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City of Playford 
Council Assessment Panel Meeting 

AGENDA 
THURSDAY, 18 DECEMBER 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 

1.3 Not Present 

2 CONFIRMATION OF MINUTES 

RECOMMENDATION 

The Minutes of the Council Assessment Panel Meeting held 20 November 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3 APPLICATIONS WITHDRAWN 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 

5.1 25030642 - Lot 101 Ashfield Road, Elizabeth - Variation to DA 23022101 - 
Amendments to the two-storey building encompassing a mix of indoor 
recreation facilities, decrease in building height by 3.1 metres, removal of 
basement car parking, revised car parking layout, amended landscaping, 
advertisement and revised tree damaging activity in the form of the removal of 
regulated and significant trees (Attachments) ............................................................. 6 

Representors

to be heard: 
Kate Isterling 
William Isterling  
Conrad William Isterling 
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Applicant: Pelligra Group C/- Future Urban 
 

6 APPLICATIONS FOR CONSIDERATION – NO PERSONS TO BE HEARD 
 

Nil  
 

7 APPLICATIONS FOR CONSIDERATION - CATEGORY 1 
 

Nil  
 

8 OUTSTANDING MATTERS – APPEALS AND DEFERRED ITEMS 
 

Nil  
 

9 OTHER BUSINESS 

9.1 STAFF REPORTS  
 

Nil  
 

10 CONFIDENTIAL MATTERS  
 

Nil  

11 POLICY DISCUSSION FORUM 
 

Nil  
 

12 CLOSURE 
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APPLICATIONS FOR CONSIDERATION 

APPLICATIONS FOR 
CONSIDERATION – PERSONS 

WISHING TO BE HEARD 
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5.1 25030642 - LOT 101 ASHFIELD ROAD, ELIZABETH - VARIATION TO DA 
23022101 - AMENDMENTS TO THE TWO-STOREY BUILDING ENCOMPASSING 
A MIX OF INDOOR RECREATION FACILITIES, DECREASE IN BUILDING 
HEIGHT BY 3.1 METRES, REMOVAL OF BASEMENT CAR PARKING, REVISED 
CAR PARKING LAYOUT, AMENDED LANDSCAPING, ADVERTISEMENT AND 
REVISED TREE DAMAGING ACTIVITY IN THE FORM OF THE REMOVAL OF 
REGULATED AND SIGNIFICANT TREES 

 
 
 

Author: Mahmoud Hasaneen 

Proposal: Variation to DA 23022101 – Amendments to the two-storey 
building encompassing a mix of indoor recreation facilities, 
decrease in building height by 3.1 metres, removal of basement 
car parking, revised car parking layout, amended landscaping, 
advertisement and revised tree damaging activity in the form of 
the removal regulated and significant trees 

Development Number: 25030642 

Date of Lodgement: 30 September 2025 

Owner: City of Playford 

Applicant: Pelligra Group C/- Future Urban 

Location: Lot 101 Ashfield Road, Elizabeth SA 5112 

Zone: Urban Activity Centre Zone / General Neighbourhood Zone  

Classification: Code Assessed – Performance Assessed 

Public Notification 
Category: 

Yes 

Representation 
Received: 

Yes 

Request for Additional 
Information Made? 

Yes 

Recommendation: To Grant Planning Consent – Subject to Conditions 

  

Attachments: 

 

1⇩.  Planning Statement 
2⇩.  Architectural & Landscaping Plans 

3⇩.  Traffic Report & Waste Management 
Plan 

4⇩.  Stormwater Management Report 
5⇩.  Arboricultural Impact Assessment Report 

6⇩.  Environment Noise Assessment Report 
7⇩.  Combined Representations Received 
8⇩.  Response to Representations 

9⇩.  Council Assessment Panel Report 18 
April 2024 

10⇩. Council Assessment Panel Minutes 18 April 2024 
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1. The Subject Land 

The subject land, commonly referenced as Lot 101 Ashfield Road, Elizabeth is a single 
allotment as per below: 
 

• Allotment 101 Deposited 133867 and contained within Certificate of Title Volume 
6305 Folio 58. 

 
The subject land is regular in shape with a primary street frontage of approximately 144 
metres to Ashfield Road, Elizabeth and secondary street frontages of approximately 75.5 
metres to Philip Highway to the north and approximately 135 meters to Main North Road 
to the east. The site area of the subject land is 11,298m² in size.  
 
The subject land contains established vegetation and trees located throughout the site 
without any physical structures located on the land. No Land Management Agreements 
or encumbrances are registered on the Certificate of Title. However, a high voltage 
underground cable traverses the land (identified within South Australia Property and 
Planning Atlas (SAPPA)) which is to be relocated as part of the development. 
 

 
Figure 1: SAPPA screenshot with high voltage underground cable traversing the subject land 

 
The northern portion of the land is within the Urban Activity Centre Zone, and the 
southern portion of the land is within the General Neighbourhood Zone of the Planning 
and Design Code (the Code). 
 
 

2. The Locality 

The locality accommodates a range of retail and commercial land uses, established 
residential development and passive recreational areas.  
 
To the northwest of the locality a mix of retail and commercial activities, including bulky 
goods outlets, supermarkets and other speciality shops of the Elizabeth Shopping 
Centre. To the north of the subject land are Council civic buildings.  Together, these form 
a part of the wider Elizabeth City Centre. 
 
Established residential areas primarily containing single storey detached dwellings on 
traditional residential allotments are located to the southwest and to the east of the 
locality. 
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Fremont Park is located to the northeastern corner of the locality that provides passive 
recreational activities for the wider community. 
 
The intersection of Philip Highway and Main North Road is a prominent feature to the 
northern portion of the locality. Main North Road and Philip Highway are both classified 
as State maintained roads and are managed by the Department for Infrastructure and 
Transport (DIT). 

 
2.1 Locality Plans 

 

 
              Figure 2: Subject site outlined in yellow, and locality shown in blue line 
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  Figure 3: Street view of subject land and surrounding context (looking south from Philip Highway) 

 

 
            Figure 4: Street view of subject land and surrounding context (looking west from Main North Road) 

 

 
          Figure 5: Street view of subject land and surrounding context (looking north from Ashfield Road) 

 

2.2 Zoning 
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The subject land is located within the Urban Activity Centre Zone and the General 
Neighbourhood Zone as identified in the Code. The following Overlays and 
Technical and Numerical Variations (TNVs) also apply:  
 
Overlays: 
 

• Advertising Near Signalised Intersections 
 

• Building Near Airfields 
 

• Defence Aviation Area (All structures over 15 metres) 
 

• Future Road Widening 
 

• Hazards (Flooding - General) 
 

• Major Urban Transport Routes 
 

• Prescribed Wells Area 

• Regulated and Significant tree 
 

• Stormwater Management 
 

• Traffic Generating Development 
 

• Urban Tree Canopy. 
 
TNVs 
 

• Concept Plan – 81 - Edinburgh Defence Airfield Lighting Constraints 
 

2.3 Zone Map 

 
     Figure 6: Subject site within the Urban Activity Centre Zone and General Neighbourhood Zone, 

with proximity to the Recreation Zone  

 
 

3. Background 
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This application seeks to vary Development Application No. 23022101, which involved a 
proposal for a mixed-use development encompassing an indoor recreation facility, retail 
outlet, café, tree damaging activity, with associated parking and landscaping at Lot 1259 
Ashfield Road, Elizabeth. The below figure shows the subject site in relation to the 
subject land for DA 23022101.   
 

 
                 Figure 7: Showing the subject site and subject land from DA 23022101 
 
The subject site is now legally identified as Lot 101 Ashfield Road, Elizabeth. This 
designation occurred through Land Division Application 292/D030/14, which resulted in 
the creation of Lot 101. 
 
An extract from the approved land division (Figure 8) is provided below, illustrating the 
formation of Lot 101. 
 

 
            Figure 8: Extract of DA 292/D030/14 can creation of Lot 101 
 
It should be noted that the subject site of the previous application remains the same 
extent as the current variation application, and this is now wholly reflective of the created 
allotment of Lot 101 Ashfield Road, Elizabeth. 
 
The City of Playford Council Assessment Panel (CAP) at its meeting on 18 April 2024 
resolved (Resolution CAP552) to grant planning consent for a two-level (plus basement) 
mixed-use building incorporating indoor recreation facilities, shops, basement and 
ground level car parking, landscaping and tree damaging activity in the form of the 
removal of 13 regulated trees and three (3) significant trees subject to a number of 
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conditions (DA 23022101 - see Attachment 10: Council Assessment Panel Minutes 18 
April 2024). 
 
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. 
 

 
4. The Proposal 

Future Urban on behalf of Pelligra Group seeks Planning Consent for the variation to DA 
23022101 which incorporates amendments to the two-storey building encompassing a 
mix of indoor recreation facilities, decrease in building height by 3.1 metres, removal of 
basement car parking, revised car parking layout, amended landscaping, advertisement 
and revised tree damaging activity in the form of regulated and significant trees. 
 
The key elements of the two-storey building include a mix of indoor recreation facilities 
as follows: 
 

• 3,307m² Ice Arena (identified as Ice Rink within ground floor plan) 
 

• 2,535m² Gymnasium (identified as Revo Fitness within ground floor plan) 
 

• 1,500m² for the purposes of indoor recreation facility, with the tenancy yet to be 
confirmed (identified as Tenancy 2 within ground floor plan). 

 
The key changes (as part of this proposal) from the original application (23022101) are 
as follows: 
 

• Removal of basement car parking, basketball courts, rock climbing gym, children’s 
play centre (Funtopia), shop/restaurant and forecourt dining area 
 

• Building height decreased from 16.2 metres to 13.1 metres 
 

• Revised car parking layout and provision 
 

• Increased building setback from Ashfield Road, Elizabeth 
 

• Updated landscaping plan including further internal landscaping within car parking 
area 
 

• Inclusion of an advertisement associated with the development 
 

• Simplified and scaled-back architectural design 
 

• Revised tree damaging activity. 
 
Overall, the original development has been significantly scaled back. Resulting in a more 
consistent design and a refined elevation that presents well to the Ashfield Road 
streetscape. 
 
A copy of the proposal plans and supporting documentation are contained in 
attachments 2 - 6. 
 
 

5. Procedural Matters 

5.1 Classification 
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Section 128 of the Planning, Development & Infrastructure Act 2016 (the Act) 
establishes that a person may seek the variation of a development authorisation 
previously given under the Act including by seeking the variation of a condition imposed 
with respect to the development authorisation. 
 
A variation application may only be made if the relevant authorisation is still operative 
and cannot seek to extend the period for which the authorisation remains operative. 
As the development was granted Planning Consent on 18 April 2024 (Resolution 
CAP552), the authorisation is operative until 18 April 2026 (2 years). Until this time, the 
Applicant is entitled to seek approval of a variation request. 
 
The variation proposal comprising the previously listed changes (see Section 4 of this 
report) from the original proposal, have been assessed using the Performance 
Assessment pathway in accordance with Section 106 of the Act. 
 
The previously listed elements (see Section 4 of this report) captured as part of the 
proposed development are not classified as an Accepted, Deemed-to-Satisfy or 
Restricted development within the relevant Tables of the Zone. The proposed 
development is, therefore, a Code Assessed – Performance Assessed development 
pursuant to Section 105(b) and Section 107 of the Act, requiring an on-merit assessment 
against the relevant provisions of the Code. 
 
5.2 Public Notification 
 
All classes of performance assessed developments require public notification unless, 
pursuant to Section 107(6) of the Act, the class of development is excluded from 
notification by the Code in Table 5 – Procedural Matters (PM) – Notification of the 
relevant Zone(s). 
 
Table 5 of the Zone(s) identifies classes of development that are exempt from public 
notification. In this instance, the proposed development is not a form of development 
listed in Column A of Table 5 within the General Neighbourhood Zone. Additionally, 
within the Urban Activity Centre Zone the site is adjacent to land used for residential 
purposes within a neighbourhood-type Zone. Accordingly, the proposal does not 
constitute an excluded form of development under Table 5 of the Urban Activity Centre 
Zone. 
 
Furthermore, in the opinion of the relevant authority, it is considered that the proposed 
development is not minor in nature. As such, public notification is required. 
 
Public notification commenced on 31 October 2025 and concluded on 20 November 
2025. 
 
Eight (8) representations were received during the public notification period. It must be 
noted that one (1) representation was received in-person over the Council counter and 
one (1) representation was received as a verbal objection to the Council Assessing 
Officer. It is noted that two (2) representations were received after the closure of the 
public notification period. These have been included as part of this report and addressed 
through the Applicant’s response.  
 
As per Section 9.1 of the Council Assessment Panel Operating Procedures, it is at the 
discretion of the Assessment Manager to exclude a representation received out of time. 
In this instance, the Assessment Manager has reviewed the two (2) late representations 
and determined that they will be accepted as part of the representations for this 
proposal. 
 
Additionally, the Assessment Manager has agreed to allow the Representors to be heard 
at the meeting, noting that both have indicated they wish to be heard through one of the 
other Representors (Mr Conrad William Isterling) already nominated to be heard. 
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A copy of the representations are included within Attachment 7. 
All Representors were in opposition to the proposal, with three (3) Representors 
requesting to be heard before the Panel. The Representors are listed below: 
 
 
 

Representor received 
(Submission Source) 

Summary of Issues Raised Position 
Wish to 
be 
heard 

1 

Fran E 
12 Wilcox Road, 
ELIZABETH SA 
5112 
 
Online 

• Objects to the number of indigenous 
trees proposed to be removed, 
stating that the Council should not 
approve the application given the 
loss of crucial tree canopy that is 
needed for cooling, shade and 
habitat in the area. 

 

• Also stated, that the trees could be 
retained if the carpark were located 
beneath the building and that an Ice 
arena is not necessary infrastructure, 
and the development should be 
refused due to the negative 
environmental impacts associated 
with the tree removal. 

 

Oppose No 

2 

Conrad William 
Isterling 
60 Ashfield Road, 
ELIZABETH SA 
5112 
 
Counter 

• Objects to the development due to 
the increased air and sound pollution 
in the surrounding environment.     

 

• Residential roads are inadequate to 
catering for commercial 
developments and that this would not 
result in an appropriate planning 
outcome. The development will not 
meet community needs. Noting that 
the nearby gym located within 80 
metres from Philip Highway is 
underused. The removal of trees is 
eliminating a buffer to the residential 
properties from Main North Road and 
exposing residents to further noise 
impacts.  

 

• The representation has also raised 
concerns about the declining health 
of the area due to the increased 
traffic generating from the 
development. 

 

Oppose Yes 

3 

Yeshaiah Varona 
15 Broadwater 
Place, 
BLAKEVIEW SA 
5114 
 
Online 

• Objects to the development on the 
basis that an ice-skating arena 
should not be built in Elizabeth, as it 
does not cater to the socio-economic 
profile of the community and will 
become an expensive, underutilised 
facility. 

Oppose No 
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• Questions the changes from the 
original development application 
noting that the removal of the 
basketball court, rock climbing, 
children’s play area reduces social 
benefit to the community. 

 

4 

Beverly Rudnick 
17 Fletcher Road, 
ELIZABETH 
EAST SA 5112 
 
Online 

• Objects to the development due to 
the removal of mature trees, the 
degradation of prominent features at 
the main entrance to the Elizabeth 
City Centre, and the loss of an 
opportunity to establish the area as 
open space connected to Fremont 
Park. 

 

• The representation also raises 
concerns that the area may become 
rundown and that increased traffic 
congestion will increase pollution to 
streetscape and health impacts on  
nearby residents. 

 

Oppose No 

5 

Troy Davill 
9 Whitehead 
Crossing, 
GREENWITH SA 
5125 
 
Online 

• Concerned that the cost of the 
proposed development will result in 
high ticket prices that would not be 
affordable to residents. Also stated 
that the reduction in scope to the 
original proposal is not appropriate 
and questions why the developer is 
removing critical elements. 

 

Oppose No 

6 

Ronald Peter 
Stirling  
29 Wilcox Road, 
ELIZABETH SA 
5112 
 
Verbal (Over 
phone) 
 

• Objects to the development due to 
the existing trees stopping air 
emissions to nearby residential 
properties and the increased health 
risks to residents due to the loss of 
environment. Also is concerned with 
the level of traffic that would be 
utilising residential roads (i.e., 
Ashfield Road) and believes that the 
development is not appropriate to the 
zoning, specifically as the loss of 
trees/habitat and the importance of 
open space to the health of nearby 
residents. 

 

Oppose No 

7 
 

Kate Isterling 
8 Shipton Street, 
ELIZABETH SA 
5112 
 
Email (Late 

submission) 

• Wishing to present views on the 
proposed development of the tree’s 
windbreak of lot 101 Ashfield Road, 
Elizabeth that is located three 
minutes’ walk from her house. 

Oppose Yes 

8 
 

William Isterling 
8 Shipton Street, 
ELIZABETH SA 

• Wishing to present views on the 
proposed development of the tree’s 
windbreak of lot 101 Ashfield Road, 

Oppose Yes 
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5112 
 
Email (Late 

submission) 
 

Elizabeth that is located three 
minutes’ walk from his house. 

 

 
Figure 9: Received representations shown highlighted in yellow stars. Troy Davill’s and Yeshaiah  
Varona’s representations have not been highlighted in the above map as they appear outside of the  
locality. 

 
The Applicant has been afforded the opportunity to respond to the matters raised by the 
Representors. The Applicant’s response provides additional response on the following 
matters: 
 

• Land use 
 

• Tree removal and loss of open space 
 

• Air pollution 
 

• Traffic congestion. 
 
A copy of the Applicant’s response is contained within Attachment 8. 
 
It must be noted that issues identified by the Representors are also addressed further in 
the planning assessment section of this report (see Section 7 in this report). 
 
It is noted that an assessment of the application is limited to that of the relevant policies 
and provisions within the Code and that a number of aspects raised as part of the public 
notification process do not relate to matters to be considered within the planning 
assessment of the application. For this reason, matters raised relating to oversupply of 
indoor recreation facilities, ticket prices and Council decision making processes (i.e. not 
declaring land as open space) are not addressed as part of this report. 
 
Moreover, as this form of development required public notification, the development is of 
a form which the Act identifies CAP as the relevant authority for the purpose of decision 
making. 
 
5.3 Statutory Referrals 
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Pursuant to Schedule 9 of the Planning, Development and Infrastructure Regulations 
2017 (the Regulations), specifically Schedule 9 (3)(4) Future Road Widening and 
Corridors and Schedule 9 (3)(21) Advertising Near Signalised Intersections, a statutory 
referral was issued to the Commissioner of Highways for the two (2) associated overlays 
for this development application.  
This information has been reviewed by staff from the Commissioner of Highways, who 
have offered support for the proposed development with conditions (contained with 
Section 11 Recommendation of this report). 
 
5.4 Internal Referrals 

An internal referral to Council’s Engineers was undertaken to review traffic management, 
car parking, access and stormwater management.  
 

• Council’s Traffic Engineer formed the view that the proposed development is 
acceptable in terms of parking and traffic, noting the reduced car parking rate. 
Council’s traffic engineer supports the lower level of off-street car parking due to the 
proximity to alternative public parking options and public transport as reflected within 
PO 5.1 of the Transport, Access and Parking Module of the Code. 
 

• Council’s Land Development Engineer formed the view that although the proposed 
development adequately addresses the required stormwater requirements in 
accordance with the original proposal, further information/investigation is required 
regarding the stormwater impact on the future public realm. Specifically, how the 
stormwater storage within the subject site discharges at a limited rate to ensure no 
impacts are generated as a result of the development to both council’s stormwater 
infrastructure and DIT’s road asset (identified as Main North Road). A reserved 
matter is proposed that requests further information on this matter prior to Building 
Consent should CAP support the proposal. 

 

• The application was further referred to Council’s Arboriculturalist, who formed the 
view that the removal of the one (1) regulated tree and 15 significant trees is 
appropriate given that the same trees are being retained on boundary with Ashfield 
Road, Elizabeth and Philip Highway. However, the assessing officer in consultation 
with Council’s Tree Services Team has deemed the need for a reserved matter 
pertaining to an updated arborist report. The updated report will include the following: 

 
o A tree protection plan and tree sensitive methods for the trees to be retained 

by minimising any impact on the encroachment within the associated Tree 
Protection Zones (TPZs). 
 

o Refine the scope of the trees assessed (including further discussion 

regarding exempt tree species) and the final number of significant and 
regulated trees impacted by the development. 

 

• The application was further referred to Council’s Landscaping Team, who formed the 
view that the level of internal landscaping is appropriate.  
 
Moreover, additional planting will be implemented to include street trees along 
Ashfield Road, Elizabeth consistent with the City of Playford Urban Design 
Guidelines. This planting will be undertaken by the City of Playford in conjunction 
with the Developer to ensure it aligns with the overall public realm upgrades. 
 

 
6. Key Issues 

Consistent with the original application, the following matters are considered pertinent in 
reaching a recommendation for the proposal: 
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• Whether the proposal is an appropriate form of development in the Urban Activity 
Centre Zone and the General Neighbourhood Zone 

 

• Whether the proposal will create any adverse visual or amenity impacts or conflicts 
between adjoining land uses within the locality 

 

• Whether the development will create adverse traffic impacts on the existing road 
network in the locality or generate any adverse noise or air pollution. 

 
 

7. Planning Assessment 

The subject land is located within the Urban Activity Centre Zone and the General 
Neighbourhood Zone (the Zones).  

7.1 Urban Activity Centre Zone – Desired Outcome and Land Use 

As per the Desired Outcome (DO) 1, the Zone seeks “a cohesive and legible 
environment supporting a broad spectrum of regional level business, shopping, 
entertainment and recreational facilities that can cater for large crowds, smaller social 
gatherings and events over extended hour”. 
 
Urban Activity Centre Zone Performance Outcome (PO) 1.1 states:  
 

Shops, offices, entertainment, health, education and recreation related uses and other 
businesses that provide a comprehensive range of goods and services to the region. 

 
This PO is informed by the associated Designated Performance Feature (DPF) 1.1 which 
seeks that: 
 

Development comprises of one (1) or more of the following: 
 
 (n) Indoor recreation facility 
 
The proposed variation to the original application has not changed the primary land use 
as “Indoor Recreation Facility” and is consistent with the desired outcomes of the Zone 
to provide a range of recreation facilities and shops which accommodates large groups 
of people, while in proximity to public transport. This is in accordance with the desired 
outcomes of the Zone and the land use is consistent with the list of envisaged land uses 
in DPF 1.1 of the Urban Activity Centre Zone. 
 
The proposed variation maintains the indoor recreation facilities, which complements the 
nearby activity centre function of the Elizabeth City Centre. As the centre is identified as 
a regional hub of activity within Council’s retail hierarchy and identified as a regional 
centre with the Greater Adelaide Regional Plan (GARP). The expansion of the land use 
to the subject land is logical and rationale with the services envisaged within the 
associated Urban Activity Centre Zone. 
 
Consistent with the original proposal, it is considered that the proposal’s range of 
recreational facilities (i.e. Revo Fitness and Ice Arena) is appropriate for its location that 
supports the key performance outcomes of the Urban Activity Centre Zone. 

7.2 Urban Activity Centre Zone – Built Form and Character 

The proposed variation is still maintaining the original two-storey building with a 
decrease to the overall building height by 3.1 metres. Therefore, the scaled back design 
at a prominent location at the corner of Main North Road, Philip Highway and Ashfield 
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Road, still maintains integration and connection to the southern edge of the Elizabeth 
City Centre. 
 
The connection of the built form is also reinforced through the upgrade of the public 
realm through a high level of landscaping/trees, bike track and a shared use path.  
 
The building is also providing visual interest to all road frontages through a mix of 
materials and articulation. 
 
Along with architectural elements, the increased setback to Ashfield Road, Elizabeth, 
provides visual interest to the building while maintaining separation between the land 
use and the residential properties within the locality.  
 
Urban Activity Centre Zone PO 2.6 states:  
 

Buildings and facilities are sited and designed to provide an active frontage to the 
public realm, contributing to streetscapes and spaces that encourage social interaction. 

 
This proposal is consistent with PO 2.6 of the Zone by providing a positive impact to the 
streetscapes of the surrounding roads. 
 
While the variation to the building design is scaled-back to a simplified form, the 
development is still maintaining distinctive elements at an appropriate scale for the 
associated land use and location. 
 
7.3 Urban Activity Centre Zone – Building Height 

The indoor recreation facility building originally had an approved overall height of 16.2 
metres, which as part of this variation has been decreased to 13.1 metres. The variation 
to the building height is consistent with the varying heights of the bulky goods outlet and 
Elizabeth City Centre within the locality and wider of the subject land. 
 
It must be noted that the Urban Activity Centre Zone does not provide a maximum or 
minimum building height, however, the Zone seeks medium-rise development with 
increased high-rise development at the centre of the Zone. As expressed within the 
Code, medium-rise is defined as “in relation to development, means 3 to 6 building 
levels”. It is acknowledged that the building is two-storey. However, the overall height is 
consistent with the existing height profile of the Urban Activity Centre Zone being 
between 13 metres to 32 metres high. 
 
7.4 Urban Activity Centre Zone – Advertisements 

The proposed variation encompasses signage as part of the proposal, specifically for the 
Revo Fitness tenancy. The signage strategy includes three advertisement signs affixed 
to the eastern elevation facing Ashfield Road, Elizabeth for each tenancy, along with a 
second affixed advertisement sign associated with the gym facing Main North Road. 

Urban Activity Centre Zone PO 5.1 states:  
 

Advertisements are sited and designed to achieve an overall consistency and 
appearance along individual street frontages. 

  
Consistent with PO 5.1, the signs are sited and designed to achieve overall consistency 
and appearance along each street frontage. Although the signs are illuminated, they do 
not flash or rotate and it is considered that no light spill impacts are generated to 
adjoining residential properties. 

7.5 Urban Activity Centre Zone – Vehicle Parking 
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The proposed variation to the development has removed the previous basement parking 
and maintained the ground level parking accessed through Ashfield Road, Elizabeth. 

 
 
Urban Activity Centre Zone PO 6.1 states:  
 

Vehicle parking areas are sited and designed to minimise visual dominance when 
viewed from the public realm. 

 
The proposal, in accordance with PO 6.1, the parking areas are sited and designed to 
minimise visual dominance when viewed from the street and adjoining residential 
properties. As expanded on in Section 9.2 of this report, the development is providing 
179 off-street car parking spaces and 24 bicycle spaces for the use of patrons to the 
indoor recreation facilities with any overflow parking to be serviced by nearby parking 
facilities open to the general public. 

7.6 Concept Plan 81 - Edinburgh Defence Airfield Lighting Constraints 

The proposal is located within the ‘Controlled Light Installation Area’, of Concept Plan 81 
– Edinburgh Defence Airfield Lighting Constraints and is located within the Civil Aviation 
Safety Authority’s 6 km radius from a (Defence) airfield.  

Consistent with the original proposal, the variation does not cause any adverse upward 
light that would adversely impact on the operation of the airfield. 

It must be noted that as a result of the variation decreasing the building height to 13.1 
metres, the Applicant would not be required to seek clearance/approval from th 
Department of Defence due to the development being below 15 metres in height. 

7.7 General Neighbourhood Zone – Desired Outcome and Land Use 

As per the Desired Outcome (DO) 1, the General Neighbourhood Zone seeks “low and 
medium density housing that supports a range of needs of lifestyles but does anticipate 
employment and community service uses that contribute to making the neighbourhood a 
convenient place to live without comprising residential amenity”. 

General Neighbourhood Zone PO 1.1 seeks:  
 

Predominantly residential development with complementary non-residential uses that 
support an active, convenient, and walkable neighbourhood. 

 
Furthermore, General Neighbourhood Zone PO 1.2 seeks: 
 

Non-residential development located and designed to improve community accessibility 
to services, primarily in the form of: 
 

a) small scale commercial uses such as offices, shops and consulting rooms 
 

b) community services such as educational facilities, community centres, places of 
worship, child care facilities and other health and welfare services 

 
c) services and facilities ancillary to the function or operation of supported 

accommodation or retirement facilities 
 

d) open space and recreation facilities. 

An indoor recreation facility is not listed in General Neighbourhood Zone 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 
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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. 

 

PO 1.1 and PO 1.2 speaks to considering and allowing complementary non-residential 
uses that support an active, convenient and walkable neighbourhood and provide 
services/facilities to the community. As stated previously, the land use has not changed 
from the original application and still maintains sufficient design and setbacks which 
complements the existing residential character of the Zone.  

Additionally, PO 1.3 of the General Neighbourhood Zone seeks for: 

Non-residential development sited and designed to complement the residential 
character and amenity of the neighbourhood. 

As per PO 1.3, the proposed design changes should ensure that they are 
complementary to the residential character and amenity of the associated General 
Neighbourhood Zone. Although, the amended design compared to the original design 
has created a minimalistic design approach, the elements associated with precast 
concrete and metal cladding are consistent with the existing adjacent non-residential 
uses. The design changes are appropriate given that the built form incorporates a larger 
setback from Ashfield Road to provider greater separation and minimise impacts on the 
adjacent residential land. The changes are also supported due to the public realm 
upgrade of Philip Highway, Main North Road and Ashfield Road including a high degree 
of mature street trees and shrubs to soften the building’s presence on the subject land. 

It must be noted that, while the Ice Arena is located within the General Neighbourhood 
Zone (which incorporates the element of indoor recreation facility) that is not uncommon 
within the Zone. It is acknowledged that the building’s scale and size is greater than 
generally experienced within the Zone. The bulk of the building is maintained through the 
Urban Activity Centre Zone, and therefore, it is considered that the building’s design and 
setbacks appropriately limits potential negative impacts on the residential amenity of the 
General Neighbourhood Zone, specifically through the increased separation to Ashfield 
Road, Elizabeth. 
 
7.8 General Neighbourhood Zone – Building Height and Setbacks 

The proposed variation to the original application still maintains the low-rise development 
(two-storey) complemented with the generally single storey nature of the Zone. However, 
two-storey development is evident in the wider locality due to infill type development and 
is consistent with the changing density levels surrounding the Urban Activity Centre 
Zone. 

The siting of the building being set back from Ashfield Road has changed from the 
original 16.6 metres to 36.49 metres, therefore, consistent with the Zone’s PO 4.1 and 
PO 5.1, 

General Neighbourhood Zone PO 4.1 states: 

Buildings contribute to a low-rise suburban character. 

As expressed within the Code, low-rise means “in relation to development, means up to 
and including 2 building levels”. 

General Neighbourhood Zone PO 5.1 states  

Buildings are setback from primary street boundaries to contribute to the 
existing/emerging pattern of street setbacks in the streetscape. 
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It is considered that the further setbacks and spacing provided around the site assists to 
limit the visual impact of the development to the adjacent residential streetscape. 

 

7.9 General Neighbourhood Zone – Advertisements 

As per PO 12.1, advertisements within the General Neighbourhood Zone are only 
envisaged where it identifies the associated business activity and does not detract from 
the residential character of the locality.  

The only sign within the Zone is the Ice Arena identification sign above the main entry 
door, although this sign is illuminated, it is small scale in nature and does not impact the 
streetscape of Ashfield Road. 
 
 

8. Planning Assessment – Overlay 
 

8.1 Advertising Near Signalised Intersections 

The architectural drawings show an illuminated sign for Revo Fitness visible from Main 
North Road. Given the separation of the sign from the existing signalised intersection, it 
is considered to not cause unreasonable distraction to road users. 
 
It is also noted that the Commissioner of Highways have accepted the location of the 
signs with the following conditions to minimise any risk to road users: 
 

• The illuminated signage shall be permitted to use LED lighting for internal 
illumination of a light box only 
 

• The illuminated signage shall be limited to a low level of illumination so as to 
minimise distraction to motorists (≤150cd/m2) 

 

• The signage shall not contain any element that flashes, scrolls, moves or changes, 
or imitates a traffic control device. 

 
8.2 Regulated and Significant tree 

The Regulated and Significant tree Overlay seeks the conservation of regulated and 
significant trees to provide aesthetic and environmental benefits and mitigate tree loss. 
 

DO 1 of the Regulated and Significant tree Overlay seeks the:  

Conservation of regulated and significant trees to provide aesthetic and environmental 
benefits and mitigate tree loss. 

Furthermore, within the Regulated and Significant tree Overlay PO 1.1 and PO 1.2 
states: 

PO 1.1 

Regulated trees are retained where they: 

a) make an important visual contribution to local character and amenity 

 
b) are indigenous to the local area and listed under the National Parks and Wildlife 

Act 1972 as a rare or endangered native species 
 

and / or 
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c) provide an important habitat for native fauna. 

 

 

 

PO 1.2 

Significant trees are retained where they: 

a) make an important contribution to the character or amenity of the local area 
 

b) are indigenous to the local area and are listed under the National Parks and 
Wildlife Act 1972 as a rare or endangered native species 

 
c) represent an important habitat for native fauna 

 
d) are part of a wildlife corridor of a remnant area of native vegetation 

 
e) are important to the maintenance of biodiversity in the local environment 

and / or 
 

f) form a notable visual element to the landscape of the local area. 

Consistent with the original application, the Applicant engaged Arborman Tree Solutions 
to undertake an assessment of existing trees at the proposed site of the development. 

As part of the variation, of the 23 trees assessed, one (1) is identified as a regulated 
tree, and 15 are identified as significant trees. Seven (7) trees were determined to be 
exempt from the Regulations. 

It must be noted that the original application, had 26 trees assessed, four (4) were 
identified as Significant trees, and 20 were identified as regulated trees. One (1) tree 
was determined to be exempt from the Regulation and another tree as unregulated. 

The variation application includes the same trees to be removed. It must be noted that 
the original application was assessed under the previous Regulations reflecting a 
regulated tree as having >2 metres trunk circumference and a significant tree as having 
>3 metres trunk circumference. However, the variation application, lodged after the 
change to the Regulations which came into effect on 16 May 2024, has been assessed 
under the current Regulations reflecting a regulated tree as having >1 metres trunk 
circumference and a significant tree as having >2 metres trunk circumference. 

Therefore, notwithstanding this legislative change, the same required trees have been 
retained in both applications. 

It must be noted that the submitted demolition site plan shows a large number of trees 
on site, whereas the provided planning statement and arboricultural impact assessment 
report assess a smaller number of trees.  

Therefore, Council staff have undertaken a site visit and have reassessed the trees to 
understand the additional regulated and/or significant trees that will be required to form 
part of the amended arboricultural impact assessment due to previously explained 
legislative changes. As per Figure 10 (page 24) shows the additional 16 regulated trees 
(highlighted in red), 16 exempt trees (highlighted in blue) and 24 non-present/existing 
shrubs (highlighted in yellow).   

Council’s assessment has deemed the final tree removal strategy to incorporate 17 
regulated and 15 significant trees. 
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   Figure 10: Council staff markup of additional regulated and exempt trees, and shrubs proposed for  
    removal 

 

Therefore, a reserved matter will be included to request an amended arborist report to 
reflect the legislative change to be reflective of the final number of additional trees 
deemed to be regulated or significant. This is also critical to ensure accurate conditioning 
of the payment into the Urban Tree Fund/replacement tree strategies. 

It also must be noted that the reason for the reduction of the number of trees assessed 
from the original application having 26 trees assessed, and the variation application 
having 23 trees assessed, is that previously identified Trees 1, 2 and 3 will not be 
impacted by the proposed development. 

Consistent with the original application and as reflected in figure 11, the Applicant has 
retained the four (4) significant trees (identified as trees 4, 5, 6 & 7) along Ashfield Road 
and two (2) significant trees (identified as trees 10 & 11) along Main North Road as part 
of the development. The variation has also resulted in the retention of one (1) significant 
tree along Philip Highway. 
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    Figure 11: Significant trees to be retained as part of development 

Council’s Arboriculturalist has assessed the report and associated works and is satisfied 
with the level of tree retention and removal strategy associated with the development. 
Noting, the specialised construction and impact to the TPZ’s of the retained trees 
requires further information including a tree protection plan and amended report to be 
provided by the Applicant prior to any works commencing. This is to ensure that the tree 
sensitive methods associated with the retention of trees are acceptable and does not 
jeopardise the long-term health and viability of the trees to be maintained. 

As stated by the Representations, it is acknowledged that the existing trees within the 
subject land creates a positive amenity to the area, which forms part of the ‘Wind Breaks’ 
along the length of Main North Road. As clarified within the original application, this 
amenity value is considered to derive largely from the cumulative volume of the trees 
rather than any singular distinct tree contributing more or less than other trees along this 
portion of the road.  

With regard to the significant and regulated trees which are proposed to be removed, an 
assessment of the amenity value of these trees has been undertaken, along with 
consideration as to how the reasonable development of the land in a manner envisaged 
by the zoning could be facilitated. Regulated and Significant tree Overlay PO 1.4 states: 

A tree-damaging activity in connection with other development satisfies all the 
following: 

a) it accommodates the reasonable development of land in accordance with the 
relevant Zone or subZone where such development might not otherwise be 
possible 
 

b) in the case of a significant tree, all reasonable development options and design 
solutions have been considered to prevent substantial tree-damaging activity 
occurring. 

The subject land can be reasonably anticipated to experience a higher order of use and 
site coverage due to the Urban Activity Centre Zoning and the anticipated suite of land 
uses within this zone.  
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As identified in the above sections, the proposed land use is appropriate for the Zone, 
and weighting of this is taken when considering the development of the land. It must be 
noted that the disbursement of the trees across the site does not allow for practical full 
retention while allowing reasonable development.  

Consistent with the original application, regulated and significant trees (where possible), 
have been kept along the site boundaries to provide the highest possible level of visibility 
to the public along site boundaries. As stated earlier, this retention strategy is also 
reinforced by increased urban tree canopy through the Applicant’s upgrade of the public 
realm inclusive of street trees along Main North Road and Philip Highway and the 9 
replacement trees (specified as Dwarf Apple trees in concept landscaping plan) within 
the carparking area. This is also reinforced through the upgrade of the public realm by 
City of Playford in conjunction with the Developer to Ashfield Road to provide additional 
street trees. It must be noted that the internal trees within the proposed carparking area 
are unable to be retained due to their disbursement within the layout and the inability to 
retain trees within kerb uplifts due to waste vehicle movements/clearances. 

To compensate for the removal of these regulated and significant trees a combination of 
payment into Council's Urban Tree Fund along with replacement trees has been 
proposed.  This fund ensures that contributions are allocated for future tree planting 
initiatives. To reflect this position, two conditions of approval which reinforces this 
requirement will be included within the recommendation should CAP determine to grant 
Planning Consent for the proposal (see Section 11 Recommendation).  

Therefore, the proposed decrease to the removal strategy from the original application is 
not considered to result in a level of harm to the immediate and wider amenity while still 
allowing reasonable development consistent with DO 1, PO 1.1, PO 1.2 and PO 1.4 of 
the Regulated and Significant tree Overlay. 
 

8.3 Stormwater Management 

Consistent with the original application, the variation proposal includes a stormwater 
management report and associated plans prepared by FMG Engineering. The intent of 
the stormwater management report and associated plans is to demonstrate the suitability 
of the development and to ensure appropriate management of stormwater, while not 
impacting adjoining land and the public infrastructure. 
 
The proposed variation has shown a finished floor level of 34.00mm Australian Height 
Datum (AHD) to maintain at least 300mm above the height of a 1% annual exceedance 
probability (AEP) flood event and mitigate any flooding impact to the development. 
 
The stormwater report also speaks to the current conditions of the site being inundated 
during a 100-year storm event and the development maintaining a peak flood 
conveyance of 1.1m³/s. The flood conveyance is to ensure that the pre-existing 
conditions are no worse as a result of the development. 
 
Stormwater detail has been reviewed by Council’s Land Development Officer who is 
comfortable with the built form and the stormwater strategy. However, a reserved matter 
is required to ensure that the stormwater quality is investigated, modelling is provided, 
safe runoff route and upgrade to the discharge point is allowed. It also must be noted 
that the amended documentation will need to speak to additional detention storage 
within the land, stormwater’s system impact on retained trees and how the upgrade of 
the public realm will not result in increased flow on the road gutter at the left-turn slip 
lane at the Main North Road/Philip Highway Signalised Intersection. 
 
As part of the flood mitigation strategy to the development, the amended report to be 
provided through a reserved matter prior to Building Consent will ensure that an internal 
stormwater pit within the carparking area will be created to ensure that stormwater flows 
are discharged to the public stormwater infrastructure at a limited discharge rate. 
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8.4 Traffic Generating Development 

Consistent with the original proposal, the variation does not propose vehicle access 
to/from a State maintained road, nor would it have an impact on the performance of 
State maintained roads in the vicinity given the existing road network in which Ashfield 
Road is under the care and control of the City of Playford. 
 
It must be noted that the Commissioner of Highways has reviewed the proposed traffic 
rates and documentation details within the application. They have provided support 
subject to conditions to ensure the road network does not underperform and maintains a 
high level of service to the generated traffic and wider vehicle movements. 
 
 

9. General Development Policies 

9.1 Design in Urban Areas 

The variation seeks to alter the external appearance of the previously approved built 
form, inclusive of removal of articulation in building height and materials.   Noting these 
changes, the variation still seeks to provide variance in materiality through the use of 
aluminium cladding to the Ashfield Road frontage and tilt up panel to the balance.  The 
variation further seeks to provide design considerations to the Main North Road façade 
breaking this precast panelling up with feature LED strip lighting and accentuating the 
corner treatment at the intersection of Main North Road and Philip Highway. 

The design remains contextual to the commercial development within the locality and 
provides for additional set back considerations to the residential interface.  Coupled with 
the planned works to improve the surrounding realm, it is considered that the variation to 
the external design still meets the relative Design in Urban Areas policy provisions. 

9.2 Interface Between Land Uses 

The Interface between Land Uses General Development section of the Code contains a 
suite of provisions that seek to mitigate adverse impacts on or from neighbouring land 
uses. These policies are considered applicable to the proposed development.   
 
The subject land is within and adjoins the General Neighbourhood Zone where a number 
of sensitive receivers are located in the form of residential properties to the west of the 
subject site. There is also land on the opposite side of Main North Road and to the 
immediate south of the subject site (which is currently vacant) that is located within the 
General Neighbourhood Zone. 
 
An Environmental Noise Assessment Report undertaken by Sonus for the variation to 
the development based their assessment on the level of traffic including noise from car 
parking, waste collection, operating hours, music and mechanical plant operations. 
 
The report concluded that the proposal, subject to several noise attenuation measures, 
can be supported to ensure that it will not cause unreasonable interference or 
detrimentally affect the amenity of the locality and ensures consistency with the intent of 
the Code. Subject to the conditions and recommendations contained within the report, it 
is considered that the development would not result in an unreasonable level of noise 
generation. 
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The key issues identified for consideration are illustrated under the following headings: 
 
Noise 
 
As stated within the report, the proposed development will generate noise levels due to 
the 24/7 operation of the gymnasium and minor music levels from both the Ice Arena 
and the gymnasium. Subject to the noise model and the operation of the indoor 
recreation facilities, several treatments are required to the external materials to minimise 
noise including providing a dedicated acoustically treated internal space for any group 
fitness classes. 
 
In accordance with PO 4.1, 4.3 and 4.6 of the Interface between Land Uses Module 
states: 

 
PO 4.1 
Development that emits noise (other than music) does not unreasonably impact the 
amenity of sensitive receivers (or lawfully approved sensitive receivers). 
 
PO 4.3 
Fixed plant and equipment in the form of pumps and/or filtration systems for a 
swimming pool or spa are positioned and/or housed to not cause unreasonable noise 
nuisance to adjacent sensitive receivers (or lawfully approved sensitive receivers). 
 
PO 4.6 
Development incorporating music achieves suitable acoustic amenity when measured 
at the boundary of an adjacent sensitive receiver (or lawfully approved sensitive 
receiver) or Zone primarily intended to accommodate sensitive receivers. 

 
It must be noted that a condition of approval consistent with the recommendations 
contained within the sonus environmental noise assessment has been included in the 
recommendation should CAP determine to grant Planning Consent for the proposal. 
 
Also, the previous condition relating to mechanical plant, has been reflected within 
these variations as a reserved matter to ensure that a mechanical services plan is 
provided which confirms the type and size of mechanical equipment system, typically 
occurring prior to Council issuing Development Approval. 
 
Hours of Operation 
 
Consistent with the original application, the ice arena is operational between 6am to 
10pm, while the gymnasium will operate 24 hours per day, 7 days per week. The 
proposed hours of operation are generally consistent with other similar indoor 
recreation facilities which typically accommodate busy periods during the morning and 
evening on weekdays and busy periods during the day on weekends. Comparable 
hours of operation are evident within the wider Elizabeth City Centre, with a 24/7 gym 
currently operating in the group of shops located within the building to the west of the 
site. It must also be noted that the 24-7 gym has moved from being located within the 
General Neighbourhood Zone component of the site to be located within the Urban 
Activity Centre Zone, therefore, further reinforcing the appropriate location of the gym 
being further located away from residential properties. 
 
Furthermore, the proposed variation does not seek to change the hours of operation, 
and the acoustic treatments required for the operation of a 24-hour access gym will be 
replicated within the conditions of approval. 
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Lighting 
 
As stated within the planning statement, outdoor lighting is yet to be determined, 
however, consistent with all developments, lighting and illumination shall be designed 
to conform with Australian Standards AS 4282 – 1997 ‘Control of the obtrusive effects 
of outdoor lighting’. 
 
In accordance with PO 6.1 of the Interface between Land Uses Module, ‘external 
lighting is positioned and designed to not cause unreasonable light spill impact on 
adjacent sensitive receivers (or lawfully approved sensitive receivers), the lighting for 
the purposes of security and use of car park at nighttime, will be directed downwards 
into the subject site and not causing light spill into adjoining residential properties.  
 
As per the original application, a condition of approval which reinforces this requirement 
will be included within the recommendation should CAP determine to grant Planning 
Consent for the proposal.    

 
9.3 Traffic Impact, Access and Car Parking 

Consistent with the original proposal, the Applicant engaged CIRQA to provide design 
and traffic/waste management assessment advice for the proposed development. 
Specifically preparing a traffic assessment report and waste management plan. 
 
In accordance with PO 5.1 of the Transport, Access and Parking Module, it states:  

 
Sufficient on-site vehicle parking and specifically marked accessible car parking places 
are 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. 
 
This PO is informed by the associated DPF 5.1 which seeks  
 
development provides a number of car parking spaces on-site at a rate no less than the 
amount calculated using one of the following, whichever is relevant: 

 
a) Transport, Access and Parking Table 2 - Off-Street Vehicle Parking 

Requirements in Designated Areas if the development is a class of 
development listed in Table 2 and the site is in a Designated Area 
 

b) Transport, Access and Parking Table 1 - General Off-Street Car Parking 
Requirements where (a) does not apply 

 
c) if located in an area where a lawfully established carparking fund operates, the 

number of spaces calculated under (a) or (b) less the number of spaces offset 
by contribution to the fund. 

 
As the subject land is located within a ‘Designated Area’, the car parking rates under 
Table 2 – Off Street Car Parking Requirements in Designed Areas is applicable to the 
development. Therefore, the DPF expectation is that approximately 221 car parking 
spaces are associated with the development. 
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The proposed variation includes a parking provision rate of 2.44 spaces per 100m² of 
total floor area with dedicated minibus parking to provide alternative transport solution for 
ride sharing. It must be noted that the original application included a parking provision of 
2.22 spaces per 100m² of total floor area. Therefore, the variation includes 179 off-street 
parking spaces (within the ground level) as opposed to the original 236 off-street parking 
spaces (contained within the original basement and ground level layouts). 
 
The shortfall in car parking spaces is appropriate given the mixed-use nature of the 
development and the Code contemplating lower parking provisions based on the type of 
development and associated land use. 
 
In addition, as reflected within the traffic report, the shortfall in off-street parking spaces 
is also justified due to the development’s differing peak periods, accessibility to nearby 
public transport options (i.e. bus stops in proximity of the subject land) including a short 
walk to the Elizabeth Train Station. Also, in accordance with PO 6.3 of the Transport, 
Access and Parking Module seeks ‘vehicle parking areas are designed to provide 
opportunity for integration and shared-use of adjacent car parking areas to reduce the 
total extent of vehicle parking areas and access points’. The proposal has shared 
parking between the Elizabeth City Centre and subject site is available for use including 
nearby alternative parking opportunities such as the Windsor Car Park for use of patrons 
to the development, if deemed required. 
 
As the development relies on alternative public car parking options (i.e., the Windsor Car 
park) the pedestrian movement from/to the proposed development must be appropriate. 
Pedestrians would be using the safe crossing points at the Philip Highway/Main North 
Road through the signalised intersection to ensure that no pedestrians utilise illegal 
crossing across Philip Highway. This safe movement through the signalised intersection 
crossing points are controlled through pedestrian operated signals to ensure no conflicts 
between vehicles and cyclists/pedestrians occur through the busy intersection. 
 
Therefore, consistent with the original application, the proposed development supports 
the integrated transport system by providing an adequate number of parking spaces in 
accordance with Table 2 – Designated Areas, while being in proximity to the high public 
transit opportunities associated with the Elizabeth City Centre and the Council’s activity 
hub. 
 
Transport, Access and Parking Module PO 9.1 states:  

 
The provision of adequately sized on-site bicycle parking facilities encourages cycling 
as an active transport mode. 

 
This PO is informed by the associated DPF 9.1 seeks 

 
Areas and/or fixtures are provided for the parking and storage of bicycles at a rate not 
less than the amount calculated using Transport, Access and Parking Table 3 - Off 
Street Bicycle Parking Requirements. 

 
The proposed variation, as opposed to the original application, has provided 24 bicycle 
parking spaces. In accordance with Table 3 – Off-Street Bicycle Parking Requirements, 
for indoor recreation facility, 1 bicycle space per 4 employees plus 1 space per 200m² of 
gross leasable floor area for visitors. Although the exact number of staff is not known, the 
traffic report has applied 30 staff members resulting in 44 spaces required. Given that 24 
bicycle spaces have been provided, based on the varying peak period of the land uses, 
the rate provided is appropriate against PO 9.1 of the Transport, Access and Parking 
Module. It is also noted that the provided 1.8 metre high acoustic fence on the southern 
car park boundary prevents vehicle movement into the balance windbreak. 
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Separate from the parking assessment, CIRQA have provided a waste management 
plan to show that the waste storage and management areas are appropriately screened 
from public view, in accordance with PO 1.5 and PO 11.2 in the Design in Urban Areas 
Module. 
 
PO 1.5 

 
The negative visual impact of outdoor storage, waste management, loading and service 
areas is minimised by integrating them into the building design and screening them 
from public view (such as fencing, landscaping and built form), taking into account the 
form of development contemplated in the relevant Zone. 

 
PO 11.2 

 
Communal waste storage and collection areas are located, enclosed and designed to 
be screened from view from the public domain, open space and dwellings. 

 
The waste storage and management areas are screened through fencing and 
landscaping. The waste storage area is also positioned to allow a waste vehicle to enter 
and exit the site in a forward motion without impacting on patrons of the development 
and private vehicles, consistent with PO 11.4 of the Design in Urban Areas Module. 
 
Council’s Traffic Engineer did not raise any concerns with the proposed variation, 
specifically, the justification provided for the decreased number of car parking spaces 
and utilising nearby public transport services and alternative parking options such as the 
Elizabeth City Centre and the Windsor car park. 
 
 

10. Conclusion 

The proposed variation is an appropriate development within the Urban Activity Centre 
Zone and General Neighbourhood Zone, the Overlays which apply to the site, and of the 
various sections of the General Development Policies of the Code. In summary: 
 

• The variation results in a decrease to the overall building height to ensure less 
visual impact to nearby residential properties and reduce the visual prominence of 
the development within the wider locality. 
 

• The variation is appropriate when considering the changes associated with the 
removal of internal elements to ensure the primary land use of an indoor recreation 
facility is the focus of the design. 

 

• Although the architectural design has been simplified, the variation ensures an 
increased setback from Ashfield Road to reduce impact on the associated General 
Neighbourhood Zone and adjacent residential uses. 

 

• The variation pertains scaling back the original proposal and the inclusion of 
required advertisement, further landscaping and a reduced number of trees being 
removed, therefore, reducing the impacts of the previously approved development. 

 
On balance, the proposed variation to the original development is not considered to be 
‘seriously at variance’ with the relevant provisions of the Code. The proposal warrants 
Planning Consent subject to the conditions listed below. 
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11. Recommendation 

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

 
2. GRANTS Planning Consent to the application by Pelligra Group C/- Future Urban for 

the Variation to DA 23022101 – Amendments to the two-storey building encompassing 
a mix of indoor recreation facilities, decrease in building height by 3.1 metres, removal 
of basement car parking, revised car parking layout, amended landscaping, 
advertisement and revised tree damaging activity in the form of the removal of 
regulated and significant trees, subject to the following reserved matters and 
conditions: 

 
Reserved Matter(s) 

 
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: 
 

1. The Applicant is to submit a mechanical services plan (or similar) that confirms the 
type and size of mechanical equipment system to be installed within the facility 

prior to Council issuing Development Approval. 
 

2. The Applicant is to submit an updated landscaping concept plan which shows the 
retained trees along Philip Highway and Main North Road prior to Council issuing 
Development Approval. 
 

3. Prior to lodgement of Building Consent, the Applicant is to submit an amended 
arboricultural impact assessment report stating the final number of retained and 
removed regulated and significant trees consistent with the Regulations definitions 
of significant and regulated trees effective from 16 May 2024. The report must be 
inclusive of a tree protection plan and tree protection specifications which 
demonstrates the proposed tree sensitive methods and specialised construction 
methods as stated within the provided Arboricultural Impact Assessment Report 
prepared by Arborman Tree Solutions dated 15 October 2025. 
 

4. Prior to lodgement of Building Consent, the Applicant shall submit a detailed Civil 
and Stormwater Management Plan detailing stormwater quantity, and quality 
measures prepared in consultation with the City of Playford and Department for 
Infrastructure and Transport to provide specific detail in relation to the following: 
 

• A detailed Stormwater Management Plan will include:  
 

o Existing ground and floor levels and proposed finished floor levels and 

site/bench levels, including in relation to the top of any kerb level, 
showing the height and location of any earthworks or retaining walls. 
 

o Retained trees reflected within the arboricultural impact assessment 

report. 
 

o Detention storage volume increased to cater for the 2,220m² carparking 

area with the currently modelled 210 cu.m. 
 

o Proposed stormwater treatment measures to cater for the increased car 

park surface area. 
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o Method of stormwater disposal, all discharge locations with appropriate 
scour protection and associated discharge rates. 

 
o Demonstrate that a safe major storm overland flow path can be 

conveyed to the discharge location to ensure that adjacent properties 
are protected from any risk of flood inundation. 

 
o In lieu of discharging major storm pre-development flow direct into the 

existing single side entry pit, Council requirements are as follows: 
 
▪ Development pipe discharge into a double side entry pit. 

 
▪ Bubble-up pit relocated to within the development site. 

 
▪ Provide a safe major storm runoff route via two proposed 

driveway crossovers. 
 
▪ Pipe discharge into SEP controlled to pre-development flow 

rates in consultation with the City of Playford. 
 

• DRAINS model (in .drn file format) will include:  
 

o Pipe discharge to side entry pit. 

 
o Major storm overland spill runoff via driveway crossovers. 

 
o Increased detention storage regarding the new 5,860 roof and 5,439 

surface post-development catchment properties. 
 

• MUSIC model (in .msf file format) will include: 
 

o Water quality treatment reduction targets of the typical urban average 

annual load to meet EPA and WSUD Guidelines for the Greater 
Adelaide Region as follows: 
 
▪ Total Suspended Solids (TSS) 80%. 

 
▪ Total Phosphorus (TP) 60%. 

 
▪ Total Nitrogen (TN) 45%. 

 
▪ Retention of litter greater than 50 mm for flows up to a 3-month 

Average Recurrence Interval (ARI) peak flow. 
 

▪ No visible oils for flows up to a 3-month ARI peak flow. 
 

▪ The treatment flow shall be based on a 3-month to 1-year ARI 
peak discharge rate from the local catchment. This is to ensure 
that 98% of all annual rainfall and daily runoff events from the 
local catchment will receive treatment to the best practice 
standards. 

 

• A detailed Civil Plan of the Public Realm Upgrade will include: 
 

o Stormwater management strategy for the public realm upgrade to 

remove any stormwater flow on the road gutter at the left-turn slip lane 
of Philip Highway and Main North Road as part of the proposed 
reconstruction of the Main North Road kerb. 
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▪ The Applicant is to notify DIT to inspect major stormwater runoff 

and impact on road users due to the diversion of stormwater flow 
from Philip Highway to Main North Road. 
 

o Stormwater runoff at trapped low point required to be managed 

appropriately and to show the integration of the stormwater system with 
the public infrastructure to reduce any impact to pedestrians/cyclists 
utilising 3m shared use path and bike track. 
 

o Existing and proposed RL levels to be reflected accurately. 

 
o Retained trees reflected within the arboricultural impact assessment 

report. 
 

o Disability Discrimination Act (DDA) compliant footpath connection 
between internal footpath to the Philip Highway and Ashfield Road 
external footpath. 
 

o Extent of public realm such as 3 metres shared use path and bike track, 

verge and street trees with the integration of the kerbed stormwater 
system. 

 
Conditions 
 
Council Conditions: 
 

1. The development must be undertaken, completed and maintained in accordance 
with the plan(s) and information detailed in this Application except where varied by 
any condition(s) listed below. 
 
Reason: To ensure that the development is constructed and operated in 
accordance with the plans and details provided. 

 
2. All recommendations and noise attenuation measures contained within the 

Environmental Noise Assessment Report by Sonus Document Reference S7578C5 
dated September 2025, shall be implemented prior to occupation of the site and 
complied with at all times. 
 
Specifically, the following noise attenuation measures (consistent with page 8 and 
14) are to be implemented: 

 

• Specific roof/ceiling construction of the gym. 
 

• Specific glazing for the gym façade. 
 

• Constructing an airlock for the gym entry. 
 

• Facing the ventilation for the ice arena plant room louvres in a specific direction. 
 

• Specific locations for the roof-mounted mechanical plant. 
 

• Construction of rooftop mechanical plant screens using acoustic louvres (or a 
solid barrier) with specific height requirements. 
 

• Specific performance requirements for the acoustic louvres. 
 

• Installation of acoustic absorption to the underside of the plant room soffit; and 
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• Construction of a 1.8 metres high boundary made of 0.35mm BMT sheet steel 
(Colorbond or similar) to the southern carpark boundary.  

 
3. Operating hours of the facility (Monday to Sunday) herein approved as follows: 

 

• 6am to 10pm for the ice arena; 
 

• 7am to 10pm for retail/commercial tenancy; and 
 

• 24 hours for the gymnasium. 
 

4. Deliveries and service hours herein approved are as follows: 
 
Rubbish collection and deliveries: 
 

• Between 9am and 7pm on Sundays or Public Holidays 
 

• Between 7am and 7pm on any other day. 
 

5. In lieu of planting 69 replacement trees, $35,604 (@ $516 per tree) must be paid 
into Council's Urban Tree Fund within one month of the tree(s) being removed.  
 
Reason: To ensure compliance with the legislative requirement for the planting of 
replacement trees, pursuant to Section 127(4) of the Planning, Development and 
Infrastructure Act 2016. 

 
6. Replacement trees must be planted within 12 months of completion of the 

development at the following rates:  
 

• if the development relates to a regulated tree—2 trees to replace a regulated 
tree; or  

 

• if the development relates to a significant tree—3 trees to replace a significant 
tree. 

 
Nine (9) replacement trees must be planted within the carparking area for the 
required removal of trees. 
 

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

8. Landscaping shown on the plans herein approved shall be established to the 
reasonable satisfaction of Council prior to the operation of the development and 
shall be maintained and nurtured at all times with any diseased or dying plants 
being replaced within the first planting season following removal.  
 

9. The operator of the facility is to maintain a Traffic Event Management Plan that will 
be provided to Council (5 business days) prior to any major event (ice hockey or of 
a similar scale) where traffic and pedestrian movements are required to be 
managed. 
 

10. All waste and rubbish shall be stored in covered containers prior to removal and 
shall be screened from public view.   

 
11. Any lights on the subject land must be directed and screened so that overspill of 

light into the nearby properties is avoided and motorists are not distracted. 
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12. All vehicle car parks, driveways and vehicle entry and manoeuvring areas shall be 
designed and constructed in accordance with the relevant Australian Standards 
and be constructed, drained and paved with bitumen, concrete or paving bricks in 
accordance with sound engineering practice and appropriately line marked to the 
reasonable satisfaction of Council prior to the occupation or use of the 
development.  
 

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

14. All stormwater drainage shall discharge so that it does not flow or discharge onto 
the land of adjoining owners or, in the opinion of the relevant authority, 
detrimentally affect structures on this site, any adjoining land or public road. 

 
Department of Infrastructure and Transport Conditions: 
 

15. Access to the site shall be gained via Ashfield Road in accordance with the site 
plan produced by BELL, Job No. BAA250010, Drawing No. DD2011, Rev. G, Dated 
29.09.2025. 
 

16. All stormwater run-off shall be collected on-site and discharged without impacting 
the safety and integrity of the adjacent road network (including the adjacent 
embankments). A final stormwater management plan shall be developed in 
conjunction with DIT and in accordance with DIT Master Specification RD-DK-D1 
Road Drainage Design and other relevant guidelines. All drainage infrastructure is 
to be to the satisfaction of Council and DIT. 
 

17. The illuminated signage shall be permitted to use LED lighting for internal 
illumination of a light box only. 
 

18. The illuminated signage shall be limited to a low level of illumination so as to 
minimise distraction to motorists (≤150cd/m2). 
 

19. The signage shall not contain any element that flashes, scrolls, moves or changes, 
or imitates a traffic control device. 

 
Advisory Notes 
 

1. The Metropolitan Adelaide Road Widening Plan shows a possible requirement for a 
strip of land up to 4.5 metres in width from the Main North Road and Philip Highway 
frontage of this site for future upgrading of Main North Road and Philip Highway 
intersection. The consent of the Commissioner of Highways under the Metropolitan 
Adelaide Road Widening Plan Act 1972 is required to all building works on or within 
6.0 metres of the possible requirement. As the development encroaches within the 
above area, the attached consent form and a copy of the approved plan/s must be 
provided to DIT (via dit.landusecoordination@sa.gov.au) for consent purposes. 
 

2. The Applicant has a right of appeal against the conditions which have been 
imposed on this Planning Consent, Such an appeal must be lodged at the 
Environment, Resources and Development Court within two months from the day of 
receiving this notice or such longer time as the Court may allow. The Applicant is 
asked to contact the Court if wishing to appeal. The Court is located in the Sir 
Samuel Way Building, Victoria Square, Adelaide, (telephone number 8204 0289). 
 

3. Any pruning, damage or removal of a Council tree by a person, other than the 
Council (or a person acting under some other statutory authority) may result in 
action taken under Section 221 of the Local Government Act 1999. Maximum 
penalty $5,000. 
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4. The Applicant is reminded of its general environmental duty, as required by Section 
25 of the Environment Protection Act 1993, to take all reasonable and practicable 
measures to ensure that the activities on the whole site, including during 
construction, do not pollute the environment in a way which causes or may cause 
environmental harm.  
 
If during any site works, contamination is identified which poses actual or potential 
harm to the health or safety of human beings or the environment that is not trivial, 
taking into account the land use, or harm to water that is not trivial, the Applicant 
may need to remediate the contamination in accordance with EPA guidelines.  
 
EPA information sheets, guidelines documents, codes of practice, technical 
bulletins etc can be accessed on the following web site: http://www.epa.sa.gov.au 
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