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COTY QF

Salisbury

AGENDA
FOR COUNCIL ASSESSMENT PANEL MEETING TO BE HELD ON
29 JANUARY 2020 AT 6:30 PM

IN THE LITTLE PARA CONFERENCE ROOMS, 34 CHURCH STREET,

SALISBURY
MEMBERS
Mr T Mosel (Presiding Member)
Mr R Bateup
Ms C Gill
Mr M Canny
Mr B Brug

REQUIRED STAFF
General Manager City Development, Mr T Sutcliffe
Manager Development Services, Mr C Zafiropoulos (Assessment
Manager)
Team Leader — Planning, Mr A Curtis
Planning Consultant, Mr M Atkinson

APOLOGIES

LEAVE OF ABSENCE

ENDORSED MINUTES FROM PREVIOUS MEETING

Copy of the Endorsed Minutes of the Council Assessment Panel Meeting held on 17
December 2019.

DECLARATIONS OF CONFLICTS OF INTEREST

Agenda - Council Assessment Panel Meeting - 29 January 2020



REPORTS

Development Applications
5.1.1 361/1323/2019/3B .9

4-16 Penner Avenue, Burton

Road transport terminal comprising warehouse, office and fuel station,
weighbridge, fencing, hardstand, car parking, signage, lighting and landscaping
for Booth Transport Pty Ltd

OTHER BUSINESS

5.2.1 Status of Current Appeal Matters and Deferred Items

522 Policy Issues is Arising from Consideration of Development Applications
523 Future Meetings & Agenda Items

CLOSE

Please note:

Council is committed to openness and transparency in its decision making processes.
However, some documents contained within attachments to the Development Assessment
Panel agenda items are subject to copyright laws. Due to copyright restrictions the files are
only available for viewing. Printing is not possible. If these documents are reproduced in
any way, including saving and printing, it is an infringement of copyright.

By downloading this information, you acknowledge and agree that you will be bound by
provisions of the Copyright Act 1968 (Cth) and will not reproduce these documents without
the express written permission of the copyright owner.
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CITY QF

Salisbury

MINUTES OF COUNCIL ASSESSMENT PANEL MEETING HELD AT THE SALISBURY
COMMUNITY HUB, LITTLE PARA CONFERENCE ROOMS, 34 CHURCH STREET,

SALISBURY ON
17 DECEMBER 2019

MEMBERS PRESENT

Mr T Mosel (Presiding Member)

Mr R Bateup

Ms C Gill

Mr M Canny

Mr B Brug
STAFF

General Manager City Development, Mr T Sutcliffe

Manager Development Services, Mr C Zafiropoulos (Assessment Manager)
Planning Consultant, Mr M Atkinson

Team Leader, Business Services, Mrs H Crossley

The meeting commenced at 6.30pm.

The Presiding Member welcomed the members, staff and the gallery to the meeting.

APOLOGIES

Nil.

ENDORSED MINUTES FROM PREVIOUS MEETING

The Minutes of the Council Assessment Panel Meeting held on 26 November 2019, be
taken and read as confirmed.

DECLARATIONS OF CONFLICTS OF INTEREST

Nil

Minutes of the Council Assessment Panel Meeting 17/12/2019



REPORTS
Development Applications

5.1.1 361/1314/2019/2B
Telecommunications facility comprising 31.7 metre high monopole with cluster mount
headframe supporting six (6) antennas associated equipment cabinets and 2.2 metre
high slatted fence with access gates at 147-153 Whites Road, Salisbury North SA 5108
for Telstra Corporation Pty Ltd

REPRESENTORS
Mr B Napper spoke to his representation.

APPLICANT

Mr M Baade, Planning Consultant, spoke on behalf of the applicant.

Mr R Bateup moved, and the Council Assessment Panel resolved that:

A. The proposed development is not considered to be seriously at variance with the
Salisbury Development Plan — consolidated 4 April 2019.

B. Pursuant to Section 33 of the Development Act 1993, Development Plan
Consent is GRANTED to application number 361/1314/2019/2B for a
Telecommunication Facility comprising a 31.7-metre high monopole with a
cluster mount headframe supporting six (6) antennas, associated equipment
cabinets and the installation of a 2.2m-high slatted fence with access gates, in
accordance with the plans and details submitted with the application and subject
to the following conditions:

Development Plan Consent Conditions

1. The development shall be carried out in accordance with the details submitted
with the application and the following stamped approved plans and documents,
except where otherwise varied by the conditions herein:

Drawing No. | Plan Type Date Received By Prepared By
Council
S107388 Site Layout, Locality | 21 November 2019 | Ericsson
Issue 1 Plan and Site Access
S107388 Antenna Layout 21 November 2019 | Ericsson
Issue 1
S107388 North East Elevation | 21 November 2019 | Ericsson
Issue 1
S107388 Antenna 21 November 2019 | Ericsson
Issue 1 Configuration Table
- Environmental EME | 21 November 2019 | Telstra
Report
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- Planning Statement 11 September 2019 | S K Planning
Pty Ltd

- Response to 21 November 2019 | S K Planning
Representations Pty Ltd

*  The approved documents referred to above are subject to change permitted
by minor variations through the Building Rules Consent process as per
Regulation 47A of the Development Regulations 2008.

*  Except where otherwise stated, the development shall be completed prior to
occupation/commencement of use.

Reason: To ensure the proposal is established in accordance with the
submitted plans.

The buildings and structures approved herein shall be maintained in good repair
and kept tidy and free of graffiti at all times.

Reason: To maintain and enhance the visual amenity of the locality in
which the subject land is situated.

Except where otherwise approved, the external finishes of the facility shall:
(a) Be finished in new non-reflective materials; and
(b) Be finished in blue grey colour, in accordance with the approved plans; and

(c) Be maintained in good condition at all times.

Reason: To maintain the visual appearance of the facility.

4. The proposed slatted fence shall be painted in monument colour.

Reason:  To maintain the amenity of the locality.

The slatted fence shall be adjusted in location to provide for a minimum 1.4
metre landscaping strip along Whites Road to provide a vegetated screening to
the enclosure. The landscaping shall be maintained, including a replacement of
diseased or dying plants and the removal of weeds and pests to the reasonable
satisfaction of Council.

Reason: 7o maintain the amenity of the locality.

Except where otherwise approved, outside lighting shall be restricted to that
necessary for security purposes only and shall be directed and shaded to prevent
light overspill and/or nuisance to adjacent occupiers or distraction to drivers on
adjacent public roads.

Reason: To ensure that lighting does not cause nuisance or danger to
adjoining occupiers or road users thereby reducing the amenity
of the locality and/or making road use unsafe.
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Advice Notes

Defence (Aviation Area) approval is required from the Department of Defence.
Until such time as an approval is obtained, the proponent cannot construct any
structure on the site that exceeds 15 metres AGL. This is separate to this
approval.

The applicant is reminded of its general environmental duty, as required by
Section 25 of the Environment Protection Act 1993, to take all reasonable and
practicable measures to ensure that the activities on the whole site, including
during construction, do not pollute the environment in a way which causes or
may cause environmental harm.

EPA information sheets, guidelines documents, codes of practice, technical
bulletins etc. can be accessed on the following web site:
http://www.epa.sa.gov.au.

During construction of the facility measures should be taken by the applicant to
minimise disruption to the surrounding property owners and occupiers.

OTHER BUSINESS
5.2.1 Status of Current Appeal Matters and Deferred Items
Nil
5.2.2 Policy Issues is Arising from Consideration of Development Applications
Nil
5.2.3 Future Meetings & Agenda Items
Next meeting scheduled for Wednesday 29 January 2020.
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http://www.epa.sa.gov.au/

ADOPTION OF MINUTES

Mr B Brug moved , and the Council Assessment Panel resolved that the Minutes of the Council
Assessment Panel Meeting be taken and read as confirmed.

The meeting closed at 7.43 pm.

PRESIDING MEMBER: Mr T Mosel

DATE: 17 December 2019
(refer to email approving minutes registered in Dataworks
Document Number 5730838)
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ITEM 5.1.1

ITEM 5.1.1
COUNCIL ASSESSMENT PANEL
DATE 29 January 2020
APPLICATION NO.  361/1323/2019/3B
APPLICANT Booth Transport Pty Ltd
PROPOSAL Road transport terminal comprising warehouse, office and fuel

station, weighbridge, fencing, hardstand, car parking, signage,
lighting and landscaping

LOCATION 4-16 Penner Avenue, Burton
CERTIFICATE OF CT Volume 5422 Folio 43

TITLE

AUTHOR Matt Atkinson, Planning Consultant

1. DEVELOPMENT APPLICATION DETAILS

Zone/Policy Area Industry Zone

Application Type On-Merit

Public Notification Category | Category 3

Public Notification Representations received: 16
Representations to be heard: 8

Referrals - Statutory Nil

Referrals — Internal Development Engineering
Environmental Health
Landscape Design

Development Plan Version Salisbury Council Development Plan
Consolidated 4 April 2019

Assessing Officer Matt Atkinson — Planning Consultant

Recommendation Grant Development Plan Consent subject to Reserved
Matters and Conditions

Meeting Date 29 January 2020

2. REPORT CONTENTS

Attachment 1: Plans and Documentation

Attachment 2: Public Notification Notice and Copy of Valid Representations
Attachment 3: Invalid Representations

Attachment 4: Relevant Development Plan Provisions - Consolidated 4th April 2019

3. EXECUTIVE SUMMARY

The proposed development was assessed “on-merit” and as a Category 3 form of
development. Sixteen (16) valid representations were received, with four (4) in favour and
twelve (12) opposed to the development.

Item 5.1.1
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This report provides a detailed assessment of the application against the relevant provisions of
the Salisbury Development Plan. The assessment found that:

a) The road transport terminal is an anticipated and desired land use within the Industry
Zone;

b) The proposed built form is of a high quality, which will improve the visual character
and amenity of the locality;

¢) Existing acoustic barriers at the interface of the Industry Zone and the Open Space
Zone; and the proposed acoustic treatments will ensure that proposed noise levels will
be within EPA guidelines;

d) High quality landscaping is proposed to the Penner Avenue street frontage and around
the perimeter of the site, which will assist in providing a pleasant outlook when
viewed from adjacent and nearby land;

e) Adequate on-site parking is available for all expected users;

f) Vehicle manoeuvering is accommodated on-site, with all vehicles able to enter and
exit the site in a forward direction; and

g) Stormwater can be appropriately collected and treated on-site, before being drained
from the site in an environmentally sensitive manner at pre-development levels and
the site levels are adequate for flood mitigation.

Given the above, it is recommended that Development Plan Consent be granted, subject to
Reserved Matters and Conditions.

4. SUBJECT SITE

The subject site is located at 4-16 Penner Avenue, Burton, which is comprised of one (1)
allotment; Lot 33, Filed Plan 114394, Certificate of Title - Volume 5422; Folio 43. No
easements or encumbrances are registered on the Certificate of Title.

The site is a rectangular shaped allotment with a primary frontage to Penner Avenue of 163.9
metres and a depth of 322.0 metres, resulting in an overall site area of 52,687 square metres
(approximately 5.3 hectares). The site is relatively flat.

The subject site is vacant and is devoid of any buildings or vegetation.

Vehicular access to the site is available via a central driveway crossover from Penner Avenue.

Site photos are provided on the following pages.
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Photo 1.
Looking north
from Penner
Avenue toward
the subject site

Photo 2.
Looking north-
east from Penner
Avenue toward
the subject site
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Photo 3.

View of the
Burton Wetlands
and acoustic
mound/fence
adjacent to
Westbourne
Street

Photo 4.

Looking north-
east along
Westbourne
Street at the bend
adjacent 14
Westbourne
Street

5. LOCALITY

The subject site is located within the Industry Zone, as identified within the Council’s
Development Plan.

The locality is defined principally by visual reference, anticipated noise emissions from the
proposed use and the traffic movements to and from the site using the local industrial road
network comprising Angle Vale Crescent, Port Wakefield service road, Thompson Road and
Penner Avenue.
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The locality is characterised principally by industrial land uses but also includes the Burton
wetlands located within the adjacent Open Space Zone and the Residential Zone interface
bordering the wetlands. The locality is described in further detail below.

Road transport terminals described as Golding Transport and Tennant Creek Freight Lines are
located on the adjacent site at 15 Penner Avenue, immediately south-east of the subject site.
Golding Transport is located on the southern portion of this allotment while Tennant Creek
Freight Lines is located on the northern portion of this allotment. Golding Transport
specialise in pneumatic tanker transportation and, as such, a large number of tanker trailers
are parked on the site. The configuration of this allotment is considered to be of a similar
scale to the proposed development and separates the subject site from the nearby Open Space
Zone and Residential Zone to the east.

Another road transport terminal, MED Linehaul, is located at 2 Penner Avenue which is the
site abutting the western boundary of the subject site. A transportable building manufacturer
and several industrial workshops are located on the opposite (southern) side of Penner Avenue
to the south.

Industrial facilities are located immediately north of the subject site, including a waste
transfer facility at 5 Hatcher Court, a scrap metal facility at 554-562 Waterloo Corner Road
and a concrete batching plant at 544-552 Waterloo Corner Road. Land at the rear of the scrap
metal facility and concrete batching plant is used for earth and construction material
stockpiling.

An application is under assessment for a road transport terminal on the vacant land
comprising 14-16 Angle Vale Crescent, Burton (application 361/766/2019).

The nearest residential properties are located approximately 200 metres east of the subject
land, within the Residential Zone fronting Westbourne Street and Ashbrook Close. These
residential properties are separated from the subject land by the existing road transport
terminals at 15 Penner Avenue; an acoustic mound and fence (which follows approximately
the boundary between the Industry Zone and the Open Space Zone); and a landscaped
wetland area. Residential properties are located in the Residential Zone and front the wetland.
The applicant has provided a sight line diagram based on surveyed levels which shows the
development will not be visible from Westbourne Street. However, portion of the allotments
fronting Ashbrook Close and Amberwell Terrace may have a long range view of the north-
western rear corner of the site through the wetlands. The environmental noise assessment
concluded that noise would not exceed the Environment Protection (Noise) Policy, hence
properties not able to view the subject development were not included in the locality.

Diagonally opposite the Burton Wetlands to the north-west is an open paddock that is devoid
of any buildings or vegetation known as 506-524 Waterloo Corner Road, A portion of this site
nearest to Waterloo Corner Road is used for irrigated horticulture (vegetables).
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The subject site is conveniently located in terms of access to Port Wakefield Road, Waterloo
Corner Road and the under construction Northern Connector. Access to Port Wakefield Road
and Waterloo Corner Road is gained via the local industrial road network comprising Angle
Vale Crescent, Port Wakefield service road, Thompson Road and Penner Avenue. Properties
having a frontage to Penner Avenue, Thompson Road and the Port Wakefield Service road are
part of this locality which will support increased traffic movements to and from the site.

Locality plans and contextual plan are provided below.
Locality Plan - Aerial

Legend (Source: Dekho)

Subject site

— Site boundary

R Locality boundary
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Locality Plan — Cadastre

Legend (Source: Dekho)

Subject site

S Site boundary
R Locality boundary
® Representations received
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Contextual Plan:

Legend (Source: Nearmap)

Subject site

Zone boundary

6. DESCRIPTION OF THE PROPOSED DEVELOPMENT

The applicant seeks Development Plan Consent for the establishment of a road transport
terminal. The facility includes a large central building comprising a warehouse, loading
canopy, workshop, truck wash and offices; a freestanding fuel station; a weighbridge and
associated hard-stand areas, car parking, fencing, acoustic screens, lighting, signage and
landscaping.

The proposed main building has a floor area of approximately 14,337 square metres, which is
comprised of the following uses:

e Warehousing — 8,275m’;
e  Workshop — 1,983m?;
e Truck Wash-down — 2,434m?;
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e Loading Canopy — 487m?;
e Offices (2 levels) — 1,028m?; and
e Driver’s area (bathrooms, lounge and office) — 130m>.

The main building is the warehouse and workshop, which has a simple rectilinear form with a
low pitch gable roof form at 5 degrees, metal frame and lightweight cladding. The building
has an external wall height of 7.4 metres and an overall height of 10.6 metres.

The external walls are proposed to be finished with a combination of pre-cast concrete plinth
to a height of 2.7 metres with trim-deck cladding (“shale grey”’) above. Feature “Surfmist”
coloured “Exotec” cladding is proposed to break up the front facade of the building to Penner
Avenue. Trim-deck (“surfmist”) roofing is proposed.

The office component of the building is well articulated and includes a range of building
materials, colours, window treatments and verandahs. A feature ‘Poppy Red’ blade wall is
proposed to add articulation and interest. While this elevation faces to the side (perpendicular
to Penner Avenue), the orientation of the site is such that it will be prominent as one
approaches the site from Thompson Road.

Signage is proposed in the form of ‘Poppy Red’ lettering on the front elevation facing Penner
Avenue and attached to a pre-cast concrete wall in front of the offices facing north-west
toward the car park/main entrance.

A car parking area for 90 vehicles is located in the south-western corner of the site, with a
dedicated driveway crossover to Penner Avenue to separate most of the passenger vehicles
from the hardstand/commercial vehicle access. A further 12 ‘management’ car parks are
accessed via the hardstand area. The hardstand area encircles the main building on all sides
and includes a truck parking area for 20 trucks behind the passenger car parking area next to
the western boundary and a trailer parking area for 15 trailers at the rear of the building.

Truck access to the site is proposed via separate 12.0-metre wide entry and exit driveway
crossovers to Penner Avenue. The site is designed to enable heavy vehicles to enter via the
entry crossover, turn right through the building for loading/unloading then out turn to the right
to exit via the exit crossover to Penner Avenue. Vehicles that are parked at the rear of the site
can travel along the side of the building, park at the rear then exit in the same manner. The
Applicant has advised all loading and unloading of vehicles will occur within the main
building.

Landscaping is proposed to the Penner Avenue frontage and around the perimeter of the site,
which will include a range of trees, shrubs and groundcovers. A 2.0m-high open style vertical
galvanised fence is proposed to secure the site to Penner Avenue, with automatic sliding gates
for all driveway crossovers. The front fence is proposed to be recessed from the Penner
Avenue boundary 2.0 metres (between the heavy entry and exit crossovers) and 11.0 metres
(on the outsides of the heavy entry and exit crossovers) to enable landscaping to be visually
prominent to Penner Avenue.

Page 17 City of Salisbury
Council Assessment Panel Agenda - 29 January 2020

Item 5.1.1



ITEM 5.1.1

Cyclone chain wire mesh fencing at 2m high will be established along both side boundaries
and the rear boundary except where the acoustic fencing is necessary in the north-eastern
corner. A 3.5-metre high (top of the barrier is to be at 13m Australian Height Datum (AHD))
acoustic screen, comprising airtight “shale grey” Colorbond trim-deck, is proposed along
portion of the rear and eastern side boundary in accordance with the Sonus Environmental
Noise Assessment that has been submitted with the application.

The Applicant has advised that the proposed hours of operation will be generally between
6:00am and midnight, Monday to Saturday. The applicant has advised that a limited number
of movements will occur between 12:00am and 6:00am, subject to seasonal requirements.
The applicant has not quantified the number of movements in this time but suggests it will not
exceed 10% of total movements. No loading or unloading will take place between midnight
and 6:00am.

The business will employ up to seventy (70) staff.

A copy of the proposal plans and supporting documentation are contained in Attachment 1.

7.  CLASSIFICATION

The subject site is located within the Industry Zone, as identified within the Council’s
Development Plan (consolidated 4 April 2019). The proposed road transport terminal is a
defined use within Schedule 1 of the Development Regulations 2008, as set out below:

Road transport terminal 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,

The proposed warehouse, office and fuel station are considered to be ancillary elements to the
primary use of the land as a road transport terminal.

In the Industry Zone, a road transport terminal is neither listed as a complying or non-
complying form of development (other than if located within the Infrastructure Policy Area 9
at Walkley Heights). As such, the application is assessed as an on-merit form of
development.

8. PUBLIC NOTIFICATION

A road transport terminal is neither listed as a Category 1 or 2 form of development, for
public notification purposes, within the Development Plan or under Schedule 9 of the
Development Regulations 2008.

As such and given that the proposed development is not considered to be a minor form of
development, the Application was notified as a Category 3 development.
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Category 3 public notification took place between 7 November 2019 and 20 November 2019.
The Council received sixteen (16) representations during the notification period, with four (4)
representations in support of the proposal and twelve (12) representations in opposition. Two
(2) additional invalid representations (both in support of the proposal) were received out of

time and, as such, the detail contained within those representations has not been considered in

this report.

The valid representations are listed in the table below.

Valid Representations

Representations received

Wish to be Heard

1

C Prade
1170-1172 Port Wakefield Road
BURTON SA 5110

C M Schouten
2 Ashbrook Close
BURTON SA 5110

G Burke & S A Burke
16 Westbourne Street
BURTON SA 5110

D Bolderoff
10 Angle Vale Crescent
BURTON SA 5110

F Bolderoff
25a Oradala Court
GREENWITH SA 5125

Waterloo Corner Developments Pty Ltd
PO Box 182
STEPNEY SA 5069

S Ritchie & K F Ritchie
18 Westbourne Street
BURTON SA 5110

S L Doyle & R D Doyle
10 Westbourne Street
BURTON SA 5110

B A Zupancic
8 Westbourne Street
BURTON SA 5110

10

M S Gregorace & D Gregorace
4 Westbourne Street
BURTON SA 5110

11

J E Stuart & J S Stuart
14 Westbourne Street
BURTON SA 5110

12

R C Pursche
12 Westbourne Street
BURTON SA 5110
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13

C/- Minicozzi Lawyers
Suite 4 / 17 Hackney Road
HACKNEY SA 5069

Waterloo Corner Developments Pty Ltd

14

I Richardson
15 Penner Avenue
BURTON SA 5110

15

R C Cassar
1 Ashbrook Close
BURTON SA 5110

16

H L Moss & M C Moss
3 Ashbrook Close
BURTON SA 5110

A copy of the Category 3 public notice and the valid representations are contained in
Attachment 2. Copies of the invalid representations are contained in Attachment 3. The
content of the valid representations and the Applicant’s response are summarised in the table

below.

Issues raised

Applicant’s response

(prepared by Graham Burns, MasterPlan)

Diesel Fuel Storage and other unknown high-risk contaminants

The proposed development will breach
EPA Guidelines for separation
distances relating to air and water
polluting contaminants.

The diesel storage will have a
capacity of 67,000 litres and will be
positioned in a bunded area on the
north-western side of the site to
capture accidental spillages.

The diesel tank will have a storage
capacity of 67 cubic metres (67,000
litres), which is less than the
129,000 litres specified by one of the
representors.

The proposed fuel storage capacity
is also significantly less than the size
that would require a referral to the
EPA under Schedule 21 of the
Development Regulations 2008 (100
cubic metres).

Noise Pollution

The proposed development will include
a large number of truck movements,
loading and unloading activities, which
will result in significant noise impacts
to nearby residents.

Acoustic Engineering firm, Sonus
Pty Ltd, have reviewed the proposal
and concluded that the proposed
development achieves the noise
criteria of the Environment
Protection (Noise) Policy 2007 with
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- Adequate sound attenuation measures
such as acoustic fences should be
proposed.

the inclusion of specifically designed
barriers in the north eastern portion
of the site.

The site is located approximately
205 metres from the nearest
residents.

The proposed development will not
detrimentally affect the amenity of
the locality.

Wetland Environmental Protection

- Concerns with the potential impact of
the proposed development on the
wetland ecology and the risk to native
vegetation and wildlife, through
potential contamination of the water
table.

The diesel tank will be
accommodated in a bunded facility
to contain any accidental spillages.

Stormwater will be treated in
vegetated swales to treat runoff in
order to achieve Council’s
stormwater quality targets.

1t is incorrect to assert that
stormwater discharge from the site
will carry “chemicals or diesel that
will end up in the wetlands”. If
anything, the treated stormwater
from the site will deliver a valuable
and clean stormwater resource into
the wetland for the benefit of the

associated fauna and flora.

Air Pollution and Odours

- The development will generate the
emission of dust and fumes. What air
quality protection measures will be put
in place?

The proposed development is a
logistics depot which will include
bitumen paving to all external
surfaces not set aside for
landscaping or stormwater
management.

There is no basis to the assertion
made by some representors that the

proposal will “generate the emission
of dust and fumes”.

The operation of Ingham’s
Enterprises has been cited in
connection with this concern. No
comparisons can or should be drawn
between our client’s proposal, which
is benign in nature in relation to
odours.
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Property Valuations

The approval of this development will
undermine the value of the Springbank
Waters residential estate and may
potentially harm the reputation of
Salisbury from an ecological and
residential perspective.

- The residential estate of Springbank
Waters and the associated wetlands
were constructed in the early
2000’s. Prior to that, the entire
estate of Springbank Waters was
part of the Industry Zone.

- We are not qualified to comment in
relation to property values.

Increase in Insurance Premiums

The cost of residential property
insurance including flood and fire
coverage is expected to increase should
the proposed development proceed.

We are not insurance experts, but we
dispute there would be any such
increase as the proposal has been
designed and sited to mitigate any
risk.

Stormwater Management and Flood Impact

Local flooding is becoming more
prominent within the local area and if
the proposed development discharges
stormwater to the adjacent wetlands
then the potential for local flooding will
increase.

FMG’s Stormwater Management Plan
has been prepared in accordance
with Council’s requirements relating
to flood mitigation. Specifically,
Principles 4, 5 and 6 of the General
Section: Flooding.

Visual impact

The proposed development will be
unsightly and will be visible from
nearby residential properties.

- No part of the proposed building
will be visible from any residential
properties in Westbourne Street. A
cross-section has been provided that
illustrates sightlines between the
residential properties and the
subject site.

Other sites are more appropriate

The proposed development would be
better suited to vacant industrial
development in Edinburgh Parks,
where a greater separation from
residential development can be
established.

The Burton property has been identified
for the company’s needs, including
ease of access to Port Wakefield
Road and the soon to be completed
Northern Connector, which is due to
open in early 2020.

Hours of Operation

The proposed 24-hour operations will
have an unreasonable impact on
nearby residential development.

- The proposed development will
generally operate from 6.00am to
midnight, Monday to Saturday.

- Vehicles will occasionally arrive
and depart between midnight and
6.00am due to seasonal demands,
however the transport terminal
warehouse will not operate during
these times.
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- The facility will not operate on
Sundays or public holidays.

Representations in support

- The development will be an asset to the Support for the proposed development
community. has been noted.

- The development will bring more
employment to the area.

- The development will increase property
values.

- The development is appropriately
located within an industry / commercial
area.

9. REFERRALS - STATUTORY

The application was not subject to any referrals under Schedule 8 of the Development
Regulations 2008.

10. REFERRALS - INTERNAL

DIVISION SUMMARISED COMMENT

Health - The site is not connected to the SA Water sewerage
system and therefore any wastewater connections on
the proposed site will require an application to be
lodged for an on-site wastewater treatment system to
be installed in compliance with the Public Health
Waste Control Regulations.

Alternatively, the Applicant will need to obtain a
connection to the SA Water sewer network at their
Ccost.

Landscape Design - The Applicant has submitted an amended landscape
plan in response to advice about more appropriate
plants from Council’s landscape Design Team. The
species choices are now considered to be acceptable.

Development Engineering - The proposed building finished floor level of 9.50m
and pavement levels at 8.60m are considered to be
acceptable to achieve freeboard above the Q100
flood level.

- Preliminary support is given to a private stormwater
pipe to be laid within a new private easement along
the northern boundary of this site to enable
stormwater to be discharge to the Burton West drain
from the proposed BT Transport development at 14-
16 Angle Vale Crescent. The outflow design is
subject to further design detail. BT Transport have
provided copy of the easement plan deposited with

Page 23 City of Salisbury
Council Assessment Panel Agenda - 29 January 2020

Item 5.1.1




ITEM 5.1.1

the Lands Titles Office in support of a 3m wide
easement along the northern boundary of the site.

- The FMG Stormwater Management Plan provides
detention volumes required to detain runoff during
the 100 year ARI storm event. The final stormwater
volume able to be held on-site is not yet confirmed
and is subject to further design detail. Given that
this is not confirmed, stormwater should be detained
on-site to achieve the Development Plan standard of
pre-development. There are stormwater capacity
constraints in Penner Avenue and therefore outflows
from the site to Penner Avenue must not exceed pre-
development.

- Provision of final civil and stormwater management
plan and Civil and Siteworks Plan is subject to
Reserved Matters.

- MUSIC software modelling outputs within the FMG
Stormwater Management Report show that Council’s
stormwater quality targets should be achieved
through use of vegetated swales.

11. DEVELOPMENT DATA

Item 5.1.1

Site Characteristics Guideline Proposed
Site Area N/A 52,687m°  (approximately 5.3
hectares)
Site Dimensions N/A 163.9m x 322.0m
Site Gradient N/A Relatively flat
Easement N/A None
Design Characteristics Guideline Proposed
Site Coverage
Buildings only 50% (Zone PDC 5) | 26%
Building Height
Storeys N/A 7.4 metres (external wall height)
10.6 metres (maximum height)
Set-backs
Primary street 10 metres (Zone PDC | 25.0 metres
6)
Secondary street N/A N/A
Side(s) N/A 40.0m (eastern side) & 63.0m
(western side)
Rear N/A 80.7 metres
Car Parking & Access
Number of parks 138 required based 102 car parks proposed + 20 on-
on the car parking site truck parking spaces and 15
rates prescribed in trailer parks
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Table Sal/2.

Driveway width

N/A

8.0 metres (car crossover)
12.0 metres (truck access
Crossovers)

Access gradient

1 : 5 maximum

Essentially flat

Affected Trees

Significant

N/A

Nil

Regulated

N/A

Nil

Street Infrastructure

Crossover

N/A

Three new crossovers are
proposed and the existing
redundant crossovers shall be
reinstated to kerb and gutter.

SEP

N/A

None affected.

Light poles

N/A

The Applicant has advised that
“the property
developer/proprietor note their
responsibilities with regards to
Council infrastructure. Streetlight
poles have been added to the
plans. Refer amended plan
attached”.

There are three light columns in
the verge adjacent the site
frontage and a side entry pit near
the western end of the site
frontage. Any infrastructure
obstructed by the proposed access
points must be relocated at cost of
the developer. This matter is
addressed by way of condition.

Telecommunication pit

N/A

None affected.

Gas

N/A

None affected.

Water

N/A

The site is serviced by SA Water
mains.

Trees

N/A

Nil.

Sewer

Connection required

The Applicant has advised that
“wastewater is to be directed to
mains sewer through an easement
on the adjoining site to the east.
This is to be undertaken in a
separate application by others”.

A condition of consent will
require connection to the SA
Water sewerage system.
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12. ASSESSMENT

Pursuant to Section 35(2) of the Development Act 1993, it is recommended that the Panel
resolve that the proposed development is not seriously at variance with the Salisbury
Development Plan, Consolidated 4 April 2019. The following reasons are given in support of
this recommendation:

a) The proposed development is of a form and type that is envisaged within the Industry
Zone; and

b) The development, as proposed, will not have an unreasonable impact on the character
or amenity of the locality.

Assessment

A detailed assessment of the Application has taken place against the relevant provisions of the
Salisbury Development Plan, as described below under headings.

An extract of the relevant Development Plan, consolidated 4 April 2019, is contained in
Attachment 4. The relevant provisions are also highlighted in the Attachment.
Zoning and Land Use

The subject site is located within the Industry Zone. Industry Zone Objective 1 states:

1 A zone primarily accommodating a wide range of industrial, warehouse, storage and transport
land uses. (my underlining)

The proposed road transport terminal is a form of development that is specifically anticipated
by Objective 1 of the Industry Zone.

Land uses anticipated by Objective 1 of the Industry Zone are reiterated by Principle of
Development Control (PDC) 1 of the Zone, which also lists transport distribution,
warehousing and associated offices as specifically anticipated land uses.

It is noted that this locality contains several road transport terminals, including Golding
Transport and Tennant Creek Freight Lines which abut the eastern side of the subject site at
15 Penner Avenue; and MED Linehaul at 2 Penner Avenue which abuts the western side of
the subject site.

Within this context, the proposed land use is considered to be consistent with both the
relevant Development Plan provisions relating to the Industry Zone and with other existing

development in the locality.

Land Use Conflict

In relation to noise and other potential interface issues, the following provisions of the
Council’s Development Plan are considered to be most relevant.

Industry Zone Objective 3:

3 Provision of landscaped buffers adjacent to main roads and residential areas.
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A landscape buffer was established between the Industry Zone and the nearby Residential
Zone, when the nearby Springbank Waters development was established in the early 2000’s.
This landscape buffer was established as a wetland and was zoned as Open Space, to provide
a buffer between the pre-existing Industry Zone and the new Residential Zone.

The landscaped buffer area also includes an acoustic mound and fence at the boundary
between the Industry Zone and the Open Space Zone, to ensure that interface issues between
the two (2) Zones could be reasonably managed.

A dwelling is also listed as a non-complying form of development where contained within the
Concept Plan Plan Map Sal/22 — Burton Residential Area 1 of the Residential Zone except
where the dwelling has a maximum height of no more than one-storey above natural ground
level.

General Section: Interface Between Land Uses module PDC 1 states:

1 Development should not detrimentally affect the amenity of the locality or cause
unreasonable interference through any of the following:

(a)  the emission of effluent, odour, smoke, fumes, dust or other airborne pollutants;
(b)  noise;

(c)  vibration,

(d) electrical interference;

(e)  light spill;

()  glare;

(g)  hours of operation,

(h)  traffic impacts.

An analysis has been undertaken of the likely impacts of the proposed development on
adjacent land, having regard to PDC 1, Interface Between Land Uses. Commentary is
provided below under relevant headings.

Noise

The impact of noise on nearby residents was raised as a concern by a number of the
representors.

Interface between Land Uses module PDC 7 states:

7 Development that emits noise (other than music noise) should include noise attenuation
measures that achieve the relevant Environment Protection (Noise) Policy criteria when
assessed at the nearest existing noise sensitive premises.

The Applicant has engaged an Acoustic Engineering Consultant, Sonus, to undertake an
Environmental Noise Assessment of the proposed development and to make
recommendations to ensure that the proposed development does not exceed the Environment
Protection (Noise) Policy criteria, as prescribed by PDC 7.

The Environmental Noise Assessment has taken into account:

- The terminal operating 24 hours per day;

Page 27 City of Salisbury
Council Assessment Panel Agenda - 29 January 2020

Item 5.1.1



ITEM 5.1.1

The truck fleet using the terminal will have exhausts that discharge at low level; and
The truck fleet using the terminal will not incorporate refrigeration.

Sonus have reviewed and assessed the proposal based on their experience with other similar
facilities and have concluded that:

Noise predictions have been made for the operation of the proposed road transport
terminal to the nearest residences to ensure the amenity of the residential area is not
adversely impacted. The predictions are based on noise measurements made at an
existing Booth road transport terminal;

The proposed road transport terminal achieves the noise criteria of the Environment
Protection (Noise) Policy 2007 with the inclusion of specifically designed barriers in
the north-eastern portion of the site; and

The proposed road transport terminal will not detrimentally affect the amenity of the
locality nor cause unreasonable interference with the amenity of noise sensitive
premises, thereby achieving the relevant provisions of the Salisbury Council
Development Plan.

Sonus have also clarified the extent to which the existing mounding and acoustic fencing was
taken into account and the importance of the finished levels of the proposed development in
achieving compliance with the Environment Protection (Noise) Policy 2007. Sonus have
further clarified that:

The existing mounding and fencing does provide assistance from an acoustic
perspective but because the effect of a barrier reduces where there is a large distance
to the noise source, it is not the main treatment for this site. The large separation
distance to the residences is significantly more of a determinant in the satisfactory
reduction in noise from Booth to the residential area. In objective and comparative
terms, the existing mounding and fencing will reduce noise levels from the site by
approximately 2 to 3 dB(A) at locations on Westbourne Street. The actual
construction and extent of the existing mounding and fencing has been accounted for
in the assessment and no further works or modifications are needed to be made to it as
part of their recommendations.

The noise assessment has been based on the noise sources located on the north-eastern
side of the building being at a finished floor level of 9.5m AHD. The finished floor
level of the site has been designed in the context of the Sonus report but may be
subject to refinement at the detailed design stage. It is noted that there will be
negligible implications to the propagation of noise from the proposed site to the
residences with minor changes (in the order of 100s of millimetres) to the final
finished floor level of the site.

The Applicant has incorporated the proposed acoustic barriers on their revised site plan and
elevations, in accordance with the advice of Sonus. It is recommended that a condition be
imposed requiring the implementation of all recommendations contained within the Sonus
Environmental Noise Assessment.
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Provided that the above noise attenuation measures are implemented, Sonus have advised that
the proposed development will achieve the relevant requirements of the Environment
Protection (Noise) Policy 2007 at the nearest noise sensitive locations, consistent with
Interface between Land Uses module PDC 7.

The recommendations of Sonus are based on modelled predictions of noise. Should the
modelled predictions not be reflective of actual noise levels, a condition is recommended that
requires ongoing compliance with the Environment Protection (Noise) Policy 2007 to provide
a mechanism to address the noise should this situation arise.

Vibration

The proposed development does not include any activities that could cause any discernable
vibration on adjacent or nearby land.

Electrical Interference

The proposed development does not include any activities that could cause electrical
interference on adjacent infrastructure.

Hours of Operation

The Applicant has advised that the proposed hours of operation are generally between 6:00am
and midnight, Monday to Saturday. The applicant advises that some vehicles may arrive
between 12:00am and 6:00am, subject to seasonal requirements. The applicant has not
quantified the number of movements in this time but suggests it will not exceed 10% of total
movements. No loading or unloading of vehicles or any other general operations will take
place between midnight and 6:00am.

The Environmental Noise Assessment prepared by Sonus has confirmed that the proposed
operations will comply with the Environment Protection (Noise) Policy 2007 at all times,
including night time hours (i.e. 10:00pm to 7:00am), noting that they have modelled a worst
case scenario of 24 hour operations in their assessment of noise. Accordingly, it is considered
that there is not a requirement to limit the hours of operation of the proposed use by condition.

Traffic Impacts

Traffic impacts are discussed in greater detail under the Traffic and Car Parking heading
below. In summary, the proposed development will not cause any unreasonable increase in
traffic volumes and will not increase demand for on-street car parking within the locality.

General Impacts

As previously mentioned, road transport terminals comprising Golding Transport and Tennant
Creek Freight Lines are located on the adjacent site at 15 Penner Avenue, immediately south-
east of the subject site. Golding Transport specialise in pneumatic tanker transportation and,
as such, a large number of tanker trailers are parked on that site. Tennant Creek Freight Lines
is also located on the same site. This allotment is considered to be of a similar scale to the
proposed development and separates the subject site from the Residential Zone to the east.
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Another road transport terminal, MED Linehaul, is located at 2 Penner Avenue, the site
abutting the western boundary of the subject site. A transportable building manufacturer and
several industrial workshops are located on the opposite (southern) side of Penner Avenue.

Industrial facilities are located immediately north of the subject site, including a waste
transfer facility at 5 Hatcher Court, a scrap metal facility at 554-562 Waterloo Corner Road
and a concrete batching plant at 544-552 Waterloo Corner Road. Land at the rear of the scrap
metal facility and concrete batching plant is use for earth and construction material
stockpiling.

The nearest residential properties are located approximately 200 metres east of the subject
site, within the Residential Zone. These residential properties are separated from the subject
site by the existing road transport terminals at 15 Penner Avenue; an acoustic mound and
fence (which follows the boundary between the Industry Zone and the Open Space Zone); and
a landscaped wetland area.

Having considered all of the above context and the qualified advice from Sonus in relation to
the proposal, the development is not considered to result in an unreasonable impact on the
amenity of the locality, consistent with Interface Between Land Uses module PDC 1.

Built Form

The proposed built form includes a large central building comprising a warehouse, loading
canopy, workshop, truck wash and offices. In addition, a freestanding fuel station and a
separate weighbridge, with associated fencing, acoustic screens, lighting and signage are
proposed.

The external walls are proposed to be finished with a combination of pre-cast concrete plinth
to a height of 2.7 metres with trim-deck cladding (shale grey) above. Feature “surfmist”
coloured “Exotec” cladding is proposed to break up the front facade of the building. Trim-
deck (“surfmist”) roofing is proposed.

The office component of the building is well articulated and includes a range of building
materials, colours, window treatments and verandahs. A feature ‘Poppy Red’ blade wall is
proposed to add articulation and interest.

Industry Zone Objective 8§ states:

8 Industrial buildings should present an attractive facade by incorporating offices of masonry or
similar construction at the front of the building, and through the use of architectural elements
that will enhance the appearance of the locality, such as surface treatments, form or decoration.

The proposed development will achieve a high standard of built form, when benchmarked
against other built form within the locality. The building is well articulated, particularly the
office component of the development, which will be prominently visible from Penner
Avenue, despite not being located at the front of the building
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As with most large-scale industrial developments, much of the character and visual amenity
will rely on high quality landscaping. The proposed development includes substantial
landscaping oriented to the street boundary, around the perimeter of the site and car parking
areas to assist in providing a high level of amenity.

The building will utilise varied building materials, which maintain a low reflective finish and
a feature “surfmist” coloured ‘Exotec’ cladding is proposed to break up the front facade of the
building. All storage of materials and waste will be within the building, which will ensure
that the site does not appear cluttered.

In terms of building setbacks, Industry Zone PDC 6 is of most relevance. PDC 6 states:

6 In areas where a uniform street setback pattern has not been established, buildings should be
set back in accordance with the following criteria (subject to adequate provision of car parking
spaces and landscaping between buildings and the road):

(a)  buildings up to a height of 6 metres should be sited at least 8 metres from the primary
street alignment

(b)  buildings exceeding a height of 6 metres should be sited at least 10 metres from the
primary street alignment

(c)  where an allotment has two street frontages, no building should be erected within 4
metres of the secondary street alignment.

The proposed building has an overall height of 10.6 metres, which means that it should be
setback a minimum of 10 metres from the Penner Avenue boundary. The building is
proposed to be set back 25 metres from the Penner Avenue boundary, which significantly
exceeds the minimum setback prescribed by Industry Zone PDC 6.

Given the scale of the building, the proposed setback is considered to be a positive aspect of
the proposed development.

Car Parking

The proposed development includes bitumen sealed hard stand areas, which includes areas for
car, truck and trailer parking, in addition to vehicle circulation areas.

A dedicated car parking area for 90 vehicles is provided, with direct access to/from Penner
Avenue via a two-way (8.0m-wide) vehicle crossover. A further 12 ‘management’ car parks
are provided adjacent to the main entry to the office.

Twenty (20) dedicated truck parking bays are provided adjacent to the western side boundary
of the subject site, behind the passenger car parking area. In addition, a line-marked area for
the parking of 15 trailers (road train length) is provided at the rear of the proposed building.
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In terms of car parking demand, Table Sal/2 provides car parking rates for industrial land
uses, as set out below.

Building component No. of required vehicle parking spaces
Office component, plus 1 space per 30 square metres
Non-office component up to 200 square 1 space per 50 square metres

metres; plus

Non-office component between 200 and 1 space per 75 square metres

2000 square metres; plus

Non-office component greater than 2000 1 space per 150 square metres
square metres; or

For labour intensive industries, inclusive of | 0.75 car parking spaces per employee
the office component (whichever is the

greater)

The theoretical demand for on-site car parking has been calculated below.

Office component — 1,028m” @ 1 space/30m” = 34.3 spaces;

plus

Non-office building component — 13,309m’

Up to 200m” — 1 space/50m” = 4 spaces;

plus

Between 200m” and 2000m” — 1 space/75m” = 24 spaces;

plus

Greater than 2000m” — 1 space/150m” = 75.4 spaces.

TOTAL 137.7 spaces
Total car parking prescribed by Table Sal/2 = 137.7 spaces.
The proposed building floor areas result in a theoretical demand for a total of 138 car parking
spaces (rounded up). 102 on-site car parking spaces are proposed, which results in a
theoretical shortfall of 36 spaces.
However, the Applicant’s description of the proposed operations makes it clear that they only
expect 70 full-time equivalent staff and that several of these staff are truck drivers that will be
able to utilise separate on-site truck parking areas.
The nature of the development is such that few visitors would be expected. In addition, it is

noted that there are substantial sealed outdoor areas at the rear and front of the building that
could be re-purposed for additional on-site car parking if required.

Page 32 City of Salisbury
Council Assessment Panel Agenda - 29 January 2020

Item 5.1.1



ITEM 5.1.1

Given that the provision of on-site car parking significantly exceeds the number of employees
proposed and that there will be little demand for visitor car parking, the provision of on-site
car parking is considered to be acceptable as it will adequately cater for the likely demands
generated and will not result in the need for any on-street car parking.

The passenger car parking and associated aisle widths are designed in accordance with
Australian Standard 2890, consistent with PDC 33, Transportation and Access section.

Traffic and Access

Access to the site is proposed via three (3) two-way driveway crossovers from Penner
Avenue.

The car parking area is proposed to utilise a dedicated 8.0-metre wide two-way driveway
crossover, adjacent to the western boundary of the subject site. Truck access is proposed via
two (2) separate 12.0-metre wide entry and exit driveway crossovers. Penner Avenue is a
wide local street which is designed to accommodate articulated vehicles and road trains.

The proposed development was referred to Council’s Development Engineer for review of the
civil stormwater and traffic aspects of the proposal. A summary of the Development
Engineering advice is provided within the Internal Referrals section contained above.

The provision of separate light and heavy vehicle access points and parking areas is supported
and complies with PDC 12, Transportation and Access module. It was noted that while most
of the car parking spaces are accessed independently of the heavy vehicle driveways, some of
the car parking spaces for the ‘management carpark’ will require shared access through the
heavy vehicle area and this aspect of the design does not comply with PDC 12.

The Applicant has advised that “my clients work procedures require some car parking
adjacent the office for use by management personnel. Visitor and general staff car parking is
to be contained within the main car park adjacent the western boundary.”

Given that the users of these car parking spaces will be familiar with the local environment
and principally for all-day or long duration, the provision of some car parking spaces directly
adjacent to the office is considered to be acceptable.

There is no particular concern with on street parking provision in this area and the access
points are designed to cater for the largest vehicle expected to access the site, which in the
case of this proposal, is expected to be a B-triple vehicle. The flaring of the vehicle
crossovers is designed to permit manoeuvring for the maximum design vehicle and internal
hardstand areas facilitate internal manoeuvring to enable forward entry and exit.

Council’s Traffic Team have advised that the local road network comprising Angle Vale
Crescent, Port Wakefield service road, Thompson Road and Penner Avenue is suitable to
cater for the proposed land use and there are no capacity constraints at the junction of
Thompson Road with Port Wakefield service road.
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Infrastructure impacted by the proposed driveway locations will need to be relocated at the
Applicant’s cost. Based on the proposed plan, this may include existing street lighting which
will need to be designed by an appropriately qualified lighting design professional and
submitted to Council for approval as part of the detailed design documentation.

The disused kerb crossover on Penner Avenue (mid-block on the property) is to be removed
and reinstated with upright kerb.

In summary, the separation of the passenger and heavy vehicle areas is acceptable, the layout
to support access for the maximum B-triple design vehicle is acceptable, the local road
network will support the type and volume of vehicle movements and the vehicle crossover
locations are suitable, subject to relocation of existing infrastructure at cost to developer.

Landscaping

Industry Zone Principle of Development Control 13 recognises the importance of landscaping
associated with industrial development. PDC 13 states:

13 Development should ensure that the following is achieved:

(a)  atleast 10 per cent of the site is landscaped

(b)  landscaping along allotment boundaries that adjoin roads or public reserve and at least
one side boundary, for a width of at least 3 metres

(c) landscaping within parking areas to break-up extensive areas of paving.

The Applicant has provided a detailed landscaping plan and planting schedule. The
landscaping plan and planting schedule contain a mix of trees, shrubs and groundcovers and
has been developed in consultation with Council staff.

The proposed development includes landscaping with a 11-metre depth along the Penner
Avenue frontage, with a 3-metre wide landscaping area along the full length of the western
side boundary and a 6-metre wide landscaping area along the full length of the eastern side
boundary.

Landscaping is also proposed around the car parking areas and to separate the staff & visitor
car parking area from the heavy vehicle access, which also will assist in breaking up to the
mass of hard paved surfaces on the site.

The proposed landscaping width significantly exceeds the minimum dimensions prescribed by
Industry Zone PDC 13. The proposed landscaping will complement the development and will

significantly enhance the amenity and character of Penner Avenue.

Waste Management

General Section: Waste module Objective 1 states:

1 Development that, in order of priority, avoids the production of waste, minimizes the
production of waste, reuses waste, recycles waste for reuse, treats waste and disposes of
waste in an environmentally sound manner.
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The proposed use is not expected to generate large volumes of waste. The waste that is
generated will be predominantly packing waste, which can be stored and collected
appropriately.

The Applicant has advised that all waste will be stored within the main building for
collection. The proposed building is of suitable size to accommodate waste storage and to
ensure that all waste vehicles can access the building for collection purposes.

Several of the representors raised concern with the potential for fuel spillage or waste from
the proposed fueling station. The proposed fueling station will be bunded to ensure that any
fuel spillage is collected and appropriately disposed from the site, such that it does not enter
the stormwater system. It is recommended that a condition require the bunding area to
comply with EPA requirements for fuel storage.

Stormwater Management

The Natural Resources module of the Development Plan contains a range of PDC’s that guide
the appropriate treatment, reuse and disposal of stormwater. The most relevant principles are
set out below.

7 Development should be sited and designed to:

(a) capture and re-use stormwater, where practical

(b) minimise surface water runoff

(c) prevent soil erosion and water pollution

(d) protect and enhance natural water flows

(e)  protect water quality by providing adequate separation distances from
watercourses and other water bodies

(f)  not contribute to an increase in salinity levels

(g) avoid the water logging of soil or the release of toxic elements

(h)  maintain natural hydrological systems and not adversely affect:
(i)  the quantity and quality of groundwater
(ii)  the depth and directional flow of groundwater
(iii) the quality and function of natural springs.

8 Water discharged from a development site should:
(a) be of a physical, chemical and biological condition equivalent to or better
than its pre-developed state
(b) not exceed the rate of discharge from the site as it existed in pre-
development conditions.

9 Development should include stormwater management systems to protect it from
damage during a minimum of a 1-in-100 year average return interval flood.

10 Development should have adequate provision to control any stormwater over-flow
runoff from the site and should be sited and designed to improve the quality of
stormwater and minimise pollutant transfer to receiving waters.

11 Development should include stormwater management systems to mitigate peak
flows and manage the rate and duration of stormwater discharges from the site to
ensure the carrying capacities of downstream systems are not overloaded.
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12 Development should include stormwater management systems to minimise the
discharge of sediment, suspended solids, organic matter, nutrients, bacteria, litter
and other contaminants to the stormwater system.

16  Artificial wetland systems, including detention and retention basins, should be
sited and designed to:
(a) ensure public health and safety is protected
(b)  minimise potential public health risks arising from the breeding of
mosquitoes.

The Applicant has provided a Preliminary Stormwater Management Plan, prepared by FMG,
to demonstrate the proposed stormwater strategy for the facility. The plan is designed to
demonstrate how the above provisions will be achieved. The plan is preliminary in nature and
was undertaken prior to detailed civil design but provides sufficient level of detail to
demonstrate general compliance with the above Development Plan guidelines. It is proposed
that the final grading plan will be optimised during detailed design.

Council’s Development Engineer has reviewed the Preliminary Stormwater Management Plan
and is satisfied that the proposed civil and stormwater strategy will result in compliance with
Council’s Development Plan provisions and meets Council’s technical requirements. In
particular, the report has demonstrated that:

- The proposed building finished floor level of 9.50m and pavement levels at 8.60m are
considered to be acceptable to achieve freeboard above the Q100 flood level,
consistent with Principle of Development Control 9.

- The FMG Stormwater Management Plan provides detention volumes required to
detain runoff during the 100 year ARI storm event. The final stormwater volume able
to be held on-site is not yet confirmed and is subject to further design detail. Given
that this is not confirmed, stormwater should be detained on-site pursuant to Principle
of Development Control 8(b). There are stormwater capacity constraints in Penner
Avenue and therefore outflows from the site to Penner Avenue must not exceed pre-
development.

- Music modelling outputs within the FMG Stormwater Management Plan show that
Council’s stormwater quality targets should be achieved through use of vegetated
swales. The design is consistent with Principle of Development Control 7(e), 8(a), 10
and 12.

Council’s Development Engineer has recommended that Reserved Matters be included in the
recommendation requiring the endorsement of a final Stormwater Management Plan and Civil
and Siteworks Plan prior to Development Approval. The Applicant must finalise the design
detail in accordance with the requirements set out in Reserved Matters 2 and 3, prior to
Development Approval.
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Advertising

The proposed development includes the display of two (2) business identification signs,
advertising the proposed road transport business, Booth Transport.

The signs include a large building fascia sign comprising “BOOTH” in “Poppy Red” lettering
with the company emblem next to it on the front facade of the building facing Penner Avenue;
and a smaller version of the same sign attached to a pre-cast concrete wall in front of the
offices facing north-west toward the car park/main entrance.

Industry Zone PDC’s 14-18 are considered to be of most relevance in relation to the proposed
signs. PDC’s 14 to 18 are summarised below.

e Freestanding advertisements should be < 6m and restricted to one such structure per 6
tenancies;

e Advertisements do not project above the roofline/parapet.

e Advertisements not including flashing or animation, bunting, streamers, flags or wind
vanes.

e Internal illumination should be unobtrusive.

e Advertisements do not exceed 10% of wall surface area.

The development does not propose freestanding advertisements; the proposed signs do not
project above the roofline or parapet; the advertisements do not move, include animation or
include internal illumination; and the advertisements occupy significant less than 10% of the
wall surface area. As such, the proposed advertisements are consistent with the Industry Zone
advertising provisions described above.

In addition, the proposed advertisements are considered to meet general provisions of the
Development Plan which seek signage that is complementary to the building and of a
professional high-quality design.

Fencing
General Section: Industrial Development PDC 9 states:

9 Fencing (including colour-coated wire mesh fencing) adjacent to public roads should be set
back in one of the following ways:

(a) in line with the building facade

(b) behind the building line
(c) behind a landscaped area that softens its visual impact.

A 2.0m-high open style vertical galvanised fence is proposed to secure the site to Penner
Avenue, with automatic sliding gates for all driveway crossovers. The gates will be left open
during normal operating hours. The front fence is proposed to be recessed from the Penner
Avenue boundary between 2.0 metres (between the heavy entry and exit crossovers) and 11.0
metres (on the outsides of the heavy entry and exit crossovers) to enable landscaping to be
visually prominent to Penner Avenue. The open style fencing and landscaping forward and
behind the open style fence is consistent with PDC 9.
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Cyclone chain wire mesh fencing at 2m high will be established along both side boundaries
and the rear boundary except where the acoustic fencing is necessary in the north-eastern
corner.

Lighting

The Applicant has advised “yard lighting is to be directed within the site for after-hours
security purposes and minor night activities as required’. The lighting design is to be
undertaken at the working drawing stage. The light poles are proposed to be six metres high.

It is considered appropriate to include an ongoing condition to ensure that unreasonable light
spill is prevented, albeit that the site is located more than 200 metres from the nearest
sensitive receptor such that unreasonable light overspill is unlikely.

The ongoing condition will ensure that light spill does not detrimentally affect the amenity of
the locality or cause unreasonable interference (PDC 1, Interface between land uses).

13. CONCLUSION

This report has provided a detailed assessment of the application against the relevant
provisions of the Salisbury Development Plan. The assessment found that:

a) The road transport terminal is an anticipated and desired land use within the Industry
Zone;

b) The proposed built form is of a high quality, which will improve the visual character
and amenity of the locality;

c) Existing acoustic barriers at the interface of the Industry Zone and the Open Space
Zone and the proposed acoustic treatments will ensure that proposed noise levels will
be within EPA guidelines;

d) High quality landscaping is proposed to the Penner Avenue frontage and around the
perimeter of the site, which will assist in providing a pleasant outlook when viewed
from adjacent and nearby land,

e) Adequate on-site parking is available for all expected users;

f) Vehicle manoeuvring is accommodated on-site, with all vehicles able to enter and exit
the site in a forward direction; and

g) Stormwater can be appropriately collected and treated on-site, before being drained
from the site in an environmentally sensitive manner at pre-development levels and
the site levels are adequate for flood mitigation.

Accordingly, it is recommended that Development Plan Consent be granted, subject to
Reserved Matters and conditions.
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14. STAFF RECOMMENDATION

That the Council Assessment Panel resolve that:

A. The proposed development is not considered to be seriously at variance with the
Salisbury Development Plan — Consolidated 4 April 2019.

B. Pursuant to Section 33 of the Development Act 1993, Development Plan Consent is
GRANTED to application number 361/1323/2019/3B for a Road transport terminal
comprising warehouse, office and fuel station, weighbridge, fencing, hardstand, car
parking, signage, lighting and landscaping in accordance with the plans and details
submitted with the application; subject to the following conditions and reserved

matters:

Reserved Matters.:

The following matter/s shall be submitted for further assessment and approval by the
Manager — Development Services, as delegate of the Council Assessment Panel, as
Reserved Matters under Section 33(3) of the Development Act 1993:

1.

A Construction Environmental Management Plan (CEMP) which shall include
all of the following:

a)
b)
©)
d)

Hours of operation;

Arrangements for management of stormwater, noise and dust;

Measures to eliminate drag-out from the site during wet weather events;
Where contaminated soils are identified and/or disturbed, measures to
contain of the soils to the satisfaction of the EPA.

Final stormwater management plan and accompanying stormwater design
calculations, prepared by a qualified and experienced stormwater engineer,
which shall address all of the following:

a)
b)

c)

d)

Design of all finished floor levels of buildings shall be at least 150mm
above the Q100 flood level adjacent the building;

The post-development rate of discharge from the site shall not exceed the
rate of discharge in pre-development conditions;

The stormwater drainage system shall incorporate Water Sensitive Urban
Design methods, to ensure that pre-development peak flows are not
exceeded and that water quality targets are met:

The following stormwater quality targets shall be met:

(1)  Suspended solids — 80% retention of the typical urban annual
load with no treatment;

(i1)) Total phosphorus — 60% retention of the typical urban annual
load with no treatment;

(i) Total nitrogen — 60% retention of the typical urban annual load
with no treatment;
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e)

(iv) Gross pollutants — 100% retention of the typical urban annual
load with no treatment;
(v) No visible oil and grease up to the 3-month ARI peak flow.

Stormwater quality shall be verified through provision of a MUSIC model.

. Final Civil and Siteworks Plan, prepared by a qualified and experienced

stormwater engineer, for all civil and stormwater works, which shall address
all of the following:

g)
h)

a)

b)
©)
d)
e)
f)

Finished floor levels for all buildings and hardstand surfaces;

Cut/fill details;

Retaining walls, kerbing or ramps, their design and grades;

Pavement design details and gradients;

Car parking dimensions, aisle widths, circulation movements and
associated parking markings and signage;

Stormwater management arrangements;

Water sensitive urban design measures;

Surface water treatment to ensure the water quality objectives are met.

. Final Landscaping Plan, which shall include all of the following:

Final locations for all landscaped areas, including designated areas for
trees, shrubs and groundcovers, taking into account any changes arising
from the final Stormwater Management Plan and Civil/Siteworks Plan;
Where stormwater swales are proposed, species that are suited to growing
in conditions where water is temporarily detained within the swales;
Designated species to be used, noting should comprise species generally
contained within the Approved Landscaping Plan, prepared by DM
Lawrence Design, dated 7%y anuary 2020;

Shade trees within the car parking areas;

In the case of tree planting shall comprise advanced growth species at time
of planting;

Maintenance methods including irrigation, barriers and protection from
vehicles and pedestrians.

Development Plan Consent Conditions

1. The development shall be carried out in accordance with the details submitted with the
application and the following stamped approved plans and documents, except where
otherwise varied by the conditions herein:

Drawing No. | Plan Type Date Prepared By

Dated 9 Covering Letter 9 August 2019 DM Lawrence Design
August 2019

Dated 25 Response to Council | 25 October 2019 | DM Lawrence Design
October 2019 | Letter

WDO01 Site Plan 1 November DM Lawrence Design
Issue C 2019
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WDO02 Landscaping Plan 7 January 2020 | DM Lawrence Design
Issue D
WDO03 Floor Plan — Overall 2 August 2019 | DM Lawrence Design
Issue A Building
WD04 Elevations — Overall | 23 October 2019 | DM Lawrence Design
Issue B Building
WDO05 Floor Plan — Main 2 August 2019 DM Lawrence Design
Issue A Office
WDO06 Elevations — Main 23 October 2019 | DM Lawrence Design
Issue B Office
WDO07 Floor Plan & 2 August 2019 | DM Lawrence Design
Issue A Elevations — Drivers

Area
WDO08 Floor Plan & 23 October 2019 | DM Lawrence Design
Issue B Elevations — Wash

Bay & Fueling Station
WD09 Location Plan 1 November DM Lawrence Design
Issue B 2019
WDI10 Sight Line Diagrams | 4 December DM Lawrence Design
Issue A 2019
51539LETO1 | Letter to Council 19 December Masterplan

including response to | 2019

representations
S6198C2 Environmental Noise | December 2019 | Sonus

Assessment
S46547 - Stormwater December 2019 | FMG Engineering
267453 Management Plan

*  The approved documents referred to above are subject to change permitted by
minor variations through the Building Rules Consent process as per Regulation
47A4 of the Development Regulations 2008.

*  Except where otherwise stated, the development shall be completed prior to
occupation/commencement of use.

* All documents Approved by Council under Reserved Matters [-4 inclusive
constitute approved documents and form part of this consent.

To ensure the proposal is established in accordance with the submitted
plans and documents.

Reason:

. No loading or unloading shall occur between midnight and 6:00am on any day.

To ensure the proposal is established in accordance with the submitted
plans and documents.

Reason:

. Except where otherwise approved, no materials, goods or containers shall be stored in
the designated car parking area or driveways at any time.

Reason: To ensure the car parking areas and manoeuvring areas are always
available for the purpose they are designed. Further, that the site be
maintained in a clean and tidy state.
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4. Except where otherwise approved, the external finishes of the building work shall:

(a) be finished in new non-reflective materials; and
(b) be finished in accordance with the approved plans; and
(c) be maintained in good condition at all times.

Reason: To achieve the buildings achieve a high standard of appearance.

5. All trade waste and other rubbish shall be contained and stored pending removal in
covered containers which shall be contained within the building and not in public
view.

Reason: To maintain the amenity of the locality.

6. Except where otherwise approved, the advertisements approved as part of this
application shall not:

(a) move: or

(b) flash; or

(c) reflect light so as to be an undue distraction to motorists; or
(d) be internally or externally illuminated.

Reason: To maintain the amenity of the locality.

7. The advertisements shall be maintained in good repair at all times to the reasonable
satisfaction of Council.

Reason: To maintain the visual amenity of the locality.

8. All mechanical services to the building and in conjunction with the proposed use shall
be designed, installed and operated in such a manner that any person or persons
working within or adjacent to the site should not be subjected to any nuisance or
inconvenience from noise or fumes.

Reason: To limit the effect of the mechanical services for activities on the subject
land within the site, thereby maintaining the amenity of the locality.

9. All loading and unloading of vehicles and manoeuvring of vehicles in connection with
the now approved development shall be carried out entirely within the site.

Reason: To ensure that vehicles associated with the land use do not cause disruption
or danger to vehicles on adjoining public roads.

Item 5.1.1
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10.

11.

12.

13.

14.

15.

All landscaping identified on the Landscaping Plan, Approved by Council under
Reserved Matter 4, shall be completed, prior to commencement of use (as hereby
approved) and shall be maintained at all times thereafter (including the replacement of
diseased or dying plants and the removal of weeds and pest plants).

Reason: To ensure the site is landscaped so as to enhance the visual and
environmental amenity of the locality.

The noise levels from the road transport terminal measured at residences (the noise
affected premises) shall comply with the Environment Protection (Noise) Policy 2007
at all times.

Reason: To ensure that noise does not cause nuisance to adjoining residential
occupiers or owners.

All driveways, manoeuvring areas and hardstand areas shall be constructed in
accordance with the Civil and Siteworks Plan, Approved by Council under Reserved
Matter 3. The surface shall consist of brick paving, concrete or bitumen to a standard
appropriate for the intended traffic volumes and vehicle types. Individual car parking
bays shall be clearly line-marked. Driveways and car parking areas shall be
established prior to the commencement of use (as hereby approved) and shall be
maintained at all times thereafter to the satisfaction of Council.

Reason: To ensure access and car parking is provided on the site in a manner that
maintains and enhances the amenity of the locality.

The car parking layout and associated aisle widths and car park manoeuvring area
shall be designed and constructed to comply with AS 2890.1 — Off-street parking, Part
1 and Austroads “Guide to Traffic Engineering Practice Part 11 — Parking” and AS
2890.2 — Facilities for Commercial Vehicles.

Reason: To ensure that the development complies with Standards and Best
Engineering Practice.

The developer shall employ measures to eliminate dust emission from the site during
the construction period so as not to cause nuisance to adjacent or nearby properties at
any time.

Reason: To preserve the amenity of the locality during construction work.

Except where otherwise approved, outside lighting shall be restricted to that necessary
for safe operations within the site and shall be directed and shaded to prevent light
overspill and/or nuisance to adjacent occupiers or distraction to drivers on adjacent
public roads. All lighting shall be in accordance with Australian Standard 4282 —
1997 ‘Control of the obtrusive effects of outdoor lighting’.

Reason: To ensure that lighting does not cause nuisance or danger to adjoining or
nearby occupiers or road users thereby reducing the amenity of the locality
and/or making road use unsafe.
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16.

17.

18.

19.

20.

The stormwater system shall be designed and constructed to cater for minor storm
flows (Industrial / Commercial ARI = 10 years). The design of the stormwater system
shall ensure that no stormwater is discharged onto any adjoining land. Surface
stormwater is to be managed in a manner that ensures no ponding of water against
buildings and structures, no creation of any insanitary condition and no runoff into
neighbouring property for the major storm event ARI = 100 years.

Reason: To ensure flood protection of the building.

The site and building shall be connected to the SA Water sewerage system prior to
occupation of the development and at all times thereafter.

Reason: To ensure adequate wastewater disposal.

All of the recommendations contained in the Environmental Noise Assessment,
prepared by Sonus, dated October 2019, shall be implemented in full, prior to
commencement of use and shall be implemented at all times thereafter. Acoustic
fencing shall remain in good condition at all times in accordance with the
recommendations of the report. Except where otherwise approved, refrigerated
trailers (including containers, units and the like) are not permitted on the site at any
time.

Reason: To ensure that the proposed development will not have an unreasonable
impact on the amenity of adjacent and nearby land.

All crossovers made redundant by this development (ie. Those not required by the

approved development) shall be removed and reinstated to upright kerb, in accordance

with Council’s Design Standard.

Reason: To ensure that redundant crossovers are reinstated to upright kerb.

A bunding system shall be in place in accordance with the EPA Guidelines “Liquid
Storage”, May 2016, at all times to minimise the risk of environmental harm from
liquid spills and leaks arising from the fuel station.

Reason: To minimise the risk of environmental harm arising from liquid spills and/or
leaks arising from the fuel station.

Advice Notes

The Applicant is reminded of its general environmental duty, as required by Section
25 of the Environment Protection Act 1993, to take all reasonable and practicable
measures to ensure that the activities on the whole site, including during construction,
do not pollute the environment in a way which causes or may cause environmental
harm.

EPA information sheets, guidelines documents, codes of practice, technical bulletins
etc. can be accessed on the following web site: http://www.epa.sa.gov.au.
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3. A final survey of the site boundaries is recommended to ensure the new buildings are
accommodated within the designated footprint and achieve the designated boundary
setbacks.

4. The site is not connected to the SA Water sewerage system and therefore any
wastewater connections on the proposed site will require an application to be lodged
for an on-site wastewater treatment system to be installed in compliance with the
Public Health Waste Control Regulations. Alternatively, the applicant will need to
obtain a connection to the SA Water sewer network at their cost.

5. The site is located in the vicinity of Pipeline License (PL) 13, licensed to SEA Gas Pty
Ltd for the Port Campbell to Adelaide gas pipeline (PCA) under the Petroleum and
Geothermal Energy Act 2000 (PGE Act).

The PGE Act requires all transmission pipelines to be designed, constructed, operated
and maintained in accordance with Australian Standard (AS) 2885: Pipelines — Gas
and Liquid Petroleum (Regulation 29). This standard exists to ensure protection of the
pipeline, which in turn ensures the safety of the community, protection of the
environment and security of (gas) supply to users.

AS 2885 requires that the pipeline be designed to ensure it will be compatible with the
surrounding land use. Where there is a change in land use, it must be demonstrated
that risks have been reduced to Low as Reasonably Practicable (ALARP).

Prior to the development being undertaken in the proposed location, the pipeline
operator will need to be provided with further information to determine whether there
are any threats associated with the construction work (including installation of new
services in the vicinity of the pipeline) and long term maintenance of the development
that could impact the integrity of the pipeline.

The Department for Energy and Mining recommends that the proponent contact SEA
Gas prior to undertaking works, to allow SEA Gas to approve design of any crossings
and determine conditions of work (if necessary) over the pipeline.

The Department for Energy and Mining recommends that the proponent contact SEA
Gas prior to undertaking works, to allow SEA Gas on this matter should be through
Michael Jarosz on 0477 112 463 Michael.Jarosz@seagas.com.au.

6. The Applicant is reminded that demolition and construction is required to be carried
out so that it complies with the mandatory construction noise provisions of Part 6,
Division 1 of the Environment Protection (Noise) Policy 2007 and the provisions of
the Local Nuisance and Litter Control Act 2016. Under the Local Nuisance and Litter
Control Act 2016, construction noise is declared a local nuisance as follows:

Item 5.1.1
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The noise has travelled from the location of the construction activity to neighbouring
premises —

e On any Sunday or public holiday; or
e After 7pm or before 7am on any other day.

7. The approved vehicle access points conflict with existing light columns. Relocation of
the light column is required as construction of the driveway access works and all costs
associated with design and delivery of the relocated light columns shall be met by the
proponent. The design shall be approved by Council, prior to commencement of
relocation works.

8. If you are a developer, you are responsible for providing telecommunications
infrastructure in your developments. You can choose any carrier you want to service
your development, if you don’t wish to choose another carrier, NBN is the
infrastructure provider of last resort (IPOLR) in those areas of its fixed line footprint
where NBN has established its network, or where it has publicly identified an area as a
fixed line rollout region. NBN is also the IPOLR for developments with 100 lots or
more. Telstra is the [IPOLR in developments with fewer than 100 lots where NBN Co
has not established its network. Carriers, including NBN and Telstra, can charge for
providing infrastructure in new developments. More information can be found at
https://www.communications.gov.au/policy/policy-listing/telecommunications-new-

developments

If you choose NBN to service your development, you will need to enter into a
development agreement with NBN. The first step is to register the development via
http://www.nbnco.com.au/buildwithnbn once registered NBN will be in contact to
discuss the specific requirements for the development. NBN requires you to apply at
least 3 months before any civil works commence.

All telecommunications infrastructure should be built to NBN guidelines found at
http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments/design-
build-install.html

CO-ORDINATION

Officer: MDS GMCID
Date: 10.01.20 14.01.20
ATTACHMENTS

This document should be read in conjunction with the following attachments:
1.  Plans and Documentation

2 Public Notification Notice and Copy of Valid Representations

3. Invalid Representations
4

Relevant Development Plan Provisions - Consolidated 4th April 2019
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