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CITY OF MARION
COUNCIL ASSESSMENT PANEL AGENDA
FOR MEETING TO BE HELD ON
WEDNESDAY 21 OCTOBER 2020
COMMENCING AT 7:00 PM
1.1

OPEN MEETING

1.2

PRESENT

1.3

APOLOGIES

1.4

IN ATTENDANCE

2.

GENERAL OPERATIONS

3.

APPLICATIONS

3.1

6L MAJORS ROAD, TROTT PARK
Change in the use of land to a sporting facility comprising four natural soccer pitches, single
storey club room building (comprising four change rooms, public toilets, umpire and medical
rooms, equipment storage, kiosk and office), 320 space car park, Sixteen (16) 20.5 metre high
light towers and other ancillary lighting, four (4) of which to be constructed at a later date, and
ancillary light poles within the parking area, internal fencing achieving a height of 4 metres, and
associated earthworks (including raised grassed spectator mound adjacent the western and
southern side boundaries).
Report Reference: CAP211020 - 3.1………………………………………………………………....1

3.2

14L MAJORS ROAD O’HALLORAN HILL
3A MAJORS ROAD, O’HALLORAN HILL
A BMX facility for organised sporting events, comprising site preparation works, the
construction of (including associated earthworks) a BMX racing track with start-hills of 5 and 8
metres in height, earthworks associated with spectator mound, clubroom building, fencing and
gates, five (5) lighting towers measuring 20 metres in height, alterations to access,
establishment of formalised car parking and ancillary light poles, extension to informal parking
arrangement, associated signage and landscaping.
Report Reference: CAP211020 - 3.2…………………………………………………………….....26

4.

APPEALS UPDATE

4.1

APPEALS AGAINST PANEL DECISIONS

4.2

APPEALS AGAINST DELEGTED APPLICAITONS

5.

POLICY OBSERVATIONS

6.

OTHER BUSINESS

7.

CONFIRMATION OF THE COUNCIL DEVELOPMENT ASSESSMENT PANEL MEETING
HELD ON WEDNESDAY 21ST OCTOBER 2020

8.

MEETING CLOSURE

Page 1

CAP211020
REPORT REFERENCE: CAP211020 – 3.1
CITY OF MARION
COUNCIL ASSESSMENT PANEL AGENDA
FOR MEETING TO BE HELD ON
WEDNESDAY 21 OCTOBER 2020
Originating Officer:

Alex Wright
Team Leader - Planning

Applicant:

City of Marion

Development Description:

Change in the use of land to a sporting facility comprising
four natural soccer pitches, single storey club room building
(comprising four change rooms, public toilets, umpire and
medical rooms, equipment storage, kiosk and office), 320
space car park, Sixteen (16) 20.5 metre high light towers and
other ancillary lighting, four (4) of which to be constructed at
a later date, and ancillary light poles within the parking area,
internal fencing achieving a height of 4 metres, and
associated earthworks (including raised grassed spectator
mound adjacent the western and southern side boundaries).

Site Location:

6L Majors Road, Trott Park

Zone:

Hills Face Zone

Lodgement Date:

17/04/2020

Development Plan:

Consolidated – 15 August 2019
Gazetted 8 August 2019

Referrals:

Internal
Development Engineer
Coordinator Traffic & Parking

Application Type:

Non-Complying
Hills Face Zone
Filling greater than one metre above natural ground level; and
Excavation greater than two metres below natural ground level

Delegations Policy:

1.4.1.1
Non-complying applications – the Panel will decide to refuse the
application or seek the concurrence of the State Commission
Assessment Panel to approve the application, except for the following:
• the decision to proceed with an assessment of a non-complying
application pursuant to Regulation 17 (3)(b) of the Development
Regulations 2008).
non-complying applications deemed to be minor in accordance with
Regulation 17 and Schedule 9 Part 1 (3) of the Development
Regulations 2008.

Categorisation

3
Not defined by the Development Plan or the Development Regulations
2008, and not considered minor in nature pursuant to Schedule 9, Part 1
– 2(g).

Application No:

100/2020/559

Recommendation:

That Development Plan Consent be GRANTED subject to
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concurrence of the State Commission Assessment Panel
(SCAP) and with the following Reserved Matters and
Conditions

Attachments
Attachment I:
Attachment II:
Attachment III:

Certificate of Title
Proposal Plan
Supporting documentation
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BACKGROUND
Members are advised that prior to the application being lodged with Council, an application was
made to the Native Vegetation Council (within Department for Environment and Water) to undertake
clearance of up to 12.77 hectare of native vegetation within the sites of the proposed development,
and BMX Facility development (DA No. 100/2020/634) which is located to the north-east of the site.
The Native Vegetation Council considered the application in conjunction with a report from the
Native Vegetation Branch, Department for Environment and Water and comments from the Adelaide
and Mt Lofty Ranges and Natural Recourses Management Board.
The Native Vegetation Council resolved to grant consent to the clearance of the identified native
vegetation, with Condition 2 of the Advice of Understanding stating prior to any clearance being
undertaken a development authorisation under the Development Act 1993 is required to be
obtained.
A copy of the Decision Notification Form, approved plan and signed “Advice of Understanding” form
relating to the native vegetation clearance will be provided to Members of the Panel on the day the
agenda is released.
Verbal legal advice obtained by Council’s Solicitors has identified that as the applications were
made under the Native Vegetation Act 1991, the need for consideration and an approval under the
Development Act 1993 for the clearance of native vegetation is not required.
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SUBJECT LAND
The site of the proposed development is located to the south of Majors Road and west of Adams
Road in the suburb of Trott Park. The site subjected to the Development Application is
predominantly rectangular, with a 270 metre frontage to Major Road, 335 metre frontage to Adams
Road and an approximate area of 9.045 hectares.
The subject land is formally described within Crown Record Volume 6088 Folio 98 and identified as
Allotment 6 in Deposited Plan 25441 in the area named Trott Park, Hundred of Noarlunga.
Whilst the Crown Record identifies a number of parcels over an expansive area ranging from Main
South Road to the east and Ocean Boulevard/ Lonsdale Highway to the west, the site of the
proposed development is limited to Allotment 6 (as described above). The land is owned by the
Minister for Environment and Water.
No easements or encumbrances apply or affect the subject site.
The subject land, whilst devoid of any buildings aside from post and wire fencing along the road
frontages, is interspersed with a range of native and introduced species ranging in height and form
from smaller grasses/ shrubs to larger trees. The extent of vegetation is noticeably denser to the
southern portion of the site.
The site incorporates a modest southernly slope, which increases in grade to the southernmost
portion of the site.
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LOCALITY
The locality varies and is typically defined by areas of public recreation, land used for
telecommunication and telemetry facilities, the Southern Field Archers Club (north-west of site), the
Holdfast Model Aero Club (west), Riding for the Disabled Association (north-west of site),
Glenthorne Farm (now within the new National Park), all of which are situated on land owned by the
Minister for Environment and Water. Although remaining within the Hills Face Zone, the site sits
within the newly established Glenthorne National Park (further information can be obtained here).
The O’Halloran Hill Metropolitan Fire Service and Ambulance Station and City of Marion’s Recycling
Depot are located to the east of the subject site, on the opposite side of Adams Road.
The site is bordered by Adams Road to the east which runs in a north-south direction and is
separated from the subject land by a tree lined landscaped verge. Majors Road runs along the
northern boundary of the subject land and is classified a Secondary Arterial road under the care and
control of the Department for Infrastructure and Transport.
The southern allotment boundary abuts the Southern Policy Area 18 of the Residential Zone, with
the nearest residential property located more than 370 metres from the southernmost edge of the
development site.
The subject site and locality can be viewed via this google maps link.
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PROPOSED DEVELOPMENT
The proposed development is described as ‘a change in the use of land to a sporting facility
comprising four natural soccer pitches, single storey club room building (comprising four change
rooms, public toilets, umpire and medical rooms, equipment storage, kiosk and office), 320 space
car park, Sixteen (16) 25 metre high light towers and other ancillary lighting, four (4) of which to be
constructed at a later date, and ancillary light poles within the parking area, internal fencing
achieving a height of 4 metres, and associated earthworks (including raised grassed spectator
mound adjacent the western and southern side boundaries) and landscaping’.
The proposal comprises the following elements;
•
•
•
•
•

•

•

Four (4) natural turf soccer pitches, three of which will be constructed immediately, with
the fourth subject to additional funding/costs;
Single storey club room building comprising four change rooms, public toilets, umpire and
medical rooms, equipment storage, kiosk and office;
320 space car park and ancillary lighting within the parking area;
Sixteen (16) 20.5 metre high light towers and other ancillary lighting, four (4) of which to
be constructed at a later date;
Fencing designed to the following;
- 1.8 metre high black chainmesh fencing along the entire northern, eastern and partial
southern and western perimeter boundaries (excising pitch 4);
- 1.1 metre high masonry ‘pitch fence’ around the entire boundaries of Pitches 1 and 2,
and eastern side of pitch 3 (in between edge of pitch and carpark).
5 metre high by 20 metre long ball fence netting behind the goals and ‘inner box’.
Various earthworks including;
- General benching of the site (generally removing 400mm soil);
- Cut and associated earthworks comprising a stormwater swale to the northern and
eastern sides of the site, in between the carpark and boundaries, culminating with a
detention basin located to the south-eastern corner of the site and incorporating cut,
to its greatest of 1.64 metres.
- Fill resulting in an approximate viewing mound 4.5 metre high, 39.5 metre wide
(widest extent) and 230 metres long adjacent the western site boundary;
- Future viewing mound of similar dimensions along the southern boundary;
Landscaping interspersed throughout the site.

In addition, the proposal seeks the following times of use for the soccer pitches and clubrooms;
• Soccer Pitches
- Monday to Friday, 5:30pm to 8:30pm
- Saturday 9am to 9pm
- Sunday 9am to 4pm
• Clubrooms
- Monday to Friday, 5:30pm to 10pm
- Saturday 9am to 11pm
- Sunday 9am to 4pm
Further discussion of each component listed above will occur when assessed against the applicable
provisions.
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PROCEDURAL MATTERS
Classification
The subject application is a Non-Complying form of development by virtue of the Procedural Matters
section of the Hills Face Zone, where filling greater than 1 metre is a non-complying form of
development.
Categorisation
Council administration were of the view that the proposal was not of a minor nature having regard to
the size of the site of the development and the location of the development within that site, and the
manner in which the development relates to the locality. As such, it was Council administration’s
view that the proposal could not be deemed as a Category 1 development, and therefore the
proposal was considered to constitute a Category 3 form of development.
Internal Referrals
Development Engineer (Stormwater):
The following feedback on the stormwater drainage was provided;
1. Given Council’s downstream drainage system limitations, it is suggested that the detention basin be
increased in size to detain all discharges to no greater than the 1 in 5 year predevelopment flow.
2. A suitable Coefficient of Run-off for the grass pitches should be increased to say 0.6 given the
extent of subsurface drainage and largely impervious clay subgrade.
3. The discharge from the proposed spreader will surcharge to the Adams Road open side drain
which has limited capacity to carry flows. Calculations demonstrating that the discharge flows do
not exceed the capacity of the Adams Rd table drain are required.
4. It is preferred that discharge flows from the development be spread over a much longer width, more
closely reflecting the current flow regime, by use of berms or rock filled soakage trenching.
5. Incorporate into the Strategy the retention of the first 15mm of rainfall on all impervious areas by
plumbed-in rainwater retention tanks to toilets and bio-retention trenches, to compliment the
vegetated swales and detention basins.
6. Need to see numerical modelling inputs for coefficients and outputs for flows and volumes, to
support any qualitative response.
7. Provide a long section Hydraulic Grade Line supporting design flows.

Report Authors Note: Council’s Development Engineer has subsequently confirmed all aspects
listed above have been satisfactorily achieved and plans amended
accordingly.
Traffic and Parking Coordinator (Traffic and Parking)
•

Traffic impact assessment looks appropriate and nothing stood out as concerning. The applicant
did well covering off on all aspects.
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PUBLIC NOTIFICATION

Properties Notified

15

Representations

No representations were received as part of the Category 3
public notification.
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ASSESSMENT
The proposal has been assessed against following;
• Hills Face Zone Desired Character and applicable Objectives and Principles of Development
Control
• Orderly and Sustainable Development
• Amenity Considerations
- Noise
- Waste Collection and storage
- Light Spill
- Hours of Operation
• Traffic, Access and Parking
• Crime Prevention
• Natural Resources (Water Sensitive Urban Design, stormwater collection and disposal)
• Landscaping, fences and walls
• Design and Appearance
The relevant objectives, desired character and principles of development control of the Hills Face
Zone are listed in the following table and discussed in further detail below:

Zone Discussion
Hills Face Zone
Objectives
1

A zone in which the natural character is preserved and enhanced or re-established in order to:
(a) provide a natural backdrop to the Adelaide Plain and a contrast to the urban area
(b) preserve biodiversity and restore locally indigenous vegetation and fauna habitats close to
metropolitan Adelaide
(c) provide for passive recreation in an area of natural character close to the metropolitan area
(d) provide a part of the buffer area between metropolitan districts and prevent the urban area extending
into the western slopes of the Mount Lofty Ranges
(e) ensure that the community is not required to bear the cost of providing services to and within the
zone.

2

A zone accommodating low intensity agricultural activities and public/private open space and one where
structures are sited and designed in such a way as to:
(a) preserve and enhance the natural character or assist in the re-establishment of a natural character in
the zone
(b) limit the visual intrusion of development in the zone, particularly when viewed from roads within the
zone or from the Adelaide Plain
(c) not create, either in themselves, or in association with other developments, a potential demand for the
provision of services at a cost to the community
(d) prevent the loss of life and property resulting from bushfires.

3

Development that contributes to the desired character of the zone.

Desired Character Statement
The western slopes of the south Mount Lofty Ranges in Metropolitan Adelaide are an important natural asset to both
the population of the urban area and the tourism industry. Development which is undertaken in this zone should not
only preserve but should also enhance the natural character of the zone or assist in the re-establishment of a natural
character. The term ‘natural character’ refers to the natural topography, native vegetation and colours, such as greens
and browns of non-reflective earthen tones, normally associated with a natural landscape. Additionally, natural
character refers to the open character of the land in those areas of the zone where open grazing currently
predominates.
In those parts of the zone where, prior to 1975, concentrations of smaller than average allotments were created, special
attention needs to be paid to the scale, design and landscaping of development because there are fewer location
options for development on these allotments.
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The extent of native vegetation and open grassland, the steep slopes and the difficulty of access combine to make this
zone a high fire risk area. It is important that developments incorporate fire protection measures to minimize the fire
risk. While vegetation management is an important part of minimizing the fire risk, the destruction of existing native
vegetation and failure to provide landscaping as to screen buildings and improve the amenity of the zone are not
considered acceptable fire protection measures.
The Hills Face Zone is not a residential zone and so services provided in an urban area will not be provided in this
zone. Accordingly, development should not be undertaken if it is likely, in itself or in association with other development,
to create a potential demand for such services. Activities and projects by State and local agencies which are considered
necessary in this zone will be located, sited, constructed and maintained to promote the objectives for the zone and
complement the principles of development control relating to this zone. Tourist facilities are appropriate provided they
are of a low-scale and are sited unobtrusively.
Principles of Development Control
Land Use
1

Development should not be undertaken unless it is associated with a low intensity agricultural activity, a public
open space area or a private use of an open character, or is a detached single storey dwelling, including
outbuildings and structures normally associated with such dwellings, on a single allotment.

2

Development listed as non-complying is generally inappropriate.

3

The excavation and/or filling of land outside townships and urban areas should:
(a) be kept to a minimum and be limited to a maximum depth or height no greater than 1.5 metres so as
to preserve the natural form of the land and the native vegetation
(b) only be undertaken in order to reduce the visual impact of buildings, including structures, or in order to
construct water storage facilities for use on the allotment
(c) only be undertaken if the resultant slope can be stabilised to prevent erosion, and result in stable
scree slopes which are covered with top soil and landscaped so as to preserve and enhance the natural
character or assist in the re-establishment of the natural character of the area.

10

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

11

Development should not be undertaken if it is likely to result in:
(a) pollution of underground or surface water resources
(b) over exploitation of underground or surface water resources
(c) adverse impact on underground or surface water resources, including any environmental flows
required to meet the needs of the natural environment
(d) unnecessary loss or damage to native vegetation including the full range of tree, understorey and
groundcover species/native grasses so as to maintain and enhance environmental values and functions,
including conservation, biodiversity and habitat
(e) denudation of pastures
(f) the introduction of or an increase in the number of pest plants or vermin
(g) adverse impacts from chemical spray drift, chemical runoffor chemical residue in soils
(h) the erection of structures or construction of access tracks and parking areas in a manner which
detracts from the landscape character and visual amenity of the zone
(i) increased hazard to the locality from bushfires
(j) loss of amenity to adjoining land or surrounding localities from:
(i) the visual impact of buildings, structures or earthworks
(ii) the intensity of activity associated with any such use, including significant adverse impacts arising
from chemical spray drift, use of audible bird or animal deterrent devices, and the use of associated
vehicles and machinery.

13

Buildings, including structures, should be located in unobtrusive locations and, in particular, should:
(a) be located not to be visible against the skyline when viewed from roads within the zone or from the
metropolitan area particularly the Adelaide Plain
(b) have the roof line below the lowest point of the abutting road when the allotment is on the low side of
the road
(c) be screened by existing native vegetation when viewed from roads within the zone or from the
metropolitan area particularly the Adelaide Plain
(d) be located well below the ridge line
(e) be located within valleys or behind spurs
(f) be set well back from public roads, particularly when the allotment is on the high side of the road
(g) be sited on excavated rather than a filled site in order to reduce the vertical profile of the building
(h) not be sited on landfill which would interfere with the flow of flood waters
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(i) not have a septic tank drainage field located in such a way as to pollute watercourses
(j) be located in such a way as to maximise the retention of existing native vegetation and retain
watercourses in their natural state.
14

Buildings, including structures should be unobtrusive and not detract from the desired natural character of the
zone and, in particular:
(a) buildings should be of a single storey
(b) the mass of buildings should be minimized by having separate vehicle storage areas.

15

Buildings should have a:
(a) year round water supply and a safe and efficient effluent disposal system which will not pollute
watercourses or underground water resources or be a risk to health
(b) safe, clean, tidy and unobtrusive area for the storage and disposal of refuse so that the desired
natural character of the zone is not adversely affected.

16

Driveways and access tracks should follow contours of the land to reduce their visual impact and erosion from
water runoff and be surfaced with dark materials.

17

Development should not in itself, or in association with other development, create a potential demand for the
provision of services at a cost to the community.

19

Buildings should be grouped together.

21

Fences, if required, should be sited to minimize their visual impact and should be of post and wire or other
materials which can be seen through. Obtrusive gateways, particularly of brick or masonry, should not be
constructed.

25

Development should only be undertaken if it can be located and designed to maximize the retention of existing
native vegetation and, where possible, increase the extent of locally indigenous plant species.

26

Locally indigenous plant species should be established to screen development, including scree slopes created
as a result of excavation and/or filling of land, in such a way that the bushfire hazard is not increased. Screening
mounds may also be appropriate.

The concept of a Hills Faze Zone first appeared formally in a state government report in 1962 and in
1967 the area was given a degree of protection from development with the overarching intention to
maintain the visual amenity of the "hills face", as viewed from the plains, by preventing urban
development into the Mount Lofty Ranges.
The overarching objective of the Hills Face Zone is the preservation and enhancement of the natural
character in order to provide a buffer area between metropolitan districts and prevent the urban area
extending into the western slopes of the Mount Lofty Ranges and provide a natural backdrop to the
Adelaide plains. In addition to improving biodiversity and the preservation and restoration of
indigenous vegetation and fauna, the provision of passive recreation with the natural character is
encouraged. Furthermore, the zone anticipates low intensity agricultural activities and public/private
open spaces provided structures are designed to limit visual intrusion and complement the natural
land form and character. Importantly however, these uses should not create potential demand for
the provision of services at a cost to the community.
It is evident that many of the existing uses, including the associated buildings/structures, along
Majors Road and in the general vicinity do not reflect the types of uses or character that is generally
envisaged within the Hills Face Zone. Whilst some of the uses/buildings are well screened from the
road by vegetation, others are visually dominant.
The proposal seeks the establishment of a specific use into the Zone, that being a dedicated
sporting facility. A sporting facility is an undefined use and therefore considered on its merits, whilst
the associated built form elements are also not identified as a non-complying forms of development.
The proposal is a non-complying form of development as a result of the extent of earthworks
required to accommodate spectator mounds. It should be noted, if the spectator mounds were not
part of the proposal, the application would likely be a ‘merit’ form of development. It is important to
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consider the intent of listing cut and/or fill exceeding 1 metre in height as non-complying is to
minimise alteration of the landform as viewed from the Adelaide plains.
It is acknowledged the overall use and built form comprises one of the key matters for consideration
in regards to its acceptance within the Hills Face Zone.
The proposal partially contributes to the Zone Objectives which anticipate public/private open
spaces with limit visual intrusion. As previously discussed, the wider locality (within the Hills Face
Zone) includes other sporting and recreational type land uses such as the Holdfast Model Aero Club
and the Southern Field Archers facility, Riding for the Disabled Association, various walking/cycling
trails. Additionally, Glenthorne National Park provides additional recreational activities. These
existing land uses indicate the proposal does not necessarily propose a use foreign to the locality
and should the built form elements and ancillary elements be appropriate, particularly the
earthworks, the overall proposal may hold merit.
At present a small post and wire fence prevents/discourages public access of the site and passive
recreation opportunities as sought by the Hills Face Zone Objectives and Desired Character
statement are not achievable.
Given the balance of the allotment will remain undeveloped and the proposed development site is
not publicly accessible, and acknowledging the location of the proposal cannot currently be seen
from the Adelaide plains or residential dwellings to the south, the utilisation of the site for a sporting
facility will not, in my opinion, adversely affect the intentions for this zone.
Consideration as to the appropriateness of the use has been taken in isolation and has also
considered what existing land uses within the wider locality currently preserve the natural character
and provide opportunities for public open space and passive recreation activities. Should the
proposed use, or similar uses (i.e. atypical uses for the zone), be replicated then, over time, the
zone may no longer provide such opportunities
In a practical sense, use of the site for the proposal is a functional outcome that activates an underutilised area without resulting in adverse amenity impacts on the wider locality.
Being a sporting facility with a number of ancillary uses, the proposal does not align with Principle of
Development Control 1 which seeks development “associated with a low intensity agricultural
activity, a public open space area or a private use of an open character, or is a detached single
storey dwelling, including outbuildings and structures normally associated with such dwellings, on a
single allotment”.
Principle 1 indicates what is probable and generally desired within the Zone, however as previously
discussed, the proposal demonstrates some merit in that it will activate a currently underutilised
area of land without adversely impacting the intent of the Zone or allotments within the immediate
and wider locality.
Built form
Aside from the spectator mound (discussed further within this report), the provision of the soccer
pitches, club rooms, light towers, fencing and parking areas comprise the built form aspects of the
proposal.
The built form elements of the proposal are considered against both elements of Objective 1 and the
Desired Character which seek preservation of the natural character and limits on visual intrusion
into the Zone, and more prescriptive Principles of Development Control with guidance on overall
built form and character. Principles 13 and 14 are more prescriptive and seek structures to be
located in unobtrusive locations and not detract from the desired natural character of the zone.
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The site of the proposed development is located to the south of the ridge line and therefore the built
form is not located in a highly prominent area of the Hills Face Zone. The proposal seeks to clear
approximately 48 hectares of existing native and introduced vegetation and will subsequently alter
the existing open-scrub like natural character of the subject land, primarily when viewed from the
immediate locality - typically motorists travelling along both Majors and Adams Roads.
The club room, being the most prominent structure, is setback approximately 60 metres from Majors
Road and 125 metres from Adams Road. The proposed club room is single storey in nature and
achieves a maximum building height of 4.2 metres above the proposed ground level.
Although not to be constructed with the earthen tones sought by the zone, the structure is to be clad
with surfmist colorbond, with painted fibre cement cladding incorporated to parts of the north,
eastern and western facades, which should provide appropriate visual interest.
The clubroom structure achieves a majority of Principles 13 and 14, with the notable exception that
it is not proposed to be screened by existing native vegetation when viewed from the adjacent road
network, but rather surrounded by open soccer pitches. Additionally, as noted above the structure
does not incorporate colours and/or materials which blend into, or reflect and enhance the locality.
In my opinion this failure is not critical and given the extent of separation, the openness of the site
and the conservative footprint and design, these are considered to assist in adequately minimising
visual impacts of the built form when viewed from the locality or passing motorists.
The greatest non-conformity in regards to building height are the proposed light towers. Sixteen
lighting towers achieving a maximum height of 20.5 metres are proposed to provide lighting to the
pitches. The towers are the tallest element of the proposal and are relevant in relation to their
potential visual and amenity impacts, when viewed from both within locality and the lighting ‘aura’ to
be seen from distance.
Amenity impacts associated with light spill on the immediate locality are discussed further in the
“Amenity Considerations” Section of this report. The closest lighting towers are setback
approximately 47 metres from Majors Road, 48 metres from Adams Road and 450 metres to the
closest residential property to the south of the subject site.
The towers are designed to provide appropriate artificial light to each pitch, with four towers per
pitch. The operation of the lighting towers will only occur during use of each particular pitch,
operating Monday to Friday night (inclusive) until 8:30pm, and Saturday until 9:00pm.
Given the height proposed, openness of the development and limited opportunities for screening,
the proposed towers will, to some extent, disrupt the prevailing natural character of the locality, and
although located to the southern side from Majors Road, the lighting ‘aura’ will have some, all be it
limited, presence, at night, when viewed from the Adelaide Plains.
The lighting towers maintain a “slimline” appearance with the required lighting fixtures angled to
illuminate each pitch. Although visible against the skyline, the lighting towers are grey in colour
which will assist in somewhat blending into the horizon. Whilst tower structure can be compared to
other like structures in the locality such as light poles along the arterial road network and the various
telecommunication/ telemetry facilities to the west of the site, the extent and concentration of
illuminance will make them much more prominent during non-day light hours.
The towers are not considered to preserve or enhance the natural character of the zone and
therefore fail to accord with elements of Objectives 1 and 2 and the Desired Character.
Principle 11(g) suggests development should not be undertaken if it is likely to result in the
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construction of parking areas in a manner which detracts from the landscape character and visual
amenity of the zone. The proposed parking areas are at grade and should be reasonably screened
by the existing mature vegetation within the Adams Road verge and proposed vegetation within
the Majors Road verge. The proposed spectator mounds to the south and west of the site will
further assist in limiting view of the parking areas from the wider locality.
Biodiversity and landscaping
Principles 25 and 26 seeks development which maximises the retention of existing native
vegetation, increases the extent of locally indigenous plant species, and the use of indigenous
plant species to screen development and mounds.
As discussed in the “Background” section of this report, the applicant has obtained consent from the
Native Vegetation Council for the removal of native vegetation across the development site.
Although the removal of native vegetation is not considered as part of this application, it is noted
that the application proposes landscaping throughout the site, with indigenous plantings comprising
Drooping Sheoak and Grey Box incorporated to the boundary side of the spectator mound
(southern and western side of the side). Additionally, whilst not located on the site of the proposed
development, substantive planting of the verge area between Majors Road and the site boundary is
proposed which will assist in enhancing the natural character and provide a buffer to the built form
when viewed from Majors Road.
Whilst the use of exotic species throughout the soccer car park and pedestrian/spectator areas was
originally proposed, the Department of Environment and Water advised it had a strong preference
for indigenous species to be incorporated. Subsequently, the plans have been updated to include
Tuckeroo’s to the carpark/spectator areas and River Red Gum and Water Gum’s to the retention
basin.
Fencing
1.8 metre high black chainmesh fencing is proposed along the northern, eastern and parts of the
southern and western perimeter boundaries (inner boundaries of Pitch 4). The dark fencing colour
and material is of a low light and reflective nature and when viewed from Majors and Adams
Roads will be sited behind existing and proposed vegetation.
1.1 metre high masonry ‘Pitch fences’ are proposed around the entirety of Pitches 1 and 2, and the
eastern side of pitch 3 (in between edge of pitch and carpark) and, whilst not visually permeable,
are of a low scale and unlikely to result in any visual impacts.
5 metre high by 20 metre long ball fence netting is to be installed behind the goals and ‘inner box’ of
Pitches 1 and 2, and whilst of substantial height and length, are of lightweight open weave material
and therefore will provide limited visual impacts when viewed at a distance.
The proposed fencing is considered to satisfy Principles 21 and 22 and will not result in adverse
visual or amenity intrusions on the landscape character of the locality.
Earthworks
The application proposes various earthworks, including general benching of the site, cut and
ancillary earthworks associated with the stormwater swales and detention basin, and substantial
battered fill creating a natural shaped spectator mound.
The Hills Face Zone seeks a maximum height of fill no greater than 1.5 metres so as to preserve the
natural land form. Earthworks should only be undertaken in order to reduce the visual impact of
buildings, including structures, or in order to construct water storage facilities for use on the
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allotment and if the resultant slope can be stabilised to prevent erosion. Given the identification of
earthworks as a non-complying form of development, as well as the desire for the preservation and
enhancement of the natural character in zone, cut/fill exceeding these parameters should only occur
where there is a justifiable reason.
The greatest extent of earthworks proposed is the construction of a viewing mound approximately
4.5 metre high, 39.5 metre wide (widest extent) and 230 metres long which is to be sited adjacent
the western site boundary. An additional viewing mound of similar height and dimensions is
proposed along the southern boundary - it should be noted the length of this mound has been
reduced to achieve the required detention basin size. The mounds are proposed to be grassed
and incorporate a 1 in 5 batter along their (respective) eastern and northern sides, with the sides
facing the site boundaries incorporating a 1 in 3 batter and be planted out with indigenous
plantings.
The extent of earthworks proposed to facilitate the spectator mound are substantial and at
considerable odds with Zone Principle 3(a) which seeks earthworks to ‘be kept to a minimum and
limited in height to no greater than 1.5 metres so as to preserve the natural form of the land and
the native vegetation’. Principle 3(b) and (c) suggests however earthworks only be undertaken in
order to reduce the visual impacts of buildings and structures, and where the resultant slope can
be covered with top soil and landscaped so as to preserve and enhance the natural character or
assist in the re-establishment of the natural character of the area.
Whilst of considerable height compared to other intentionally created structures, the elongated
length of the mounds, combined with the planned revegetation will assist the mass in, over time,
blending into the landscape character of the locality. Further, view from the west and south of the
mounds (i.e. by motorists driving east along Majors Road and north along Adams Road) will be
somewhat disrupted and screened by existing vegetation.
It is also worthy to have regard to the existing and created topographies within the wider locality,
where there is naturally varying terrain (although not as acute as the proposed mound) and
excavation required to accommodate the southern expressway.
In my opinion, the extent of earthworks required to facilitate the mounds, whilst at odds with the
zone requirements, are not fatal to the merits of the application, as they will not adversely alter the
natural land form to the extent where there is unacceptable visual and amenity impacts on the
existing landscape character of the locality.
The extent of excavation required for the general benching of the site, swales and detention basin
is, in context of the site and locality, of a small scale and impact and considered acceptable.
Furthermore, Zone Principle 3 anticipates earthworks associated with the water storage facilities.
The swales and detention basin will assist in stormwater capture and disposal and are further
discussed in the “Natural Resources” Section of this report.
Site services connections
The subject land is not presently connected to formal sewage infrastructure, with the closest
formal wastewater infrastructure owned by SA Water located at the corner of Adams Road and
Lucy Court. The proposed development seeks to extend this infrastructure in order to service the
subject site. In order to provide connection to this infrastructure, approximately 800 metres of
underground pipework will be laid in the verge along the western side of Adams Road to the
connection point adjacent the intersection of Adams Road and Majors Road. A pump station will
be provided on the site given the length of the pipeline.
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Zone Discussion Conclusion
When considering the proposal against the Hills Face Zone, it is finely balanced. The overarching
intent of the Hills Face Zone is to create an escarpment viewed from the Adelaide plains free of
built form to provided a ‘natural’ backdrop/vista and provide an area where the natural character is
preserved, with limited interruption to biodiversity and vegetation.
The proposed height of the light towers, general amenity impacts attributed to the extent of light
emitted during non-daylight use, the extent and height of fill proposed and the appropriateness of
the use itself, in my opinion, require the most consideration.
As discussed previously, use of the site for the proposal is a practical outcome and activates an
under-utilised area without resulting in adverse amenity impacts on the wider locality.
The proposal seeks the introduction of a sporting facility into the Hills Face Zone, which partially
contributes to the Objectives which anticipate public/private open spaces with limit visual intrusion.
Existing land uses within the locality suggest the proposal does not necessarily propose a use
foreign to the locality and should the built form elements and ancillary elements be appropriate,
particularly the earthworks, the overall proposal may hold merit. Given the balance of the allotment
will remain undeveloped and the proposed development site is not publicly accessible, and
acknowledging the majority of built form and fill cannot currently be seen from the Adelaide plains or
residential dwellings to the south, the utilisation of the site for a sporting facility will not, in my
opinion, adversely affect the envisaged intent for this zone.
The extent of earthworks required to facilitate the mounds are, whilst considerable, not fatal to the
merits of the application, as they will not adversely alter the natural land form to the extent where
there is unacceptable visual and amenity impacts on the existing landscape character of the
locality. Additionally, the external sides of the mounds will be revegetated and this, combined with
existing vegetation, will significantly assist in reducing visual impacts as seen from the wider
locality.
The proposed 20.5 metre light towers, in terms of their height and visual impacts are the most
questionable element of the proposal. The proposed towers will disrupt the prevailing natural
character of the locality through their height and appearance, and although located on the
southern side of Majors Road, the lighting ‘aura’ will have a significant presence when viewed from
the wider locality. Additionally, it is anticipated some aspect of the lighting will be visible from the
plains.
When considered on balance however, the lighting towers form but one element of the overall
proposal, and their failure to satisfactorily meet the provisions of the Zone do not outweigh the
merits of the remainder of the proposal.
Orderly and Sustainable Development
The proposed development is considered to satisfactory comply with Orderly and Sustainable
Development Objective 4 and Principles of Development Control 1 in that proceeding assessment
demonstrates the proposal will neither prejudice the achievement of the Development Plan
provisions, nor the development of the zone for its intended use.
Amenity Consideration
The subject land is located adjacent an arterial road, being Major Road, within close proximity to the
Southern Expressway and within a locality devoid of sensitive uses. The closest residential property,
located to the south of the subject site, is some 450 metres away and separated by a vegetated
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plain. Given the extent of separation afforded, it is unlikely the proposal will result in adverse
amenity impacts.
Noise
The proposed use will generate noise from on-field activities (general verbal individual/team
communications and whistles), social interactions (external spectators and activities within the
clubrooms) and from motorists entering, exiting and accessing vehicles.
Whilst residents in the extended locality to the south may from time to time, as a result on the
prevailing winds, hear distorted noise such as whistles and verbal communications, the general day
to day activities occurring on the site are unlikely to result in noticeable extended impacts on the
closest residents (some 450 metres away)
The locality is open, with general background noise emanating from the nearby southern
expressway the most noticeable and apparent source. Given this, and the reasonable hours of use
proposed (discussed below), it is unlikely noise generated from the site will be unacceptable or
result in negative noise impacts on nearby sensitive uses.
Light Spill
Issues surrounding the appropriateness of lighting when assessed against the Zone provisions has
been discussed within the body of this report. As previously discussed, the closest residential
property, and therefore the closest sensitive use, is some 450 metres to the south and is separated
by existing vegetation.
Use of the tower lighting will reflect the intended hours of use for the soccer pitches, with typically no
tower lighting occurring after 8:30pm Monday to Friday, and 9pm Saturdays.
Given the extent of separation proposed, it is not anticipated the development will result in any
direct light spill on nearby sensitive uses. Although lighting will be oriented downward to illuminate
each pitch, it is acknowledged that ambient light/ light ‘aura’ will present to the wider locality. This
notwithstanding, direct light spill is not considered to result in unreasonable amenity impacts due to
the level of separation between these structures and sensitive land uses.
Hours of Operation
Activities on site are anticipated to occur on pitch and within the clubrooms for the following;

Monday- Friday
Saturday
Sunday

Soccer Pitches
5:30pm to 8:30pm
9am to 9pm
9am to 4pm

Clubrooms
5:30pm to 10pm
9am to 11pm
9am to 4pm

The proposed clubroom and pitch hours of use are commonplace for sporting clubs/facilities
throughout the state and considered appropriate as it has been demonstrated no adverse traffic,
noise or amenity impacts on the immediate locality will ensure.
Waste Collection and Storage
Collection will occur on-site via private contractor on a weekly basis. A dedicated vertically enclosed
utilities and waste storage area is provided to the southern end of the clubroom structure. The area
is of sufficient size to accommodate six (6) standard Council waste bins and two (2) front-lift
dumpsters.
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The location and method of waste pick-up is considered to be satisfactory and will not result in
impacts on the immediate and wider locality.
It is suggested conditions be attached to ensure disposal occurs within the Environmental Protection
(Noise) Policy 2007 requirements and scheduled to occur outside of peak usage periods (i.e. during
the day Monday through Friday).
Traffic, Access and Parking
Access to the site is proposed via the construction of a new, two way crossover located to the
eastern side of Adams Road. Whilst the applicant has identified 1 tree will require removal, it is likely
given the size of the crossover up to 3 trees will require removal. It is noted none of the trees
requiring removal are regulated or significant.
Parking Requirements
A total of 320 formal, sealed parking spaces are proposed, with the provision of an additional 127
unsealed overflow parking spaces. The carparks are sited to the north and east of the subject site,
between the northern and eastern boundaries and the respective soccer pitches.
The Development Plan does not assign a required number of spaces for an outdoor sporting facility.
The applicant engaged Wallbridge Gilbert Aztec (WGA) to undertake a traffic assessment for the
proposal, considering the likely traffic generated by the use, impact on road network and overall
parking demand. Council’s Development Engineer and Traffic and Parking Coordinator have
reviewed the report and are satisfied with the report conclusions.
The traffic impact assessment has undertaken reviews of similar forms of development within
metropolitan Adelaide and based on the number of pitches, combined with the likely users, a
demand of 320 spaces has been identified. In the event of high patronised events, an additional 127
‘overflow’ spaces have been identified.
Additionally, the adjacent road network has sufficient verge space to provide additional informal
vehicle spaces should the need arise. It is not uncommon for one off events to exceed the minimum
parking rates and to rely on the wider locality to support and accommodate the additional parking
needs. The applicant has further advised, in the rare event larger activities are held, an event
management team would be engaged to provide traffic control and improved safety.
Traffic Volume
It is anticipated approximately 30 trips, per pitch per session, will occur with a majority of motorists
accessing the site via the Northern side of Adams Road, via Majors Road. At the activity peak it is
suggested, based on the existing daily traffic volume of Majors Road and Adams Road, the volume
of increase will be less than 1% on Majors Road and approximately 5% on Adams Roads. Whilst,
the volume of traffic will increase on Adams Road to a degree, it remains well under the indicative
traffic volume for a road of this nature/design. Based on the traffic assumptions, both roads have
sufficient capacity for the anticipated increase in traffic volume.
Access
A single, two way 8m wide crossover is proposed along Adams Road and is the only access point
for the proposed development.
Whilst of sufficient width to accommodate the anticipated traffic volumes and demand, due to the
provision of mature vegetation within the road reserve, the proposal does not meet the minimum
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sight distance requirements outlined by AS 2890.1, therefore failing to satisfy Transportation and
Access Principle 30.
To provide sight distance requirements which satisfy the Australian Standards and provide
convenient and safe vehicular egresses one tree to the north of the site will either need to be
trimmed or removed, whilst a minimum three trees to the south will need to either be trimmed or
removal. In addition, the Traffic Impact Assessment further suggests restrictions to on street parking
may also be required if the requirements of the standard are to be maintained at all times.
As the trees are under the ownership of the Council, who is also the applicant, it is suggested
Council’s Coordinator Arboriculture be engaged to develop an appropriate pruning strategy to
ensure adequate sightlines are maintained at all times.
Pedestrian and Cycling
To assist and improve pedestrian access and safety, a perimeter path has been provided to the
southern and western sides of the carpark, with several vacant spaces left vacant and incorporating
bollards to provide and promote additional opportunities for pedestrians to avoid or minimise
traversing through the carpark. It should also be noted, given the likely turnover of people utilising
the site, vehicle movements throughout the carpark are anticipated to be slow.
10 bicycle rails (providing for 20 bikes) should support and facilitate alternative modes of transport.
Conclusion
On balance, the proposal is considered to satisfy a majority of the applicable Transportation and
Access Objectives and Provisions.
The anticipated volume of traffic generated by the proposed use is relatively low and should be well
within the capacities of both Majors and Adams Roads. A single access point has been provided to
reduce impacts on the wider road network/The carpark location and layout is considered to provide
for convenient, safe and functional movement and parking and does not dominate the layout of the
site. Additionally appropriate landscaping will be provided to assist in improving the visual
attractiveness of the space and reduce heat loads in summer.
The only failure is the inability, based on current conditions, to provide sight distance requirements
which satisfy the Australian Standards. As the trees are under the ownership of the Council, who is
also the applicant, it is suggested Council’s Coordinator Arboriculture be engaged to develop an
appropriate pruning strategy to ensure adequate sightlines are maintained at all times.
To satisfy the Panel that this occurs, it is suggested a note be attached to the Consent requiring a
Tree Pruning Strategy be provided to, and accepted by, the Manager, Development and Regulatory
Services prior to use of the site.
Design and Appearance
As previously discussed, the most prominent structure proposed is the clubrooms.
The clubroom is located to the northern half of the site in between Pitches 1 and 2 and is
approximately 54 metres long, 12 metres wide, with an overall area of 647.35 square metres. The
structure is positioned on a 1,135 square metre podium deck which is elevated 600mm off the
ground to assist in providing additional viewing opportunity for patrons.
The clubroom structure itself is setback approximately 60 metres from Majors Road and 125 metres
from Adams Road. The proposed club room is single storey and achieves a maximum building
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height of 4.2 metres above the proposed ground level. The location, size and height of the structure
is appropriate when considering the size of the site and setbacks to boundaries.
The structure is clad in surfmist colorbond cladding, with painted fibre cement cladding incorporated
to parts of the north, eastern and western facades it provide visual interest and breakage in material
type and use. Pitched colorbond roofing in shale grey is proposed.
As previously mentioned the proposed colours and materials do not reflect that sought by the
Desired Character, which seeks buildings incorporate greens and browns and ‘earthen tones’ which
reflect and blend into the surrounding locality. This notwithstanding, the design would satisfy the
applicable design and appearance principles in that the design incorporates a mixture of colours,
materials, fenestration and articulation.
Whilst predominately clad in light colours, no unreasonable or adverse glare on the adjacent
allotments or motorist is anticipated given the setbacks provided and extent of existing and
proposed vegetation along the site boundaries.
The proposed refuse shelter, located to the south of the clubrooms, is clad in 1.8 metre high shale
grey cladding, and will assist in improving the visual appearance of the site by screening the
rainwater tanks and rubbish bins.
Crime Prevention
1.8 metre high black chainmesh fencing is proposed along the entire northern, eastern and partial
southern and western perimeter boundaries (inner boundaries of Pitch 4) and provides security for
the site outside of activity hours, whilst maintaining an open nature and supporting passive
surveillance opportunities both within and outside of the site.
To assist users during non-daylight, lighting is proposed throughout the carpark and will be timed to
remain on 30 minutes after the last event/activity.
The proposed development is considered to satisfactorily meet the applicable Crime Prevention
Provisions.
Landscaping, fences and walls
As discussed within the Zone Considerations section of this report site wide landscaping and fencing
is proposed.
The fencing proposed is designed to serve a practical purpose and is considered satisfactory.
As mentioned, the Zone seeks development which maximises the retention of existing native
vegetation, an increase in the extent of locally indigenous plant species and the use of indigenous
plant species to screen development and mounds.
The application proposes landscaping throughout the site, with indigenous plantings comprising
Drooping Sheoak and Grey Box incorporated to the boundary side of the spectator mounds
(southern and western side of the side). Additionally, whilst not located on the site of the proposed
development, substantive planting of the verge area between Majors Road and the site boundary is
proposed which will assist in enhancing the natural character and provide a buffer to the built form
when viewed from Majors Road.
The carpark and spectator areas between the pitches incorporate Tuckeroo’, whilst River Red
Gum’s and Water Gum’s will be planted around the detention basin.
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The proposed species should provide an improved aesthetic appearance, and satisfies
Landscaping, Fence and Walls Objective 1 which seeks that the amenity of land be enhanced with
appropriate plantings, using locally indigenous plant species where possible.
The proposed landscaping should complement the built form and reduce the visual impact of both
the proposed physical structures and mounds and will enhance the appearance of the road frontage.
Stormwater and Water Sensitive Urban Design
The land is currently in a natural state and therefore provides a pervious surface. Given a large
component of the proposal will consist of parking and pedestrian paths, the proposal will increase
the extent of impervious surfaces.
Swales are to be located adjacent the northern and eastern boundaries, and southern mound to
capture excess stormwater run-off, whereby it will be directed to a minimum 3,500m3 detention
basin located in the south-eastern corner. The four soccer pitches will be turfed and have
subsurface drainage beneath, allowing excess flow to be captured and directed to the adjacent
swales. Water captured within the detention basin will be evenly dispersed into the existing
grassland.
The stormwater management plan should assist in meeting a WSUD system, which prevents
pollution of underground or surface water resources. These features along with the stormwater
management plan have been reviewed by Council’s Development Engineer who has raised no
objections against Council’s requirements in relation to stormwater discharge.
The clubroom building has been design to capture stormwater which is directed to a 5000L retention
tank and plumbed into all toilets.
The proposed stormwater treatments are considered to satisfy the applicable Natural Resources
Objectives and Principles of Development Control, namely ensuring water discharged does not
exceed the rate of discharge from the site as existed pre-development and that development
proposed is consistent with WSUD principles.
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CONCLUSION
The proposal seeks the establishment of a specific use into the Zone, that being a dedicated
sporting facility. The proposal is a non-complying form of development as a result of the extent of
earthworks required to accommodate spectators mound.
The overarching objective of the Hills Face Zone is the preservation and enhancement of the natural
character in order to provide a buffer area between metropolitan districts and prevent the urban area
extending into the western slopes of the Mount Lofty Ranges and provide a natural backdrop to the
Adelaide plains. In addition to improving biodiversity and through the preservation and restoration of
indigenous vegetation and fauna, the provision of passive recreation with the natural character is
encouraged.
The utilisation of the site for a sporting facility is not considered to adversely affect the envisaged
intentions for the zone given the balance of the allotment will remain undeveloped and
acknowledging the location of the proposal cannot currently be seen from the Adelaide plains or
residential dwellings to the south. The proposed use of the site is a practical outcome and activates
an under-utilised area without resulting in adverse amenity impacts on the wider locality.
Additionally, it is evident that many of the existing uses, including the associated
buildings/structures, along Majors Road and in the general vicinity do not reflect the types of uses or
character that is generally envisaged within the Hills Face Zone. Whilst some of the uses/buildings
are well screened from the road by vegetation, others are visually dominant.
In my opinion, the proposal demonstrates some merit in that it will activate a currently underutilised
area of land without adversely impacting the intent of the Zone or allotments within the immediate
and wider locality.
The extent of separation, the openness of the site and the conservative footprint and design of the
clubrooms are considered to assist in adequately minimising visual impacts of the built form when
viewed from the locality or passing motorists.
The proposed light towers, a total of 16 measuring 20.5 metres and spaced around the site, are
considered to disrupt the prevailing natural character of the locality. Whilst the use of the lighting
towers will be limited to early evening, it is acknowledged that they fail to accord with the zone’s
desire for a natural backdrop to the Adelaide Plains and will be visible from the immediate locality
and plains. Whilst the pole structure will be less visible during non-daylight hours, the lighting ‘aura’
will have a stronger presence and be seen from some distance. The lighting towers are not
considered to preserve or enhance the natural character of the zone and therefore fail to accord
with the applicable provisions.
When considered on balance however, the lighting towers form only one element of the overall
proposal, and their failure to satisfactorily meet the provisions of the Zone do not outweigh the
merits of the remainder of the proposal.
Whilst the zone suggests earthworks be kept to a minimum to preserve and to protect the natural
landform and native vegetation, it further indicates earthworks may occur to reduce the visual
impacts of buildings and structures within the zone. Whilst of considerable height, in my opinion the
elongated length of the mounds, combined with the planned revegetation of the slopes facing south
and west will assist the earthworks, over time, blend into the existing landscape character of the
locality. Further, views from the west and south of the mound (i.e. by motorists driving east along
Majors Road and north along Adams Road) will be somewhat disrupted and screened by the
existing vegetation.
The extent of earthworks required to facilitate the mounds, swales and detention basin, whilst at
odds with the Zone requirements, are not fatal to the merits of the application, as they will not
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adversely alter the natural land form to the extent where there is unacceptable visual and amenity
impacts on the existing landscape character of the locality.
In general, the amenity impacts resulting from the proposed development are acceptable. The
extent of noise generated from the proposed activities is not considered to be unreasonable, with
hours of operation considered to be appropriate. The extent of separation afforded to the closest
residential dwellings is considered more than sufficient to appropriately mitigate adverse or
disruptive noise impacts. Whilst it is acknowledged that ambient light/ light ‘aura’ created by the light
towers will be noticeable from an extended distance, including potentially from the Adelaide plains,
no direct light spill impacts onto sensitive uses within the immediate locality is anticipated.
The provision of 320 formal and 127 informal spaces is considered to cater for the likely demand
generated by typical and special events (such as finals etc). The anticipated volume of traffic
generated by the proposed use is not considered to be unreasonable and is well within the existing
volumes of traffic currently experienced by both Majors and Adams Roads. Whilst a single access
point is appropriate, the proposal does not provide the minimum sight distance requirements
outlined by the Australian Standards. To ensure the minimum site distance is provided it is
suggested Council’s Coordinator Arboriculture be engaged to develop an appropriate pruning
strategy to ensure adequate sightlines are maintained at all times. Should this occur, the
development is considered to reasonably satisfy the applicable provisions.
In conclusion, the merits of the proposal are finely balanced. In my opinion, the proposal
demonstrates some merit in that it will activate a currently underutilised area of land without
adversely impacting the intent of the Zone or allotments within the immediate and wider locality.
Consideration as to the appropriateness of the use in this Zone has been taken in isolation within
the present ‘snapshot of time’ and has considered what existing land within the immediate and wider
locality preserves the natural character and provides opportunities for public open space and
passive recreation activities. Should the proposed use, or similar uses, be replicated the zone may
no longer provide such opportunities
Ultimately, I am of the view that the shortfalls identified, when considered in both isolation and as a
whole, do not outweigh overall the merits of the proposal. As such, the development warrants
Development Plan Consent.
As a result of the above considerations, it is my view that the proposed development is not seriously
at variance to the Marion Council Development Plan, in accordance with Section 35 (2) of the
Development Act 1993. Further, the proposed development sufficiently accords with the relevant
provisions of the Marion Council Development Plan, and warrants Development Plan Consent
subject to appropriate conditions.
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RECOMMENDATION
Having considered all relevant planning matters in relation to the subject development
application:
(a)

The Panel note this report and concur with the findings and reasons for the
recommendation;

(b)

The Panel concur that the proposed development is not seriously at variance to the
Marion Council Development Plan, in accordance with Section 35 (2) of the
Development Act 1993; and

(c)

That Development Plan Consent for Development Application No: 100/559/2020 for a
change in the use of land to a sporting facility comprising four natural soccer pitches,
single storey club room building (comprising four change rooms, public toilets, umpire
and medical rooms, equipment storage, kiosk and office), 320 space car park, Sixteen
(16) 20.5 metre high light towers and other ancillary lighting, four (4) of which to be
constructed at a later date, and ancillary light poles within the parking area, internal
fencing achieving a height of 4 metres, and associated earthworks (including raised
grassed spectator mound adjacent the western and southern side boundaries) at 6L
Majors Road, Trott Park be GRANTED subject to the concurrence of the State
Commission Assessment Panel (SCAP), and with the following Conditions.

CONDITIONS
1.

The development shall be constructed and maintained in accordance with the plans and
details submitted with and forming part of Development Application No.100/2020/559,
being documents;
a.
Architectural Plans, 1, 2, 4, 6, 10, 16 of 31, Prepared by Greenway Architects
dated July 2020
b.
Layout Plan, 1 to 6 of 6 (inclusive) revision F;
c.
Site Longitudinal Section, Revision E;
d.
Site Cross Sections – 1 of 2 & 2 of 2, Revision E;
e.
Site Plan Legend & General Notes, Revision D;
f.
Layout Plan - Sheet 1 Of 6 To 6 Of 6 (Inclusive); and
g.
Pitch 4 Layout Plan, Revision D, all prepared by Wallbridge Gilbert Aztec
h.
FSA Landscape Plan, Revision D prepared by Birdseye Studios
i.
Stormwater Management Plan, prepared by Wallbridge Gilbert Aztec, dated
11 September 2020
except when varied by the following conditions of consent.

2.

The hours of operation for the use shall be restricted to the following:
Monday- Friday
Saturday
Sunday

Soccer Pitches & Lights
5:30pm to 8:30pm
9am to 9pm
9am to 4pm

Clubrooms
5:30pm to 10pm
9am to 11pm
9am to 4pm

3.

All areas nominated as landscaping or garden areas on the approved plans shall be
planted and maintained with a suitable mix and density of native trees, shrubs and
groundcovers prior to the occupation of the premises to the reasonable satisfaction of the
Council.

4.

All areas nominated as landscaping or garden areas on the approved plans shall be
planted and maintained with a suitable mix and density of native trees, shrubs and
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groundcovers prior to the occupation of the premises to the reasonable satisfaction of the
Council.
5.

A minimum of 50% of the trees indicated to be planted on the approved plan shall be at
least 1.5 metres in height at the time of planting.

6.

Any existing vegetation nominated to be retained and/or any new vegetation proposed to
be planted shall be nurtured and maintained in good health and condition at all times with
any diseased or dying plants being replaced, to the reasonable satisfaction of the Council.

7.

All car parking areas, driveways and vehicle manoeuvring areas must be constructed,
sealed and drained in accordance with recognised engineering practices prior to the
occupation of the premises or the use of the development herein approved and
maintained in a good condition at all times.

8.

All car parking spaces shall be linemarked or delineated in a distinctive fashion prior to
occupation of the premises, with the marking maintained in a clear and visible condition
at all times.

9.

The driveways, parking areas and vehicle manoeuvring areas must be maintained in a
good condition at all times.

10. Directional signs indicating the location of car parking spaces must be provided on the
subject land and maintained in a clear and legible condition at all times.
11. Designated accessible car parking spaces shall be designed and provided in accordance
with the provisions contained in Australian Standard AS 2890.6.2009.
12. Bicycle parking facilities be provided that are designed and constructed in accordance
with Australian Standard, or subsequent standards. The facilities shall be located to
ensure ease of access to users.
13. All external lighting of the site, including car parking areas and buildings, shall be located,
directed, shielded and of an intensity not exceeding lighting in adjacent public streets, so
as not to cause nuisance or loss of amenity to any person beyond the site to the
reasonable satisfaction of the Council.
14. Pedestrian walkways on the subject site shall be adequately lit in accordance with
Australian / New Zealand Standard AS/NZS 1158.3.1:1999 “Road Lighting Part 3.1:
Pedestrian area (Category P) lighting - Performance and installation design guidelines”.
Such lighting shall be maintained at all times, to the reasonable satisfaction of the
Council.

NOTES
1.

Any traffic management associated with events being held at the subject site that will
impact on the operation of the adjacent arterial roads will need to be supported by a traffic
management plan and approved by the Traffic Management Centre. Any traffic
management devices will need to be in accordance with the SA Standards for Workzone
Traffic Management.

2.

A Tree Pruning Strategy, detailing the pruning required to trees along Adams Road to
facilitate safe and convenient egress, shall be provided to the Manager, Development and
Regulatory Services for consideration and acceptance, prior to use of the site.
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REPORT REFERENCE: CAP211020 – 3.2
CITY OF MARION
COUNCIL ASSESSMENT PANEL AGENDA
FOR MEETING TO BE HELD ON
WEDNESDAY 21 OCTOBER 2020
Originating Officer:

Nicholas Timotheou
Acting Senior Development Officer - Planning

Applicant:

City of Marion

Development Description:

A BMX facility for organised sporting events,
comprising site preparation works, the construction
of (including associated earthworks) a BMX racing
track with start-hills of 5 and 8 metres in height,
earthworks associated with spectator mound,
clubroom building, fencing and gates, five (5)
lighting towers measuring 20 metres in height,
alterations to access, establishment of formalised
car parking and ancillary light poles, extension to
informal parking arrangement, associated signage
and landscaping.

Site Location:

14L Majors Road O’Halloran Hill
3A Majors Road, O’Halloran Hill

Zone:

Hills Face Zone

Lodgement Date:

29/04/2020

Development Plan:

Consolidated – 15 August 2019
Gazetted 8 August 2019

Referrals:

External
Department for Infrastructure and Transport (DIT)
Internal
Development Engineer
Coordinator Traffic & Parking

Application Type:

Non-Complying
Hills Face Zone
Filling greater than one metre above natural ground level; and
Excavation greater than two metres below natural ground level

Delegations Policy:

1.4.1.1
Non-complying applications – the Panel will decide to refuse
the application or seek the concurrence of the State
Commission Assessment Panel to approve the application,
except for the following:
• the decision to proceed with an assessment of a noncomplying application pursuant to Regulation 17 (3)(b)
of the Development Regulations 2008).
non-complying applications deemed to be minor in accordance
with Regulation 17 and Schedule 9 Part 1 (3) of the
Development Regulations 2008.
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Categorisation

3
Not defined by the Development Plan or the Development
Regulations 2008, and not considered minor in nature pursuant
to Schedule 9, Part 1 – 2(g).

Application No:

100/2020/634

Recommendation:

That Development Plan Consent be GRANTED
subject to concurrence of the State Commission
Assessment Panel (SCAP) Conditions

Attachments
Attachment I:
Attachment II:
Attachment III:
Attachment IV:

Certificate of Title
Proposal Plans
Supporting documentation
External Agency Referral Comments
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BACKGROUND
Members of the Panel are advised that prior to the application being lodged with Council, an
application was made to the Native Vegetation Council to clear up to 12.77 hectare of native
vegetation for the BMX facility and Soccer facility (100/2020/559). The Native Vegetation Council
considered the application in conjunction with a report from the Native Vegetation Branch,
Department for Environment and Water and comments from the Adelaide and Mt Lofty Ranges
and Natural Recourses Management Board.
On the basis of the information that was presented as part of this application, the Native Vegetation
Council resolved to grant consent to the clearance of the identified native vegetation.
A copy of the Decision Notification Form, approved plan and signed “Advice of Understanding”
form will be provided to Members of the Panel on the day the agenda is released.
Verbal legal advice obtained by Council’s Solicitors has identified that as an applications was made
under the Native Vegetation Act 1991, the need for consideration and an approval under the
Development Act 1993 for the clearance of native vegetation is not required.
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SUBJECT LAND
The subject land comprises Allotment 14 in Deposited Plan 88148 in the area named O’Halloran
Hill, Hundred of Noarlunga (as contained within Crown Record Volume 6185 Folio 523). This land
is more commonly referred to as 3A Majors Road, O’Halloran Hill; and Allotment 1001 in Deposited
Plan 73104 in the area named Darlington, Hundred of Noarlunga (as contained within Crown
Record Volume 6185 Folio 524).
Each of these allotments are irregular in shape and comprise a total area of approximately 7.01
hectares. The majority of the development is located within Allotment 14; however, the most
southerly portion of Allotment 1001 is utilised by the proposal.
Aside from some open style post and wire fencing along the Majors Road boundary the subject
land is devoid of any structures. The land is open to the public and is used for recreational
purposes. Informal parking is available over the sourtherly portion of Allotment 1001 and gains
direct access from Majors Road. This access provides linkage with an unsealed access track
which continues through to Morphett/Gulfview Road, Seaview Downs.
The land includes various informal shared-use trails used for hiking, horse riding and mountain
biking and is guided by signage along the Majors Road boundary.
The land is interspersed with native vegetation and includes examples of Regulated Trees in the
Eucalyptus family. The location of these trees are shown in Figure 3 below.
The land varies in gradient with the southern portion of the subject land being the flattest. The land
gradually increases in height from Majors Road before levelling out and providing an uneven
surface. The land gradually declines when travelling north; however, falls to a steeper grade north
of the development area.

Figure 1 – Subject land (Extract from Deposited Plan 8148)
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Figure 2 – Subject land (Satellite image)

Figure 3 – Extract from the Vegetation Assessment prepared by EBS Ecology (28 May 2020, p. 39)

HOME

Page 31

CAP211020
LOCALITY
The locality is typically defined by areas of public recreation, land used for telecommunication
facilities, the Southern Field Archers Club, the Holdfast Model Aero Club, Riding for the Disabled
Association, Glenthorne National Park and a research facility, all of which are situated on land
owned by the Minister for Environment and Water.
Approximately 600m east of the subject land comprises an educational premise (IQRA College)
and immediately south of the subject land comprises the O’Halloran Hill Metropolitan Fire Service
and Ambulance Station. Beyond the fire service facility features a parcel of land some 4,500sqm in
size, comprising the City of Marion’s Recycling Depot.
The site is bordered by the Southern Expressway to the east which runs in a north-south direction
and is separated from the subject land by a landscaped verge. Majors Road runs along the
southern boundary of the subject land and is classified a Secondary Arterial road under the care
and control of the Department for Infrastructure and Transport.
The subject site and locality can be viewed via this google maps link.

Figure 4 – Locality map
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PROPOSED DEVELOPMENT
The proposal is best described as “a BMX facility for organised sporting events, comprising site
preparation works, the construction of (including associated earthworks) a BMX racing track with
start-hills of 5 and 8 metres in height, earthworks associated with spectator mound, clubroom
building, scorers box, fencing and gates, five (5) lighting towers measuring 20 metres in height,
alterations to access, establishment of formalised car parking and ancillary light poles, extension to
informal parking arrangement, associated signage and landscaping”.
The application proposes the following components:
•
•
•
•
•
•
•
•
•
•
•

Site preparation works including earthworks;
The construction of a BMX track with 8.0 metre and 5.0 metre starting blocks, including
associated earthworks comprising approximately 1.5 - 2.0 metres of excavation beneath
ground level and up to approximately 4.5 - 5 metres of fill at the highest point;
Earthworks associated with the establishment of a spectators mound, comprising
approximately 6.5 metres of fill;
Clubroom building;
Fencing and gates comprising 1.8m high chainmesh;
Five (5) lighting towers measuring 20.5 metres in height;
Alterations to access arrangements;
Establishment of formalised car parking areas and ancillary light poles;
Extension to informal parking arrangement;
Signage along the BMX track starting blocks, southern side of the clubroom and sponsorship
signage on the ramp staring blocks; and
Landscaping.

The proposal includes earthworks which include both excavation and fill which is associated with
site preparation works, the BMX track and spectating mound. Two starting blocks are proposed,
one which provides an 8 metre high starting point and another which provides a 5m high entry
point. The larger of the two structures measure 12.4 metres in height, whereas the smaller
structure achieves a total height of 9.95 metres.
The clubroom building achieves a total height of 4.24 metres and is frames by timber decking. The
layout of the building provides for a multi-purpose room, plant equipment, kitchen, first aid/drug
testing room, office and shower/toilet facilities. Minimal earthworks (up to 400mm fill) are required
to accommodate the clubroom building.
A new access point is proposed along Majors Road which provides a direct link to the main car
parking area and extended informal parking area. The access is provided via an upgraded
channelized arrangement, whereas the existing access point leading to the informal spaces will be
closed off.
Landscaping is proposed throughout the development area and includes a variety of new
plantings, comprising native species, including Drooping Sheoak and Grey Box trees.
The proposed facility will be used primarily for the existing competition and training needs of the
Cove BMX Club, the Happy Valley BMX Club and other state and regional communities. The use
of the BMX track for training and races will occur from Monday to Saturday.
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PROCEDURAL MATTERS
Classification
The subject application is a Non-Complying form of development by virtue of the Procedural
Matters section of the Hills Face Zone, where filling greater than 1 metre is as a non-complying
form of development. Given the proposal incorporates filling of the land greater than 1 metre the
proposal comprises a Non-Complying form of development.
Categorisation
Council administration were of the view that the proposal was not of a minor nature having regard
to the size of the site of the development and the location of the development within that site, and
the manner in which the development relates to the locality. As such, it was Council
administration’s view that the proposal could not be deemed as a Category 1 development, and
therefore the proposal was considered to constitute a Category 3 form of development.
Referrals
External

Department for Infrastructure and Transport (DIT)
A copy of the DIT referral can be found in Attachment V of this report.

Internal

Development Engineer
Council’s Development Engineer has reviewed the proposed development and
supporting documentation and advised they are satisfied with the Stormwater Strategy.
Coordinator Traffic & Parking
Council’s Coordinator Traffic & Parking has reviewed the proposed development and
supporting documentation and advised:
- it appears that there is sufficient car parking provided for the anticipated regular
use;
- the location of the proposed access looks like the best option; and
- queries have been raised in relation to vehicle sight distances, which have since
been addressed and considered by DIT as part of their assessment.
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PUBLIC NOTIFICATION
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Properties Notified

37 owners and occupiers notified

Representations

No representations were received as part of the Category 3
public notification.

Applicant Response

No response required.
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ASSESSMENT
The relevant objectives, desired character and principles of development control of the Hills Face
Zone are listed in the following table and discussed in further detail below:
Hills Face Zone
Objectives
1

A zone in which the natural character is preserved and enhanced or re-established in order to:
(a) provide a natural backdrop to the Adelaide Plain and a contrast to the urban area
(b) preserve biodiversity and restore locally indigenous vegetation and fauna habitats close to metropolitan
Adelaide
(c) provide for passive recreation in an area of natural character close to the metropolitan area
(d) provide a part of the buffer area between metropolitan districts and prevent the urban area extending
into the western slopes of the Mount Lofty Ranges
(e) ensure that the community is not required to bear the cost of providing services to and within the zone.

2

A zone accommodating low intensity agricultural activities and public/private open space and one where
structures are sited and designed in such a way as to:
(a) preserve and enhance the natural character or assist in the re-establishment of a natural character in
the zone
(b) limit the visual intrusion of development in the zone, particularly when viewed from roads within the
zone or from the Adelaide Plain
(c) not create, either in themselves, or in association with other developments, a potential demand for the
provision of services at a cost to the community
(d) prevent the loss of life and property resulting from bushfires.

3

Development that contributes to the desired character of the zone.

Desired Character Statement
The western slopes of the south Mount Lofty Ranges in Metropolitan Adelaide are an important natural asset to both the
population of the urban area and the tourism industry. Development which is undertaken in this zone should not only
preserve but should also enhance the natural character of the zone or assist in the re-establishment of a natural
character. The term ‘natural character’ refers to the natural topography, native vegetation and colours, such as greens
and browns of non-reflective earthen tones, normally associated with a natural landscape. Additionally, natural character
refers to the open character of the land in those areas of the zone where open grazing currently predominates.
In those parts of the zone where, prior to 1975, concentrations of smaller than average allotments were created, special
attention needs to be paid to the scale, design and landscaping of development because there are fewer location options
for development on these allotments.
The extent of native vegetation and open grassland, the steep slopes and the difficulty of access combine to make this
zone a high fire risk area. It is important that developments incorporate fire protection measures to minimize the fire risk.
While vegetation management is an important part of minimizing the fire risk, the destruction of existing native vegetation
and failure to provide landscaping as to screen buildings and improve the amenity of the zone are not considered
acceptable fire protection measures.
The Hills Face Zone is not a residential zone and so services provided in an urban area will not be provided in this zone.
Accordingly, development should not be undertaken if it is likely, in itself or in association with other development, to
create a potential demand for such services. Activities and projects by State and local agencies which are considered
necessary in this zone will be located, sited, constructed and maintained to promote the objectives for the zone and
complement the principles of development control relating to this zone. Tourist facilities are appropriate provided they are
of a low-scale and are sited unobtrusively.
Principles of Development Control
Land Use
1

Development should not be undertaken unless it is associated with a low intensity agricultural activity, a public
open space area or a private use of an open character, or is a detached single storey dwelling, including
outbuildings and structures normally associated with such dwellings, on a single allotment.

2

Development listed as non-complying is generally inappropriate.

3

The excavation and/or filling of land outside townships and urban areas should:
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(a) be kept to a minimum and be limited to a maximum depth or height no greater than 1.5 metres so as to
preserve the natural form of the land and the native vegetation
(b) only be undertaken in order to reduce the visual impact of buildings, including structures, or in order to
construct water storage facilities for use on the allotment
(c) only be undertaken if the resultant slope can be stabilised to prevent erosion, and result in stable scree
slopes which are covered with top soil and landscaped so as to preserve and enhance the natural
character or assist in the re-establishment of the natural character of the area.
10

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

11

Development should not be undertaken if it is likely to result in:
(a) pollution of underground or surface water resources
(b) over exploitation of underground or surface water resources
(c) adverse impact on underground or surface water resources, including any environmental flows required
to meet the needs of the natural environment
(d) unnecessary loss or damage to native vegetation including the full range of tree, understorey and
groundcover species/native grasses so as to maintain and enhance environmental values and functions,
including conservation, biodiversity and habitat
(e) denudation of pastures
(f) the introduction of or an increase in the number of pest plants or vermin
(g) adverse impacts from chemical spray drift, chemical runoffor chemical residue in soils
(h) the erection of structures or construction of access tracks and parking areas in a manner which
detracts from the landscape character and visual amenity of the zone
(i) increased hazard to the locality from bushfires
(j) loss of amenity to adjoining land or surrounding localities from:
(i) the visual impact of buildings, structures or earthworks
(ii) the intensity of activity associated with any such use, including significant adverse impacts arising from
chemical spray drift, use of audible bird or animal deterrent devices, and the use of associated vehicles
and machinery.

12

Development should not occur on land where the slope poses an unacceptable risk of soil movement, land slip or
erosion.

13

Buildings, including structures, should be located in unobtrusive locations and, in particular, should:
(a) be located not to be visible against the skyline when viewed from roads within the zone or from the
metropolitan area particularly the Adelaide Plain
(b) have the roof line below the lowest point of the abutting road when the allotment is on the low side of
the road
(c) be screened by existing native vegetation when viewed from roads within the zone or from the
metropolitan area particularly the Adelaide Plain
(d) be located well below the ridge line
(e) be located within valleys or behind spurs
(f) be set well back from public roads, particularly when the allotment is on the high side of the road
(g) be sited on excavated rather than a filled site in order to reduce the vertical profile of the building
(h) not be sited on landfill which would interfere with the flow of flood waters
(i) not have a septic tank drainage field located in such a way as to pollute watercourses
(j) be located in such a way as to maximise the retention of existing native vegetation and retain
watercourses in their natural state.

14

Buildings, including structures should be unobtrusive and not detract from the desired natural character of the
zone and, in particular:
(a) buildings should be of a single storey
(b) the mass of buildings should be minimized by having separate vehicle storage areas.

15

Buildings should have a:
(a) year round water supply and a safe and efficient effluent disposal system which will not pollute
watercourses or underground water resources or be a risk to health
(b) safe, clean, tidy and unobtrusive area for the storage and disposal of refuse so that the desired natural
character of the zone is not adversely affected.

16

Driveways and access tracks should follow contours of the land to reduce their visual impact and erosion from
water runoff and be surfaced with dark materials.

17

Development should not in itself, or in association with other development, create a potential demand for the
provision of services at a cost to the community.

19

Buildings should be grouped together.
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21

Fences, if required, should be sited to minimize their visual impact and should be of post and wire or other
materials which can be seen through. Obtrusive gateways, particularly of brick or masonry, should not be
constructed.

25

Development should only be undertaken if it can be located and designed to maximize the retention of existing
native vegetation and, where possible, increase the extent of locally indigenous plant species.

26

Locally indigenous plant species should be established to screen development, including scree slopes created as
a result of excavation and/or filling of land, in such a way that the bushfire hazard is not increased. Screening
mounds may also be appropriate.

ZONE CONSIDERATIONS
The Objectives of the Hills Face Zone seek to accommodate an area where the natural character
is preserved and enhanced to provide a natural backdrop to the Adelaide Plains and a contrast to
the urban area. The zone generally seeks low intensity agricultural activities and public/private
open spaces where structures are designed to complement the natural land form and character.
The proposal is a non-complying form of development as a result of the extent of earthworks
required to accommodate the BMX track and spectators mound. Whilst the use of the land as a
BMX facility and the associated built form is not identified as a non-complying form of
development, it is acknowledged this comprises one of the key matters for consideration for its
acceptance within the Hills Face Zone.
The proposed development seeks the introduction of a BMX facility, which partially contributes to
the Objectives of the Hills Face Zone. The zone anticipates public/private open space that provides
links with other public trails. Although the use is not considered public/private open space, it is
acknowledged the car park area will be utilised for access to the public walking/cycling trails
beyond the BMX facility and within the locality. The locality includes the presence of other
recreational type land uses such as the Holdfast Model Aero Club and the Southern Field Archers
facility, Riding for the Disabled Association, various walking/cycling trails and Glenthorne National
Park. The prevailing land uses indicate the proposed BMX facility is not necessarily inconsistent
with the existing uses in the locality and rather that if the built form and earthworks are appropriate,
the overall proposal may hold merit.
It is evident that many of the existing uses, including the associated buildings/structures, along
Majors Road and in the general vicinity do not reflect the types of uses or character that is
generally envisaged within the Hills Face Zone. Whilst some of the uses/buildings are well
screened from the road by vegetation, others are visually dominant.
It is also acknowledged the subject land is some 7.01 hectares. The majority of the development is
located within Allotment 14; however, the most southerly portion of Allotment 1001 is utilised by the
proposal. The majority of Allotment 1001 remains much an open public area where the natural
character is preserved and provides opportunities for passive recreation as sought by the Hills
Face Zone Objectives and Desired Character statement. This indicates that despite a new BMX
facility and additional earthworks being introduced into the Hills Face Zone, it does not completely
remove the opportunity for envisaged land use for this zone to remain available in the immediate
and wider locality. As such, the proposal is not considered to remove opportunities for the zone to
satisfy its intent, nor is the use of such a magnitude to significantly compromise the natural
backdrop to the Adelaide Plains. The preservation of this land north of the built up area is
considered to assist in providing some transition and a buffer area between the metropolitan
districts and the western slopes of the Mount Lofty Ranges.
The land use fails to accord with Principle of Development Control 1 which seeks development
“associated with a low intensity agricultural activity, a public open space area or a private use of an
open character, or is a detached single storey dwelling, including outbuildings and structures
normally associated with such dwellings, on a single allotment”. Despite the proposal utilising a
portion of land in the Hills Face Zone, it has been demonstrated that it will not completely
compromise the western slopes of the south Mount Lofty Ranges in Metropolitan Adelaide. It is
however acknowledged that at the time of writing this report, the locality features large areas of

HOME

Page 39

CAP211020
underutilised and undeveloped land. In the event the proposal is supported other similar land uses
are replicated in the zone, opportunities to maintain and preserve the natural character may
become limited. This notwithstanding, the subject application has been applied for and must be
assessed on its individual merits. If it can be demonstrated that the outcomes associated with the
proposal do not significantly detract from the immediate locality, it is my opinion that the use of the
land for private recreational purposes holds some merit.
Built form
The built form associated with the BMX facility is limited to the new clubroom building, the BMX
track and starting blocks and associated ramps, fencing and lighting towers. The built form has had
some regard to the intent of the Hills Face Zone which contemplates structures being sited and
designed in such a way as to:
(a)
(b)
(c)

preserve and enhance the natural character or assist in the re-establishment of a
natural character in the zone
limit the visual intrusion of development in the zone, particularly when viewed from
roads within the zone or from the Adelaide Plain
not create, either in themselves, or in association with other developments, a
potential demand for the provision of services at a cost to the community

The subject land is located beyond the ridge line and the face of the Mount Lofty Ranges, such that
the presentation of the built form is not considered to be located in a highly prominent area of the
Hills Face Zone when viewed from the Adelaide Plains. The proposed built form will however, alter
the existing open-field like natural character of the subject land, primarily when viewed from the
immediate locality from Majors Road and other vantage points on adjoining land (generally area for
public recreation). It is acknowledged that Majors Road does not offer pedestrian infrastructure and
is also classified an arterial road, with speed limits of 70km/h, such that the built form will generally
be viewed while in transit. Further, at the closest point the clubroom is locates approximately 155m
from Majors Road, whereas the start hill and associated ramp is setback approximately 125m
which provides visual relief of these buildings and assists in minimising their overall bulk/scale and
view from Majors Road.
The design of the starting blocks and ramp are generally of an open nature, including infills of
Colorbond cladding in monument and galvanised steel. This notwithstanding, it is acknowledged
the 8m start hill is 12.5 metres in height which is somewhat akin to a 2-3 storey high building which
is discouraged by PDC 14a. The clubroom building in single storey and includes a combination of
fenestration, Colorbond roofing in shale grey, Colorbond walls cladded in Surfmist and timber
decking. Fencing throughout the site is of an open style chainmesh design. These materials are
not considered to result in glare upon the passing motorists and assist in maintaining a neutral
colour scheme to complement the natural setting as sought by the Hills Face Zone.
Five lighting towers up to 20.5 metres in height are proposed and generally adjacent to the BMX
track. These lighting towers present as the tallest element of the proposal and are relevant to the
assessment of their presence when viewed from the locality and potential impacts upon the
surrounding area. Amenity impacts associated with light spill are discussed further in the “Amenity
Considerations” Section of this report.
The use of the lighting towers will be restricted to the operating hours of the BMX track, which are
as follows:
• Monday to Thursday (inclusive): 5:00pm to 9:00pm;
• Friday: 4:30pm to 11:00pm; and
• Saturday: 9:00am to 4:00pm.
Whilst the use of the lighting towers will be limited to these times, it is acknowledged that they fail
to accord with the zone’s desire for a natural backdrop to the Adelaide Plains. Given the height
proposed, openness of the development and limited opportunities for screening, the proposed
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towers will, to some extent, disrupt the prevailing natural character of the locality, in that the lighting
‘aura’ will have some, all be it limited, presence, at night, when viewed from the Adelaide Plains.
The lighting towers do not preserve or enhance the natural character of the zone and therefore fail
to accord portions of Objective 1 and 2 and the Desired Character statement.
The design of the lighting towers are strategically located and oriented in order to illuminate the
BMX track and in doing so, will cause some disruption to the prevailing natural character of the
locality and have some presence when viewed from the Adelaide Plains.
Although the lighting towers are separated from Majors Road by approximately 140 meters, at the
closest point (tower adjacent the 5m start hill), limited opportunities are available to screen these
structures, aside from the inclusion of landscaping in and around the site. Landscaping will assist
in screening the proposed towers when viewed from the surrounding locality but will not
completely conceal them. As a result of the lighting tower heights, it is evident that the structures
will impact the amenity of the local environment.
The lighting towers maintain a “slimline” appearance with the required lighting fixtures located in
practical locations to illuminate the BMX track. Although visible against the skyline, the lighting
towers are grey in colour which will assist in somewhat blending into the horizon. These
structures can be compared to other like structures in the locality such as light poles along the
arterial road network and the telecommunication facility south-west-west of the subject land;
however, will produce greater levels of illumination and become prominent during non-daylight
hours.
Whilst the built form associated maintains separation from allotment boundaries and neutral
colour schemes, it is acknowledged a loss of amenity for the natural environment will be
experienced and is generally attributed to the lighting towers.
Biodiversity and landscaping
Principles 25 and 26 seeks development which maximises the retention existing native
vegetation, increases the extent of locally indigenous plant species, and the use of indigenous
plant species to screen development and mounds.
As identified in the “Background” section of this report, the applicant has obtained consent from the
Native Vegetation Council for the removal of native vegetation across the development site. As
part of this application, substantial revegetation of the site is included, utilising primarily native
trees. This includes a total of two hundred trees, including a mixture of Drooping Sheoak, Grey Box
and Tuckeroo trees to be planted between the Majors Road frontage, around parking area and
along the eastern, western and northern sides of the BMX racing track and spectator mounding.
Although the removal of native vegetation is not required as part of this application, it is
acknowledged that the re-planting of the site will assist in the preservation of biodiversity and
restoring locally indigenous vegetation and fauna habitats close to metropolitan Adelaide. This is
encouraged by the Objectives, Desired Character statement and PDC 25 and 26 of the zone and is
considered to assist in providing an attractive environment and enhancing the natural character.
Additional landscaping is provided within the formal car park area, comprising Tuckeroo trees.
Drooping Sheoak and Grey Box trees are endemic to south-eastern Australia, whereas Tuckeroo
trees are native to eastern and northern Australia.
Fencing
1.8 metre high chainmesh fencing is proposed around the perimeter of the facility. The dark
fencing colour and material is of a low light and reflective nature and when viewed from Majors
Roads will be sited behind existing and proposed vegetation.

HOME

Page 41

CAP211020
Site services connections
The proposal incorporates swales and a detention basin for stormwater treatment and discharge
which will be discussed in the “Energy Efficiency and Stormwater” Section of this report. The
subject land is not presently connected to formal sewage infrastructure. The closest formal
wastewater infrastructure is a 150-millimetre diameter sewage pipe owned by SA Water located at
the corner of Adams Road and Lucy Court. The proposed development seeks to undertake
augmentation of this established infrastructure in order to service the subject site.
In order to provide connection to this infrastructure, approximately 800 metres of underground
pipework will be laid in the verge along the western side of Adams Road to the connection point
adjacent the intersection of Adams Road and Majors Road. A pump station will be provided on the
site given the length of the pipeline. As such, the proposal does not create a demand for services
to be established where the community would be required to bear the cost. Where new services
are required, the applicant has explored how this can be achieved.
Earthworks
Earthworks associated with the construction of the BMX track and spectators mound will result in a
significant alterations of the natural land form of Allotment 14 and the southern portion of Allotment
1001. The provisions of the Hills Face Zone seeks a maximum depth or height of excavation/fill no
greater than 1.5 meters so as to preserve the natural land form. Earthworks should only be
undertaken in order to reduce the visual impact of buildings, including structures, or in order to
construct water storage facilities for use on the allotment and if the resultant slope can be
stabilised to prevent erosion. Given the identification of earthworks as a non-complying form of
development, as well as the desire for the preservation and enhancement of the natural character
in zone, high importance is placed on these elements and should only be departed from where
there is good reason to do so.
The spectators mound will be formed through the reuse of excavation throughout the site, whereas
the BMX track itself will incorporate new fill to the subject land as the existing soil is not of an
appropriate standard to satisfy the requisite standard for track qualities. The BMX track and
spectators mound comprise the main earthworks, requiring approximately 5.0 metres (BMX track)
and 6.5 metres of fill (spectators mound) and 2 metres of excavation at their maximum points.
Although the extent of earthworks will see a large shift in the land form what presently exists, it is
acknowledged that this portion of land represents a minor section of the Hills Face Zone. Given the
majority of Allotment 1001 will remain as it presently exists, it could be argued that the extent of
earthworks will not significantly alter the natural land form in context of the subject land and
locality. When regard is had to the overall context of the locality, it is evident that other significant
earthworks have occurred as a result of the established road networks, most notably, the Southern
Expressway. This notwithstanding, as identified earlier in this report, if the proposal is supported
and other similar land uses are replicated in the zone, opportunities to maintain the natural land
form can become restricted; however, would need to be assessed on their merits at that time.
The earthworks are not considered to result in a loss in amenity from adjoining land or the
surrounding locality as it will be contained within the development area and have limited presence
when viewed from public space. This development area is largely screened as a result of the
proposed built form and substantial re-planting included as part of this development.
Other earthworks associated with the detention basin include up to approximately 6 metres of
earthworks; however, it is acknowledged the PDC 3 (b) identifies that earthworks associated with
the construction of water storage facilities for use on the allotment are anticipated. The swale
design and storage will be discussed further in the “Energy Efficiency and Stormwater” Section of
this report.
The BMX Track, spectators mound and swale are designed where the resultant slope can be
stabilised to prevent erosion and result in a stable scree slope which provides transition to the
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natural land form as encouraged by PDC 3 (c). This is achieved through stable downhill batter
slopes between 1:3 and 1:5 which are planted with irrigated grass and surrounded by the proposed
re-planting of Drooping Sheoak and Grey Box trees to assist in the re-establishment of the natural
character of the area.
Driveway and car park
A new access and driveway are proposed from Majors Road leading to the main car park area
which is oriented in a north-west to south-east direction which attempts to follow the existing land
form. The car parking is interspersed with mulch and planted with Tuckeroo trees which will assist
in screening the built form along with minimising the impacts of hard surfaces when viewed from
public areas. The carpark surface is to be a spray sealed compacted aggregate and crushed rock
in a dark colour, as sought by PDC 16. The formal car park provides linkage to the informal car
parking along Adams Road. This area is presently unsealed and the increase in the informal area
is proposed to remain unsealed, providing a natural surface for this area, which will primarily be
used during larger events and infrequently.
Zone Discussion Conclusion
Although finely balanced, the above considerations demonstrate the proposal finds some support
with the Hills Face Zone. Despite the proposal forming a non-complying development, the land use
complements others in the locality and the built form achieves generous separation from
boundaries, combined with a substantial re-planting which will assist in promoting the restoration of
vegetation for the site. Although a significant extent of earthworks are required throughout the
development site, it is acknowledged they are concealed from public view, maintain some
transition to the natural surface and the resultant slope is stabilised.
The proposed height of the light towers, general amenity impacts attributed to the extent of light
emitted during non-daylight use, the extent and height of fill proposed and the appropriateness of
the use itself, in my opinion, require the most consideration.
The lighting towers are substantial, measuring approximately 20.5 metres in height and will have a
strong presence when viewed from the locality and some presence (albeit limited) from the
Adelaide Plains particularly when utilised in evening hours. Their slimline design and grey colour
assists in minimising their appearance against the skyline; however, will disrupt the prevailing
natural character of the locality.
When considered on balance however, the lighting towers form but one element of the overall
proposal, and their failure to satisfactorily meet the provisions of the Zone do not outweigh the
merits of the remainder of the proposal.
ORDERLY AND SUSTAINABLE DEVELOPMENT
The proposed development is considered to satisfactory comply with Orderly and Sustainable
Development Objective 4 and Principles of Development Control 1 in that proceeding assessment
demonstrates the proposal will neither prejudice the achievement of the Development Plan
provisions, nor the development of the zone for its intended use.
AMENITY CONSIDERATIONS
The subject land has limited interface with residential properties and it is my opinion that the
proposal is unlikely to result in unreasonable amenity impacts upon nearby residents, particularly
when regard is had to the existing layout of the site. The proposal is considered to appropriately
satisfy the applicable Objectives and Principles of Development Control section of the
Development Plan and is discussed below.
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LIGHT SPILL
Light spill attributed to the five lighting towers are relevant considerations relating to potential
amenity impacts upon nearby sensitive land uses. Issues surrounding the appropriateness of
lighting when assessed against the Zone provisions has been discussed within the body of this
report.
It is acknowledged the operation of the facility will utilise the lighting towers as late as 11:00pm on
Friday nights; however between 8:30pm and 9:00pm Monday to Thursday. Although lighting will be
oriented downward to illuminate the BMX track, it is acknowledged that ambient light will present to
the wider locality. This notwithstanding, light spill is not considered to result in unreasonable
amenity impacts due to the level of separation between these structures and sensitive land uses. It
is further acknowledged that lighting fixtures are oriented downwards in order to illuminate the BMX
track, such that any impacts will not be direct.
NOISE
Amenity considerations relating to noise generated from the site are primarily attributed to the use
of amplified speakers and horns and social gatherings. When regard is had to the distance to the
nearest sensitive land use (Residential properties along Grandview Road, Seaview Downs,
approximately 1km north), additional noise experienced by residents is anticipated. This
notwithstanding, noise generated from the proposal is not considered to be of a magnitude where
impacts are unreasonable or would warrant refusal.
It is also acknowledged Majors Road, the Southern Expressway and Lonsdale Road experience
high volumes of traffic and inadvertently generate noise which has the opportunity to cancel out
noise generated form the site. When regard is had to the locational characteristics along with the
level of separation to sensitive land uses, the development is considered appropriate to minimise
any amenity impacts attributed to noise.
The proposed development somewhat accords with General Section, Interface Between Land
Uses, Principle 1(g) in that the hours of operation for the BMX track have been limited between
5pm to 9pm (Monday and Tuesday), 5:30pm to 8:30pm (Wednesday and Thursday) and 9an to
4pm (Saturdays) which are considered outside of normal sleeping hours. Friday is an exception
which operates from 4:30pm until 11pm; however as identified earlier, traffic noise along the
arterial road networks and level of separation to the nearest sensitive land uses are considered to
minimise any impacts during these hours.
WASTE COLLECTION AND STORAGE
Waste storage bins will be strategically located throughout the site including car parking areas,
spectator’s area and clubroom. An enclosed refuse storage area will be provided on the eastern
side of the clubroom facility and can accommodate six standard Council waste bins and two frontlift dumpster receptacles. Bins throughout the site will be transferred to the storage area up to the
time they are collected. Refuse collection is to occur on-site within the facility and undertaken via
private refuse collection service.
DUST GENERATION
The proposal includes an extension to the existing informal car parking along Adams Road which
is unsealed and will remain as such. Given the likely infrequent use of this car park, dust
generation can be appropriately managed during larger events where higher volumes of vehicles
movements would be required. The applicant has identified that during larger events, a traffic
management plan will be implemented for the site, including the provision of water trucks to
minimise dust generation.
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TRAFFIC AND VEHICLE PARKING
The proposed traffic impacts of the development are appropriately managed through the provision
of sufficient on-site car parking, the establishment of a dual access/egress arrangements from
Majors Road and the closure of an existing access/egress point from Majors Road. Additional
traffic movements generated by the proposed development are not expected to compromise the
safety or function of the surrounding road network, nor the safety of pedestrian access throughout
the site.
The applicant has engaged Wallbirdge Gilbert Aztec, MFY and Tonkin consulting to provide
supporting reports and design solutions for the access/egress arrangement and the availability of
on-site parking for the use.
The new access/egress point is centrally located along the Majors Road frontage and will be
designed to relate to the existing signalised intersection. The new access/egress incorporates the
following and is depicted in Figure 5 below:
- Relocating emergency signal poles;
- A new right-turn lane from Majors Road (East) into the proposed BMX Centre; and
- A new left-turn from Majors Road (West) into BMX Centre.

Figure 5: New access arrangement to BMX facility and cycle lanes

The access/egress point has been designed in order to provide a safe and convenient outcome for
users of the facility as well as the arterial road network. Bicycle lanes exist along Majors Road are
to remain as part of the upgrades. The provision of dedicated turning lanes (in) and egress lane will
assist in minimising any disruption to the traffic flows along Majors Road, particularly during larger
events. As part of the design process, a Road Safety Audit was conducted which identified safety
issues and recommendations, which have been implemented in order to addressed these
concerns. This arrangement has been assessed by the applicant’s traffic consultant, Department
for Infrastructure and Transport (DIT), Council’s Development Engineer and Council’s Coordinator
Traffic and Parking, who have each deemed this arrangement appropriate form a traffic safety and
convenience point of view.
Whilst additional traffic will be generated by the proposed development and create additional traffic
impacts on the adjacent arterial road network above what is already experienced, the increase is
not anticipated to compromise the safety or function of the surrounding road network.
The applicant’s consultant has applied a parking rate on a ‘needs basis’ as the Development Plan
does not specify a parking rate for this land use. I consider there is merit in the rate applied to the
proposal, particularly due to the fact that this assessment has been based on similar BMX facilities
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and events. To this end, the applicant’s traffic consultant’s has considered other comparable land
uses when operating at maximum capacity, most notably the Cove/Happy Valley BMX Club. The
report has identified various events and functions including the total number of attendees and
parking demand generated. The report identifies that:
To determine the number of vehicles to be generated, the MFY report adopted a rate of one
vehicle per three attendees. To determine the peak parking demand for this development,
WGA has adopted this same rate, and based on 585 attendees this would translate to a
parking demand of 195 parking spaces.

The parking rate of one vehicle per three attendees has been adopted by both MFY and WGA as
part of their respective access review and parking study. The traffic report has assessed existing
facilities and their associated demand for parking as well as different categories of events and their
respective scale/number of attendees. The traffic reports have concluded the subject site will
satisfy a parking demand of 195 car parking spaces when operating at maximum capacity of
approximately 585 attendees.
Despite the above, a variety of parking demand scenario can be hypothesised, depending on the
number of attendees at the facility. Taking a practical view, the proponent has advised that the car
park demand will largely be associated with the demand for standard events held by the Cove
BMX Club and Happy Valley BMX.
The proposal involves the provision of 109 formal parking spaces which gain access from the new
access/egress point along Majors Road. The formal car park area provides linkage with the
extension of the informal car parking area, providing for up to 154 spaces. In total, the proposal
provides 263 car parking spaces, where a “frequent demand” of 195 spaces has been identified.
The proposal exceeds this demand by 63 car parks.
For infrequent events such as the State Championships and BMX Supercross World Cups, data
has identified that up to 2500 attendees can be present at any one time, requiring a parking
demand of 833 spaces. This would result in a significant shortfall of up to 570 parking spaces. The
applicant has identified this shortfall and acknowledged that for events of this scale, it would be
necessary to for temporary event traffic management measures to be in place. Reference has
been made to the utilisation of the Southern Soccer Facility; however, it is also acknowledged this
is a hypothetical consideration in that a concurrent assessment is taking place for that facility and
there is no guarantee that this project will go ahead. Relevantly so, the applicant has identified that
it is not unusual for larger events to experience alternative modes of travel including bus transport
or other larger shared vehicles.
For Member’s benefit, the applicant has also identified the following which may assist in the
assessment and considerations:
These special events will be extremely infrequent. They occur once yearly and are held by
a different host city within Australia each year. Once held it is unlikely for the event to be
hosted in that city again for the foreseeable future. Due to their uncommon nature and
infrequency, it is expected that appropriate traffic management plans can be implemented
to safely and efficiently accommodate the likely parking demand to be generated using a
combination of on-site parking, overflow parking in the vicinity, and off-site parking with
dedicated transportation to the event.

Car parking dimensions and aisle width have been designed in order to ensure these spaces can
be accessed without impacting on the desired traffic circulation and flow. These considerations
indicate car parking area and layout has placed an importance on both pedestrian and vehicle
safety. The use of line markings within the car park area will assist with traffic flows within the site
and directing vehicles to relevant areas.
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Further to the above considerations, carpark dimensions and overall layout meet the relevant
Australian Standards, which has been reviewed by an independent traffic consultant, Council’s
Development Engineer and DIT, who have formed the opinion that from a traffic safety point of
view, the proposal is satisfactory.
To this end, I am reasonably satisfied the availability of on-site parking and management of traffic
throughout the site is appropriate to meet the frequent demand generated from the facility and shall
not result in unsafe traffic movements or compromise the flow of traffic upon the adjacent arterial
road.
LANDSCAPING, FENCES AND WALLS
The will require the removal of some native vegetation which has been approved by the Native
Vegetation Council. The removal is appropriately replaced throughout the development site
through the provision of 200 new plantings of trees. The use of Tuckeroo Trees are considered to
assist in softening the appearance of the car park area and overall built form.
Re-planting is also proposed around the BMX Track and between the Majors Road boundary,
comprising native Drooping Sheoak and Grey Box trees. These species achieve growth heights
between 10 and 25 metres, which is considered to assist in minimising the visual impact of
buildings throughout the site and achieving an outcome where the natural character is enhanced
and afforded with appropriate transition.
Land north of the development area will remain in its existing form and provides a large buffer
between the built form and urban area.
CRIME PREVENTION
From a crime prevention perspective, the development area provides lighting and pedestrian paths
throughout the site and most notably, within the formal car park area. The car park is linked with
the clubroom and the spectators mound thereafter.
The facility is bordered by 1.8 metre high chainmesh fencing which provides security for the facility
outside of the operating hours and maintains an open design for some surveillance.
ENERGY EFFICIENCY AND STORMWATER
The subject land currently provides a pervious surface across the land and has no formal
stormwater infrastructure. Given the existing circumstance where the land does not generate
stormwater runoff, the proposal will see an increase in the level of impervious surfaces throughout
the development area. The main areas which will capture stormwater include the carpark/driveway,
clubroom building, BMX track starting blocks and associated pathways throughout the site.
The proposal includes stormwater catchment in two main areas where building work is occurring
and areas become sealed. Stormwater captured from the BMX track is directed to a vegetated
detention basin via various grated inlet pits and underground pipes. The detention basin achieves
an approximate volume capacity of 400 cubic metres.
A swale is also located within the landscaped portion of the car park, which will capture any
associated runoff. This swale is provides a pipe connecting the carpark stormwater into the track
system that finally will exit into the detention basin.
Stormwater overflows form the basin will discharge over a weir to evenly disperse onto downward
grassland to join the natural flow path north of the development area. Figure 6 below depicts the
general configuration for stormwater capture and reuse.
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The stormwater management plan is considered to assist in meeting a WSUD system, which
prevent pollution of underground or surface water resources. These features along with the
stormwater management plan have been reviewed by Council’s Development Engineer who has
raised no objections against Council’s requirements in relation to stormwater discharge. It is also
acknowledged the buildings will need to be designed in accordance with all energy requirements
under the National Construction Code and will be considered as part of the Building Rules
assessment of the proposal.
The clubroom building has been design to capture stormwater which is directed to a 5000L
rainwater tank and rainwater retention tank (1000l/outlet) connected to the clubrooms roof
and plumbed into all toilets.
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CONCLUSION
The proposal displays areas which are finely balanced when considered against the intent and
objectives of the Hills Face Zone. This report has identified the planning merits of the BMX facility
and its introduction into the zone. The locality is one which his generally of an open nature, with the
presence of land uses which are broadly classified as recreational activities, with some exceptions
such as telecommunication facilities, an educational premise (IQRA College), the O’Halloran Hill
Metropolitan Fire Service and Ambulance Station and City of Marion’s Recycling Depot.
The suitability of use and built form along with the extent of earthworks are fundamental matters of
the assessment.
The land use is considered complementary to others in the locality and one which will bring activity
to the zone and underutilised land. The locality features a range of recreational type activities,
many of which are in addition to public walking and cycling trails and areas of public open space.
The development area has some links with these trails and partially contributes to that part of the
zone’s objectives which call for public and private open space. It is further acknowledged the
proposal seeks to mainly utilise Allotment 14 whereas the most southerly portion of Allotment 1001
is included in the development area. The northern portion of Allotment 1001 will maintain the
natural character and open field like appearance that provides a generous buffer between the
development area and urban setting. It is therefore acknowledged that the development will not
completely compromise the western slopes of the south Mount Lofty Ranges in Metropolitan
Adelaide and that a large portion of the subject land maintains a natural character.
The Hills Face Zone places a high importance on the preservation and enhancement of the natural
character which provides a natural backdrop to the Adelaide Plains and a contrast to the urban
area. The proposal fails to achieve this outcome and will see the introduction of new buildings,
earthworks and pervious areas across the development area. The BMX start hill and lighting
towers are considered to comprise the most significant built from associated with the proposed
development. The BMX start hill measures a maximum 12.4 metres in height, whereas the lighting
towers are 20.5 metres in height. These buildings will be in view from the immediate locality and
Majors Road, while it is anticipated the lighting towers will be seen from the Adelaide Plains. While
these buildings will have presence from the locality and Majors Road, it is acknowledged the
separation achieved from the allotment boundaries and proposed landscaping will partially assist in
minimising the visual impact of the built form on the amenity of the local environment.
The proposed 20.5 metre light towers, in terms of their height and visual impacts and use of
lighting and associated amenity impacts, are the most questionable element of the proposal. The
proposed towers will disrupt the prevailing natural character of the locality through their height
and appearance.
The lighting ‘aura’ will have a significant presence when viewed from the wider locality and some,
all be it limited, presence when viewed from the Adelaide Plains. The structures themselves are
grey and slim which is considered to assist in minimising their appearance against the skyline and
can be compared to other like structures in the locality; however, will have greater prominence and
concentration of illumination. The lighting towers are not considered to preserve or enhance the
natural character and fail to achieve the desired outcomes of the zone.
Substantial earthworks are required to accommodate the BMX track and spectators mound, which
is generally filling the land. The excavation required for site preparation will be utilised to establish
the spectators mound, whereas the BMX track will introduce new and additional fill to the subject
land in order to meet track quality standards. The BMX track and spectators mound are the main
areas for earthworks to occur, requiring approximately 5.0 metres (BMX track) and 6.5 metres of fill
(spectators mound) and 2 metres of excavation at their maximum points. Despite the extent of
earthworks required to accommodate the proposed development, it is acknowledged they will not
significantly impact the western slopes of the Mount Lofty Ranges and are generally concealed
within the site as a result of the extensive re-planting. It is acknowledged the area of earthworks
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represents a small portion of the site, locality and Hills Face Zone, such that the overall intent to
maintain the natural backdrop to the Adelaide Plain is somewhat achieved. The earthworks are not
considered to result in amenity impacts upon the locality and as such are considered to hold merit
in this instance.
The main amenity impacts for consideration relate to light spill and noise generated by amplified
speakers and horns and attendees at the facility. Adverse visual or amenity impacts are not
anticipated due to the extent of separation afforded between the development area and the nearby
residential properties. Further, it is acknowledged the site is bordered by the Southern
Expressway, Majors Road and Lonsdale Road which carry high volumes of traffic each day.
The proposed development will see greater activity in the locality and generate an approximate
demand of 1 parking space per 3 attendees. The anticipated demand for car parking is 195
spaces, whereas the overall development will provide a total of 263 spaces (including an informal
unsealed area). Although this exceeds the anticipated demand, it is acknowledged that for larger
events, the subject land fails to meet the estimated needs. For larger events, it is acknowledged
that temporary event traffic management measures would need to be established in order to cater
for this demand. It is also acknowledged that it is not unusual for larger events to experience
alternative modes of travel including bus transport or other larger shared vehicles and that these
larger scale events are infrequent compared to the frequent use and needs of the facility.
The applicant’s independent traffic engineer, Council’s Development Engineer and The
Department for Infrastructure and Transport are satisfied that the site provides safe and convenient
access, and advised the proposed traffic impacts of the development are appropriately managed
through the provision of sufficient access/egress arrangements from the site.
It is acknowledged that the proposal is finely balanced in relation to the extent of compliance with
the applicable Development Plan criteria. Although this report has identified a number noncompliances; it is my view that these various shortfalls could each be deemed acceptable in
isolation. Accordingly, these non-compliances must be considered as a whole in conjunction with
the proposal’s areas of compliance.
Ultimately, I am of the view that the discrepancies with Development Plan criteria are considered to
be slightly outweighed by the level of compliance with other criteria, and therefore are not
considered to warrant refusal of the application.
As a result of the above considerations, it is my view that the proposed development is not
seriously at variance to the Marion Council Development Plan, in accordance with Section 35 (2) of
the Development Act 1993.
Further, the proposed development sufficiently accords with the relevant provisions of the Marion
Council Development Plan, and warrants Development Plan Consent subject to the concurrence of
the State Commission Assessment Panel, a reserved matter and conditions.
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RECOMMENDATION
Having considered all relevant planning matters in relation to the subject development
application:
(a)

The Panel note this report and concur with the findings and reasons for the
recommendation;

(b)

The Panel concur that the proposed development is not seriously at variance to the
Marion Council Development Plan, in accordance with Section 35 (2) of the
Development Act 1993; and

(c)

That Development Plan Consent for Development Application No: 100/2020/634 for a
BMX facility for organised sporting events, comprising site preparation works, the
construction of (including associated earthworks) a BMX racing track with start-hills
of 5 and 8 metres in height, earthworks associated with spectator mound, clubroom
building, fencing and gates, five (5) lighting towers measuring 20 metres in height,
alterations to access, establishment of formalised car parking and ancillary light
poles, extension to informal parking arrangement, associated signage and
landscaping at 14L Majors Road and 3A Majors Road, O'Halloran Hill be GRANTED
subject to the concurrence of the State Commission Assessment Panel (SCAP), and
with the following Conditions.

CONDITIONS
1.

2.

The development shall proceed in accordance with the plans and details submitted
with and forming part of Development Application No. 100/634/2020, being
a. Drawings by Greenway Architects
i. Site Plan, Drawing No. PD.B01C dated 27.08.20
ii. Clubroom Building, Ground Floor Plan, Drawing No. PD.B02C dated
27.08.20
iii. Clubroom Building, Elevations, Drawing No. PD.B03C dated 27.08.20
iv. Start Hill Set Out, Drawing No. PD.B04C dated 27.08.20
v. 8m Start Hill Elevations, Drawing No. PD.B05C dated 27.08.20
vi. 5m Start Hill Elevations, Drawing No. PD.B06C dated 27.08.20
vii. Elevations, Drawing No. PD.B07C dated 27.08.20
b. Drawings by Birdseye Studios
i. BMX Landscape Plan, Drawing No. 20023_L101 and 20023_L101, dated
2.10.20
ii. Construction Details, Drawing No. 20023_L201, 20023_L202 and
20023_L103 dated 2.10.20
c. Drawings by Wallbridge Gilbert Aztec
i. Locality Plan and Drawing Index, Sheet No. CC-0100 dated 2.10.20
ii. Layout Plan, Sheet No. CC-0111 dated 2.10.20
iii. Bulk Earthworks, Sheet No. CC-0112 dated 2.10.20
iv. Bulk Earthworks and Typical Sections, Sheet No. CC-0113 dated
25.08.20
v. Bulk Earthworks and Long Section, Sheet No. CC-0114 dated 25.08.20
vi. Civil Details, Sheet No. CC-0117 dated 25.08.20
vii. Stormwater Management Plan
except when varied by the following conditions of consent.
The hours of operation for the use pf the BMX track and Lighting Towers shall be
restricted to the following times:
a. Monday to Thursday (inclusive): 5:00pm to 9:00pm;
b. Friday: 4:30pm to 11:00pm; and
c. Saturday: 9:00am to 4:00pm.
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3.

All stormwater from buildings and paved areas shall be disposed of in accordance
with the approved plans and details prior to the occupation of the premises to the
reasonable satisfaction of the Council.

4.

All landscaped areas shall be separated from adjacent driveways and parking areas by
a suitable kerb or non-mountable device to prevent vehicle movement thereon
(incorporating ramps or crossovers to facilitate the movement of persons with a
disability).

5.

Landscaping shall be maintained so as to not obstruct the views of drivers or
pedestrians entering or exiting the site, to the reasonable satisfaction of Council.

6.

All loading and unloading of vehicles associated with the subject premises shall be
carried out entirely upon the subject land.

7.

All industrial and commercial vehicles visiting the site shall enter and exit the land in a
forward direction.

8.

Wheel stopping devices shall be placed within each parking bay so as to prevent
damage to adjoining fences, buildings or landscaping to the reasonable satisfaction of
the Council.

9.

Driveways, car parking spaces, manoeuvring areas and landscaping areas shall not be
used for the storage or display of any goods, materials or waste at any time.

10.

Designated accessible car parking spaces shall be designed and provided in
accordance with the provisions contained in Australian Standard AS1428 - 2003.

11.

All car parking areas, driveways and vehicle manoeuvring areas must be constructed,
sealed and drained in accordance with recognised engineering practices prior to the
occupation of the premises or the use of the development herein approved.

12.

The driveways, parking areas and vehicle manoeuvring areas must be maintained in a
good condition at all times.

13.

All car parking spaces shall be linemarked or delineated in a distinctive fashion prior
to occupation of the premises, with the marking maintained in a clear and visible
condition at all times.

14.

Directional signs indicating the location of car parking spaces must be provided on
the subject land and maintained in a clear and legible condition at all times.

15.

The car parking spaces herein approved shall be available free of charge to any
individual visitor to the site or employee of the site during the business hours of the
premises.

16.

At no time shall any stored goods, products or materials be visible above the height of
the fence and/or screen surrounding the storage area(s).

17.

All external lighting of the site, including car parking areas and buildings, shall be
located, directed, shielded and of an intensity not exceeding lighting in adjacent
public streets, so as not to cause nuisance or loss of amenity to any person beyond
the site to the reasonable satisfaction of the Council.

18.

Pedestrian walkways on the subject site shall be adequately lit in accordance with
Australian / New Zealand Standard AS/NZS 1158.3.1:1999 “Road Lighting Part 3.1:
Pedestrian area (Category P) lighting - Performance and installation design
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guidelines”. Such lighting shall be maintained at all times, to the reasonable
satisfaction of the Council.
Department for Infrastructure and Transport Conditions
19.

All access to the development shall be via the upgraded channelized access on
Majors Road as depicted in Greenway Architects Site Plan PD.B01B, Project No
G16095 dated 8/07/2020. This access shall be designed and constructed in accordance
with Austroads Guides/Australian Standards and to Department of Infrastructure and
Transport’s satisfaction. All associated costs (including project management, road
works, and any necessary road lighting and drainage upgrades) shall be borne by the
applicant (unless otherwise agreed). These road works shall be completed, prior to the
development being operational.

20.

Upon opening of the channelized access and car park, the existing Majors Road
access to the informal parking shall be permanently closed to traffic and only used for
emergency purposes.

21.

All vehicles shall enter and exit Majors Road in a forward direction.

22.

Any floodlighting associated with the site shall be positioned and/or shielded so as to
not produce glare or create a distraction for passing motorists on the abutting roads.

23.

Any damage to road assets caused by the development shall be repaired to the
satisfaction of the relevant road authority at the applicant’s cost.

24.

Stormwater run-off shall be collected on-site and discharged without jeopardising the
integrity and safety of the adjacent roads. Any alterations to the road drainage
infrastructure required to facilitate this shall be at the applicant’s cost.

NOTES
1.

Any traffic management associated with events being held at the subject site that will
impact on the operation of the adjacent arterial roads will need to be supported by a
traffic management plan and approved by the Traffic Management Centre. Any traffic
management devices will need to be in accordance with the SA Standards for Workzone
Traffic Management.

2.

Dust emissions from the site during construction shall be controlled by a dust
suppressant or by watering regularly to the reasonable satisfaction of the Council.

3.

All runoff and stormwater from the subject site during the construction phase must be
either contained on site or directed through a temporary sediment trap or silt fence, prior
to discharge to the stormwater system, to the reasonable satisfaction of the Council.
(Acceptable ways of controlling silt and runoff during construction can be found in the
Stormwater Pollution Prevention Code of Practice issued by the Environment Protection
Authority).

4.

All hard waste must be stored on-site in such a manner so as to prevent any materials
entering the stormwater system either by wind or water action.

5.

Any portion of Council’s infrastructure damaged as a result of work undertaken on the
allotment or associated with the allotment must be repaired/reinstated to Council’s
satisfaction at the developer’s expense.
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6.

Any existing driveway crossovers that become redundant as a result of a development
must be reinstated to match the existing kerb profile along the road frontage of the
property.
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4. APPEALS UPDATE
CITY OF MARION
COUNCIL ASSESSMENT PANEL AGENDA
FOR MEETING TO BE HELD ON
WEDNESDAY 21 OCTOBER 2020
4.1 APPEALS AGAINST PANEL DECISIONS
New Appeals

DA No.

Address

Appeal
Lodged

Recommendation Decision

Current
Status

Appeal
Lodged

Recommendation Decision

Current
Status

On-going Appeals

DA No.

4.2

Address

APPEALS AGAINST DELEGATED APPLICATIONS

DA No.

Address

100/2017/2090 79-81
Thomas
Street,
South
Plympton

Appeal
Lodged

Recommendation Decision

Current
Status

2/10/2020

Refused

Supreme Court
appeal lodged
against ERD
Court decision
to dismiss the
original appeal.
Matter to be
heard by the
Honourable
Justice Parker
on 10/11/20.

Refused /
Appeal
dismissed
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5. POLICY OBSERVATIONS
CITY OF MARION
COUNCIL ASSESSMENT PANEL AGENDA
FOR MEETING TO BE HELD ON
WEDNESDAY 21 OCTOBER 2020
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