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Have Your Say
This Development Plan Amendment (DPA) will be available for inspection by
the public at Playford Civic Centre, 10 Playford Boulevard, Elizabeth and
Stretton Centre 307 Peachey Road, Munno Para from 26 September 2019
until 22 November 2019.
During this time anyone may make a written submission about any of the
changes the DPA is proposing.
Submissions should be sent to the CEO, City of Playford, 12 Bishopstone
Road, Davoren Park, SA 5013 or by e-mail:
publicconsultation@playford.sa.gov.au
Submissions should indicate whether the author wishes to speak at a public
meeting about the DPA. If no-one requests to be heard, no public meeting will
be held.
If requested, a meeting will be held at 7pm on 10 December 2019 at Playford
Civic Centre Playford Boulevard, Elizabeth.
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Explanatory Statement
Introduction
The Development Act 1993 provides the legislative framework for undertaking amendments to a
Development Plan. The Development Act 1993 allows either the relevant council or, under
prescribed circumstances, the Minister responsible for the administration of the Development Act
1993 (the Minister), to amend a Development Plan.
Before amending a Development Plan, a council must first reach agreement with the Minister
regarding the range of issues the amendment will address. This is called a Statement of Intent.
Once the Statement of Intent is agreed to, a Development Plan Amendment (DPA) (this document)
is written, which explains what policy changes are being proposed and why, and how the
amendment process will be conducted.
A DPA may include:
▪
An Explanatory Statement (this section)
▪
Analysis, which may include:
Background information
Investigations
Recommended policy changes
Statement of statutory compliance
▪
References/Bibliography
▪
Certification by Council’s Chief Executive Officer
▪
Appendices
▪
The Amendment.
This DPA process has been funded by the Mitolo Group in accordance with an agreement with the
City of Playford. However, Council and the Minister for Planning retain full control over the DPA
process and decision-making responsibilities in accordance with the Development Act 1993.

Need for the amendment
The Mitolo Group currently operates processing, packing and distribution facilities for horticultural
products (potatoes and onions) on its site at Angle Vale Road/Johns Road at Virginia. Associated
administration facilities are also located on the site.
The Group is proposing a major expansion to its existing facilities. However, current Development
Plan policies applying to the land are considered to require amendment/updating to better reflect
proposed value adding opportunities.
While current Development Plan policies generally recognise the need to support primary
production activities with related primary production industrial and commercial activities, more
detailed examination suggests some policies, at both the General Section (Council wide) and Zone
level, do not reflect current economies of scale required for some agri-businesses, do not
recognise the industrial/commercial nature and appearance of agri-business buildings and, in
some instances, appear to impose impractical constraints on these activities.
In order to provide more certainty for this significant agri-business proposal, it is considered
necessary to amend policies in the Development Plan to provide greater recognition to larger-scale
3
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agri-business facilities and that they have an industrial/commercial nature and appearance. This is
proposed to be achieved through the introduction of a specific Policy Area (with an agri-business
focus) within the Primary Production Zone which currently applies over the land.
These updated policies are also proposed to apply to three adjoining allotments which are not
owned by the Mitolo Group – with this DPA therefore benefitting other landowners.

Statement of Intent
Pursuant to section 25(1) of the Development Act 1993 (the Act) the City of Playford (the Council)
has reached agreement with the Minister on this Statement of Intent (SOI) prepared by the Council
in accordance with the Development Regulations 2008 (the Regulations).
The SOI details the scope, relevant strategic / policy considerations, nature of investigations to be
carried out, the consultation process and timeframes to be followed in preparing the DPA.

Affected area
The area affected by the DPA is located on Angle Vale Road, Virginia, approximately 3.5
kilometres east of Virginia and 3.8 kilometres west of Angle Vale. The subject land is shown on the
following Plan (Refer to Figure 1), noting that the Mitolo Group does not own Lots 138, 140 and
141 on Johns Road. The owners of these lots have, however, indicated support for their land being
included in the DPA.
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Figure: The Affected Area

Summary of proposed policy changes
The DPA proposes the following changes:
▪
Introduction of a specific Policy Area (Value Adding (Virginia) Policy Area 25) for the Affected
Area, providing guidance for future development within the Area for processing, packing,
storage, handling or distribution of primary produce and associated activities.
▪
The following forms of development are envisaged in the Policy Area:
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o

Industry (except special industry) in the form of processing, packing, or storage facilities
for primary produce and associated and ancillary handling and transport facilities

and the following where in association with, ancillary and subordinate to an industry in the
policy area
o

Office

o

On-site energy generation facilities

o

Shop (sales and display)

o

Store/warehouse

Handling (including the parking, loading and unloading of vehicles used to transport
received and processed goods) and distribution of product.
Minor amendments to current policies within the Primary Production Zone to reflect the largerscale of activities and also the land uses proposed within the Policy Area (i.e. new Objective 4
and amendments to PDCs 1, 4, 6, 7, 12, 14 and 20).
Amendment to the Non-complying Development list for the Primary Production Zone to
enable:
o “Industry” (but not including special industry) to be considered as a merit land use within
the Value Adding (Virginia) Policy Area 25, where involving the processing, packing,
storage or distribution of primary produce undertaken in the Policy Area.
o

▪

▪

o

“Land division” to be considered as a merit form of development within the Value Adding
(Virginia) Policy Area 25.

o

“Office” to be considered as a merit land use within the Value Adding (Virginia) Policy Area
25 where in association with, ancillary and subordinate to industry in the Policy Area.

o

“Road transport terminal” to be considered as a merit land use within the Value Adding
(Virginia) Policy Area 25 where in association with and ancillary to industry in the Policy
Area (but not including the servicing or repairing of vehicles).

“Shop or group of shops” to be considered as a merit land use within the Value Adding
(Virginia) Policy Area 25, where in association with, ancillary and subordinate to industry in
the Policy Area (meaning the produce/product sold does not have had to be grown in the
policy area or produced on the same site as the shop).
Amendment to the Public Notification Category 1 list to include reference to “Industry (other
than special industry) that includes processing, packing, storage or distribution of primary
produce (including associated site works and activities in association with, ancillary and
subordinate to the industry) within Value Adding (Virginia) Policy Area 25, except where the
development involves a prescribed activity of environmental significance as defined by the
Environment Protection Act 1993.
Amendment to the Public Notification Category 2 list to include reference to “Industry (other
than special industry) that includes processing, packing, storage or distribution of primary

o

▪
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▪

▪
▪

produce (including associated site works and activities in association with, ancillary and
subordinate to the industry) within Value Adding (Virginia) Policy Area 25, where the
development involves a prescribed activity of environmental significance as defined by the
Environment Protection Act 1993.
Amendment to Table Play/3 – Off Street Vehicle Parking Requirements to incorporate rates of
parking that apply different rates where staff numbers are known and unknown for industry
development in the Value Adding (Virginia) Policy Area 25. “
Amendment to Map Reference Tables to reference “Value Adding (Virginia) Policy Area 25”
under the Policy Area Maps heading.
Amendment to Policy Area Maps Play/3 and Play/4 to show the extent of the new Value
Adding (Virginia) Policy Area 25.

Legal requirements
Prior to the preparation of this DPA, council received advice from a person or persons holding
prescribed qualifications pursuant to section 25(4) of the Development Act 1993.
The DPA has assessed the extent to which the proposed amendment:
▪
accords with the Planning Strategy
▪
accords with the Statement of Intent
▪
accords with other parts of Council’s Development Plan
▪
complements the policies in Development Plans for adjoining areas
▪
accords with relevant infrastructure planning
▪
satisfies the requirements prescribed by the Development Regulations 2008.

Interim operation
N/A.

Consultation
This DPA is now released for formal agency and public consultation with the following government
agencies and organisations to be consulted:


Department for Planning, Transport and Infrastructure



Department for Trade, Tourism and Investment



Department of Primary Industries and Regions



Department for Health and Wellbeing



Environment Protection Authority



SA Water



SA Power Networks



Country Fire Service



Adelaide Plains Council
7
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MP for Taylor

 Adjoining and nearby landowners - via direct notification.
All written and verbal, agency and public submissions made during the consultation phase will be
recorded, considered, summarised and responses provided. Subsequent changes to the DPA may
occur as a result of this consultation process.
When the council has considered the comments received and made any appropriate changes, a
report on this (the Summary of consultations and proposed amendments report) will be sent to the
Minister.
The Minister will then either approve (with or without changes) or refuse the DPA.

Transitioning to the Planning and Design Code
A new planning system is currently being introduced into South Australia. The new Planning,
Development and Infrastructure Act 2016 (PDI Act) is being introduced in stages. The Planning
and Design Code is the cornerstone of the new planning system, it consolidates the planning rules
contained in South Australia’s 72 Development Plans into one rulebook. In this regard the Playford
Council Development Plan will be superseded by the new Planning and Design Code in the middle
of 2020.
We are currently in the transition between the two pieces of legislation. This DPA, being
undertaken by Council, is being prepared and consulted on under the Development Act 1993 to
amend Council’s current Development Plan.
Existing zones in the current Development Plan will be transitioned to the equivalent zone in the
Planning and Design Code (note: the Zone in the Planning and Design Code may have a different
name to the equivalent zone in the Development Plan). In regard to the policy changes proposed
in this DPA, all changes utilise existing zones within the current Development Plan with some local
additions. If the DPA is approved by the Minister for Planning, the intent of the policy changes will
be transitioned, with the relevant zones in the current plan. Potentially local additions will be
transitioned into a subzone.
It should be noted that Phase 2 and 3 of the Planning and Design Code will commence
consultation shortly under the PDI Act. At this stage the changes proposed in this DPA are not
incorporated into the draft Code. As indicated above, if the DPA is approved, these will be
transitioned into the Code.
Refer to the SA Planning Portal at saplanningportal.sa.gov.au for more information.
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Analysis
1. Background
1.1 Background
The Mitolo Group currently operates processing, packing and distribution facilities for horticultural
products (potatoes and onions) on its site at Angle Vale Road/Johns Road at Virginia. Associated
administration facilities are also located on the site.
The Group is proposing a major expansion to its existing facilities. However, current Development
Plan policies applying to the land are considered to require amendment/updating to better reflect
proposed value adding opportunities.
While current Development Plan policies generally recognise the need to support primary
production activities with related primary production industrial and commercial activities, more
detailed examination suggests some policies, at both the General Section (Council wide) and Zone
level, do not reflect current economies of scale required for some agri-businesses, do not
recognise the industrial/commercial nature and appearance of agri-business buildings and, in
some instances, appear to impose impractical constraints on these activities.
In order to provide more certainty for this significant agri-business proposal, it is considered
necessary to amend policies in the Development Plan to provide greater recognition to larger-scale
facilities and that they have an industrial/commercial nature and appearance. This is proposed to
be achieved through the introduction of a specific Policy Area (with an agri-business focus) within
the Primary Production Zone which currently applies over the land.
Policies proposed in this DPA will support the expansion of current facilities within the proposed
Policy Area, with a likely doubling of floor space for processing, packing, storage and distribution of
product.
Benefits of the proposed new facility are considered to include:


Entrenching a facility with a national reach within the Virginia Region.



Upgrading production to improve operational efficiencies and remain competitive.



Incrementally increasing the value of existing production.



Introducing a range of sustainable water and energy efficient practices to the facility.



Improving the existing heavy vehicle access arrangements to and from the site.



A significant reorganisation and improvement of internal truck movements and parking
arrangements.



Contributing to the local economy (directly and indirectly) with the proposed $50M build.



Subject to favourable cost benefit analysis, increasing land under potato/onion production north
of the Gawler River in association with the Northern Adelaide Irrigation Scheme (NAIS).
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1.2 Affected Area and Locality
As indicated earlier under the Affected area section, the subject land is located on Angle Vale
Road, Virginia, approximately 3.5 kilometres east of Virginia and 3.8 kilometres west of Angle Vale.
The Affected Area:


Comprises 7 allotments with a combined area of approximately 10.8 hectares.



Has a frontage to:
- Angle Vale Road of approximately 304 metres
- Johns Road of approximately 341 metres
- Robinson Road of approximately 301 metres
- Its western boundary of approximately 381 metres.



Accommodates:



-

the current Mitolo facility (including administration buildings) adjacent to Angle Vale Road

-

3 dwellings, shedding and greenhouses associated with Pogas Produce (fruit and
vegetable wholesalers) adjacent to Johns Road

-

truck manoeuvring areas and container loading associated with the Mitolo facility adjacent
to the western boundary

-

currently unused land and wastewater lagoons associated with the Mitolo facility on
allotments fronting Robinson Road.

Is adjacent to land that comprises:
- cropping/horticulture land to the west
- vegetable growing to the south (across Angle Vale Road)
- cropping/horticulture land to the east (across Johns Road)
- greenhouses to the north (across Robinson Road)
- the Zerella Fresh facility (which also washes, grades, packs and distributes horticultural
produce) further to the north along Johns Road.
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2. The strategic context and policy directions
2.1 Consistency with the Planning Strategy
The Planning Strategy presents current State Government planning policy for development in
South Australia. In particular, it seeks to guide and coordinate State Government activity in the
construction and provision of services and infrastructure that influence the development of South
Australia. It also indicates directions for future development to the community, the private sector
and local government.
The DPA supports the directions of the The 30-Year Plan for Greater Adelaide – 2017 Update (the
relevant volume of the Planning Strategy) by:
▪
Introducing policy that facilitates agri-business investment that will support the economy and
jobs.
Facilitating activities in keeping with the land’s designation within the ‘Environment and Food
Production Area’ and also the ‘Virginia horticulture district’.
▪
Aligning with projects for industry growth and revitalisation anticipated by the Northern
Economic Plan.
A more detailed assessment of the DPA against the Planning Strategy is contained in
Appendices.

2.2 Consistency with other key strategic policy documents
This DPA accords with other key policy documents in the following manner:
2.2.1

Playford Community Vision 2043

The Playford Community Vision 2043, with its 30-year horizon, responds to the Plan for Greater
Adelaide released by the South Australian Government by identifying the community’s preferred
vision on the growth expected over the next 30 years. It also addresses its future land use and the
priorities it places on ensuring that Playford retains its strengths and character whilst recognising
the opportunities ahead.
The Vision document lists a number of factors which will contribute to Playford’s strong competitive
future, including the following which are relevant to this DPA:
▪
Major freight routes and distribution facilities.
▪
Jobs can cater for the needs of local residents and will be growing in proportion and diversity.
▪
Proximity to agricultural land for food security and clean, green food.
This DPA supports these factors by:
▪
Providing for expansion of a produce processing, packing and distribution facility within the
Virginia horticulture area, with convenient access to Angle Vale Road (a Secondary Arterial
Road) which provides easy access to the west to Port Wakefield Road (a Primary Arterial
Road and Strategic Transport Route) and to the east to the Northern Expressway (a Primary
Arterial Road and Strategic Transport Route).
▪

Supporting development that will result in an increase in jobs, locally and regionally. In
addition, more highly skilled workers will be required as a result of the expansion proposed.
11
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▪

Supporting development that will better service the horticulture industry, which in turn will
strengthen the continuance of food production in the locality and regionally. This not only
increases the food security for South Australia but also the ease of access to fresh food.
Under the commentary on Prosperity, the Vision document also comments that:
Playford will be recognised as the food bowl of South Australia, supplying clean, green food and
quality wines not only for the local community but also with a thriving export market. Good
planning, the protection of primary production land, and access to water, energy and transport links
will enable us to guarantee food security and create sustainable employment. Associated
industries such as vegetable packing and farm gate sales will add to the prosperity of the
horticultural areas.
Development supported by the DPA will assist in achieving this aim.
2.2.2

Council’s Strategic Directions Report

The Strategic Directions Report (SDR) was endorsed by Council in February 2013. It has not been
updated since, pending the introduction of the new planning system and in light of more recent
corporate strategic documents.
Discussion in the SDR on the Virginia Horticulture District included:


“Within South Australia it is a major focus for food processing and distribution, with several
major investments in state-of-the-art facilities during the past few years.”

“The emergence of a distinctive horticulture and food industry cluster at Virginia has made
individual horticultural business and the South Australian horticulture sector as a whole more
competitive. It is important that this clustering is supported into the future.”
The proposed DPA is considered to be in alignment with these directions.


2.2.3

Playford Strategic Plan 2016-2020

Council’s Strategic Plan, updated in 2016, contains 5 long term strategies, with Strategy 4 of
specific relevance to this DPA:
The City of Playford will capitalise on its strategic geographical position and demographics to work
with other local government bodies, the State and Commonwealth governments, applied research
bodies and other regions to establish a diverse industry base and expand its defence, advanced
manufacturing, horticulture, health and ageing industry sectors to provide local jobs for local
people, …
Further, as part of its Smart Programs to deliver progress against its strategies, Council proposes
to:
Support the up-skilling and sustainable growth of the food sector in the Adelaide Plains Food and
Wine Region.
This DPA, which will provide increased support to the horticulture industry through an expanded
produce processing, packing and distribution facility within the ‘Virginia triangle’ will assist in
meeting Strategy 4. As part of the proposed expansion of the facility it has also been identified
there will be a need to up-skill its current and future workforce, both in equipment operation and
also in associated farming efficiency.
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2.2.4

Infrastructure planning

While Council’s SDR discussed the need for infrastructure planning on a broad level, it did not
identify any specific requirements in the vicinity of the subject land.
However, it is recognised there is a need to further consider infrastructure requirements as part of
this DPA. Section 3.2 contains discussion on key infrastructure elements, including:
▪

Traffic and access management

▪

Wastewater management

▪

Stormwater management

▪

Floodwater management

▪

Services.

2.2.5

Current Ministerial and Council DPAs

As at August 2019 there were no Ministerial DPAs listed as being on consultation.
Council DPAs on public consultation or under consideration are:
 Playford Health Precinct DPA
2.2.6

Existing Ministerial Policy (Section 25(5), 26 and Section 29)

While it is not expected that any Ministerial policies introduced through section 25(5), 26 or 29 of
the Act will be amended by this DPA, if amendment is required it will be justified in the DPA and
Council confirms that the policies will only be changed in a way that ensures consistency with the
Planning Strategy.
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3. Investigations
3.1 Investigations undertaken prior to the SOI
No investigations were undertaken prior to the Statement of Intent.

3.2 Investigations undertaken to inform this DPA
In accordance with the Statement of Intent for this DPA, investigations have been undertaken to
inform this DPA and are summarised in this section. None of the findings of the investigations
identify constraints associated with the Area Affected that would preclude the expansion of an
operation related to the processing, packing and distribution facilities for horticultural products.
3.2.1

Traffic and Access Management

Traffic investigations were undertaken by Cirqa Pty Ltd (Traffic Investigations Report 18 June
2019) to assess the potential traffic generation associated with the potential rezoning and future
development of the Area Affected, and the associated impact on the adjacent existing road
network, and consideration of infrastructure requirements.
The investigations considered existing access and traffic volumes on the road network surrounding
the Area Affected, including:
 Angle Vale Road
- an arterial road under the care and control of the Department of Planning Transport
and Infrastructure (DPTI) with an Annual Average Daily Traffic (AADT) volume of
3,400 vehicles per day (VPD)
- the existing use is the only allotment in the Area Affected that has a frontage to this
road which serves as the principal access for the existing processing industry via 2
existing two-way crossovers
- the road is gazetted for operation of vehicles up to 26m in length (B-Doubles) and
Performance Based Standards (PBD) Level 1A vehicles west of Johns Road (fronting
the Area Affected) and PBS Level 2A east of Johns Road
- the Mitolo Group has a permit that allows access for B-triple road train combination up
to 35.0m (3-3-3-3) vehicles – the permit allows access to/from the Mitolo site via the
Angle Vale frontage, east along Angle Vale Road to the Northern Expressway
 Johns Road
- a local road under the care and control of council, with a 50km /h speed limit with an
estimate of less than 1,000 vpd
- it provides additional access points to the existing processing industry and three other
allotments fronting this road
- the road is gazetted for operation of vehicles up to 26m in length (B-Doubles)
 Robinson Road
- a local road under the care and control of council (all weather unsealed carriageway)
with a 50km speed limit and an estimate of less than 200 vpd
- there is one access point on this local road serving the Area Affected
B-triples are occasionally used to cart incoming produce from farms and it is envisaged this will
continue via Angle Vale Road. The Mitolo Group does not require nor envisage a requirement for
14
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B-triple use of Johns Road. It does propose that all future heavy vehicle parking and manoeuvring
will occur on-site.
The Cirqa report considered the potential future traffic volumes assuming all the land in the area
affected was used for expansion of the existing processing industry. SSIDRA intersection analysis
software was utilised to assess existing and future conditions during the am and pm peak hours at
the Johns Rd/Angle Vale Rd intersection and the primary Angle Vale Road access point.
Johns Rd/Angle Vale Rd intersection
Based on the analysis, Cirqa concluded that the existing arrangements will generally adequately
accommodate the additional traffic volumes, and noted:
(a) The SIDRA analysis indicates that the additional volumes will be more than adequately
accommodated at the Johns Rd/Angle Vale Rd intersection.
(b) The future traffic volumes (conservatively forecast) do indicate a potential warrant for short
channelised left and tight turn lands on the Angle Vale Road approaches, although if lower
volumes (compared to the higher conservatively forecast estimates) are considered likely
and may not warrant additional treatment.
(c) Further analysis undertaken as part of a future development application to identify any
requirements specific to the exact extent and nature of a proposed development and
address in the context of the application.
Access points
(a) The SIDRA assessment of the primary access on Angle Vale Road identifies the additional
movements will be readily accommodated at the primary access point.
(b) It was noted that the access on Angle Vale Road did not align well with the site’s internal
operations, and this could be improved by relocating the access further west to better
accommodate circulation within the site, and still achieve Safe Intersection Sight Distance
provisions.
Other considerations
(a) Additional access could be provided on Johns Road without significant impact, and the
design can be considered at an application stage subject to need and forecast number of
movements.
(b) The distribution of a significant number of additional movements (particularly commercial
vehicles) on Robinson Road would require the sealing of the carriageway, however a
proportion of staff (light) vehicles (eg to access new staff parking via Robinson Road) could
be accommodated without significant impact and without the need for a major upgrade.
The traffic engineering assessment indicates that the proposed rezoning and subsequent
development of the Area Affected will result in acceptable traffic conditions as the existing
arrangements will generally be adequate to accommodate the additional traffic volumes. There
may be a need for formal separated turn lanes on Angle Vale Road, and this can be confirmed at
the development application stage along with other potential improvements once the detailed
design and layout is determined.
3.2.2

Floodwater Management

The Affected Area is located approximately 700 metres south of the Gawler River. Development
Constraint Overlay Maps Play/3 and Play/4 in the Development Plan indicate that the Affected
15
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Area is within the Gawler River Flood Plain. In turn, this triggers the need to consider a number of
flood related policies within the Development Plan, primarily located in the following sections:
 Hazards policies in the General Section
In addition to the general requirement for development to be located and designed to minimise the
risks to safety and property from flooding, these policies also require development to be designed
and sited to minimize the varying potential flood impacts that occur within Flood Hazard Zones 1, 2
or 3 as shown on the Gawler River Flood Hazard Map - GRO Map No. 238/1993.
Review of this GRO Map indicates the Affected Area is within Hazard Zone 1, which has the lowest
risk categorisation within the flood plain (see extract Figure 2 from FMG report GRO Map next
page).
More recent flood mapping, prepared by AWE for the Gawler River Flood Management Authority in
September 2015, indicates that only the south-eastern corner of the Affected Area would be
affected by a 1-in-100 year average return interval flood event (see extract Figure 3 from FMG
report AWE mapping following page). This mapping shows an overland flow path travelling southwest from Carclew Road and generally along the northern side of Angle Vale Road to the southeast corner of the Affected Area, before continuing on the southern side of Angle Vale Road.
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Below: extract Figure 2 GRO Map from FMG Stormwater Management Plan report (12/7/2019).
Below: extract Figure 3 AWE Flood Map (2015) from FMG Stormwater Management Plan report
(12/7/2019)

Figure 3: Flood Inundation during the 100-Year ARI storm event.
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The flood modelling indicates flood depths in the Affected Area primarily of less than 250 mm, but
with some deeper ‘spots’. This part of the Affected Area, however, has already been developed by
Mitolo and is expected to be retained largely in its current built form.
As indicated on the AWE 2015 flood map, the remainder of the Affected Area is outside of the
projected flood area and therefore development on this portion of the land is not expected to be at
risk during a future 1-in-100 year average return interval flood event.
Stormwater generated by the current and proposed development within the Affected Area has also
been considered (see discussion in section 3.2.3) and measures proposed to reduce the potential
for downstream flooding from this source.
The council is currently preparing a draft Smith Creek Stormwater Management Plan (SMP). The
2015 regional AWE flood mapping does not account for water falling within the Smith Creek
catchment. Further analysis can be considered at a subsequent development application stage
when further information is available through the City of Playford.
 Natural Resources policies in the General Section
These policies are primarily aimed at ensuring that a development has a stormwater management
system that protects it from damage during a minimum of a 1-in-100 year average return interval
flood and does not increase the risk of downstream flooding. As indicated above, further
discussion on this matter is contained in section 3.2.3.
 Primary Production Zone policies
Policies for the Primary Production Zone indicate that “buildings” located within Flood Hazard Zone
3 of the Gawler River Flood Plain, as shown on Gawler River Flood Hazard Map – GRO Map No.
238/1993, are non-complying. However, as indicated above, review of this GRO Map indicates the
Affected Area is within Hazard Zone 1, which has the lowest risk categorisation within the flood
plain. In this circumstance, building development within the Affected Area is able to be considered
on its merits.
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SUMMARY AND RECOMMENDATIONS
Review of the Development Plan indicates the affected area is within the lowest risk categorisation (Hazard
Zone 1) as shown on Gawler River Flood Hazard Map - GRO Map No. 238/1993.
More recent flood mapping, prepared by AWE for the Gawler River Flood Management Authority in
September 2015, indicates that only the south-eastern corner of the Affected Area would be affected by a
1-in-100 year average return interval flood event. This modelling indicates flood depths of primarily less
than 250 mm, but with some deeper ‘spots’. This part of the Affected Area, however, has already been
developed by Mitolo and is expected to be retained largely in its current built form.
As indicated on the AWE flood map, the remainder of the Affected Area is outside of the projected flood
area and therefore development on this portion of the land is not expected to be at risk during a future 1-in100 year average return interval flood event.
The Development Plan already contains a number of General Section polices designed to minimize the risk
of potential flood impacts, and it is not proposed to provide an additional PDC, specific to the Policy Area,
on this matter.
Stormwater generated by the current and proposed development within the Affected Area has also been
considered (see discussion in section 3.2.3) and measures proposed to reduce the potential for
downstream flooding from this source.
3.2.3

Stormwater Management

FMG Engineering’s Stormwater Management Plan (SMP) (July 2019) includes a preliminary
investigation and assessment to provide sufficient information on the potential for stormwater to be
managed in the Area Affected as a consequence of future development arising from the proposed
rezoning. It is prepared prior to detailed design and is for the purpose of outlining the general intent
of the concept. Further detailed civil design and survey data, and review against Council’s draft
Smith Creek SMP, will be required prior to finalising the SMP which will form part of a future
development application.
DRAINS hydrological and hydraulic modelling was undertaken which includes a pre-development
and post-development analysis of the Area Affected. The assumptions used in that analysis are
identified in the FMG report.
The SMP for rezoning purposes has demonstrated that:
(a) there is no significant stormwater infrastructure adjacent the site
(b) the majority of the northern portion of the Area Affected is not within the Gawler River Flood
Plain area of inundation, although further work in relation to the Council’s draft Smith Creek
SMP, and review of overland flow paths impacted (if any) will need to be considered at the
detailed design stage
(c) detention (tank storage, above ground surface storage on hard stand areas and/or a
detention pond) will be required on-site
(d) the area (sqm) required for the estimated volume of on-site detention can be
accommodated within the northern part of the Area Affected
(e) opportunities for reuse will be subject to treatment options and achieving water quality
targets and will be further considered as part of a future development application
(f) discharging stormwater to a legal point of discharge will need to be determined and agreed
with council as part of a subsequent development application
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(g) due to the flat topography and the likely use of a detention basin, it is anticipated that any
discharge from the site will need to be pumped rather than gravity fed.
It is envisaged that re-use of harvested stormwater for non-potable uses will be investigated and to
the extent practical incorporated in to the expansion project. Where any discharge off-site is
proposed, there are existing Environment Protection Authority water quality targets for any
discharge affecting the Gawler River, and associated monitoring and treatment requirements.
There are relevant objectives and principles in the General Section of the Development Plan under
the Hazards (Flooding), Natural Resources (Water Sensitive Design, Water Catchment Areas) and
Waste (Wastewater and Waste Treatment Systems) that will apply to the assessment of any
subsequent development application, including any buildings and filling of land in the Gawler River
Flood Plain.
No additional objectives and principles are warranted at a policy area level. A reference in the
Desired Character to the preparation of a stormwater and wastewater strategy for the policy area
with regard to the most up to date flood mapping is proposed, along with a statement encouraging
water sensitive design.
3.2.4

Infrastructure / Services

FMG Engineering’s Infrastructure Assessment (July 2019) includes a preliminary investigation of
the existing and likely future infrastructure required to service an expansion of the Mitolo Group
operations within the Area Affected. This infrastructure report defers to the separate FMG
Stormwater Management Plan prepared for the site by FMG Engineering (refer above section
3.2.4).
Electrical
Some alteration of existing electrical infrastructure that feeds a transformer within the Area
Affected will be required in consultation with SA Power Networks. This work does not affect the
suitability of the land for rezoning.
A solar panel farm may be considered for the roof of new buildings. If additional supply is required
by new development, the existing electrical supply can be readily supplemented.
Wastewater
There is no mains sewer adjacent the site. Sewerage is currently managed on the site.
The administration and office building are connected to an aerobic wastewater treatment system,
discharging treated effluent that is suitable for surface irrigation. It is envisaged there will be no
change to nor a requirement to upgrade that system.
The processing and packing sheds currently have two ablution blocks with septic tanks and
effluent is pumped from these to the existing effluent ponds in the Area Affected. It is envisaged
future development will increase generation and the new buildings will result in removing the
existing effluent ponds.
The FMG report investigated the availability of land within the Area Affected to accommodate a
new on-site surface irrigation area for land based disposal of treated wastewater from a new
treatment plant catering for an estimated future processing and packing staff of 250 persons. The
assessment considered the location and depth of bores on the land, and the soil conditions and
surface area required for disposal of the estimated future volume of wastewater. The engineer’s
investigations concluded that:
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That the required treated effluent irrigation area will not have a significant impact on the
site layout and can be readily accommodated within a landscape strip adjacent the
western and/or northern boundary of the Area Affected

Groundwater levels within the Area Affected are not expected to be a constraint on the
options or location options for treated wastewater disposal.
A future waste control application will be assessed under other legislation, and generally are
considered concurrently with a development application. No further amendment to the
Development Plan is required for this aspect of future development in the Area Affected.


Production related wastewater
Wastewater generated during the production process (classified as trade waste) is currently
partially recycled through a series of settling tanks and a settling pond. The water is only suitable
for non-potable uses, and the volumes of water reused is less than the total generated. Surplus
wastewater is currently pumped out to the effluent ponds for infiltration and evaporation.
It is envisaged the future expansion within the Area Affected will incorporate development that
adopts a state-of-the-art water processing facility which will generate significantly less surplus
wastewater than currently produced. Depending on the detail at the application stage, it can be
determined if the water will be discharged to a basin or if not suitable for on-site disposal, the
volume required for temporary storage in tanks prior to disposal off-site by a licensed trade waste
contractor.
As the volumes will be significantly less than currently produced, the engineer’s assessment is that
future wastewater management requirements are not a constraint on the proposed development.
The Council’s Development Plan contains a number of policies in the General Section under the
heading Waste relating to assessing wastes associated with development. These are sufficient for
the purpose of assessing a future application and no additional Development Plan is considered
warranted.
Potable Water
The existing primary water source is the 3 bores on the land providing approximately 27ML per
year. The bore water is filtered before use in production and water used for potable purposes
undergoes UV disinfection.
It is intended that the proposed development will incorporate a very high level of production water
recycling, with closed loop operation followed by periodic flushing and backwash. The forecast
water demand is expected to be approximately half the current usage.
Although not essential for future development operations, discussions with SA Water have
commenced about the potential to extend an existing main in Robert Road to the site (approx.
1km). This could be a source for back up supply and potentially for filling of fire water tanks.
The mains source is considered available but is not necessary for the proposed rezoning nor is it a
constraint to the future expansion.
Other infrastructure
There is no mains gas to the site, and no forecast requirement for gas. The closest EPIC gas
distribution pipeline towards Old Port Wakefield Road is sufficiently distant that it has no impact on
site development.
There are existing communications to the site and no significant upgrades are envisaged to be
required.
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Infrastructure Assessment Conclusions
Based on the known and envisaged infrastructure requirements of an expanded operation at this
site, there are no infrastructure impediments that represent a significant constraint to the rezoning
of the Area Affected.
3.2.5

Acoustic Management

An Environmental Noise Assessment report (June 2019) undertaken by acoustic consultants
Sonus considers the environmental noise impacts associated with the future industrial use of all
the Area Affected. It took into account the potential for 24hour operation. For assessment
purposes, the consultant determined the most relevant noise criterion is the night time level at the
residences in the Primary Production Zone (including those in the dwellings in the Area Affected)
which are the most relevant receivers for the assessment of effects.
The maximum allowable noise criterion at the residences will increase by 3 dB(A) as a
consequence of the rezoning. A 3 dB(A) difference in noise is described in the assessment report
as an “only just discernible” change in noise if a facility was operating at its full noise “capacity”.
The assessment of the rezoning was based on observations and measurements made that the
existing Mitolo site and assumed expansion will be of a nature similar to the existing operation.
Although the assessment identified the proposed expansion of the existing processing activities
will likely incorporate advanced technologies that will potentially result in lower noise emissions
than existing operations, this could appropriately be the subject of further modelling at the
application stage.
The model of a potential future expansion into the northern part of the Area Affected included
consideration of:
 On-site truck movements
 Forklift movements and loading activity
 Additional warehouses with processing activity occurring
 Associated plant and equipment such as water treatment and waste processing.
The acoustic engineer’s conclusion of the modelling of the future development anticipated by the
rezoning, is that noise criterion (compliance under the Environment Protection (Noise) Policy 2007)
can be satisfied with the inclusion of design features.
The predictions are based on the SoundPLAN noise modelling software which takes into account
topography, ground absorption, air absorption and meteorological conditions. The assessment
adopted the “worst case” (highest noise level) meteorological conditions for sound propagation and
the model predicts the noise levels at all residences in the vicinity of the Area Affected.
There is existing Development Plan policy that requires compliance with the Environment
Protection (Noise) Policy 2007. There are also relevant provisions under the General section
Interface between Land Uses module to guide the assessment of noise impacts. No additional
objectives and principles are required in the General Section or the policy area proposed for the
Area Affected.
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3.2.6

Review of Development Plan Policy

A review was undertaken to determine the most appropriate planning policy base for the Affected
Area. This review considered not only current policy within the Development Plan, but also took
into account likely policy under the State Government’s planning reform process which involves the
replacement of the numerous current Development Plans across the State with the new Planning
and Design Code. This is to be introduced for the Greater Adelaide area by June 2020.
In this context, three main policy options were considered:
 Introduction of a specific new zone
This option was not pursued as it was not considered necessary in the circumstances and was
unlikely to fit within the intent of the Planning and Design Code, which is to have a reduction in the
number of Zones currently evident in Development Plans.
 Creating a specific Policy Area under the current Urban Employment Zone (or similar)
While development proposed within the Affected Area is projected to provide increased
employment opportunities, the Area Affected is limited in size and designed to accommodate
expansion of an existing produce processing facility. It is not intended or designed to
accommodate a range of industrial land uses and associated uses, such as activity centres, as is
sought in the Objectives and policies for the Urban Employment Zone.
 Creating a specific Policy Area under the current Primary Production Zone
Current policies for the Primary Production Zone support primary production related industrial and
commercial activities, such as packing sheds, cold storage facilities and small-scale processing
facilities. Other policies support industry and warehousing where it supports processing, storage
and distribution of local primary produce or products produced on the same site.
While the proposed development of the Affected Area is therefore supported, to some extent, by
current policy within the Primary Production Zone, the current facility in the Affected Area already
processes, packs and distributes produce from beyond the local area and its proposed expansion
means that it is unlikely to be able to be considered as small-scale.
In this circumstance, it was determined that creating a specific Policy Area under the current
Primary Production Zone was the most appropriate method of creating an appropriate policy base
to guide future development in the Affected Area.
This approach is in accord with the current format of the Primary Production Zone in the Playford
Council Development Plan which already contains four other Policy Areas and two Precincts.
Minor amendments to current policies within the Primary Production Zone will be required to reflect
the larger-scale of activities now proposed within the Policy Area (i.e. new Objective 4, PDC 1,
PDC 4, PDC 7, PDC 12 PDC 14 and PDC 20).
The intent of some of these exceptions to land use and other principles in the Primary Production
Zone and non-complying forms of development proposed are described below:
 Exception to 6m building height principle 14: as envisaged buildings in the policy area may
require additional clearance to accommodate access for larger commercial vehicles and
state-of-the-art plant, new development will generally be higher than 6m.


Exception to 15m setback from a public road principle 14: in the context of expansion of
development in an area intended for industry and recognition of some existing buildings
and structures setback less than 15m from a public road, 10 metres is proposed for the
23
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policy area (additional principle added)


Activities in association with, ancillary and subordinate to industry in the policy area in the
form of office and shop will be an exception to non-complying in the proposed policy area,
consistent with the range of separately defined land use terms that are or will be expanded
concurrently with the expansion of the existing processing industry in the policy area. The
terms “in association with, ancillary and subordinate to the industry” in the policy area will
be used in relation to exceptions to non-complying



Land division:
o zone objective 5 envisages allotments of a size and configuration that promotes the
efficient use of land for primary production, and principle 20 does not support land
division creating additional allotments (with some exceptions). Boundary
realignments and or community title division (involving additional allotments and or
common property) relating to arrangements for asset management and or financing
may be contemplated in the policy area. The proposed policy area will be added as
an exception to the intent of principle 20.



o

The Area Affected is in the Environment and Food Protection Area which restricts
the division of land for residential purposes. A caretaker’s or manager’s residence
and workers accommodation is envisaged in the proposed policy area, but not land
division for this purpose. An additional principle is proposed to discourage the
division of land that would excise existing dwellings (ie retain dwellings, but on
smaller than existing allotments) and or create allotments that result in the primary
land use being for residential or rural living.

o

Land division is non-complying in the zone, with some exceptions (a), (b) and (c)
applying to specific locations. The proposed policy area can be added as an
exception to non-complying land division. The above amendments to principle 20,
inserts in the Desired character Statement for the policy area and an additional land
division principle will guide the assessment of land division in the policy area.

Road transport terminal:
o This term means: land used primarily for the bulk handling of goods for transport by
road, whether or not the land is also used for(a) the loading and unloading of vehicles used to transport such goods;
or
(b) the parking, servicing or repairing of vehicles used to transport such
goods
o

This defined land use term is listed as a non-complying form of development in the
zone, with the exception of one precinct provided it is greater than 300 metres from
a residential zone.

o

The bulk handling of goods for transport by road is an intrinsic element of the
existing and proposed processing facility. It is in association with and ancillary to the
industry, but the number of movements and type of vehicles generated by the
processing industry could be interpreted as not being subordinate to the processing
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industry.
o

In the event the bulk handling part of the processing industry forms the primary use
of one of the allotments in the policy area, and the use falls within the definition of a
road transport terminal (notwithstanding the ‘land’ or a ‘site’ could be more than one
allotment) an exception to non-complying for a road transport terminal in the
proposed policy area should be incorporated, but specifically refer to “servicing and
repairing of vehicles” as not included in the exception. An exception to noncomplying forms of road transport terminal for the proposed policy area is proposed
as follows:
“in Value Adding (Virginia) Policy Area 25 in the form of the bulk handling of
goods for transport by road where in association with and ancillary to industry in the
policy area, and may include parking, loading and unloading of vehicles (but not
including the servicing or repairing of vehicles)”

o

The Desired Character statement and proposed principle 1 listing envisaged uses
will be relevant to the assessment of an application that might be determined to be
road transport terminal by virtue of “bulk handling of goods” being the primary use of
an allotment. The amendments will include policy that refers to the requirement to
be “in association with and ancillary to the industry in the policy area”. All the policy
area provisions and Desired Character statement will be relevant to an assessment
of an application, whether its non-complying or satisfying the exceptions to noncomplying forms of road transport terminal for the policy area.

SUMMARY AND RECOMMENDATIONS
Review of the options for creating an appropriate policy base, for guiding future development of
the major expansion of an existing produce processing, packing and distribution facility, indicated
the creation of a specific Policy Area under the current Primary Production Zone was an
appropriate method.
Policies for the proposed Value Adding (Virginia) Policy Area 25 are contained in Attachment A in
the following Amendment Section of this DPA.

3.2.7

Bushfire Risk

While not identified as a specific issue in the Statement of Intent, consideration has been given to
the potential bushfire risk for the Affected Area. In this regard, it is noted the Affected Area is
located within a General Bushfire Risk area as shown on Bushfire Protection Area BPA Map Play/1
Bushfire Risk.
As the Development Plan already contains a number of policies in relation to bushfire protection
(see Hazards policies in the General Section of the Plan, including Objective 6 and PDCs 12-14),
no additional policies on this matter are considered necessary in this DPA.
SUMMARY AND RECOMMENDATIONS
Review of bushfire risk applying to the Affected Area and current planning policy suggests no
additional policies are required on this matter.
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3.2.8

Impacts beyond the Site

The potential for impacts beyond the site are addressed under the previous headings, in particular
the consideration of traffic, acoustic impacts and management of stormwater in the context of the
catchment which is affected by the Gawler River Flood Plain.

4. Recommended Policy Changes
Following is a list of the recommended policy changes based on the investigations of this DPA:
▪

▪

Introduction of a specific Policy Area (Value Adding (Virginia) Policy Area 25) for the Affected
Area, providing guidance for future development within the Area for processing, packing,
storage or distribution of primary produce and associated activities.
The following forms of development are envisaged in the Policy Area:
o Industry, in the form of processing, packing, storage or distribution of primary produce.
and the following where in association with, ancillary and subordinate to an industry in the
policy area
o

Office

o

On-site energy generation facilities

o

Shop

o

Store/warehouse

Handling (including the parking, loading and unloading of vehicles used to transport
received and processed goods) and distribution of product.
Minor amendments to current policies within the Primary Production Zone to reflect the largerscale of activities and also the land uses proposed within the Policy Area (i.e. new Objective 4
and amendments to PDCs 1, 4, 6, 7, 12, 14 and 20).
Amendment to the Non-complying Development list for the Primary Production Zone to
enable:
o

▪

▪

o

“Industry” to be considered as a merit land use within the Value Adding (Virginia) Policy
Area 25, where involving the processing, packing, storage or distribution of primary
produce undertaken in the Policy Area.

o

“Land division” to be considered as a merit form of development within the Value Adding
(Virginia) Policy Area 25.

o

“Office” to be considered as a merit land use within the Value Adding (Virginia) Policy Area
25, where in association with, ancillary and subordinate to industry in the Policy Area in the
Policy Area.
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o

“Road transport terminal” to be considered as a merit land use within the Value Adding
(Virginia) Policy Area 25, where in association with and ancillary to industry in the Policy
Area (but not including the servicing or repairing of vehicles).

“Shop or group of shops” to be considered as a merit land use within the Value Adding
(Virginia) Policy Area 25, where in association with, ancillary and subordinate to industry in
the Policy Area (meaning the produce/product sold does not have had to be grown in the
policy area or produced on the same site as the shop).
Amendment to the Public Notification Category 1 list to include reference to “Industry (other
than special industry) that includes processing, packing, storage or distribution of primary
produce (including associated site works and activities in association with, ancillary and
subordinate to the industry) within Value Adding (Virginia) Policy Area 25, except where the
development involves an activity specified in Schedule 22 of the Development Regulations
2008.”
Amendment to the Public Notification Category 2 list to include reference to “Industry (other
than special industry) that includes processing, packing, storage or distribution of primary
produce (including associated site works and activities in association with, ancillary and
subordinate to the industry) within Value Adding (Virginia) Policy Area 25, where the
development involves an activity specified in Schedule 22 of the Development Regulations
2008.”
Amendment to Table Play/3 – Off Street Vehicle Parking Requirements to incorporate rates of
parking that apply different rates where staff numbers are known and unknown for industry
development in the Value Adding (Virginia) Policy Area 25.
Amendment to Map Reference Tables to reference “Value Adding (Virginia) Policy Area 25”
under the Policy Area Maps heading.
Amendment to Policy Area Maps Play/3 and Play/4 to show the extent of the new Value
Adding (Virginia) Policy Area 25.

o

▪

▪

▪
▪

5. Consistency with the Residential Code
N/A.

6. Statement of statutory compliance
Section 25 of the Development Act 1993 prescribes that the DPA must assess the extent to which
the proposed amendment:
▪
▪
▪
▪
▪
▪

accords with the Planning Strategy
accords with the Statement of Intent
accords with other parts of council’s Development Plan
complements the policies in Development Plans for adjoining areas
accords with relevant infrastructure planning
satisfies the requirements prescribed by the Development Regulations 2008.
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6.1 Accords with the Planning Strategy
Relevant strategies from the Planning Strategy are summarised in the Appendices of this
document. This DPA is consistent with the direction of the Planning Strategy.

6.2 Accords with the Statement of Intent
The DPA has been prepared in accordance with the Statement of Intent agreed to on 30 June
2019.
In particular, the proposed investigations outlined in the Statement of Intent have been addressed
in section 3.2 of this document.

6.3 Accords with other parts of the Development Plan
The policies proposed in this DPA are consistent with the format, content and structure of the
Playford Council Development Plan.

6.4 Complements the policies in the Development Plans for adjoining
areas
The Area Affected is a discrete area located some 700 metres from the closest adjoining Council
area (Adelaide Plains Council). Although close to the Adelaide Plains Council boundary to the
north, there are no road connections in close proximity to the Area Affected providing a direct
connection between the land and the adjoining council area.
The Area Affected is a minimum 4 km from any other Council area.
Accordingly, the policies proposed in this DPA will not affect the policies of Development Plans for
adjoining areas.

6.5 Accords with relevant infrastructure planning
This DPA complements current infrastructure planning for the Council area, as discussed in
section 2.3.2 and 3.2 of this document.

6.6 Satisfies the requirements prescribed by the Regulations
The requirements for public consultation (Regulation 11) and the public meeting (Regulation 12)
associated with this DPA will be met.
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Schedule 4a Certificate
CERTIFICATION BY COUNCIL’S CHIEF EXECUTIVE OFFICER
DEVELOPMENT REGULATIONS 2008
SCHEDULE 4A
Development Act 1993 – Section 25 (10) – Certificate - Public Consultation
CERTIFICATE OF CHIEF EXECUTIVE OFFICER THAT A
DEVELOPMENT PLAN AMENDMENT (DPA) IS SUITABLE FOR THE PURPOSES OF
PUBLIC CONSULTATION
I Sam Green, as Chief Executive Officer of the City of Playford, certify that the Statement of
Investigations, accompanying this DPA, sets out the extent to which the proposed
amendment or amendments(a) accord with the Statement of Intent (as agreed between the City of Playford and the
Minister under section 25(1) of the Act) and, in particular, all of the items set out in
Regulation 9 of the Development Regulations 2008; and
(b) accord with the Planning Strategy, on the basis that each relevant provision of the
Planning Strategy that related to the amendment or amendment has been
specifically identified and addressed, including by an assessment of the impacts of
each policy reflected in the amendment or amendments against the Planning
Strategy, and on the basis that any policy which does not fully or in part accord with
the Planning Strategy has been specifically identified and an explanation setting out
the reason or reasons for the departure from the Planning Strategy has been
included in the Statement of Investigation; and
(c) accord with the other parts of the Development Plan (being those parts not affected
by the amendment or amendments); and
(d) complement the policies in the Development Plans for adjoining areas; and
(e) satisfy the other matters (if any) prescribed under section 25(10)(e) of the
Development Act 1993.
The following person or persons have provided advice to the council for the purposes of
section 25(4) of the Act:
Paul Johnson RPIA – City of Playford
DATED this 20th day of September 2019.

Chief Executive Officer
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Appendix
Appendix A - Assessment of the Planning Strategy
The 30-Year Plan for Greater Adelaide – 2017 Update
Theme

Comment / Response

The economy and jobs
Greater Adelaide is South Australia’s engine room,
contributing more than 80% of Gross State Product.
Patterns of production and employment are however
changing, as the services, information and
communications technology, and retail and commercial
sectors replace manufacturing as key economic
drivers…
There is also enormous potential for our premium food
and wine production to grow. To enable this, we need to
create conditions that support primary production and
related agri-business investment and development.

The DPA introduces policies that recognise the
changing nature of agri-business investment and
development. Policies support larger-scale facilities with
the increased processing, packing and distribution
capabilities necessary to service increased production
and to remain competitive in a
state/national/international market. Environmental
benefits will also accrue from use of the latest
technology.

Policies

Comment / Response

Map 5 – Environment and Food Production Areas within
the Plan indicates the subject land is located within an
“Environment and Food Production Area” and also the
“Virginia horticulture district”.

Policies in the DPA support activities in keeping with the
land’s designation within the “Environment and Food
Production Area” and also the “Virginia horticulture
district”.

Policy 55: Promote certainty to undertake development
while at the same time providing scope for innovation.

The policy amendments will increase certainty in terms
of the scale of agribusiness developments now
considered necessary for increased production and
competitiveness and will support the provision of
functional developments of an industrial/commercial
nature.

Policy 57: Maintain and protect primary production and
tourism assets in the Environment and Food Production
Areas, while allowing for appropriate value-adding
activities to increase investment opportunities.

Policies in the DPA support appropriate value-adding
activities in an Environment and Food Production Area.
In addition to increased investment in the agri-business
facility itself, the facility will support increased
investment in horticulture production in the locality and
more widely.

Policy 58: Ensure that the Environment and Food
Production Areas, Character Preservation Districts and
planning policies work in an integrated way to:

The DPA policies have been drafted to facilitate
investment conditions that support agri-business
development, which in turn will lead to increased
confidence and investment in primary
production/horticulture in the locality and more widely
regionally.

>

protect key primary production assets and
opportunities

>

facilitate local operating and investment conditions
that support primary production and related agribusiness development.

Policy 59: Enable major new primary production and
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agri-business development across the Northern
business development in the Northern Adelaide region.
Adelaide and Barossa regions and in the Mount Barker- Current policies have been reviewed to ensure strong
Murray Bridge corridor and prevent ad hoc land use
planning protection is afforded to these investments.
changes that may compromise those investments.
Policy 60: Ensure land use planning in and around the
Virginia horticulture district aligns with projects for
industry growth and revitalisation anticipated by the
Northern Economic Plan.

The NEP supports growth in the agriculture, food and
beverage sectors, noting that the state’s horticulture
sector has increased every year for the past 17 years. It
identifies there are growing job opportunities in primary
production, food processing, transport and other
services.
The DPA, which supports increased investment in
horticulture product processing, packing and distribution
is in strong accord with the aims of the NEP.

The subject land has a frontage to Angle Vale Road.
Map 7 – Major transport and public transport
investments in Plan shows this portion of Angle Vale
Road as a “Major Traffic and/or Freight Route”.

Ready access to a designated freight route has been a
key factor in the decision to upgrade/expand the
existing agri-business facility at this location.

Policy 74: Ensure development does not adversely
impact the transport function of freight and/or major
traffic routes and maintains access to markets.

The subject land has frontage to three public roads,
including Angle Vale Road, a major traffic and/or freight
route. A traffic impact assessment has been undertaken
to ensure further development on this site can be
managed appropriately without adverse impact on the
adjacent road network, and particularly Angle Vale
Road.
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Amendment Instructions Table
Name of Local Government Area: City of Playford
Name of Development Plan: Playford Council
Name of DPA: Value Adding (Virginia)

The following amendment instructions (at the time of drafting) relate to the Council
Development Plan consolidated on 27 June 2017.

Method of
Change

Detail what in the Development Plan is to be amended,
replaced, deleted or inserted.

 Amend
 Replace
 Delete
 Insert

If applicable, detail what material is to be inserted and where.
Use attachments for large bodies of material.

Is Renumbering required (Y/N)

Amendment Instruction Number

Where amendments to this Development Plan have been authorised after the
aforementioned consolidation date, consequential changes to the following amendment
instructions will be made as necessary to give effect to this amendment.
Subsequent
Policy crossreferences
requiring
update
(Y/N) if yes
please
specify.

COUNCIL WIDE / GENERAL SECTION PROVISIONS (including figures and illustrations
contained in the text)
Amendments required (Yes/No): No
General Section

ZONE AND/OR POLICY AREA AND/OR PRECINCT PROVISIONS (including figures and
illustrations contained in the text)
Amendments required (Yes/No): Yes
Primary Production Zone
1.

Insert

2.

Insert

After Objective 3:
“4 Large-scale facilities for processing, packing and
storage facilities and value adding for primary
produce and associated and ancillary handling and
transport facilities in Value Adding (Virginia)
Policy Area 25.”
In PDC 1 after the words “The following forms of
development are envisaged in the zone:”
 Industry, in the form of processing, packing,

Y

N

N

N
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3.

Insert

4.

Insert

5.

Insert

6.

Insert

7.

Insert

8.

Insert

9.

Insert

10.

Insert

11.

Insert

12.

Replace

value adding and storage facilities for primary
produce and associated and ancillary handling
and transport facilities within Value Adding
(Virginia) Policy Area 25
In PDC 4 after the words “produced on the same site,”
the words “or in the Value Adding (Virginia) Policy
Area 25 where the produce may be sourced more
widely,”
In PDC 6(a) after the words “retailing operation”, the
words “, except in Value Adding (Virginia) Policy
Area 25 where it is envisaged the produce may be
sourced more widely”
In PDC 7 after the words “Policy Area 1”, the words
“and Value Adding (Virginia) Policy Area 25”
In PDC 12 after the words “Womma Road”, the words
“or in Value Adding (Virginia) Policy Area 25”
In PDC 14
Part (a) after the words “6 metres”, the words “, except
in Value Adding (Virginia) Policy Area 25 where in
accordance with the Desired Character”
Part (b) after the words “from a public road”, the words
“, unless a lesser setback is envisaged in the relevant
policy area”
In PDC 20 after the words “Policy Area 6”, the words
“or within Value Adding (Virginia) Policy Area 25”
Immediately after PDC 13 (precinct specific provisions)
in the Urban Buffer Policy Area 6, the contents of
Attachment A.
In the Exceptions to “Industry” in the Non-complying
Development list after sub-clause (b):
“(c) within Value Adding (Virginia) Policy Area 25
provided the industry is not a special industry.”
In the Exceptions to “Land division” in the Noncomplying Development list after sub-clause (c):
“(d) within Value Adding (Virginia) Policy Area 25.”
the Exceptions to “Office” in the Non-complying
Development list:
“Except in one of the following circumstances (a) or (b):
(a) it located within Horticulture West Policy Area
4 and achieves all of the following:
(i)
is ancillary to and in association with a
horticultural industry undertaken on the
site, and
(ii)
has a floor area of 50 square metres or
less

N

N

N

N

N

N

N

N

N

N

N

N

Y – Map
Reference
Table
N

N

N

N

N

(b) is located within Value Adding (Virginia)
Policy Area 25 and is in association with,
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ancillary and subordinate to the processing,
packing, storage, value adding, handling or
distribution of primary produce undertaken in
the Policy Area.
13.

Replace

the Exceptions to “Road transport terminal” in the Non- N
complying Development:
“Except where (a) or (b) applies, and in either case the
development is sited not closer than 300 metres from a
Residential Zone

N

(a) is located within Precinct 18 Rural Fringe
(b) in Value Adding (Virginia) Policy Area 25 in
the form of the bulk handling of goods for
transport by road where it is in association with
and ancillary to primary production industry in
the policy area, and may include parking,
loading and unloading of vehicles (but not
including the servicing or repairing of vehicles)”
14.

Replace

In the Exceptions to “Shop or group of shops” in the
N
Non-complying Development list the opening sentence
with:
“Except where it achieves either (a), (b), (c), (d) or (e):”

N

15.

Insert

In the Exceptions to “Shop or group of shops” in the
N
Non-complying Development list after sub-clause (d):
“(e) it is located within Value Adding (Virginia) Policy
Area 25 and involves the retail sale of primary produce
in association with, ancillary and subordinate to
industry in the policy area.”

N

16.

Insert

Alphabetically in the Category 1 list for Public
N
Notification:
“Industry (other than special industry) that includes
processing, packing, storage, value adding, handling
and transport of primary produce (including associated
site works, and activities in association with, ancillary
and subordinate to the industry) within Value Adding
(Virginia) Policy Area 25, except where the
development involves a prescribed activity of
environmental significance as defined by the
Environment Protection Act 1993.

N

17.

Insert

Alphabetically in the Category 2 list for Public
Notification:
“Industry (other than special industry) that includes

N

N
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processing, packing, storage, value adding, handling
and transport of primary produce of primary produce
(including associated site works, and activities in
association with, ancillary and subordinate to the
industry) within Value Adding (Virginia) Policy Area
25, where the development involves a prescribed
activity of environmental significance as defined by the
Environment Protection Act 1993.
18.

Amend

Category 2 list for Public Notification applying to Light N
Industry by inserting the following after the words “Light
industry”
“(other than light industry assigned Category 1 in Value
Adding (Virginia) Policy Area 25)”

N

TABLES
Amendments required (Yes/No): Yes
Table Play/3 – Off Street Vehicle Parking Requirements
19.

Insert

In the first column “Form Alongside the new row, in
of Development” in
the second column, insert
alphabetical order

No

No

“Industrial development in “If employee numbers are
Value Adding (Virginia) known:
Policy Area 25”
0.75 per employee
OR
If employee numbers are
unknown:
2 per 100sqm GFA, for
non-office component up to
200sqm
PLUS
1.33 per 100sqm GFA, for
non-office component
between 200sqm and
2,000sqm
PLUS
0.67 per 100sqm GFA, for
non-office component
greater than 2,000sqm.
MAPPING (Structure Plans, Overlays, Enlargements, Zone Maps, Policy Area & Precinct
Maps)
Amendments required (Yes/No): Yes
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Map Reference Table
20.

Insert

After the last entry in Policy Area maps the following:
‘Value Adding (Virginia)’ and ‘Play/3, Play/4’

N

N

Policy Area Map Play/3 with the map in Attachment B. N
Policy Area Map Play/4 with the map in Attachment C. N

N
N

Map(s)
21.
22.

Replace
Replace
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Value Adding (Virginia) Policy Area 25
Refer to the Map Reference Tables for a list of the maps that relate to this policy area.

OBJECTIVES
1

A policy area accommodating large-scale industry in the form of processing, value adding,
packing and storage facilities for primary produce, including horticultural produce, and
associated and ancillary handling and transport facilities.

2

Development that contributes to the desired character of the policy area.

DESIRED CHARACTER
The policy area is located within the Virginia horticulture district which provides significant
economic benefit to the region and the State. It is located to take advantage of its proximity to
horticultural lands, produce markets, major transport routes, labour supply and extended growing
periods which are unique within the South Australian context.
Development within the policy area will be of an industrial nature, primarily in the form of largescale processing, value adding, packing and storage of primary produce. Produce may be sourced
locally, regionally or interstate. Other uses in the policy area may include offices and shop where
associated with, ancillary and subordinate to the principal processing activities in the policy area.
Where directly associated with industry envisaged in the policy area, ancillary handling (including
the loading and unloading of vehicles used to transport received and processed goods) and
distribution activities are envisaged.
Industrial building(s) housing plant and or loading/unloading facilities, including structures that
require a specified clearance for larger commercial vehicles and processing and packaging
machinery used in the handling and transport of produce, will necessarily be of a substantially
larger scale and building height than typically envisaged in other parts of the zone. Screen planting
of trees and shrubs will be incorporated as an integral part of development to reduce the visibility
of buildings, particularly from approaches to the policy area from the east and west along Angle
Vale Road.
On-site energy generation is encouraged where associated with, ancillary and subordinate to the
development of envisaged industry, and may encompass a range of technologies.
Sensitive land uses will not be developed within the policy area. New dwellings are not
appropriate, except where required for a manager’s / caretaker’s residence or workers’
accommodation.
New or relocated noise generating activities will incorporate appropriate design features and have
regard to anticipated 24-hour operations.
The policy area will be accessible by all road frontages, while ensuring safe and convenient access
can be provided. Robinson Road is an unsealed road and its use will be limited to low volumes of
passenger vehicles.
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Water Sensitive Urban Design systems, including the harvesting, treatment, storage and reuse of
storm water, will be integrated at the site and building level, taking advantage of the run-off from
the large roofed areas and impervious areas. Harvested stormwater will be used to irrigate the
landscaped areas.
The development of stormwater and wastewater management outcomes for the policy area will
have regard to the current flood mapping of the Gawler River Flood Plain and other relevant flood
management strategies. The lack of stormwater infrastructure in the vicinity of the policy area will
require the minimisation of discharge of stormwater.
The detailed design of development may include local controls (such as perimeter diversion
swales, detention basin(s) storage, tank storage) and new buildings with any necessary freeboard
sited in locations that will not adversely affect localised flooding and overland flow paths.

PRINCIPLES OF DEVELOPMENT CONTROL
Land Use
1

The following forms of development are envisaged in the policy area:


industry (other than special industry) in the form of processing, packing or storage facilities
for primary produce, and associated and ancillary handling and distribution facilities



office in association with, ancillary and subordinate to an industry in the policy area



on-site energy generation facilities in association with, ancillary and subordinate to an
envisaged use



shop in association with, ancillary and subordinate to an industry in the policy area



site works and infrastructure associated with the management and treatment of stormwater,
wastewater treatment and irrigation disposal systems, and management of processing
wastewater (trade waste) required in association with an envisaged use



store/warehouse in association with, ancillary and subordinate to an industry in the policy
area



the on-site parking, loading and unloading of vehicles used in the transport and distribution
of primary produce or processed product, that is in association with and ancillary to an
industry in the policy area.

Form and Character
2

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

3

Development requiring the use of existing infrastructure should:
(a) ensure that the capacity of that infrastructure, including roads and in particular the Angle
Vale Road/Johns Road intersection, is capable of supporting the use without detriment to
existing users
(b) where necessary, upgrade the infrastructure to the required standard.
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4

5

Land division should generally not be undertaken if it results in allotments less than 0.5
hectares in area, unless:
(a) the proposed allotment or allotments are to accommodate an existing allied food industry
value adding activity associated with primary production; or
(b) the proposed division is a joint land use/land division Development Application for an
allied food industry (value adding) activity associated with primary production.
Land division should not result in an allotment or allotments being created where the primary
land use is residential or rural living.
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