. 
 
The land currently accommodates a large transport distribution centre (Drakes) on the 
southern-most portion and a shop in the form of a takeaway restaurant (McDonald’s) in the 
eastern-most corner (see Figure 1, below).  
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The remainder of the overall land is vacant aside from several stobie poles. The relevant 
topological features being three (3) large trees near the Womma Road frontage, and a large 
drainage swale running along the inside of the western boundary. 
 

 
Figure 1: Aerial photograph showing the land outlined in blue 

 
It is important to note that the land on which the development is proposed to be established 
is different from the defined site of the development. This is isolated exclusively to the portion 
of the land adjacent the northern corner of the land, and facing the Womma Road frontage 
(see Figure 2, below). The site of the development measures approximately 67m in depth, 
taken from the Womma Road frontage and approximately 51m in width. It is considered to 
include a portion of the site defined under application 24042350 as it is proposed to utilise a 
manoeuvring area and access point that is also proposed under that application.  
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Figure 2: Location of the site of development, highlighted in red 

 
 
2. The Locality 

The locality for the proposed development is considered to comprise of four (4) distinct 
quadrants, conveniently dissected by Stebonheath Road and Womma Road (see Figure 3, 
below).  
 
The south-west consists of the aforementioned distribution centre with a considerable stretch 
of vacant land between this centre and the site. Further to the west is a currently vacant 
employment lands estate that has been recently subdivided, with roads constructed, for the 
purposes of employment type land uses, which could include warehousing, industry and 
other uses of that general nature. On the northern side of Womma Road is the Eyre 
residential estate, comprised primarily of single-storey detached dwellings on moderately 
sized allotments contained within the Master Planned Neighbourhood Zone. This extends 
eastward across Stebonheath Road, where there is a Reserve of approximately 2.5 hectares 
and 65m width that acts as a buffer between Stebonheath Road and the existing older 
housing stock to the east. This housing is also primarily single storey detached dwellings, 
with a mix of slightly larger allotments along with dwellings on smaller subdivided allotments. 
 
To the south-east are land uses that are generally industrial and commercial in nature. With 
examples such as retail fuel outlets, warehousing, vehicle wrecking yards, and other general 
manufacturing.  
 
There is a substantial setback between these land uses and Stebonheath Road, to 
accommodate a drainage channel that runs from north to south, including within the reserve 
previously mentioned. There are several pylon signs located along the southern side of 
Womma Road that are associated with the McDonald’s and the retail fuel outlet, as well as 
another on the eastern side of Stebonheath Road, also associated with the retail fuel outlet. 
The heights of these signs are 8.5m, 10m and 7.2m, respectively. 
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2.1 Locality Plan 

 
Figure 3: Locality plan, showing the subject site in red and the locality boundary in blue 

2.2 Zoning 

The subject land is located entirely within the Strategic Employment Zone (the Zone) as 
identified in the Planning and Design Code (the Code). The following Overlays and 
Technical and Numerical Variations (TNV) also apply: 

 
Overlays: 

• Building Near Airfields 

• Defence Aviation Area 

• Future Road Widening 

• Hazards (Flooding) 

• Hazards (Bushfire - Urban Interface) 

• Hazards (Flooding – General) 

• Major Urban Transport Routes (MUTR) 

• Prescribed Wells Area 

• Regulated and Significant Tree 

• Traffic Generating Development 

• Water Resources. 
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Technical Numeric Variations (TNVs): 

 

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

2.3 Zone Map 

 
Figure 4: Zoning map 

 
 

3. Background 

The Application before the Council Assessment Panel (the Cap) was previously scheduled 
for deliberation at the meeting 17 July 2025, but the item was withdrawn from the agenda at 
the request of the Applicant in order to address some of the matters that led to a 
recommendation of refusal. The Applicant has subsequently provided an amended site plan 
delineating acoustic treatments to increase the protection of the amenity of the potential 
occupants, as well as an acoustic assessment report examining the likely impacts of 
surrounding existing land uses and those desired in the Strategic Employment Zone.  
 
The proposed development is closely associated with Application ID 24042350, which was 
granted development authorisation at the Cap meeting on 17 July 2025. This application was 
for the construction of three (3) shops (restaurants, with dine-in and takeaway) and one (1) 
shop (general retail) with associated signage, landscaping, parking and manoeuvring areas 
and earthworks. The access points authorised in that application would also service the land 
use in the application before the CAP, but as they were not approved at the time of the 
application’s lodgement, a single access point and driveway are shown on the site plans 
(Attachment 2) so that in the event the other application was not proceeded with, this 
proposal would still have access via an access point authorised in the same application.  
 
 
4. The Proposal 

The proposal is for the construction of a child care facility with associated advertising in the 
form of signage on the fascia of the proposed building and a 4.6m high free-standing sign 
adjacent the Womma Road frontage. The child care facility is proposed to have a capacity of 



Council Assessment Panel Agenda 52 18 September 2025 
 

 

119 children and would be supported by up to 25 staff at any one time. The hours of 
operation for the proposed facility would be 6:30am to 6:30pm, Monday to Friday, with the 
facility being closed on weekends. 
  
The application also proposes a new access point to Womma Road, together with a new 
driveway and manoeuvring areas, 28 parking spaces, landscaping and pedestrian paths.  
 
 
5. Procedural Matters 

5.1 Classification 

As none of the elements of the proposal can be considered Accepted, Deemed to Satisfy 
or Restricted, the application is therefore a Performance Assessed form of development, 
pursuant to Sections 105(b) and 107(1) of the Planning, Development and Infrastructure 
Act 2016 (the Act). 
 
5.2 Public Notification 

Strategic Employment Zone Table 5 lists all forms of development that are exempt from 
requiring public notification in accordance with Section 107(6) of the Act. A child care 
facility is not listed as a class of development that is exempt from notification, and it is 
considered that the proposed development is not minor in nature. As such, public 
notification is required. 
 
Public notification was undertaken in accordance with Practice Direction 3, running from 
11 March 2025 until 31 March 2025. No representations were received during the 
notification period, valid or otherwise. 
 
5.3 Statutory Referrals 

Due to the proposal including a new access point on a state maintained road within the 
Urban Transport Routes Overlay, the application required formal referral to the 
Commission of Highways (via DIT) in accordance with Section 122(1)(a) of the Act. The 
response provided by the DIT is discussed further in this report. 
 
Due to the proposal being for a new land use on a site that had the potential to be 
contaminated by a Class 1 or 2 activity (as defined in Practice Direction 19), the 
application required referral to the Environment Protection Authority (EPA) in accordance 
with Section 122(1)(a) of the Act. The response provided by the EPA is discussed further 
in this report. 
 
5.4  Internal Referrals 

Internal referrals were undertaken by Council’s engineers to review the parking 
management, access, manoeuvring and stormwater impacts of the proposed 
development.  
 
Council’s internal stakeholders, comprising of a Stormwater Engineer and Traffic 
Engineer have reviewed the information and have confirmed that the details and 
information provided is sufficient to align with relevant Council policies and standards. 
Matters relating to traffic and access are addressed in further detail within the body of 
the report. 
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6. Key Issues 

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

• Whether the proposed land use is acceptable in the proposed location and the Zone, 
generally; and 
 

• Whether the proposed land use unduly impedes the use of other land within the Zone 
or impacts upon sensitive land uses in the adjacent neighbourhood type zone; and 
 

• Whether the proposal appropriately addresses the potential impacts and protects 
future occupants of the facility; and 
 

• Whether the proposed access and parking arrangements and pedestrian movements 
are acceptable; and 

 

• Whether the proposal is consistent with the relevant general provisions of the Code.  
 
 
7. Planning Assessment 

7.1 Land Use 

The Desired Outcomes (DO) for the Zone emphasise an importance for providing 
opportunities for a wide range of industrial and employment generating land uses. 

DO 1 states the following: 

A range of industrial, logistical, warehousing, storage, research and training land uses 
together with compatible business activities generating wealth and employment for 
the state. 

Further to this, DO 2 states: 

Employment-generating uses are arranged to: 

(a) support the efficient movement of goods and materials on land in the vicinity of 
major transport infrastructure such as ports and intermodal freight facilities 

(b) maintain access to waterfront areas for uses that benefit from direct water 
access including harbour facilities, port related industry and warehousing, ship 
building and related support industries 

(c) create new and enhance existing business clusters 

(d) support opportunities for the convenient co-location of rural related industries 
and allied businesses that may detract from scenic rural landscapes 

(e) be compatible with its location and setting to manage adverse impacts on the 
amenity of land in adjacent zones. 

 
Strategic Employment Zone Performance Outcome (PO) 1.1 further emphasises that 
land uses should meet the following: 

Development primarily for a range of higher-impacting land uses including general 
industry, warehouse, transport distribution and the like is supplemented by other 
compatible development so as not to unduly impede the use of land in other 
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ownership in the zone for employment-generating land uses, particularly those parts 
of the zone unaffected by an interface with another zone that would be sensitive to 
impact-generating uses. 

Further to this, Zone PO 1.2 states: 

Development on land adjacent to another zone which is used for residential purposes 
[should] incorporate a range of low-impact, non-residential uses to mitigate adverse 
amenity and safety impacts on the adjoining zone. 

It is not considered that a child care facility is a land use that is a higher impacting land 
use as suggested in Zone PO 1.1. Particularly as it is not in the realm of industry, 
warehousing or transport distribution. It is also not listed in Zone Designated 
Performance Feature (DPF) 1.1 as one of the land uses that would be most likely to 
satisfy PO 1.1. However, as per Part 1 of the Code, a DPF is only one way to satisfy a 
PO and the fact that it is not a use that is listed in the DPF is not necessarily fatal to the 
application. 

Furthermore, Zone PO 1.2 specifically recommends low-impact, non-residential land 
uses on sites that are at the edge of the Zone and are adjacent to neighbourhood type 
zones. This is applicable in this case as the land is adjacent the Master Planned 
Neighbourhood Zone. Again, a child care facility is not listed in the associated DPF 1.2, 
which instead recommends uses such as consulting rooms, light industry, offices and 
warehouses as uses that should be located there. This is also not considered to be fatal 
to the proposal for the same reasons stated above and the merits of the proposal in 
regard to PO 1.2 instead rest upon an assessment of the impacts of the proposal on 
nearby sensitive receivers in the adjoining zone.  

Zone PO 1.1 also mentions that other land uses may be located in the Zone that 
supplement those recommended higher-impacting land uses with compatible 
development, so as to not unduly impede employment generating land uses. If it were 
found that the proposed child care facility was a land use that was compatible and did 
not unduly impede employment generating land uses than it could reasonably be said 
that the PO 1.1 could be satisfied.   

To be compatible is taken to be the ability to exist together in harmony, which is the 
contextual definition applied in the case of Palumbo Building Pty Ltd V City of Salisbury 
[2013] SAERDC 33 (25 June 2013). It is considered that the question as to whether the 
land use would impede employment generating land use also contributes to the 
determination as to whether it is compatible or not. An assessment of the likely impacts 
of existing land uses upon the proposed land uses and vice versa is therefore required, 
together with an assessment of the impacts of the proposed child care facility on the 
nearby residential areas. These impacts will be discussed below. 
 
Should the proposed child care facility, a sensitive receiver, be unable to demonstrate a 
compatibility with existing and future land uses, then it is considered that the land use is 
not suitable in the Zone. 
 
7.2 Amenity and Interface 

The assessment as to whether the land use is appropriate in the proposed location 
depends largely on an assessment of the potential impacts of land uses in the Zone 
upon the proposed child care facility.  

Then an assessment as to whether a child care facility would unduly impede the use of 
other land in the Zone for employment generating land uses. This would then determine 
whether the land use was compatible and therefore whether Zone PO 1.1 was satisfied. 
Following this, an assessment of the impacts of the proposed child care facility upon the 
residential land uses to the north would determine whether Zone PO 1.2 was satisfied.  
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Under the Code, child care facilities and dwellings are defined as sensitive receivers 
(Part 8 – Administrative Terms and Definitions). Interface between Land Uses (IBLU) PO 
1.1 states: 

Sensitive receivers [should be] designed and sited to protect residents and occupants 
from adverse impacts generated by lawfully existing land uses (or lawfully approved 
land uses) and land uses desired in the zone. 

As per Zone PO 1.1, the desired land uses in the Zone are higher-impacting land uses, 
including ‘general industry, warehouse, transport distribution and the like’. It is 
considered that these types of land uses would have a high potential to impact upon 
children attending the proposed child care facility, primarily in the form of noise, vibration 
or air quality.  
 
It is noted that there is a 25m wide drainage swale on the western side of the 
development site that would act as a buffer between the proposal and the employment 
lands estate to the west. It is also noted that the allotments nearest Womma Road within 
that estate would also need to consider Zone PO 1.2, such that they should also be 
lower impacting land uses as they too would be adjacent the Master Planned 
Neighbourhood Zone. This means that there would likely be some separation between 
the proposed child care facility and potentially impacting development that may come 
about in the future, but it does not guarantee it. As this would depend upon the land uses 
and intensity of future proposals and the assessment of their impacts.  
 
Returning to IBLU PO 1.1, the Applicant has provided an acoustic assessment 
undertaken by Echo Acoustic Consulting that examines the likely impacts of noise from 
surrounding existing and potential land uses upon the occupiers of the proposed child 
care facility (see Attachment 5). The acoustic assessment also proposes design 
treatments to protect the occupants (staff and children) from potential adverse impacts. 
The proposal is located on the same land as a large distribution centre, which would 
have heavy vehicles moving in and out with great frequency as well as forklifts and other 
service vehicles. The acoustic assessment concludes that provided the suggested 
acoustic measures are incorporated into the proposal the Environment Protection 
(Commercial and Industrial Noise) Policy 2023 (the Policy), which sets noise level criteria 
at sensitive receivers, would be satisfied. These measures include the construction of a 
2.4m high acoustic fence (0.35mm thick panels with sealed, airtight gaps) on the 
southern boundary and a 1.8m high acoustic fence to the eastern boundary. The 
acoustic assessment used the assumption that only warehouses would be developed on 
the land to the west, on the opposite side of the swale. This was considered to be 
inadequate as warehouses were only one type of land use was desired in the Zone (per 
Strategic Employment Zone DPF 1.1). Therefore, it was not initially considered that the 
acoustic assessment adequately demonstrated that IBLU PO 1.1 was satisfied.  

In response to this, an updated acoustic assessment was provided that examined the 
potential scenario where a wrecking yard was located on the allotment nearest the site 
on the opposite side of the swale. Additionally, the Applicant has provided anecdotal 
advice from the landowner, Drakes Supermarket Group, indicating that the land to the 
south of the subject site is likely to be utilised for the future expansion of existing 
operations (refer to Attachment 4 – Planning Report). It was concluded in the acoustic 
report that provided all suggested acoustic treatments were employed, the noise levels 
at the sensitive receiver could be kept to a level that satisfied the Policy.  

These additional treatments include 6.38mm laminate glazing to all external windows 
and glass doors, airtight seals to all windows and glass doors, and a 1.8m high acoustic 
fence to the western boundary as well. It is considered that with all of these measures in 
place, the likely impacts upon the sensitive receiver would be adequately managed, and 
so IBLU PO 1.1 is reasonably satisfied.  
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It is considered unlikely that a child care facility would have impacts upon land in other 
ownership in the Strategic Employment Zone, as the noise from children is not 
considered to trouble higher-impacting land uses that would generate their own noise. In 
this sense, it is not considered that the proposal would compromise the operation of 
those land uses, which Zone PO 1.1 seeks. However, it could potentially fetter the ability 
of some land uses that would be envisaged from being established there as any new 
land use would have to satisfy IBLU 1.2, which reads: 

Development adjacent to a site containing a sensitive receiver (or lawfully approved 
sensitive receiver) or zone primarily intended to accommodate sensitive receivers 
[should be] designed to minimise adverse impacts. 

As a child care facility is a sensitive receiver, new potentially higher-impacting 
development would need to be designed to minimise impacts upon a land use that, it 
could be said is not specifically envisaged. It is considered that this would be a potential 
impediment to employment generating land uses. It is not considered though, that the 
methods by which such land uses would need to employ in order to reduce these 
adverse impacts could render them unfeasible. Particularly taking the context of the site 
into account and the likely separation distances that would be in place. IBLU 4.1 states: 

Development that emits noise (other than music) [should] not unreasonably impact 
the amenity of sensitive receivers (or lawfully approved sensitive receivers). 

The associated DPF 4.1 calls for development to satisfy the relevant criteria of the 
Policy. The Policy sets an indicative noise level in decibels that noise should be limited 
to at the receiver. It does not however, specify what this level should be for a child care 
facility within the Zone due to it not being an expected use. The acoustic assessment 
has considered the extension of a sensitive receiver location further south into the 
Strategic Employment Zone lands. There is no quantitative measure to which future 
development should adhere to in regard to noise levels at the child care facility. This 
does not preclude future development from needing to be designed to minimise adverse 
impacts, but it may justify a lower standard in impact attenuation. This being said though, 
the methods available to reduce potential impacts are readily available and can often be 
retrofitted to existing designs. Methods such as sealed walls, air gaps between solid 
walls, the relocation of noise-generating activities to the portion of the site away from the 
sensitive receiver, exhaust treatments are noise absorbent materials are all considered 
to be able to be reasonably implemented.  

It is therefore considered that while it could be reasonably said that the proposal could 
impede future employment generating land use by requiring them to be more carefully 
designed, it is not to a level that is considered to be unduly. This is considered to 
particularly be the case if the acoustic treatments outlined in the acoustic assessment 
were employed, and the Applicant has provided updated site plans that delineate these. 
It is therefore considered that the proposal is a reasonably compatible form of 
development with the higher-impacting land uses envisaged in the Zone. As such, Zone 
PO 1.1 is considered to be satisfied.  

Turning now to Zone PO 1.2, which is an assessment of the impacts of the proposed 
land use on the adjacent neighbourhood zone. The most likely of these impacts would 
be as a result of noise from children, passenger vehicles and service vehicle attendance, 
as well as general impacts to traffic management along Womma Road. The potential 
traffic impacts will be discussed later in this report.  

The proposed hours of operation for the child care facility are 6:30am to 6:30pm, 
Monday to Friday and closed on weekends. Deliveries and waste collection to occur 
between 7:00am and 7:00pm on weekdays. There is approximately 65m between the 
nearest sensitive receiver and the closest proposed outdoor play area. Between these 
points is a proposed parking area, Womma Road, a large road reserve, and another 
local road (Hume Circuit). This separation is considered to be large enough that any 
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noise from children is unlikely to result in unreasonable loss of acoustic amenity by the 
residential land uses. This is particularly true as the noise created by vehicles travelling 
on Womma Road, which is an arterial road, would be louder and nearer to these 
residential land uses than any noise from a child care facility. It is not considered that the 
noise from waste collection vehicles or from passenger vehicles accessing the site would 
be greater than the Womma Road traffic either. As such it is considered that the 
proposed land use would not result in adverse impacts to the adjacent neighbourhood 
type zone and Zone PO 1.2 is satisfied. 

Overall, the proposed land use is unlikely to result in impacts to envisaged and existing 
land uses in either zone and is moderately compatible with the higher impacting land 
uses expected in the Zone and so is acceptable. 

 
7.3 Out of Activity Centre Development 

Aside from the above, the subject land is also located outside of an Activity Centre, as 
defined in the Code. Figure 5 (below) shows the location of Activity Centres within the 
area, with the major centres being Elizabeth Shopping Centre and Munno Para 
Shopping City.  

 
Figure 5: Location of all Activity Centres border by Curtis Road and Main North Road, with the subject site 

shown in Red, major centres in Yellow and other centres in Blue 

Out of Activity Centre Development (OACD) PO 1.1 states the following: 

Non-residential development outside Activity Centres [should be] of a scale and type 
that does not diminish the role of Activity Centres: 
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a) as primary locations for shopping, administrative, cultural, entertainment and 
community services 

b) as a focus for regular social and business gatherings 

c) in contributing to or maintaining a pattern of development that supports equitable 
community access to services and facilities. 
 

Further, Out of Activity Centre Development PO 1.2 states: 

Out-of-activity centre non-residential development complements Activity Centres 
through the provision of services and facilities: 

a) that support the needs of local residents and workers, particularly in 
underserviced locations 
 

b) at the edge of Activities Centres where they cannot readily be accommodated 
within an existing Activity Centre to expand the range of services on offer and 
support the role of the Activity Centre. 

It is considered that the proposed land use is not one that would facilitate social or 
business gatherings as the intention is for parents to drop off their children and move 
away from the site relatively quickly.  

 
As such is it not considered to be a location that encourages shopping or entertainment 
activities. It would also be an additional service for workers in the area with children 
needing care during working hours and so overall the proposal is considered to satisfy 
OACD PO 1.1 and 1.2, and the role of Activity Centres in the area should not be 
unreasonably compromised. 
 
7.4 Built Form, Visual Appearance and Landscaping 

Zone PO 3.1 requests that: 

Development includes distinctive building, landscape and streetscape design to 
achieve high visual and environmental amenity particularly along arterial roads, zone 
boundaries and public open spaces. 

Also, as the land is located on a boundary with a neighbourhood-type zone, PO 3.2 is 
also applicable; 

Building facades facing a boundary of a zone primarily intended to accommodate 
sensitive receivers, a public road, or public open space incorporate design elements 
to add visual interest by considering the following: 

a) using a variety of building finishes 
 

b) avoiding elevations that consist solely of metal cladding 
 

c) using materials with a low reflectivity 
 

d) using techniques to add visual interest and reduce large expanses of blank walls 
including modulation and incorporation of offices and showrooms along 
elevations visible to a public road. 

 
The design of the proposed building is considered to be relatively contemporary and is 
similar in architectural style to other such facilities constructed within the northern 
suburbs. There is not a great amount of modulation or articulation in the facade of the 
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building, but there is a variety of building materials shown as well as various textures and 
a large porch structure over the front entrance. These techniques are considered to be 
sufficient as to adequately avoid large expanses of blank walls, and there is sufficient 
visual interest when viewed from the Womma Road frontage. As such, it is considered 
that Zone PO 3.2 is satisfied, and the proposal demonstrates satisfactory visual amenity 
in regard to its built form. 

In regard to landscaping, Zone PO 5.1 requests that: 

Landscaping is provided along public roads and thoroughfares and zone boundaries 
to enhance the visual appearance of development and soften the impact of large 
buildings when viewed from public spaces and adjacent land outside the zone. 

The Applicant has provided a landscaping plan that shows a variety of ground cover, 
shrubs and small bushes, which is considered to be a suitable treatment that would 
adequately enhance the visual appearance of the site. The landscaping plan reflects a 
site layout for a previous iteration of the proposed land use though and does not 
accurately reflect the areas that would need to be landscaped in the event the current 
proposal was granted Consent.  

The Applicant has requested that the provision of an updated landscaping plan be a 
Reserved Matter. It is considered that this would be acceptable as the area to be 
landscaped would be in front of the development relative to the arterial road and 
residential area. Therefore, as long as appropriate plantings were maintained in the 
updated design, it is considered that Zone PO 5.1 would be reasonably satisfied, and 
subsequently, Zone PO 3.1 would also be satisfied. 

Zone PO 3.3 states: 

Buildings [should be] set back from the primary street boundary to contribute to a 
consistent streetscape. 

The associated DPF 3.3 recommends a minimum setback of 8m in cases where there 
are no buildings on abutting sites and the proposed building is less than 6m high, which 
is applicable in this case as the overall height is proposed to be 5m. The building is 
proposed to have a setback to the Womma Road frontage of 26m, which greatly 
exceeds the recommended minimum. The nearest existing building that also has a 
frontage to the southern side of Womma Road is the McDonalds, which has a front 
setback of approximately 20m. As such it is considered that the proposed setback would 
result in a consistent streetscape and Zone PO 3.3 is satisfied. 

Zone PO 4.1 recommends that: 

Buildings mitigate visual impacts of building massing on residential development 
within a neighbourhood-type zone. 

The building is proposed to be single storey in nature and so should have very little 
visual dominance within the locality when considering the significant separation from the 
nearby residential land uses. The associated DPF 4.1 outlines a 45-degree plane within 
which the buildings should be contained (see Figure 6, below). The proposal comfortably 
fits within this and so meet the DPF and satisfies PO 4.1.  
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   Figure 6: Diagram showing 45-degree plane 

 
Overall, the visual appearance, built form and setbacks of the proposed building is 
considered to be acceptable within the locality.  
 
7.5 Parking, Access and Pedestrian Movement 

Transport Access and Parking (TAP) PO 5.1 recommends the following: 
 

Sufficient on-site vehicle parking and specifically marked accessible car parking 
places [should be] provided to meet the needs of the development or land use having 
regard to factors that may support a reduced on-site rate such as: 

a) availability of on-street car parking 
 

b) shared use of other parking areas 
 

c) in relation to a mixed-use development, where the hours of operation of 
commercial activities complement the residential use of the site, the provision of 
vehicle parking may be shared 
 

d) the adaptive reuse of a State or Local Heritage Place. 
 

As a guide, the associated DPF 5.1 recommends that parking be provided at a rate 
outlined in Transport Access and Parking Table 1. For child care facilities, a parking rate 
of 0.25 spaces per child is recommended, or one (1) space per four (4) children. As the 
capacity of the child care facility is proposed to be 119 children, 30 parking spaces 
should be provided on site. The proposal includes provision for 28 parking spaces, 
resulting in a shortfall of two (2) spaces. However, advice provided by the Applicant’s 
traffic consultant (see Attachment 6) indicates that a more accurate rate based on 
previous facilities is one (1) space per 4.2 children, which would result in a theoretical 
parking demand of 28.33 spaces, or 29 when rounded up to the nearest whole number, 
which would still lead to a shortfall of one (1) space.  
 
The proposal does not involve a Heritage Place and is not part of a mixed-use 
development involving residential land uses and so PO 5.1 c) and d) are not considered 
applicable justifications for a reduced parking rate.  
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It is also unlikely for on-street parking to be available on Womma Road due to the works 
that would be required as a result of any road widening and to accommodate the 
proposed access point as well as those of the proposed development on the adjoining 
site (under application 24042350). However, there is a high likelihood that the proposed 
land use would utilise shared access arrangements with the other development 
proposed on the adjoining site and so there would be opportunities for shared use of 
parking areas to accommodate for a shortfall of one (1) space.  
 
TAP PO 6.4 states that: 
 

Pedestrian linkages between parking areas and the development [should be] 
provided and [should be] safe and convenient. 
 

Pedestrian pathways are proposed between this development and the adjoining 
proposal (application 24042350) such that there should be reasonably convenient 
movement between the two (2) in the event that the use of other parking areas was 
required. Further, the proposal indicates the location of a shared path in the road 
widening area, which connects to the one indicated under the other development 
application and would be delivered in collaboration with the DIT. Inside the site itself, the 
pedestrian movements are reasonably safe and convenient. Overall, it is considered that 
there would be sufficient provision of parking and adequate pedestrian linkages through 
the overall development. 
 
The proposal would involve the construction of a new access point on to Womma Road, 
which is a State maintained road, and the site is within the Major Urban Transport 
Routes (MUTR) Overlay. For these reasons, the application was referred to the 
Commissioner for Highways via the DIT for direction.  
 
The provisions of the MUTR Overlay call for access points to be designed to facilitate 
safe entry and exit (PO 1.1), avoid queuing on main roads (PO 1.1, 2.1) and be able to 
accommodate the expected demand (PO 3.1). DIT reviewed the design of the proposed 
access point and determined that it was sufficient to accommodate the expected vehicle 
movements and subsequently resolved to support the proposed development, subject to 
eight (8) conditions. The Applicant agreed to the conditions directed by DIT and also to 
work with DIT for the delivery of the shared path across the front of this site and that of 
application 24042350. The application was also reviewed by Council’s Traffic Engineers, 
who did not raise any concerns over the designs of the access point or manoeuvring 
areas. It was noted that the initial waste collection area would have resulted in the waste 
collection vehicle blocking the parking area, which would have greatly increased the 
potential of vehicles queuing on Womma Road. The application was subsequently 
amended to have the bins wheeled to the shared driveway south of the entrance to the 
facility car park and collected there, which is considered to be appropriate. 
 
It is therefore considered that the access point and manoeuvring areas are designed 
appropriately and the relevant provisions of the MUTR Overlay are satisfied.  
 
7.6 Advertisements 

The application proposes signage in association with the proposed land use in the form 
of illuminated fascia signs and a free-standing blade sign near the front of the site. The 
free-standing sign would have a height of 4.6m above ground and is not proposed to be 
internally illuminated. Zone PO 7.1 recommends that: 

Freestanding advertisements do not create a visually dominant element within the 
locality. 

The associated DPF 7.1 recommends that freestanding advertisements be no higher 
than 6m above ground and have a face that does not exceed 8m2.  
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As the proposed sign would have a height of 4.6m and an advertisement area of 
approximately 6.4m2, it comfortably meets this DPF. It is also lower than the associated 
building and would be much lower than the existing signage in the locality and those 
proposed under the other development application (24042350). The existing free-
standing signs associated with the McDonald’s and the retail fuel outlet are 8.5m and 
10m high respectively, while those proposed under application 24042350 would also be 
8.5m high. There are also large stobie poles that run along the front of the Womma Road 
frontage that are much taller than any of the signage in the area and those proposed and 
would be more visually dominant. The sign proposed under this application would be 
located 7.8m from the front boundary of the site and given this and its height compared 
to other advertisements and structures in the locality is not considered to create a 
visually dominant element and so Zone PO 7.1 is satisfied.  

The signage proposed on the fascia of the building do not project outside of the 
extremities of the building and so are considered to maintain an orderly appearance. 
Advertisements PO 1.1 recommends that advertisements be compatible and integrated 
with their associated building and it is considered that the proposal satisfies this. Overall, 
the proposed advertisements and signage are considered to be acceptable within the 
locality and the site generally.  

 
7.7 Site Contamination 

Site Contamination PO 1.1 states: 

Ensure land is suitable for use when land use changes to a more sensitive use. 

The application is for a more sensitive land use as defined in Practice Direction 14 due 
to the fact that the land is currently vacant.  

As such, a Preliminary Site Investigation as provided by the Applicant that identified that 
the potential for site contamination existed as a result of a Class 1 or 2 activity (see 
Attachment 7). These activities were identified as historical horticultural uses on the land 
itself and a service station on adjacent land. The application therefore required referral to 
the EPA. The EPA determined that it had been demonstrated through the submission of 
a Construction Environmental Management Plan (CEMP) that the land could be made 
suitable for the intended use and so supported the proposed development with one 
condition. As such, it is considered that the proposal satisfies Site Contamination PO 1.1. 

 
 
8. Conclusion 

The merits of the proposal to construct a child care facility with associated 
advertisements is considered to be finely balanced and ultimately comes down to 
whether the land use is compatible with the envisaged higher-impacting land uses of the 
Zone. The proposal would not prejudice nearby Activity Centres and is unlikely to result 
in adverse impacts to the adjacent residential land uses, nor would it unduly impede 
upon employment generating land uses that might be established in the vicinity.  
 
It has been sufficiently demonstrated that land uses envisaged in the Zone would likely 
not result in unreasonable impacts to the amenity of the proposed sensitive receiver 
provided the suitable acoustic treatments are incorporated. As such, is can reasonably 
be said that the proposal is compatible and therefore is a land use that is acceptable in 
the proposed location. Therefore, based on an on-balance assessment of the proposal 
against the relevant Provisions of the Code, the proposal exhibits sufficient merit to 
warrant Planning Consent, subject to conditions. 
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9. Recommendation 
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STAFF RECOMMENDATION 
 
It is therefore recommended that the Council Assessment Panel:   
 

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

 
2. GRANTS Planning Consent to the application by Leyton Property Pty Ltd for a child 

care facility with associated car parking, landscaping and illuminated signage 
including a pylon sign to 4.6m height, at 17 Stebonheath Road, Edinburgh North, 
as detailed in application ID 25005488, with the following conditions: 
 

Conditions: 
 
1. The development shall 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 hours of operation of the land use approved herein shall not exceed the 

hours of 6:30am to 7:00pm on weekdays and the land use shall not be in 
operation on weekends. 

 
3. The premises shall be kept tidy and all buildings, fences, landscaping and 

paved or sealed surfaces shall be maintained in good condition at all times. 
 

4. All off-street carparking spaces shall be linemarked, in accordance with the 
approved plans and Australian Standards AS 2890.1:2004 and 1742.2.2009. 
The linemarking, signposting and directional arrows shall be maintained to a 
clear and visible standard at all times. 

 
5. A 150mm kerb shall be constructed to separate carparking spaces and 

driveways from landscaping areas and other open portions of the subject 
land. 

 
6. All planting and landscaping identified on the plans submitted with the 

application shall be completed in the first planting season concurrent with or 
following commencement of the land uses approved herein. Such planting 
and landscaping shall not be removed nor the branches of any tree lopped 
and any plants which become diseased, or die shall be replaced by suitable 
species. 

 
7. No more than 119 children and 25 staff shall be present on the premises at 

any one time.  
 
8. Prior to the first operation of the land use, all acoustic treatments delineated 

on the site plan approved herein and all recommendations set out in the 
Environmental Noise Assessment prepared by Echo Acoustic Consulting, 
dated 27 August 2025, Ref. 749-4, shall be in place. 

 
Commissioner of Highways Conditions: 

 
9. All access to/from the development shall be gained in accordance with the 

Site and Floor Plan produced by BELL Architecture, Drawing No. DD0002, 
Rev. D, Dated 26.02.2025. 
 

10. The access to Womma Road shall be in accordance with DA 2402350. All 
works associated with the access points shall be completed prior to the 
operation of the development. 
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11. In the event that Womma Road is widened and the operation of the access to 

the subject development from the main internal circulation aisle shall be 
reviewed to ensure that vehicles turning right into the subject development do 
not affect the free flow of traffic into the site. This may require the restriction 
of right turns into the subject development from the main internal circulation 
aisle. 
 

12. The first two car parking spaces adjacent to the access to the main internal 
circulation aisle shall be limited to staff parking only. These spaces shall be 
signed/linemarked to reinforce their operation. 
 

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

14. All parking shall be designed and constructed in accordance with AS/NZS 
2890.1:2004 and AS/NZS 2890.6:2022 with all commercial vehicle facilities 
being designed in accordance with AS2890.2-2018. 
 

15. Prior to commencement of construction a final stormwater management plan 
(including DRAINS modelling) shall be developed in conjunction with DIT and 
Council and be in accordance with DIT Master Specification RD-DK-D1 Road 
Drainage Design and other relevant guidelines. The point/s of discharge shall 
be confirmed and the pre and post development peak discharge to any DIT 
infrastructure is to be confirmed during detailed design. All drainage 
infrastructure is to be to the satisfaction of DIT and Council. 
 

16. No stormwater from this development is permitted to discharge on-surface to 
Womma Road. In addition, any existing drainage of the road shall be 
accommodated by the development and any alterations to road drainage 
infrastructure as a result of this development shall be at the expense of the 
developer. 

 
Environment Protection Authority Conditions: 
 

16. A Certificate of Occupancy must not be granted in relation to a building on 
the relevant site until a statement of site suitability (in the form described by 
Practice Direction 14: Site Contamination Assessment 2021) is issued by a 
site contamination consultant certifying the land is suitable for the proposed 
use. 
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10.1 WAREHOUSE AND LIGHT INDUSTRY DEVELOPMENT WITH ADVERTISEMENT 
AND ASSOCIATED DETENTION BASIN, CAR PARKING, LANDSCAPING AND 
REGULATED AND SIGNIFICANT TREE REMOVALS 

 
Contact Person: Rhiya Singh   
 
Why is this matter before the Council Assessment Panel? 
 
Outstanding Matters – Appeals and Deferred Items 
 
Purpose 
 
For the Council Assessment Panel to make a determination on whether to deal with this 
matter in confidence. 
 
A. PANEL TO MOVE MOTION TO GO INTO CONFIDENCE 
 
 

STAFF RECOMMENDATION 
 
Pursuant to Part 3, 13(2)(a)(vi) & (ix) of the Planning, Development and Infrastructure 
(General) Regulations 2017, provision is made for the exclusion of the public from the 
meeting in such situations, with the exception of: 
 

- Assessment Manager 
- Manager Planning Services 
- Principal Planner – Major Projects 
- Senior Development Officer – Planning 
- Development Officer – Planning  
- Governance Support 
- ICT Support 
- Minute Taker 

 
in order to consider in confidence agenda item 10.1 under Part 3, 13(2)(a) of the Planning, 
Development and Infrastructure (General) Regulations 2017 on the basis that: 

(vi) information the disclosure of which could reasonably be expected to prejudice the 
maintenance of law, including by affecting (or potentially affecting) the prevention, 
detection or investigation of a criminal offence, or the right to a fair trial 

(ix)       information relating to actual litigation, or litigation that the assessment panel believes 
on reasonable grounds will take place 

 
This matter is confidential because this agenda item relates to an ongoing appeal between 
the appellant and the Council Assessment Panel. As an ongoing appeal, this is a confidential 
matter between parties and the public discussion of such matters has the potential to impact 
the appellants right to a fair trial and relates to ongoing litigation.  
 
On the basis of this information, the principle that meetings should be conducted in a place 
open to the public has been outweighed in this instance; the Panel consider it necessary to 
consider this matter in confidence. 
  
 

 
 
Section B below to be discussed in the confidential section of the agenda once the meeting 
moves into confidence for each item. 

B. The Matters as per item 10.1 
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C. PANEL TO DECIDE HOW LONG ITEM 10.1 IS TO BE KEPT IN CONFIDENCE 
 
Purpose 
 
To resolve how long agenda item 10.1 is to be kept confidential. 
 

STAFF RECOMMENDATION 
 
Pursuant to Part 3, 14(4) of the Planning, Development and Infrastructure (General) 
Regulations 2017, the Panel orders that the following aspects of Item 10.1 be kept 
confidential, in accordance with Panel's reasons to deal with this item in confidence pursuant 
to Part 3, 13(2)(a)(vi) & (ix) of the Planning, Development and Infrastructure (General) 
Regulations 2017: 
 

- Report for Item 10.1  
- Attachments for Item 10.1  
- Minutes for Item 10.1  

 
other than where required to be released in the management of the Environment Resources 
and Development Court proceedings, at the discretion of the Assessment Manager. 
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