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 AGENDA 

FOR COUNCIL ASSESSMENT PANEL MEETING TO BE HELD ON 

22 SEPTEMBER 2020 AT 6:30 PM 

IN LITTLE PARA CONFERENCE ROOMS, 34 CHURCH STREET, SALISBURY 

 

MEMBERS 

Mr T Mosel (Presiding Member) 

Mr R Bateup 

Ms C Gill 

Mr B Brug 

Mr M Atkinson  

 

REQUIRED STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos (Assessment 

Manager) 

Team Leader Planning, Mr A Curtis 

  

APOLOGIES  

LEAVE OF ABSENCE    

PRESENTATION OF MINUTES 

Copy of the Endorsed Minutes of the Council Assessment Panel Meeting held on 25 August 

2020.   

DECLARATIONS OF CONFLICTS OF INTEREST  
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REPORTS 

Development Applications 

5.1.1 361/1033/2020/NB .................................................................................................. 9 

 254 Kings Road, Paralowie SA 5108 

 Change of use from child care centre to office (health and welfare services) and 

community support facility (non-complying) 

 

5.1.2 361/1923/2018/3B ............................................................................................... 159  

 105-109 Park Terrace, Salisbury 

Demolition and replacement of existing retail fuel outlet comprising new control 

building, fuel canopy and petrol bowsers, car wash, vacuum bays, pylon sign, 

underground fuel tanks, modified car parking and access arrangements, 

landscaping, removal of two Regulated Trees and combined retaining walls and 

fencing exceeding 2.1m 

OTHER BUSINESS 

5.2.1 Appointment of Deputy Presiding Member ........................................................ 447 
 

5.2.2 Annual Report of the Council Assessment Panel for 2019/20 ............................ 449   

5.2.3 Status of Current Appeal Matters and Deferred Items 

5.2.4 Policy Issues is Arising from Consideration of Development Applications 

5.2.5 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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MINUTES OF COUNCIL ASSESSMENT PANEL MEETING HELD IN LITTLE PARA 

CONFERENCE ROOMS, 34 CHURCH STREET, SALISBURY ON 

25 AUGUST 2020 

 

MEMBERS PRESENT 

Mr T Mosel (Presiding Member) 

Mr R Bateup 

Mr B Brug  

 

 

STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos (Assessment Manager) 

Team Leader Planning, Mr A Curtis 

Team Leader, Business Services, Ms H Crossley 

  

 

The meeting commenced at 6.30pm. 

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

 

 

APOLOGIES  

Apologies were received from Mr M Atkinson and Ms C Gill. 

 

Mr M Atkinson advised that he has a conflict of interest for Item 5.1.1 on the Agenda, therefore 

would not attend the meeting as this was the only development application for consideration by the 

Panel.  

LEAVE OF ABSENCE   

 

Nil 
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ENDORSED MINUTES FROM PREVIOUS MEETING 

 The Minutes of the Council Assessment Panel Meeting held on 16 June 2020, be taken 

and read as confirmed. 

   

DECLARATIONS OF CONFLICTS OF INTEREST  

 

Nil 

 

REPORTS 

Development Applications 

5.1.1 361/1880/2018 
 

 Amend operating hours to 24 hours and construct acoustic barrier of 6m high in 

association with existing road transport terminal at 6 EW Pitts Avenue, Cavan for 

Eades Transport 

  

REPRESENTORS 

 

Dr Koti, spoke to his representation. 

 

 

APPLICANT 

 

Mr Darrell Eades and Paul Howell, Eades Transport, spoke on behalf of their 

application. 

 

Mr Chris Turnbull, Sonus, 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 15 December 2016; 

 

B. Pursuant to Section 33 of the Development Act 1993, Development Plan 

Consent is GRANTED to application number 361/1880/2018 for “Amend 

operating hours to 24 hours and construct acoustic barrier of 6m high in 

association with existing road transport terminal” in accordance with the plans 

and details submitted with the application, subject to the following conditions: 
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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 

Not Stated Letter to Council 24 October 2020 Eades Transport 

DWG No. 0 Site Plan Not Dated Not identified  

HE9720 Elevations & 

Details 

Dated 17 April 

2020 

Harnett 

Engineering 

S5844C4 Environmental 

Noise Assessment 

Dated April 2019 Sonus  

 

* The approved documents referred to above are subject to change where a minor 

 variation has been authorised, pursuant to Regulation 47A of the Development 

 Regulations 2008. 

 

 Reason: To ensure the proposal is established in accordance with the  

  submitted plans. 

 

2. 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. 

 

3. The acoustic barrier and all other noise attenuation measures recommended 

within the approved Environmental Noise Assessment, prepared by Sonus, 

dated April 2020, shall be completed, within 4 months of this consent.  The 

acoustic barrier and all other noise attenuation measures shall remain in place in 

good condition at all times. 

 

Reason:  To ensure the proposed development is undertaken in accordance 

  with the Environmental Noise Assessment, prepared by Sonus, dated 

  April 2020.  

 

4. Activities within the night-time period (i.e. 10:00pm to 7:00am) shall not 

exceed the activity limits identified on page 8 of the Environmental Noise 

Assessment, prepared by Sonus, dated April 2020. 

 

Reason:  To ensure the proposed development is undertaken in accordance 

  with the Environmental Noise Assessment, prepared by Sonus, dated 

  April 2020. 
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5. The 6 metre high acoustic barrier shall be finished in pre-colour coated metal to 

match Colorbond “Pale Eucalypt”, to the satisfaction of the Relevant Authority. 

 

Reason:  To ensure the fence is muted in tone and complements the existing 

  Council fence and buildings on the site. 

 

Advice Notes 

 

1. 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. 

 

 

2. EPA information sheets, guidelines documents, codes of practice, technical 

bulletins etc., can be accessed on the following web site: 

http://www.epa.sa.govau. 

 

3. A final survey of the site boundaries is recommended to ensure the new acoustic 

barrier is constructed on the boundary as per the Approved Site Plan. 

 

4. The applicant is reminded that construction is required to be carried out so that 

it complies with the mandatory construction noise provisions contained in 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: 

 

The noise has travelled from the location of the construction activity to 

neighbouring premises – 

 

 On any Sunday or public holiday; or 

 After 7pm or before 7am on any other day. 

 

5. 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. 

 

 

http://www.epa.sa.govau/
https://www.communications.gov.au/policy/policy-listing/telecommunications-new-developments
https://www.communications.gov.au/policy/policy-listing/telecommunications-new-developments
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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. 

 

 

OTHER BUSINESS 

5.2.1 Appointment of Deputy Presiding Member 
 

  

Mr B Brug moved, and the Council Assessment Panel resolved that: 

 

The item be deferred to the next meeting of the Panel. 

 
  

5.2.2 Status of Current Appeal Matters and Deferred Items 

 Nil 

5.2.3 Policy Issues is Arising from Consideration of Development Applications 

 Nil 

5.2.4 Future Meetings & Agenda Items 

Next meeting scheduled for Tuesday 22 September 2020. 

 

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 7.50 pm. 

 

PRESIDING MEMBER:    Mr T Mosel 

        

DATE:       25 August 2020 

       (refer to email approving minutes registered in Dataworks 

       Document Number 6142449) 

   

http://www.nbnco.com.au/buildwithnbn
http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments/design-build-install.html
http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments/design-build-install.html
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ITEM 5.1.1 

COUNCIL ASSESSMENT PANEL   

DATE 22 September 2020 

APPLICATION NO. 361/1033/2020/NB 

APPLICANT Aboriginal Family Support Services Limited 

PROPOSAL Change of use from child care centre to office (health and welfare 

services) and community support facility (non-complying) 

LOCATION 254 Kings Road, Paralowie SA 5108 

CERTIFICATE OF Volume 6128 Folio 366 

TITLE 

AUTHOR Karyn Brown, Development Officer Planning, City Development  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Residential Zone 

Application Type Non-complying 

Public Notification Category 3 

Public Notification Representations received: Six 

Representations to be heard: Two 

Referrals - Statutory Commissioner of Highways 

Referrals – Internal Urban Policy and Planning 

Development Engineering 

Community Services 

Development Plan Version Salisbury Council Development Plan  

(Consolidated 4 April 2019) 

Assessing Officer Karyn Brown 

Recommendation Development Plan Consent with reserved matter and 

conditions 

Meeting Date 22 September 2020 

2. REPORT CONTENTS 

Assessment Report 

 

Attachment 1: Proposal Plans and Supporting Documentation including Statement of 

Support and Statement of Effect 

Attachment 2: Notice of Category 3 Development, Copy of Representations and 

Applicant's Response to Representations 

Attachment 3: Schedule 8 Referral Response 

Attachment 4: Extract of Relevant Development Plan Provisions and Location Maps 

(Consolidated 4 April 2019)  
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3. EXECUTIVE SUMMARY 

The applicant seeks Development Plan Consent to change the use of a child care centre to an 

office (health and welfare services) and community support facility. 

 

An office is a non-complying form of development within the Residential Zone, except where 

the office has a total floor area less than 100 square metres and/or the site does not front an 

arterial road.  The subject site is located on Kings Road which is identified as an arterial road 

in Council’s Development Plan.  As such, the proposal has been assessed as a non-complying 

form of development. 

 

The applicant provided a Statement of Support and on the 6 July 2020 in accordance with 

Regulation 17(3)(b) of the Development Regulations 2008, Council staff under delegated 

authority resolved to proceed with assessment of the application. The applicant subsequently 

provided a Statement of Effect in support of the proposal. 

 

The application was subject to Category 3 public notification.  Six representations were 

received during the notification period, all opposed to the development.  Two representors 

wish to make a verbal submission to the Council Assessment Panel. 

 

The application was referred to the Commissioner of Highways in accordance with Schedule 

8 (3) of the Development Regulations 2008.  The Commissioner does not object to the 

development and has recommended conditions of consent be attached. 

 

This report provides a detailed assessment of the application against the relevant provisions of 

the Salisbury Development Plan.  The assessment has found that: 

 

a. the proposed development is considered to be appropriate within the context of this 

locality, despite being a non-complying form of development; 

b. the proposed development is not considered to adversely impact on the locality in 

respect to noise, hours of operation and traffic impacts; 

c. the site continues the use of  an existing building for a  non-residential use; 

d. the Residential Zone Objectives and Principles support residential development with 

consideration for appropriate community focused non-residential forms of 

development; 

e. access to and from the site is appropriate and sufficient car parking has been provided 

to support the development; 

f. having regard to the existing use of the subject site, it is unlikely that the proposed use 

would have a detrimental impact on the amenity of surrounding residential 

development; 

g. no material external alterations to the existing building is proposed; 

h. the proposal will not materially alter the existing pattern of development in the 

locality; and 

i. the application provides the future opportunity for approximately 650m
2
 of the site to 

be reverted to residential use, subject to a separate application. 

 

This report recommends that Development Plan Consent be granted subject to a reserved 

matter and conditions. 
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4. SUBJECT SITE 

The subject site comprises one allotment; identified as  Lot 1001 in Deposited Plan 48134 and 

Certificate of Title Volume 6128; Folio 366.  The site is referred to as 254 Kings Road, 

Paralowie and is not subject to any easements. 

 

The site is a rectangular shaped allotment of approximately 2088 square metres with a 

primary frontage to Kings Road of 53.92 metres and a depth of 38.48 metres (eastern 

boundary) and 39.05 metres (western boundary).  The site also has a secondary frontage to 

Louis Court of approximately 6.0 metres. 

 

The site was approved as a child care centre in 1997 and is not currently occupied. 

 

The site contains a single storey masonry building having a floor area of approximately 250 

square metres.  The building is located towards the eastern side property boundary and is set 

back approximately 9.0 metres from Kings Road and approximately 15.0 metres from the rear 

boundary.  The building was originally constructed as a dwelling and then redeveloped to 

operate as a child care centre. The site also contains a verandah and outdoor play areas at the 

rear of the building. 

 

The western portion of the site adjacent the building is formed of hardstand and is used for car 

parking and as a manoeuvring area.  This area is sealed with pavers.  Landscaping is provided 

along the site frontage to Kings Road. 

 

There are two existing access points from Kings Road.  No access is gained from Louis Court.   

 

The site plan shows the north-western portion of the site as “Future Development – Not 

Included In Application”.  This area is surplus to requirements and does not form part of the 

application.  

 

Site photos are provided below. 
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Photo 1. 

Looking south 

west from 

Kings Road 

(service road) 

towards the 

front of the site 

 
  

Photo 2. 

Looking south 

from the front 

of the site  

towards  the 

front of the 

existing  

building 
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Photo 3. 

Looking south 

west from the 

front of the site 

towards the 

existing 

driveway and 

car parking 

areas 

 
  

Photo 4. 

Looking south 

west from the 

front of the site  

towards the 

existing 

building, 

driveway and 

car parking 

areas 
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Photo 5. 

Looking south 

west from the 

front of the site  

towards the 

western rear 

corner of the 

site and the 

vacant portion 

of the site (to 

remain vacant) 

 
  

Photo 6. 
Looking east 

from Louis 

Court towards 

the western side 

property 

boundary (no 

access into the 

site is proposed 

from this 

boundary) 
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5. LOCALITY 

The locality is defined primarily by visual reference.  The locality extends along Kings Road 

in either direction of the subject site and includes residential properties fronting Rita Drive 

and Louis Court. 

 

The locality consists of residential land uses with all adjacent properties to the north-west, 

south-west and south-east of the subject site comprising recently constructed dwellings.  The 

locality is of a suburban residential character comprising principally detached dwellings of 

one storey on suburban sized allotments.  These dwellings on the south-western side of Kings 

Road that surround the subject site face ‘inward’ towards the local road network and are not 

orientated or accessed from Kings Road.   

 

The residential properties on the south-western side of Kings Road back onto Kings Road and 

have rear fences built to the road.  The dwellings opposite the subject site however, on the 

northern side of Kings Road, are accessed by a service road that is separated from Kings Road 

by a heavily vegetated median strip which comprises dense mature landscaping.  These 

properties front Kings Road and consist of established landscaping with only some having 

front fences. 

 

Locality plans and a contextual plan are shown below. 
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Locality Plan - Aerial 

 

 
 

Legend (Source: Esri) 

 
 

Site boundary 

 
Locality boundary 

 

 Representor 
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Locality Plan – Cadastre 

 

 
 

Legend (Source: Esri) 

 
 

Site boundary 

 Locality boundary 

 

 Representor 
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Contextual Plan 

 

 
 
Legend (Source: Esri) 

 
 

Site boundary 

 Locality boundary 

 

 Representor 

 

 Zone boundary 
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6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proposal seeks to change the use of a child care centre to an office (health and welfare 

services) and community support facility to be occupied by Aboriginal Family Support 

Services (AFSS). 

 

AFSS is an Aboriginal Community Controlled Organisation.  The organisation was formed 

through a commitment of Aboriginal leaders determined to address the inequities that existed 

around the removal of Aboriginal children from their families and communities. 

 

AFSS have a strong focus on assisting clients with the skills needed for successful 

relationships and parenting.  They offer a range of community safety and wellbeing programs 

offered in group sessions or on an individual basis.  Some of the programs to be offered at this 

site include: 

 

- Healthy Homes, Resilient Families – Growing Up Healthy;  

- Sessions for Healing; and  

- Circle of Security – Parenting.   

 

A detailed list of the programs to be offered at the site can be found on Pages 8-10 of the 

Statement of Effect. 

 

The proposed days and hours of operation reflect standard business hours being Monday to 

Friday 8:00am to 5:00pm.  However, the community based programs are not run 

simultaneously and not every day.  The programs available are generally no more than three 

to four hours in duration and are usually run mid-morning to mid-afternoon.  Typical 

programs are delivered to two to four persons with a maximum of eight participants.  While 

this may vary, the programs on average only run two to three days per week.  The exception 

to this is the Emergency Relief where the applicant may have one person per day seeking 

assistance. 

 

The number of staff is proposed to be up to sixteen (16).  However, up to five of these 

occasionally travel throughout the state to deliver their programs and services to other 

community locations. 

 

The proposal will comprise maintenance work, non-structural alterations to the internal layout 

of the building and reconfiguration of the driveway and car parking areas to increase the 

number of car parking spaces.  This requires the removal of an existing shed at the front of the 

building and two shade structures and playground equipment in the rear yard. 

 

Vehicle access into the site is proposed to be modified in the form of a new access aligned to 

the aisle of the redesigned car parking area.  The portion of the existing car parking area, 

fencing and access gates currently that encroach onto the adjacent road reserve are to be 

removed. 

 

Landscaping is proposed along the road frontage with Kings Road and the rear boundary of 

the site.  A large area of landscaping is proposed forwards of the existing building in addition 

to a paved area adjacent to the entry of the building. 
 

A copy of the proposal plans and supporting documentation including Statement of Support 

and Statement of Effect are contained in Attachment 1. 
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7. CLASSIFICATION 

The subject site is located in the Residential Zone of Council’s Development Plan 

(Consolidated 4 April 2019).  The proposed development is considered to constitute an 

‘office’ as defined in Schedule 1 of the Development Regulations 2008 as follows: 

 

Office means any building used for administration or the practice of a profession, 

but does not include consulting rooms or premises where materials or goods are 

stored for sale or manufacture. 

 

In this Zone, offices are a non-complying form of development where the office has a total 

floor area in excess of 100 square metres and/or have frontage to an arterial road.   The 

building has a total floor area of 250 square metres and the subject site has frontage to an 

arterial road (Kings Road).  Therefore, the proposed development must be assessed as a non-

complying form of development. 

 

Section 35(3) of the Development Act 1993 that required the concurrence of the State 

Commission Assessment Panel for non-complying development has been deleted. The Panel 

is therefore the relevant authority in its own right and is not required to seek the concurrence 

of the Commission if it determines to grant Development Plan Consent.  

8. PUBLIC NOTIFICATION 

The proposed development is neither listed as a Category 1 or Category 2 form of 

development under the Development Plan or Schedule 9 of the Development Regulations 

2008.  On this basis, the application is a default Category 3 form of development. 

 

The Category 3 public notification period took place between 30 July 2020 and 12 August 

2020.  Six representations were received during the notification period, all in opposition to the 

proposal.  Two of the representors have requested to be heard in support of their submission. 

 

The representors, their comments and the applicant’s response are contained within the table 

below. 

 

A copy of the Notice of Category 3 development, representations and applicant’s response to 

representations are contained in Attachment 2. 

 

 

Representations Received 

 

Representations Received Support or Oppose Wish to be Heard 

1 X Nguyen and K Ibanez 

27 Rita Drive PARALOWIE  SA  

5108 

Oppose √ 

2 M Halligan 

22 Rita Drive 

PARALOWIE  SA  5108 

Oppose  

3 J Thompson 

31 Rita Drive PARALOWIE  SA  

5108 

Oppose  

4 A Miranda Oppose  
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30 Rita Drive PARALOWIE  SA  

5108 

5 T Nguyen and A Wiechowski 

29 Rita Drive PARALOWIE  SA  

5108 

Oppose √ 

6 S Sirisay and T Sirisay 

2 Nicholls Crescent 

BURTON  SA  5110 

Oppose  

 

Summary of Representations 

 

 

Issues Raised 

 

 

Applicant’s Response 

 

Increased traffic 

Concerns that Kings Road is already a very 

busy road and the proposal will result in 

increased traffic 

 

A traffic and parking assessment concludes 

the provision of parking exceeds the 

development plan requirements by more 

than double the specified rate and traffic 

generated by the proposed development will 

be approximately 20 vehicle trips during 

both the AM and PM peak periods. This is 

considered low and would not be noticeable 

within the existing road network. 

 

Noise 

The proposal may disrupt the residential 

nature of the area.  It is a quiet residential 

family neighbourhood and not the place for a 

commercial development 

 

Concerns there may be loud group activities 

taking place in the outside area adjacent 

residential properties – this may cause a 

nuisance (eg. may disrupt dogs in the 

neighbourhood to bark) 

 

The outdoor area is to be used as a 

breakout space only, no programs or 

classes are to be held in the outdoor area. 

The infrequent use of the outdoor area by 

staff and clients is considered to be 

inconsequential in comparison to the noise 

and disturbance caused from an outdoor 

play space of a childcare centre. 

 

Anti-social behavior 

Need to ensure measures will be put in place to 

ensure the safety and protection of 

neighbouring properties in relation to possible 

loitering 

 

Possible use of inappropriate and offensive 

language (eg swearing) by clients visiting the 

site 

 

Concerns there will be an increased level of 

It is insufficient to infer that the nature of a 

proposal in providing support services to 

persons experiencing personal issues will 

result in impacts through the behaviour of 

people accessing the use.  

 

The proposed development will have a low 

density of persons on the site, significant 

number of staff in ratio to clients, does not 

feature locations where clients can 
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crime (ABS  statistic indicating the number of 

offenders for Aboriginal and Torres Strait 

Islander were 21,260 offenders per 100,000 

people) 

 

Concerns regarding the behavior of younger 

people visiting the site 

congregate outside of the supervision of 

staff, will not involve the service or 

consumption of alcohol, and will not 

operate at night or weekends. 

 

In comparison to the previous childcare use, 

the proposed development will have shorter 

operating hours, no night or weekend 

operations, less frequent outdoor activities, 

higher staff-client ratios; and car parking in 

excess of Development Plan requirements. 

 

It is not a residential service and the 

majority of programs offered by the facility 

are directed at adults.  The only children 

likely to be there will be on occasion when 

parents attending programs bring their 

children (either remaining with their 

parents during program delivery or directly 

supervised by staff). There may also be 

instances of teenagers and young adults 

attending some of the programs, who are 

selecting to attend the program 

independently and of their own volition. 

 

Clarity on services provided 

Would like to see full transparency in regards 

to services being provided and concerned drug 

and alcohol rehabilitation programs will be 

provided at the site 

There are no contracts or plans for the 

operation of drug and alcohol rehabilitation 

programs from the site. 

 

Fence heights 

Will the fences be fixed and increased in height 

to ensure extra safety and security to 

residential properties that abut the site 

 

The applicant is comfortable with a 

condition requiring an increase in the 

boundary fencing height to 2.1m to 

adjoining residential properties. 

 

Smoking areas 

Have allocated smoking areas and appropriate 

disposal of rubbish (including cigarette butts 

and passive smoking) been taken into 

consideration in relation to the health and 

safety of residents 

Staff and clients will not be permitted to 

smoke on the site including outdoor areas.  

The possession and consumption of illicit 

drugs is also not permitted. 

 

Consideration of alternative locations 

Have other locations been considered that are 

in a commercial area (eg. Parabanks) 

 

Extensive investigations in the wider 

northern Adelaide area for a suitable site 

were undertaken.  However, having regard 

to the specific needs the tenant has for their 

facilities, the subject site represents their 
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desired location. 

 

Property values 

Concerns that the proposal will result in a 

decrease  property (both resale and rental) 

values 

This issue has been held by the ERD Court 

to not be relevant to consideration of 

planning applications on multiple 

occasions. 

9. REFERRALS – STATUTORY 

The application was subject to the following statutory referral in accordance with Schedule 8 

(3) of the Development Regulations 2008. 

 

Agency Summarised Comment 

Commissioner of Highways 

 

Supports the proposed development and recommends 

conditions are attached to an approval. 

10. REFERRALS – INTERNAL 

The application was subject to the following internal sections for comment. 

 

Department Summarised Comment 

Development Engineering 

 

 

- Parking User Class should be Class 2 or 3.  Parking 

bay widths are 2.4m and fall short of the standard. 

However, the wider aisle width exceeds the minimum 

requirement for User Class 1, 2 and 3 and will offset the 

shortfall.  Parking bay dimensions are acceptable. 

- Stacked parking spaces 1, 2, 4 and 5 should be 

designated as staff parking only. 

- Council’s 100yr ARI flood modelling shows that the 

property may be impacted by overland flow in the 100yr 

ARI storm event and this may be considered when 

constructing the new entrance driveways.  As this 

application is only a change in use and no new 

structures are proposed, no advice is provided in 

relation to structures.  The applicant may wish to 

consider whether a localised rise in the driveway level 

is possible at the property boundary to lift the boundary 

level up to 100mm higher than the current level. 

- The expanded carpark will result in some increase in 

runoff from the site but this will be minimal. It is 

expected that the new paved surface will connect to the 

existing onsite stormwater system. 

 

Urban Policy and Planning - Consideration should be given to the number staff and 

visitors compared to the supply of car parking spaces 

and its adequacy keeping in mind it is on a DPTI road. 

- The proposal doesn’t clearly discuss the use of the 

vacant part of the current site. This may be used as 

informal overflow car parking or sold off for 

residential. 
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Social Policy - Supportive of the proposal as it provides a valuable 

service to Salisbury’s Aboriginal and Torres Strait 

Islander community. Currently we do not have this type 

of service offering in the area and there is demand for 

it. 

- The Aboriginal and Torres Strait Islander population in 

Salisbury is comparatively high, which supports the 

need for culturally appropriate and specific service 

offerings.  Census data reflects the following: 

- In 2016, 2.0% of the City of Salisbury's population was 

of Aboriginal and/or Torres Strait Islander descent 

compared to 1.4% in Greater Adelaide. 

- While the Council area had a higher proportion of 

Aboriginal and Torres Strait Islanders, it is important to 

note that this varied across the City. Proportions 

ranged from a low of 0.6% in Gulfview Heights to a 

high of 3.7% in Salisbury North - Edinburgh. The five 

areas with the highest percentages were: 

- Salisbury North - Edinburgh (3.7%) 

- Brahma Lodge - Salisbury Park - Salisbury Plain 

- Elizabeth Vale (2.7%) 

- Ingle Farm (2.7%) 

- Paralowie (2.3%) 

- Salisbury Downs (2.2%) 
 

11. 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 site has historically been used for non-residential use (child care centre) and this 

proposal will enable the adaptive re-use of the site; 

b) the use will provide community services to the local community and a broader 

catchment; 

c) the proposed development is not considered to have an adverse impact on the locality 

in respect to days and hours of operation, noise, traffic and car parking; and 

d) the form, scale and appearance of the proposed development are considered to be 

appropriate within the locality. 

 

Assessment 

 

A detailed assessment of the Application has taken place against the relevant provisions of the 

Salisbury Development Plan (Consolidated 4 April 2019) and is described below under 

headings. 

 

An extract of the relevant Development Plan provisions are contained in Attachment 4. 
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Zoning and Land Use 

 

Objective 1 of the General Section, “Community Facilities” module states: 

 

1  Location of community facilities including social, health, welfare, education and 

recreation facilities where they are conveniently accessible to the population they serve. 

 

Further, Principles of Development Control 1 and 4 of the Residential Zone state: 

 

1 The following forms of development are envisaged in the Zone: 

 

 small scale non-residential use that serves the local community, for example:  

- child care facility  

- health and welfare service  

- open space  

- primary or secondary school  

 

4 Non-residential development such as shops, schools and consulting rooms should be of 

a nature and scale that: 

 

(a)  serves the local community  

(b)  is consistent with the character of the locality 

(c)  does not detrimentally impact on the amenity of nearby residents  

(d)  will not undermine the efficient operation of nearby centres. 

 

The Zone primarily envisages a range residential land uses, although small scale non-

residential uses such as health and welfare services that serve the local community are also 

envisaged.   

 

The original building was approved in 1966 as a dwelling.  The change of use to a child care 

centre was approved in 1997.  The site lends itself to some degree for non-residential use in 

that it has a large area for car parking and has access to Kings Road.  It is not uncommon for 

non-residential uses to be located on an arterial road and access can be achieved without 

conflict with residential uses.   

 

The proposed facility constitutes a form of ‘health and welfare service’ as an envisaged land 

use in Principle of Development Control 1.  While a use of this kind is envisaged, the 

development incorporates an office and the Residential Zone assigns an office as ‘non-

complying’ where the total floor area exceeds 100 square metres.  Principle of Development 

Control 1 also states that non-residential uses should be of ‘small scale’.   

 

It is acknowledged that the proposed office use will have a floor area of greater than 100 

square metres.  However, the size of the facility is not considered to be beyond what is a 

‘small scale’ for this type of land use, noting that: 

 

- the building size is compatible with the scale of adjacent residential buildings in the 

locality; 

- the internal layout of the building will accommodate a kitchen, laundry and amenities 

in addition to the office area; 
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- the proposed days and hours of operation, being Monday to Friday 8:00am to 5:00pm, 

reflect standard business hours and is compatible with a residential area; and 

- there is an adequate car parking area to accommodate the expected number of staff 

and visitors. 

 

It is regarded that the size of the facility is not inappropriate for the above reasons, despite 

being non-complying.   

 

A comparison of the proposed facility against the approved use (child care centre) reveals that 

this proposal will have: 

 

- Shorter operating hours; 

- No night or weekend operations; 

- Less frequent outdoor activities; 

- Higher staff to client ratios. 

 

Principle of Development Control 4 also states that non-residential development should serve 

the local community. Council’s Social Policy section have indicated support for this proposal 

as they noted this type of service is not offered in the area and there is a demand for it.  The 

Aboriginal and Torres Strait Islander population in the Council area is comparatively high 

(2016 Census data advises 2.0% of the Council’s population was of this descent compared to 

1.4% in Greater Adelaide), and as such, supports the need for culturally appropriate and 

specific service offerings.  This directly aligns with Objective 1 of the “Community Facilities” 

module which states health and welfare facilities are to be accessible to the population they 

serve. 

 

In summary, the proposal is considered to address Principles of Development Control 1 and 4 

in that the proposal is small scale and serves the local community.   

 

Principle of Development Control 4 also states that non-residential development should not 

detrimentally impact on the amenity of nearby residents.  An assessment of the impacts of the  

proposal is addressed under the “interface between land uses” heading below. 

 

Interface between Land Uses  

 

Under the General Section, “Interface between Land Uses” module, Principle of Development 

Control 1 states that: 

 

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)  Electrical interference; 

(d)  Light spill; 

(e)  Glare; 

(f)  Hours of operation; 

(g)  Traffic impacts. 
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Principle of Development Control 4 of the Residential Zone further seeks that “Non-

residential development should be of a nature and scale that: (c) does not detrimentally 

impact on the amenity of nearby residents”. 

 

The principal potential impacts of this use upon the locality are considered to be hours of 

operation and noise. 

 

The facility will operate from 8:00am to 5:00pm Monday to Friday.  The proposed operating 

hours reflect standard business hours and are considered to be compatible with the 

surrounding residential area. 

 

The community based programs are not proposed to be run simultaneously and not every day.  

The programs are generally no more than three to four hours in duration and are usually run 

mid-morning to mid-afternoon.  Each program might have four to twelve participants and 

while this will vary, on average it is anticipated that there will be programs run on two to 

three days per week.  

 

Given the nature and scale of the activities, the proposed hours of operation are considered 

acceptable. 

 

Principle of Development Control 7 states that: 

 

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 existing acoustic environment of the locality is dominated by noise from traffic on Kings 

Road.  It is not anticipated that noise from vehicle movements on the subject site will 

detrimentally impact those residences adjacent Kings Road, given the relative high noise level 

in this environment. 

 

Colour coated steel fencing of 2.1 metres in height will be constructed on the side and rear 

boundaries with a return portion of fencing proposed between the main face of the building 

and the eastern boundary.  It is considered that the fencing and retention of the masonry 

building shall be effective in assisting to mitigate noise audible to adjacent residential 

properties. 

 

The proposed use is considered to have less impact on adjoining land in comparison to the 

currently approved child care centre.  This is on the basis of: 

 

- the small number of clients visiting the site;  

- the standard business days and hours of operation; 

- the less intensive nature of services provided; and  

- the high client to staff ratios. 

 

Transportation and Access  

 

Under the General Section, “Transportation and Access” module, Principles of Development 

Control 23 and 28 state that: 
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23 Development should be provided with safe and convenient access which: 

 

(a)  Avoids unreasonable interference with the flow of traffic on adjoining roads; 

(b)  Provides appropriate separation distances from existing roads or level crossings; 

(c)  Accommodates the type and volume of traffic likely to be generated by the 

 development or land use and minimises inducted traffic through over-provision; 

(d)  Is sited and designed to minimise any adverse impacts on the occupants of and 

 visitors to neighbouring properties. 

 

28 Development with access from arterial roads or roads as shown on Overlay Maps – 

 Transport should be sited to avoid the need for vehicles to reverse on to or from the 

 road. 

 

The applicant has provided a Transport Impact Assessment prepared by GTA Consultants.  

The report concludes that traffic generated by the proposed development will be 

approximately twenty (20) vehicle trips during both the AM and PM peak periods. The 

consultant has advised this is considered low and would not be noticeable within the existing 

road network. 

 

The application seeks to remove the two existing access points.  In addition, the proposal will 

rectify an existing encroachment onto the road reserve by removing the exiting masonry front 

fence, shed and several car parking spaces. Access into and out of the site will be replaced 

with a 7.0 metre wide crossover aligned to the aisle of the redesigned car parking area.  The 

Commissioner of Highways have reviewed the access arrangements and advised the proposed 

access from Kings Road is acceptable. Further, the applicant has confirmed no access to the 

site will be gained from Louis Court.   

 

In morning and afternoon peak hour periods, the traffic consultant has assumed the proposal 

could be expected to generate a total of twenty (20) vehicle trips during each peak period 

consisting of: 

 

- thirteen (13) employee trips inbound; 

- six pool car trips outbound; and  

- two visitor trips (one inbound and one outbound). 

 

The consultant concluded the traffic generation of twenty (20) vehicle trips is considered low 

and would not be noticeable within the existing traffic volumes on the surrounding road 

network. 

  

Given the above, the access and manoeuvring provided on site is considered to be acceptable. 

 

Car Parking 

 

Principle of Development Control 32 of the General Section “Transportation and Access” 

module states: 

 

32 Development should provide off-street vehicle parking and specifically marked disabled 

car parking places to meet anticipated demand in accordance with Table Sal/2 - Off 

Street Vehicle Parking Requirements or Table Sal/2A - Off Street Vehicle Parking 

Requirements for Designated Areas (whichever applies) unless an agreement is reached 
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between the Council and the applicant for a reduced number of parking spaces where 

one of the following applies …  

 

Table Sal/2 of the Development Plan states that an office should be provided with “1 space 

per 25 square metres, with a minimum of 4 spaces per office”. 

 

The existing building is approximately 250 square metres in floor area, thereby generating a 

theoretical car parking demand of ten (10) car parking spaces (based on the car parking rate 

for offices).  However, the use will comprise both office and health and welfare service 

components. 

 

Table Sal/2 does not provide a car parking rate for health and welfare services.  As such, 

consideration is given to the expected parking demand of the proposed use.  Based on 

information provided by AFSS, it is understood the typical car parking demand for the facility 

is anticipated to be: 

 

- thirteen (13) staff cars; 

- six pool cars (left on site overnight); and  

- five visitor / client cars (spread out over the period of a full day). 

 

This would result in an expected parking demand of nineteen (19) staff parking spaces noting 

however that up to five staff travel across the state to deliver programs and services.  In 

addition, there is an allowance for a minimum of one visitor space in this assessment of car 

parking demand.  

 

The transport consultant, GTA Consultants, has assessed that only a single visitor parking 

space is required, as this would support the typical delivery of programs on the site.  This is 

because most programs are delivered to a single family group who all travel together in a 

single vehicle thereby using the one visitor space. 

 

The proposal provides twenty two (22) car parking spaces (including one accessible car 

parking space).  This is proposed to accommodate the operational requirements of the AFSS 

as follows: 

 

- thirteen (13) staff spaces; 

- six pool car spaces; and  

- three visitor / client spaces. 

 

On rare occasions when a program is delivered to up to three families it would potentially 

generate demand for three parking spaces.  This demand would be catered by the three visitor 

spaces.    

  

Furthermore, AFSS have confirmed that staff make arrangements (eg. car-pooling and taking 

pool cars home the day before they deliver programs) such that double up between pool cars 

and staff cars is avoided. 

 

In the event that all staff cars and all pool cars are on site and a program is delivered to three 

families, each of whom have a vehicle, simultaneously, sufficient provision of on-site parking 

is shown to be provided. 
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The site is also well serviced by public transport with a bus route on Kings Road with bus 

stops on both sides of the road. 

 

In evaluating the adequacy of car parking, it is also noted the Transport Impact Assessment 

report prepared by GTA Consultants concludes that: 

 

- the provision of parking exceeds the Council Development Plan requirements by more 

than double the specified rate; and  

- the provision of parking also exceeds the operational parking demand as provided by 

AFSS, with remaining spaces to be utilised as additional visitor parking. 

 

Given the above, the proposal is considered to adequately meet the car parking demand for 

the facility. 

 

Landscaping and Fences 

 

Principle of Development Control 1 of the General Section “Landscaping, Fences and Walls” 

module states: 

 

1  Development should incorporate open space and landscaping and minimise hard paved 

surfaces in order to:  

 

(a)  complement built form and reduce the visual impact of larger buildings (eg taller 

and broader plantings against taller and bulkier building components)   

(b)  enhance the appearance of road frontages  

(c)  screen service yards, loading areas and outdoor storage areas  

(d)  minimise maintenance and watering requirements  

(e)  enhance and define outdoor spaces, including car parking areas  

(f)  maximise shade and shelter  

(g)  assist in climate control within and around buildings  

(h)  minimise heat absorption and reflection  

(i)  maintain privacy  

(j)  maximise stormwater re-use  

(k)  complement existing vegetation, including native vegetation  

(l)  contribute to the viability of ecosystems and species  

(m)  promote water and biodiversity conservation. 

 

The proposal includes landscaping proposed along the road frontage with Kings Road and 

forward of the existing building.  Landscaping is also proposed adjacent the rear boundary. 

This will soften the existing built form and driveway and car parking areas.  The landscaped 

areas will present well to the street and will enhance the appearance of the site.  While the 

landscaping areas have been shown on the Site Plan, specific plantings are not included and it 

is recommended that the applicant be required to provide a detailed landscape plan as a 

Reserved Matter, if the Panel approves the development. 

 

Further, Principles of Development Control 4 states: 

 

4  Fences and walls, including retaining walls, should:  

 

(a)  not result in damage to neighbouring trees  
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(b)  be compatible with the associated development and with existing predominant, 

attractive fences and walls in the locality  

(c)  enable some visibility of buildings from and to the street to enhance safety and 

allow casual surveillance  

(d) incorporate articulation or other detailing where there is a large expanse of wall 

facing the street  

(e)  assist in highlighting building entrances  

(f)  be sited and limited in height, to ensure adequate sight lines for motorists and 

pedestrians especially on corner sites  

(g)  in the case of side and rear boundaries, be of sufficient height to maintain privacy 

and/or security without adversely affecting the visual amenity or access to 

sunlight of adjoining land  

(h)  be constructed of non-flammable materials. 

 

Tubular steel fencing of 1.5 metres in height is proposed along the road frontage and also 

between the rear portion of the car parking area and rear yard of the site.  This will maintain 

visibility and surveillance between the building and the street. The property boundary fencing 

will be colour coated steel fencing of 2.1 metres in height, to maintain privacy to the 

adjoining dwellings.  It is proposed to reinforce the erecting of the fencing before the 

commencement of the use as a condition on the approval. 

 

Given the above, the proposed landscaping and fencing provided on site is considered to be 

acceptable. 
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12. CONCLUSION 

This report has provided a detailed assessment of the application against the relevant 

provisions of the Salisbury Development Plan.  The assessment has found that: 

 

a. the proposed development is considered to be appropriate within the context of this 

locality, despite being a non-complying form of development; 

b. the proposed development is not considered to adversely impact on the locality in 

respect to noise, hours of operation and traffic impacts; 

c. the site continues the use of  an existing building for a  non-residential use; 

d. the Residential Zone Objectives and Principles support residential development with 

consideration for appropriate community focused non-residential forms of 

development; 

e. access to and from the site is appropriate and sufficient car parking has been provided 

to support the development; 

f. having regard to the existing use of the subject site, it is unlikely that the proposed use 

would have a detrimental impact on the amenity of surrounding residential 

development; 

g. no material external alterations to the existing building is proposed; 

h. the proposal will not materially alter the existing pattern of development in the 

locality; and 

i. the application provides the future opportunity for approximately 650m
2
 of the site to 

be reverted to residential use, subject to a separate application. 

 

Accordingly, it is recommended that Development Plan Consent be granted subject to a 

reserved matter and conditions. 

13. 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 361/1033/2020/NB for Change of use from child 

care centre to office (health and welfare services) and community support facility 

(non-complying) in accordance with the plans and details submitted with the 

application and subject to the following reserved matter and conditions: 

 

Reserved Matter 

 

The following matter shall be submitted for further assessment and approval by Council, as 

Reserved Matter under Section 33(3) of the Development Act 1993.  When approved, the plan 

will be endorsed and will form part of the Development Plan Consent.   

 

1. A Landscaping Plan, prepared by a qualified and experienced landscape architect or 

horticulturalist, which shall include (but not limited to) all of the following: 
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a) Final locations for all landscaped areas, including designated areas for trees, 

shrubs and groundcovers (including replacement trees as required by Development 

Plan Consent Condition 6); 

b) Designated species to be used.  Species should be selected from the Lower 

Alluvial Plain plant list from the City Landscape Plan available from: 

http://www.salisbury.sa.gov.au/Council/Council_Plans_and_Documents/City_Ma

nagement_Plans/Landscape_Plan?BestBetMatch=city%20landscape%20plan|9d8

2872e-4b5e-4c6f-a134-d113dc2dea71|0e93b394-4add-4c5f-8840-

a2280124c87f|en-AU; 

c) Semi-mature trees along property boundaries and road frontages to Kings Road; 

d) Shade trees within the car parking areas; 

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

planting; 

f) 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 Received Prepared By 

- Site Plan – Community 

Support Facility 

23 July 2020 Masterplan 

- Statement In Support 1 July 2020 Masterplan 

- Statement Of Effect 1 July 2020 Masterplan 

- Traffic Impact Assessment 1 July 2020 GTA Consultants 

- Response To 

Representations 

25 August 

2020 

Masterplan 

 

 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. 

 

*  All documents approved by Council under Reserved Matter 1 constitute approved 

documents and form part of this consent. 

 

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

plans. 

 

2. The approved use operating times shall be limited to Monday to Friday 8.00am to 

5.00pm with no activity on weekends or public holidays. For up to 30 minutes before 

8am and after 5pm Monday-Friday staff may attend site for office opening and 

closing, but no programs or services shall be provided outside the hours of 8am-5pm 

Monday to Friday. 

 

http://www.salisbury.sa.gov.au/Council/Council_Plans_and_Documents/City_Management_Plans/Landscape_Plan?BestBetMatch=city%20landscape%20plan|9d82872e-4b5e-4c6f-a134-d113dc2dea71|0e93b394-4add-4c5f-8840-a2280124c87f|en-AU
http://www.salisbury.sa.gov.au/Council/Council_Plans_and_Documents/City_Management_Plans/Landscape_Plan?BestBetMatch=city%20landscape%20plan|9d82872e-4b5e-4c6f-a134-d113dc2dea71|0e93b394-4add-4c5f-8840-a2280124c87f|en-AU
http://www.salisbury.sa.gov.au/Council/Council_Plans_and_Documents/City_Management_Plans/Landscape_Plan?BestBetMatch=city%20landscape%20plan|9d82872e-4b5e-4c6f-a134-d113dc2dea71|0e93b394-4add-4c5f-8840-a2280124c87f|en-AU
http://www.salisbury.sa.gov.au/Council/Council_Plans_and_Documents/City_Management_Plans/Landscape_Plan?BestBetMatch=city%20landscape%20plan|9d82872e-4b5e-4c6f-a134-d113dc2dea71|0e93b394-4add-4c5f-8840-a2280124c87f|en-AU
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Reason:  To ensure the proposal is established in accordance with the 

submitted documents. 

 

3. All landscaping identified on the Landscaping Plan, approved by Council under 

Reserved Matter 1, 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) to the reasonable 

satisfaction of Council.   

 

Reason: To ensure the site is landscaped so as to enhance the visual and 

environmental amenity of the locality. 

 

4. All driveways, manoeuvring areas and hardstand areas shall be constructed in 

accordance with the approved Site Plan, prepared by Masterplan, received by Council 

dated 13 June 2020.  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 to the reasonable 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. 

 

5. 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. 

 

6. The access shall be a minimum width of 6.0 metres at the Kings Road property 

boundary and a sealed apron is provided to the existing edge of Kings Road. 

 

Reason: To prevent the deterioration to the edge of the road and prevent dust 

and stones being dragged onto the road. 

 

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

approved development) shall be removed and reinstated, in accordance with Council’s 

Design Standard, prior to commencement of use. 

 

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

8. No vehicle access to the site is to be obtained to the site from Louis Court at any time. 

Reason:  To ensure the proposal is established in accordance with the 

submitted documents. 
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9. Stacked car parking spaces 1, 2, 4 and 5 are to be designated as staff parking only.  A 

sign with the message ‘Staff Car Parking’, having an advertising area not exceeding 

0.2m
2 

shall be erected and shall be maintained in good condition at all times to the 

reasonable satisfaction of Council. 

 

Reason: To ensure the car parking areas and manoeuvring areas are always 

available for the purpose they are designed. 

 

10. A 2.1 metre high colorbond fence shall be constructed all side and rear property 

boundaries.  In addition, a 1.5 metre high tubular steel fence shall be constructed on 

the front property boundary and between the rear portion of the car parking area and 

rear yard of the site.  All fencing shall be completed prior to the commencement of use 

and maintained to the reasonable satisfaction of Council at all times. 

 

Reason:  To limit the effect of nuisance to residents living in the locality. 

 

11. The site shall contain a gate at the access point to Kings Road.  This gate shall be 

locked at the end of each business day and only open during the approved hours of 

operation. 

 

Reason:  To prevent access to the site on weekends and after hours. 

 

12. The portion of the existing car parking area, fencing, access gates and shed which 

currently encroach onto the adjacent road reserve are to be removed prior to 

commencement of use. 

 

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

plans and documents. 

 

13.  All waste shall be contained and stored pending removal in covered containers which 

shall be contained within the building or otherwise screened from public view. 

 

Reason: To maintain the amenity of the locality. 

 

14. 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. 

 

15. 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. 
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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. 

 

Commissioner of Highways 

  

16. The Department of Planning, Transport and Infrastructure supports the proposed 

development subject to the following: 
 

a. All access to the site shall be gained in accordance with the Master Plan Site 

Plan, IC:51609-F2-3C, dated June 2020.  The access shall be 6 metres wide at 

the property boundary shall be suitably flared to the kerb line to facilitate 

simultaneous two-way vehicle movements. 

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

c. Any infrastructure within the road reserve that is demolished, altered, removed 

or damaged during the construction of the project shall be reinstated to the 

satisfaction of the relevant asset owner, with all costs being borne by the 

applicant. 

d. Any redundant crossovers on Kings Road shall be closed and reinstated to 

Council’s satisfaction at the applicant’s cost prior to the development becoming 

operational. 

 

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 do not 

pollute the environment in a way which causes or may cause environmental 

harm.   

 

 Environment Protection Authority (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 

 

 The applicant is reminded that construction is required to be carried out so that 

it complies with the mandatory construction noise provisions contained in 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: 

  

http://www.epa.sa.gov.au/
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The noise has travelled from the location of the construction activity to 

neighbouring premises – 

 

o On any Sunday or public holiday; or 

o After 7pm or before 7am on any other day. 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 10/09/2020 08/09/2020     

 

ATTACHMENTS 

This document should be read in conjunction with the following attachments: 

1. Proposal Plans and Supporting Documentation including Statement of Support and 

Statement of Effect  

2. Notice of Category 3 Development, Copy of Representations and Applicant's Response 

to Representations  

3. Schedule 8 Referral Response  

4. Extract of Relevant Dfevelopment Plan Provisions and Location Maps (Consolidated 4 

April 2019)   
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ITEM 5.1.2 

COUNCIL ASSESSMENT PANEL   

DATE 22 September 2020 

APPLICATION NO. 361/1923/2018/3B 

APPLICANT Peregrine Corporation 

PROPOSAL Demolition and replacement of existing retail fuel outlet 

comprising new control building, fuel canopy and petrol bowsers, 

car wash, vacuum bays, pylon sign, underground fuel tanks, 

modified car parking and access arrangements, landscaping, 

removal of two Regulated Trees and combined retaining walls and 

fencing exceeding 2.1m 

LOCATION 105-109 Park Terrace, Salisbury 

CERTIFICATE OF CT Volume 6181 Folio 7 

TITLE 

AUTHOR Andrew Humby, Planning Consultant  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Commercial Zone 

Application Type On-Merit 

Public Notification Category 3 

Representations Representations received: 3 

Representations to be heard: 2 

Referrals - Statutory Environment Protection Authority (EPA) 

Commissioner of Highways (DPTI) 

Referrals – Internal Development Engineering 

Parks and Open Space Assets 

Environmental Health 

Development Plan Version Salisbury Council Development Plan  

Consolidated 15 December 2016 

Assessing Officer Andrew Humby – Planning Consultant 

Recommendation Grant Development Plan Consent, subject to Reserved 

Matters and conditions 

Meeting Date 22 September 2020 

2. REPORT CONTENTS 

Assessment Report 

 

Attachment 1: Proposal Plans and Supporting Documentation 

Attachment 2: Public Notice, Representations and Applicant's Response 

Attachment 3: Referral Responses 

Attachment 4: Extract of Relevant Development Plan - Provisions Consolidated 15 

December 2016  
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3. EXECUTIVE SUMMARY 

Peregrine Corporation have requested Development Plan Consent for demolition and 

replacement of an existing retail fuel outlet with a new control building, fuel canopy and 

petrol bowsers, car wash, vacuum bays, pylon sign, underground fuel tanks, modified car 

parking and access arrangements, landscaping, removal of two Regulated Trees and combined 

retaining walls and fencing exceeding 2.1m at 105-109 Park Terrace, Salisbury. 

 

The proposed development has been assessed ‘on-merit’ and as a Category 3 form of 

development.  Three (3) valid representations were received, all in opposition to the 

development.  Two of the representors have requested to be heard.  A number of amendments 

were made to the proposal following public consultation to address the concerns of the 

representors.  

 

This report provides a detailed assessment of the application against the relevant provisions of 

the Salisbury Council Development Plan. The assessment found that: 

 

(a) The proposed development is considered to be consistent with the Objectives and 

Principles of Development Control of the Commercial Zone that encourages a broad 

range of commercial and retail land uses; 

(b) The proposed development contains a retail component that is of a size and form that 

will not hinder the development or function of nearly centres and supports the overall 

intent of the Commercial Zone; 

(c) The proposed development is designed to ensure that it will not have an unreasonable 

impact on existing development within the immediately locality and in particular 

existing residential allotments in the Residential Zone; 

(d) The development is served by adequate provision of car parking and will facilitate safe 

and convenient traffic movements both internally and to and from the site; 

(e) The development has received in-principle support from both the Environment 

Protection Authority for matters pertaining to petroleum storage and the 

Commissioner of Highways for matters pertaining to access to and from the site and 

internal movements; 

(f) The proposed advertisements are considered to be appropriate for the scale of the site, 

an increase in the number of pylon signs by one is appropriate having regard to the 

extent of the site frontage and that an existing 3m price board sign is being removed. 

 

Given the above, it is recommended that Development Plan Consent be granted, subject to 

Reserved Matters and Conditions of Approval. 

4. SUBJECT SITE 

The site is described as 105-109 Park Terrace, Salisbury and is comprised of one (1) 

allotment, formally described as Allotment 100, contained in Deposited Plan 113199, 

Certificate of Title Volume 6181 Folio 7. 

 

The site is located at the junction of Park Terrace and Cross Keys Road.  The site is an 

irregular shaped allotment having a frontage to Park Terrace of 44.74 metres and a frontage to 

Cross Keys Road of 55.5 metres (excluding the corner cut-off of 10.99 metres).  The total site 

area is 4,411 square metres. 
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An approximate 53 metre x 20 metre section of the allotment extends along the rear of 95 and 

101 Park Terrace and abuts an allotment fronting onto East Terrace.  For the purposes of this 

application, the semi-sealed area at the rear of 95 and 101 Park Terrace does not form part of 

the development area as it is licensed non-exclusively to the occupier of 101 Park Terrace for 

the use of vehicular access and egress. 

 

The site contains a long established retail fuel outlet, consisting of the main control building, 

fuel dispensing bowsers, canopy, on-site car parking bays, trailer storage and hire area, 

vacuum unit and car wash (currently out of operation).  The main control room is a small, 

single storey building located adjacent the north-western boundary with the most notable 

feature on the site being the large freestanding canopy that extends out over the fuel bowsers. 

 

The retail fuel outlet operates 24 hours, seven (7) days a week. 

 

One (1) main 9m high pylon sign is located on the site adjacent the Park Terrace frontage near 

the roundabout and there is also a smaller 3m price board advertising sign adjacent the Cross 

Keys Road frontage also near the roundabout and a product advertising sign of about 1m high 

between the two signs. 

 

Access to the site is obtained via three (3) existing crossovers, two (2) accessed to the Park 

Terrace frontage and one (1) to the Cross Keys Road frontage.  On-site car parking is located 

adjacent the main control room and vacuum unit/car wash. 

 

The site is for all intents and purpose flat, with no distinct slope evident.  Boundary fencing 

exists to the site boundary with 9 Cross Keys Road and to 101 Park Terrace (including to the 

portion of the allotment not associated with the existing use).  The site is not fenced to Park 

Terrace or Cross Keys Road. 

 

The majority of the site is sealed other than the portion of the site south of the car wash and 

access.  There are wide verges to Park Terrace and Cross Keys Road which contain mature 

vegetation– one (1) of which is a Significant Tree and three (3) are Regulated Trees. 

 

No Land Management Agreements, easements or encumbrances are registered on the 

Certificate of Title. 

 

Site photos are provided on the following page. 
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Photo 1. 
Looking south-

west from 

Park Terrace 

toward the 

site, the 

Significant 

Tree is in the 

verge to the 

right of the 

photo, the two 

Ironbark Trees 

on the left side 

are to be 

removed to 

accommodate 

the new access 

 
Photo 2. 

Looking south-

west from 

Park Terrace 

toward the 

site, the 

existing pylon 

sign will be 

retained, the 

car wash is 

proposed to 

the left of the 

sign and the 

vacuum bays 

to the right of 

the sign 

 



ITEM 5.1.2   

Page 163 City of Salisbury 

Council Assessment Panel Agenda - 22 September 2020 

 I
te

m
 5

.1
.2

  

Photo 3. 

Looking north-

west from 

Cross Keys 

Road toward 

the site, the 

existing access 

to Cross Keys 

Road is to be 

closed and 

shifted further 

south 

 
Photo 4. 

Looking west 

from Cross 

Keys Road 

toward the 

site, the 

representors 

house at 9 

Cross Keys 

Road is to the 

left of the 

photo, the new 

access to 

Cross Keys 

Road is 

proposed in 

this location 

and trees in 

the 

background 

will be 

removed 
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5. LOCALITY 

The locality is principally defined by visual reference. 

 

The locality is characterised by a diverse range of land uses including commercial, light 

industrial use (auto electrical, mechanical repairs and trailer hire), offices and residential.  The 

established non-residential land uses are contained within the Commercial Zone and take 

advantage of their location next to Park Terrace and Cross Keys Road. 

 

Immediately adjoining the site to the north-west are two allotments that contain a two storey 

office building and an automotive parts outlet.  To the south-west, there is an existing single 

storey detached dwelling on a large allotment.  Further south-west of this site are two 

allotments fronting Cross Keys Road that contain an auto-electrician, mechanical repairer and 

equipment/trailer hire outlet.   

 

The land on the opposite side of Cross Keys Road (to the south-east) and Park Terrace (to the 

north-east) comprise residential use.  The urban form comprises a suburban residential 

character comprising mostly single storey detached dwellings on large residential allotments 

of a consistent size and configuration.   

 

A locality plan and contextual plan are provided below. 
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Locality Plan – Aerial 

 
 

Legend (Source: Dekho) 

 

Subject site 

 
 

Site boundary 

 
Locality boundary 

 Representor 
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Locality Plan – Cadastre 

 

 
Legend (Source: Dekho) 

 
 

Site boundary 

 Locality boundary 

 Representor 
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Contextual Plan: 

 

 
Legend (Source: Nearmap) 

 
 

Site boundary 

 Locality boundary 

 Representor 

 

 Zone boundary 

 

6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

 

Peregrine Corporation have requested Development Plan Consent for demolition and 

replacement of an existing retail fuel outlet with a new control building, fuel canopy and 

petrol bowsers, car wash, vacuum bays, pylon sign, underground fuel tanks, modified car 

parking and access arrangements, landscaping, removal of two Regulated Trees and combined 

retaining walls and fencing exceeding 2.1m at 105-109 Park Terrace, Salisbury. 

 

The proposed redevelopment will maintain existing 24 hour trading, seven days a week. 
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The key elements of the proposal include: 

 

 Demolition of existing structures and removal of existing underground fuel tanks; 

 499 square metre precast concrete, timber look tiled blade, brick and glass fronted 

control building containing: 

o 274 square metres of retail display and public access areas; 

o 225 square metres of cool rooms, storage, food preparation, sales counters and 

toilets; 

o Drive through facility. 

 6.0 metre high forecourt canopy; 

 8 fuel dispensing bowsers in 4 rows; 

 36 on-site car parking spaces, including 1 disabled car park; 

 2 x 70,000 litre underground fuel storage tanks; 

 2 x drive in car wash bays with associated shade structure and plant room; 

 2 x vacuum bays with associated shade structure; 

 7.0 metre high freestanding illuminated pylon sign to the Cross Keys Road frontage to 

replace an existing 3m high price board sign; 

 Slatted timber refuse enclosure; 

 Trailer hire facilities; 

 Removal of 8 street trees (including 2 Regulated Trees) and pruning of 1 Significant 

Tree; 

 Perimeter landscaping; 

 2.1 metre high boundary fencing and retaining walls; 

 Illuminated signage fixed to the main control room; 

 Two canopy mounted signs fixed to the sides of the forecourt canopy. 

 

The main control building comprises precast concrete tilt-up construction, timber look tiled 

blade and brick walls, and glass panels that face onto the main forecourt area.  The control 

building is to be sited 8.5 metres at nearest dimension from the Park Terrace frontage and 

5.145 metres from the north-western side boundary with the vehicular access for the drive 

through facility located behind. 

 

The main facades of the control room have a wall height of 4.95 metres with the timber look 

tiled blade walls extending up to 7.05 metres.  Roof mounted services are to be surrounded by 

painted fibre cement sheeting screens to screen this plant from public view and the screening 

is integrated into the overall design of the control building. 

 

The proposed forecourt canopy is setback 15.5 metres from the Cross Keys Road boundary 

and has an overall height of 6.06 metres.  There are eight fuel bowsers in four rows that will 

be located under the canopy. 

 

Access to the site is provided by a new crossover to Cross Keys Road that is located further 

south of the existing crossover.  The existing crossover will be removed.  A new crossover 

(left in only access) is also proposed to be constructed to Park Terrace and will complement 

the existing western most Park Terrace access which is to be retained for left out only access. 

This access is currently used by drivers travelling eastbound for right turns into and out of the 

site from Park Terrace but this movement will be restricted by the proposed extension of a 

solid central median in Park Terrace that is necessary as part of the proposed development. 
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Eleven (11) existing trees are affected by the proposed development.  All trees are located 

within the Council verge, with eight (8) proposed to be removed – two (2) of which are 

Regulated Trees and one (1) Significant Tree to undergo minor pruning in accordance with 

the recommendations of a consulting arborist. 

 

Landscaping is proposed to the perimeter of the site comprising a mixture of irrigated turf, 

groundcovers, shrubs and trees. 

 

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

 

7. CLASSIFICATION 

The site is located within the Commercial Zone as depicted on Map Sal/34 of the Salisbury 

Council Development Plan, Consolidated 15 December 2016. 

 

It is noted that subject to a Gazette Notice of 19 January 2017, a Section 29(2)(b)(ii) 

amendment of the Development Act 1993 incorporated a number of authorised amendments to 

the Salisbury Council Development Plan, Consolidated 15 December 2016. These 

amendments alter the non-complying list within the Urban Core Zone by adding a number of 

exceptions for ‘light industry, store and warehouse’ but are not relevant to this application. 

 

For the purposes of this report, the Salisbury Council Development Plan, Consolidated 15 

December 2016 will only be referred. 

 

The site has existing use rights for the long established use of the site as a retail fuel outlet. 

 

Prior to the application being lodged, Council obtained legal advice regarding the matter of 

whether the application is captured by the non-complying designation as relates to a ‘shop’ in 

the Commercial Zone.  In relation to a ‘shop or group of shops’, development is non-

complying except where (b) ‘the gross leaseable area is less than 250 square metres’. 

 

It is acknowledged the proposed development will increase the total floor area of the shop 

from below 250 square metres to 499 square metres.  Council has obtained legal advice 

regarding the interpretation of this application and whether the non-complying designation as 

‘shop’ applies to the development.  The legal advice has confirmed that this is not a settled 

area of law, that there are two interpretations of the law in respect to the whether a proposal of 

this kind is ‘integrated’ (ie. an undefined development) or a form of shop.  Council has acted 

in accordance with the legal advice and determined the development is an undefined form of 

development, described as a retail fuel outlet.  It is also noted this approach is consistent with 

a similar application recently approved in the Council area. 

 

A retail fuel outlet is neither listed as being a Complying or Non-complying form of 

development in the Commercial Zone and was therefore subject to ‘on-merit’ assessment, 

against the relevant provisions of the Salisbury Council Development Plan, Consolidated 15 

December 2016. 
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8. PUBLIC NOTIFICATION 

The proposed development is neither assigned to Category 1 or Category 2 under the 

Commercial Zone of the Development Plan or Schedule 9 of the Development Regulations 

2008.  On this basis, the application is a default Category 3 form of development. 

 

The Category 3 public notification period took place between 18 March 2020 and 31 March 

2020.  Council received three (3) representations during the notification period, all of which 

have expressed some concerns with the proposed development. 

 

Two (2) of the representors have requested to be heard in support of their submission. 

 

Representations received 

Representations received Wish to be Heard 

1 B Morgante 

9 Cross Keys Road 

SALISBURY SA 5108 

√  

(to be represented by   

A Morgante) 

2 F Morgante 

9 Cross Keys Road 

SALISBURY SA 5108 

√  

 

3 R E Mahlknecht 

4 Cross Keys Road 

BRAHMA LODGE SA 5109 
 

A copy of the Category 3 public notice submissions received and the applicant’s response are 

contained in Attachment 2.  The content of the representations and the applicant’s response 

are summarised in the table below: 

 

Summary of Representations 

Issue Raised Applicant’s Response 

Removal of Regulated Trees 

Concerned regarding loss of mature trees from 

the site and absence of suitable replacement 

trees.  

Eight (8) trees are to be removed in order to 

facilitate the development.  A qualified 

arborist has undertaken an assessment of the 

impact of the tree removals, including 

removal of two (2) Regulated trees.  

 

The trees are considered to restrict the 

reasonable redevelopment of the site and it is 

noted the arborist has recommended removal 

of the eight (8) trees, subject to planting of 

suitable replacement trees.  A condition 

requiring replacement trees will be accepted. 

 

Increased light spill The development will comply with the 

Australian Standard in respect to Control of 

the obtrusive effects of outdoor lighting. 
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The proposed car park area is to be located 

in the approximate position of the existing 

egress/ingress which will be closed as part of 

the proposed development.  The proposed on-

site car parks are not expected to have any 

additional lighting impact upon adjacent 

dwellings than from what is currently 

occurring. 

 

There will be no lighting in relation to car 

parks adjacent to the existing dwelling at 9 

Cross Keys Road. 

 

Increased traffic due to the proposed drive 

through activities 

The precise brand of drive through business 

is yet to be determined.  However, it is 

confirmed that the food partner will be 

neither a McDonalds or Hungry Jacks (or 

any other Tier 1 outlet) as the control 

building is not equipped to support the 

specific requirements of a Tier 1 outlet. 

 

The GTA Traffic Assessment report adopts a 

worse-case scenario of 120 trips per hour (a 

Tier 1 fast food outlet), with the anticipated 

Tier 2 facility having a reduced number of 

trips per hour.   

 

The traffic assessment has concluded that the 

site layout, parking and access arrangements 

meets the relevant guidelines, standards and 

codes and all traffic movements can be 

accommodated via the existing road network. 

 

Proposed 9.0 metre freestanding pylon sign is 

excessive and will result in light spill to 

adjoining residential property. 

 

An additional freestanding pylon sign was 

initially proposed to the Cross Keys Road at 

9m high.  In response to the representor’s 

concerns (of 9 Cross Keys Road), the sign 

has been shifted to the opposite side of the 

Cross Keys Road access (to the northern 

side) and has been reduced in height from 9m 

to 7m.  The resiting and reduction in the 

height of the sign will minimise the impact 

expected to the  adjoining property at 9 Cross 

Keys Road. 

 

The refuse area will result in odour and attract 

vermin adjacent to our residence  

The proposed refuse area has been relocated 

to the south-western rear corner of the site to 

provide a greater degree of separation from 

the existing dwelling.  In addition, a Waste 

Management Plan is proposed to ensure the 
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ongoing management of the waste refuse 

area.   

 

The location for the air and water services will 

result in noise impact. 

The air and water unit has been relocated 

from the south-western boundary to opposite 

the verge car parks behind Cross Keys Road.  

The air and water unit have been assessed as 

part of the acoustic assessment by Sonus for 

the development.  

The proposed fence height to the boundary of 9 

Cross Keys Road should be increased to 2.4 

metres and the colour confirmed. 

 

 

The acoustic assessment by Sonus has 

determined that the 2.1m high fence will 

ensure the development is compliant with the 

EPA (Noise) Policy 2007.  Sonus has 

confirmed that no additional acoustic benefit 

is achieved increasing the height of the fence 

to 2.4 metres. 

 

The applicant is open to discuss the final 

colour of the proposed fence with the 

neighbour.  In any event, we have no concern 

with the fence colour matching the existing 

fence colour. 

9. REFERRALS – STATUTORY 

The Application was subject to the following referrals in accordance with Schedule 8 of the 

Development Regulations 2008.  A copy of the referral responses is contained in Attachment 

3. 

 

Environment Protection Authority (EPA), Schedule 8(10) of the Development Regulations 

2008 

 

The proposal was referred to the EPA as it involves an activity of environmental significance 

pursuant to Schedule 21 of the Development Regulations 2008. 

 

The EPA has provided an assessment of the potential environmental impacts associated with 

the petroleum storage only, with a number of other ‘comments’ being provided on other 

environmental matters associated with the proposal. 

 

The EPA is satisfied, subject to the inclusion of a number of conditions of approval, that the 

proposed petroleum storage activity will not cause unacceptable air quality, water quality or 

site contamination impacts. 

 

The EPA has noted that with the reduced number of fuel filling points to be used at the site, 

the proposed Stage 1 vapour recovery system is adequate to mitigate potential adverse air 

quality impacts upon sensitive receivers (the closest being the dwelling located on 9 Cross 

Keys Road). 
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A Condition of Approval is recommended to reinforce the need for the use of a Stage 1 

system, however it has been advised that the applicant may wish to consider the installation of 

a Stage 2 system as ‘best practice’ (The EPA has not directed that this be conditioned). 

 

A Condition of Approval also requires the proposed development to be undertaken in 

accordance with the submitted Construction Environment Management Plan.  

 

The EPA has not undertaken an assessment of potential noise impacts, however the 

applicant’s Sonus report adequately considers this issue. 

 

Commissioner of Highways, Schedule 8(3) of the Development Regulations 2008 

 

The proposal was referred to DPTI as it involves the creation of new access to a secondary 

arterial road (Park Terrace). 

 

The design has been amended since initially referred in February 2019, with the Park 

Terrace access altered to provide a separate access located 5m west of the existing entry 

point. 

 

Overall, the Commissioner of Highways is supportive of the amended access design and the 

reinstatement of redundant crossovers with kerb and gutter. 

 

Appropriate internal areas are provided to enable one vehicle to store behind each fuel pump 

without restriction of access as well as adequate area to facilitate suitable internal traffic 

circulation. 

 

Delivery vehicles are provided with suitable access and egress. 

 

The application is supported and conditions of consent are recommended.   

 

10. REFERRALS – INTERNAL 

Division Summarised Comment 

Development Engineering The proposed right turn movement into the site for vehicles 

south-bound on Cross Keys Road will increase risk of 

collision.  An appropriate treatment to preclude this 

manoeuvre should be adopted.   

 

The applicant has revised this element of the proposal and 

agrees in principle to extend the two southbound departure 

lanes from the roundabout to at least the southern boundary 

of the site and to make consequential adjustments to the on-

road bicycle lane. 

 

Two Reserved Matters are recommended that relate to the 

provision of a line-marking and signage plan (to clarify 

internal movements within the site) and stormwater 

management details that relate to stormwater calculations 

and confirmation of pre-development minor storm flow 

discharge. 
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Subject to the above the development is satisfactory. 

Parks and Open Space 

Assets 

The revised proposal that retains the Significant Tree is 

supported.  Trees subject to removal are approved at cost to 

the applicant.   

Environmental Health The structure and design of any food premises must be 

constructed in accordance with the Food Act 2001 and Food 

Safety Standard 3.2.3. 

 

11. ASSESSMENT 

Pursuant to Section 35(2) of the Development Act 1993, it is recommended that the Panel 

determine that the proposed development is not seriously at variance with the Salisbury 

Council Development Plan, Consolidated 15 December 2016.  The following reasons are 

given in support of this recommendation: 

 

(a) The proposed development comprises an expansion of an existing authorised use, the 

development is considered to be broadly consistent with the Objectives and Principles 

of Development Control of the Commercial Zone that encourages a broad range of 

commercial and retail land uses; 

(b) The proposed development is designed to ensure that it will not have an unreasonable 

impact on existing development within the immediately locality and in particular 

existing residential allotments in the Residential Zone. 

 

Assessment 

 

A detailed assessment of the application has taken place against the relevant provisions of the 

Salisbury Council Development Plan and is described below under headings. 

 

An extract of the relevant Development Plan, Consolidated 15 December 2016, is contained 

in Attachment 4. 

 

Land Use 

 

The Commercial Zone seeks to accommodate a range of commercial and business related land 

uses that minimise adverse impacts upon the amenity of the locality.  Development should 

also contribute to the Desired Character, although this particular site is not located within a 

Precinct and a Desired Character Statement does not exist for areas outside of a Precinct in 

the Commercial Zone.   

 

Although it is recognised that the Commercial Zone is silent on retail fuel outlets (and 

integrated service stations), a ‘petrol filling station’ and a ‘shop’ are both listed as envisaged 

land uses in the Commercial Zone.  Principles of Development Control 3 and 4 of the 

Commercial Zone provide guidance in respect to the size and role of retail elements: 

 
3 Retail development in the zone should not hinder the development or function of any centre 

 zone. 

 

4 Shops, other than a bulky goods outlet, should have a gross leasable area of less than 250 

 square metres (other than within Precinct Globe Derby Park Commercial). 
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The proposed development comprises an enlargement of the existing retail fuel outlet to cater 

for the retailing of fuel, the sale of food and convenience items along with a drive through 

takeaway service.  It is acknowledged that the retail component contained within main control 

building will be larger than that prescribed within Principle of Development Control 4, with 

the majority of the 499 square metre building considered to form part of the gross leasable 

area.  The increase in retail area is not however considered to be detrimental to the overall 

merits of the proposal, does not result in an over-development of the site and is not expected 

to hinder the development or function of any centre zone, as identified in Principle of 

Development Control 3. 

 

It is recognised that a number of existing ‘centre zones’ are located within 1 kilometre of the 

site.  The nearest is approximately 200 metres to the north-west (Salisbury City Centre 

located in the Urban Core (Salisbury) Zone) with a number of smaller Local Centre Zones and 

Neighbourhood Centre Zone located between 650 and 820 metres from the site. 

 

It is considered that the retail component of the proposed development will not hinder the 

development or function of any nearby centre zone given the nature of the proposal which 

appeals to ‘convenience’ retailing.  Convenience types of retail associated with retail fuel 

outlets offer a range of automotive products as well as a limited range of consumables and 

day-to-day products.  The range of goods, given the small size of the retail/shop area, is more 

limited than larger shops and supermarkets and generally has a higher price point.  These 

forms of retailing are not a focal point for patrons to undertake weekly shopping trips but 

rather are designed to cater for the convenience market.  As larger shops and supermarkets are 

typically found in Centre Zones, the proposed development is of a size and form that is not 

expected to hinder the development or function of nearby centres and will support the overall 

intent and function of the Commercial Zone. 

 

The site will accommodate a Tier 2 take away food outlet that is considered to be an ancillary 

use to the retail fuel outlet.  Concerns were raised by a representor about the potential for a 

larger fast food operator to be established at the site, however, it is noted that due to the size 

of the proposed built form, a Tier 1 operator would not be able to be accommodated within 

the proposed internal floor space.   

 

It is also recognised that Hungry Jacks, McDonalds and KFC (Tier 1 outlets) are all located 

within close proximity to the site (to the north-west of the site), located either in the Urban 

Core (Salisbury) Zone or Commercial (Zone).  The location of the existing stores means there 

is a low probability that an additional Tier 1 operator will be established at the site.  

 

Having regard to all of the above, the proposed development is considered to be an acceptable 

land use, with an appropriately sized retail offering within the Commercial Zone. 

 

Land Use Conflict 

 

Objective 2 of the Commercial Zone and Principle of Development Control 1, ‘Interface 

between land uses” module state: 
 

2 Development that minimises any adverse impacts upon the amenity of the locality within the 

Zone. 
 



ITEM 5.1.2   

Page 176 City of Salisbury 

Council Assessment Panel Agenda - 22 September 2020 

 I
te

m
 5

.1
.2

  

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; 

  (f)  glare; 

  (g)  hours of operation; 

  (h)  traffic impacts. (my underlining) 

 

Furthermore, the guideline that should be applied to this proposal in respect to noise is that 

referenced in Principle of Development Control 7, “Interface between land uses” module as 

follows:  

 

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 principal interface concerns from this land use are in relation to air quality from the fuel 

bowsers and odour from the refuse area, noise and light spill.  These matters are considered in 

further detail under headings below: 

 

Air quality 

 

The proposed control building is to be located adjacent to the western boundary and the main 

petrol filling activities will be located centrally within the site.  The site currently contains 15 

fuel filling points and this proposal will reduce the number to eight (8).  The closest fuel 

bowser is currently located approximately 35 metres from the nearest dwelling (9 Cross Keys 

Road), this proposal will reduce the setback to approximately 23 metres.  However, a vapour 

recovery system (Stage 1 system) is to be fitted to the fuel storage tanks to ensure that air 

quality is not compromised during the delivery from fuel tankers into the on-site storage 

tanks, and will bring the site into contemporary operating standards. 

 

The EPA had advised that as there will be a reduction in fuel filling points, the air quality 

impacts of the proposed development are expected to be reduced in comparison with the 

existing operations at the site.  Although the EPA recommends installation of a Stage 2 

vapour system as a matter of ‘best practice’, the proposed Stage 1 system is appropriate to 

mitigate adverse air quality impacts upon adjacent residential use.   

 

In respect to the refuse area, the proposal has relocated the refuse area to the south-western 

rear corner of the site to provide a greater degree of separation from the existing dwelling at 9 

Cross Keys Road.  In addition, a Waste Management Plan is proposed to ensure the ongoing 

management of the refuse area.  The relocation of the refuse area to the rear of the site and 

implementation of a Management Plan are considered to be acceptable. 

 

Noise 

 

An Environmental Noise Assessment has been undertaken by acoustic consultants, Sonus in 

respect to the proposed development and in particular, the expected noise impacts arising 
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from vehicle movements, fuel deliveries, operating hours (24 hours a day, seven days a 

week), drive through facility operations, car wash and vacuum bay operations (limited to 

hours of 7am to 10pm), waste collections and mechanical plant operations.   

 

The Environmental Noise Assessment advises that subject to a number of noise attenuation 

measures being adopted, the proposal will comply with the Environment Protection (Noise) 

Policy 2007.    

 

The applicant has advised that they are also amendable to accepting a Condition of Approval 

that the recommendations contained within the Sonus Environmental Noise Assessment are 

adopted at all times.  A condition of this kind is recommended. 

 

While the noise assessment has confirmed that the expected noise impacts from this proposal 

will satisfy Principle of Development Control 7, ‘Interface between land uses’, the applicant 

has also revised the proposal to address a number of the representors concerns in respect to: 

 

 Relocating the ‘refuse enclosure’ to the south-western rear portion of the site to 

minimise the impact of noise from collections;  

 Relocating the ‘air and water services’ unit to adjacent the central car parks facing 

Cross Keys Road to mitigate noise impact upon the representor at 9 Cross Keys 

Road. 

 

The representor at 9 Cross Keys Road also requested the fence height be increased from 2.1m 

to 2.4m.  The applicant has advised that an increase in fence height is not necessary based on 

the advice of Sonus in that the 2.1m fence will achieve the desired noise attenuation.  While 

this is noted, there will be a retaining wall below the base of the new boundary fence that will 

be between 280mm and 690mm in height (refer to Sagero Grading Plan). 

 

Lighting 

 

All external lighting is designed with the use of spill guards that will direct light within the 

site and in a way that does not impact adjacent residential use.  The applicant has provided an 

image contained below of the new OTR facility at Tailem Bend which shows that the newer 

types of LED lighting and spill guards assist to contain light spill within the site boundaries.  

The applicant advises that LED lighting is an improvement on previous facilities which used 

fluorescent and flood lights.   
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Photo taken from above OTR Tailem Bend 

(Source:  Peregrine Corporation) 

 

The adopted lighting will comply with the Australian Standard in respect to control of the 

obtrusive effects of outdoor lighting. It is proposed that a Reserved Matter be included that 

requires an Obtrusive Light Compliance Report prepared by a qualified and experienced 

Electrical Engineer for this site.  

 

In summary, the proposed development has satisfactorily addressed the land use interface 

matters in respect to air quality, noise and light spill, subject to recommended conditions of 

consent. 

 

Design and Appearance 

 

The following general provisions of the Development Plan, contained under the “Design and 

Appearance” module are considered to be relevant to the design and appearance of the 

proposed development:  

 
1 The design of a building may be of a contemporary nature and exhibit an innovative style 

 provided the overall form is sympathetic to the scale of development in the locality and with the 

 context of its setting with regard to shape, size, materials and colour.  

 

2  Buildings should be designed and sited to avoid creating extensive areas of 

 uninterrupted walling facing areas exposed to public view.  

 

3 Buildings should be designed to reduce their visual bulk and provide visual  interest 

 through design elements such as:  

 

(a) articulation 

(b) colour and detailing 

(c) small vertical and horizontal components 

(d) design and placing of windows 

(e) variations to facades.  
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14 Development should be designed and sited so that outdoor storage, loading and service 

areas are screened from public view by an appropriate combination of built form, solid 

fencing and/or landscaping.  

 

22 The setback of buildings from public roads should: 

 

(a) be similar to, or compatible with, setbacks of buildings on adjoining land and 

other buildings in the locality 

(b) contribute positively to the streetscape character of the locality 

(c) not result in or contribute to a detrimental impact upon the function, appearance 

or character of the locality 

 

The proposed main control room is of a contemporary, high quality design that is considered 

to be both functional and visually appealing.  The articulated building facades incorporate a 

range of materials, colours and finishes, supported by proposed landscape areas that create an 

active street frontage.  Brick, timber look blade walls and glass will feature on the Park 

Terrace and Cross Keys Road frontages with a range of wall heights that will provide a source 

of visual interest and there is a clearly perceptible entrance point to ensure ease of access from 

the main forecourt and car parking areas. 

 

The proposed forecourt canopy and fabric shade structures are designed to complement the 

main control building with a scale that is considered to be appropriate within a Commercial 

Zone and will not be detrimental to the character or amenity of the locality.    

 

It is recognised that the car wash, vacuum bays and associated shade structures are located 

within closer proximity to the allotment boundaries and will be a somewhat prominent 

element of the built form, noting their location close to the roundabout.  The proposed car 

wash is to contain 2.1 metre high precast wall panels with a small enclosed plant room of a 

height of 2.55 metres.  The open shade structures will be elevated higher than the precast 

walls and plant room, however as they are open structures, this will assist to minimise its 

overall bulk and scale. 

 

While it would be preferable if these structures were located further from the street frontage, 

they are considered to have a relatively low visual impact and are located and designed to 

minimise noise impact upon adjoining residential allotments from the car wash facilities. 

There is also opportunity for screen planting to be established in the adjacent landscape beds 

to these structures and this is recommended by condition. 

 

In summary, the overall design and appearance of the development is considered to be of a 

high standard for this type of development and will be an overall improvement in the 

presentation of the site. 

 

Car Parking, Traffic and Access 

 

GTA Consultants have submitted a Traffic Compliance Statement in support of the proposed 

development.  The Statement has regard to the anticipated transport implications, car parking 

demand and layout, traffic generation, access and egress and the potential impact on the 

surrounding road network, having regard to traffic engineering practice and Australian 

Standards. 

 

The Traffic Compliance Statement advises that: 
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 The proposed land use generates 2.5 on-site car parking spaces per 100m
2 

of floor 

area, with the proposal generating a requirement for 12 car parking spaces.  36 on-site 

car parking spaces, including 1 disabled car park are provided; 

 The proposed car parking layout and access arrangements will comply with the 

relevant Australian Standards; 

 the proposed fuel bowsers are sited to ensure that vehicles can access the subject site 

without being restricted by queuing vehicles; 

 the site contains adequate turning circles to accommodate 16.4 metre semi-trailer fuel 

tanker deliveries, 10.0 metre waste collection vehicles, 8.8 metre delivery vehicles and 

the usage of the drive through and car wash facilities; 

 the traffic generated by the proposed development will not have an adverse impact on 

the safety or operation of the adjacent road network. 

 

Table Sal/2 – Off Street Vehicle Parking Requirements of the Salisbury Council Development 

Plan does not prescribe a car parking rate for a retail fuel outlet, however the Table prescribes 

a rate of 7 on-site car parks per 100 square metres of gross leasable area for shops located 

outside of a centre zone. This equates to a requirement of 35 parking spaces for 499 square 

metres of shop floor area – the proposal provides 36 spaces.  

 

GTA’s Traffic Compliance Statement refers to ‘Generic Parking and Traffic Updated Traffic 

Management Report’, dated November 2017.  This report provides recommendations based 

on data collected on traffic and parking demands for a number of existing OTR sites located 

around Adelaide and concludes that 2.5 spaces per 100 square metres of total floor area can 

adequately cater for a retail fuel outlet that contains a drive through facility. 

 

As the proposed development provides for 36 on-site car parking spaces, the level of on-site 

car parking is well in excess of both the GTA and Development Plan requirement and is 

considered to be acceptable. 

 

The Commissioner of Highways has provided comment in respect to the design of the 

development as it relates to the interface and relationship with Park Terrace which is a 

Secondary Arterial Road as identified in Overlay Map Sal/34 of the Salisbury Development 

Plan.  The Commissioner of Highways has advised that the development will provide 

appropriate car parking provision, access arrangements and improved safe vehicular 

movement in Park Terrace, subject to a number of conditions of approval. 

 

A representor has expressed concerns in respect to the possible increase in traffic from the 

proposed drive through activities.  The applicant has advised that while the precise ‘brand’ of 

drive through business is yet to be determined, it is will be neither a McDonalds or Hungry 

Jacks (or any other Tier 1 outlet) as the control building is not equipped to support the 

specific requirements of a Tier 1 outlet.  The GTA Traffic Compliance Statement in their 

traffic impact assessment has adopted a worst-case scenario of 120 trips per hour (a Tier 1 fast 

food outlet), with the anticipated Tier 2 facility noted as having a reduced hourly rate of trips. 

 

The GTA Traffic Compliance Statement has concluded that due to the expected high portion 

of passing trade (being on the corner of Park Terrace and Cross Keys Road) and the existing 

land uses currently operating on site, the proposed development is not expected to result in a 

significant change in traffic volumes nor have an adverse impact on the safety or operation of 

the adjacent road network. 
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Council’s traffic team expressed some concern regarding the design of the Cross Keys Road 

access which allows for south-bound right hand turns into the site following exit from the 

roundabout as a result of risk from increased risk of rear end collisions, primarily due to the 

existence of and conflict with the commencement of the bicycle lane.  The applicant has 

further reviewed this aspect of the design and has agreed to adopt the following line-marking 

changes adjacent to the new access in Cross Keys Road: 

 

 the two departure lanes from the roundabout being extended further south to at least 

the southern boundary of the subject site 

 the start of the on-road bicycle lane being removed (if necessary) to correspond with 

the extension of the two departure lanes  

 

This arrangement would preserve the existing right to turn into the site from Cross Keys Road 

for south-bound traffic but would enable a vehicle to drive past the turning/holding vehicle 

without conflict. This preserves the existing right hand turn arrangement which presently 

exists at the site but it is noted will be improved because the new access is located further 

south (from the roundabout).   

 

The final design to facilitate this work shall be provided as a Reserved Matter. 

 

Removal of Regulated Trees 

 

Under the “Regulated Trees” module of the Development Plan, Principle of Development 

Control 2 states: 

 
2 A regulated tree should not be removed or damaged other than where it can be demonstrated 

 that one or more of the following apply: 

 

(a) the tree is diseased and its life expectancy is short; 

(b) The tree represents a material risk to public or private safety; 

(c) The tree is causing damage to a building; 

(d) Development that is reasonable and expected would not otherwise be possible; 

(e) The work is required for the removal of dead wood, treatment of disease, or is in the 

general interests of the health of the tree. (my underlining) 

 

The applicant engaged Arborman Tree Solutions to assess eleven (11) trees located within the 

Council verge on both Park Terrace and Cross Keys Road frontages. 

 

Eight (8) trees are to be removed in order to facilitate the development, two (2) of which are 

identified as Regulated Trees (one in Park Terrace and one in Cross Keys Road), as they are 

in direct conflict with the proposed new access crossovers.  It is recognised that attempts have 

been made to retain as many trees as possible, however based upon the requirement to provide 

safe and convenient access to and from the site, the impacted trees presently restrict the 

reasonable development of the site.  It is accepted that the removal is warranted under 

Principle of Development Control 2(d). 

 

The proposed access arrangements, while resulting in the removal of two (2) Regulated Trees, 

ensures the retention of an existing Significant Tree which is considered to be the major 

notable visual element in this streetscape.  Minor pruning is necessary to enable improved 

clearance for vehicles and the arborist has advised that the pruning to this tree will not impact 
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the tree’s overall condition.  Arborman Tree Solutions have also recommended a number of 

measures to ensure the protection of this tree during the construction period of the proposed 

development and these recommendations should be adopted as part of the development, 

should the Panel resolve to grant Consent. 

 

A landscaping plan has been prepared and which adopts replacement shrubs and trees that 

will compensate for the proposed tree removal.  Notwithstanding this, a condition of approval 

is included that four (4) replacement trees are provided to offset the removal of the two (2) 

Regulated Trees in accordance with Regulation 117 of the Development Regulations 2008. 

 

Advertisements 

 

The following Principles of Development Control are considered to be relevant to the 

proposed development in respect to advertisements: 

 
1 The location, siting, design, materials, size and shape of advertisements and/or advertising 

 hoardings should be: 

 

(a) consistent with the predominant character of the urban or rural landscape; 

(b) In harmony with any buildings or sites of historic significance or heritage value in the area; 

(c) Co-ordinated with and complement the architectural form and design of the building they 

are to be located on. 

 

15 Freestanding advertisements and/or advertising hoardings should be: 

 

(a) Limited to only one primary advertisement per site or complex; 

(b) Of a scale and size in keeping with the desired character of the locality and compatible with 

the development on the site. 

 
18 Freestanding advertisements should not exceed the total height (measured from natural ground 

 level) as specified within the following table: 

 

 Commercial Zone  4 metres 

 

The proposed development will incorporate the ‘On The Run’ branding that is typical of the 

retail fuel outlets established across the state.  The signage is considered to be of a scale and 

size that is appropriate for a Commercial Zone and is established to be coordinated with and 

complementary of the architectural form and design of the buildings, as envisaged by 

Principle of Development Control 1(c). 

 

The proposed development will establish a second pylon sign that is in conflict with Principle 

of Development Control 15(a) immediately north of the modified Cross Keys Road access.  In 

addition, the pylon sign will be 7m in height.  The departure is considered to be acceptable in 

that the site has a wide frontage of in excess of 50m to Park Terrace and Cross Keys Road, a 

redevelopment to divide the site could result in similar or greater number of signs.  In 

addition, the 7m high sign will replace an existing 3m high price board sign, thereby 

maintaining the same number of freestanding signs at the site. 

 

The applicant reduced the pylon sign height from 9m to 7m through the course of the 

application, while the sign is 3m higher than the envisaged height for freestanding signs in the 

Commercial Zone, the 7m height is compatible with the fuel canopy and is of lesser height 

than the existing 9m high pylon sign that is adjacent to Park Terrace.  
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This aspect of the development is considered to be acceptable. 

12. CONCLUSION 

Peregrine Corporation have requested Development Plan Consent to enable to the demolition 

and replacement of an existing retail fuel outlet with a new control building, fuel canopy and 

petrol bowsers, car wash, vacuum bays, pylon sign, underground fuel tanks, modified car 

parking and access arrangements, landscaping and removal of two Regulated Trees at 105-

109 Park Terrace, Salisbury. 

 

The proposed development has been assessed ‘on-merit’ and as a Category 3 form of 

development.  Three (3) valid representations were received, all in opposition to the 

development.  Two of the representors have requested to be heard.  A number of amendments 

were made to the proposal following public consultation in response to the concerns of the 

representors. 

 

This report has provided a detailed assessment of the application against the relevant 

provisions of the Salisbury Council Development Plan.  The assessment found that: 

 

(a) The proposed development is considered to be consistent with the Objectives and 

Principles of Development Control of the Commercial Zone that encourages a broad 

range of commercial and retail land uses; 

(b) The proposed development contains a retail component that is of a size and form that 

will not hinder the development or function of nearly centres and supports the overall 

intent of the Commercial Zone; 

(c) The proposed development is designed to ensure that it will not have an unreasonable 

impact on existing development within the immediately locality and in particular 

existing residential allotments in the Residential Zone; 

(d) The development is served by adequate provision of car parking and will facilitate safe 

and convenient traffic movements both internally and to and from the site; 

(e) The development has received in-principle support from both the Environment 

Protection Authority for matters pertaining to petroleum storage and the 

Commissioner of Highways for matters pertaining to access to and from the site and 

internal movements; 

(f) The proposed advertisements are considered to be appropriate for the scale of the site, 

an increase in the number of pylon signs by one is appropriate having regard to the 

extent of the site frontage and that an existing 3m price board sign is being removed. 

 

Accordingly, it is recommended that Development Plan Consent be granted, subject to 

Reserved Matters and conditions. 
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13. 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 15 December 2016. 

 

B. Pursuant to Section 33 of the Development Act 1993, Development Plan Consent is 

GRANTED to application number 361/1923/2018/3B for Demolition and 

replacement of existing retail fuel outlet comprising new control building, fuel canopy 

and petrol bowsers, car wash, vacuum bays, pylon sign, underground fuel tanks, 

modified car parking and access arrangements, landscaping, removal of two Regulated 

Trees and combined retaining walls and fencing exceeding 2.1m in accordance with 

the plans and details submitted with the application and subject to the following 

Reserved Matters and conditions: 

 

Reserved Matters: 

 

The following matters 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.Provision of a final Traffic Control Layout plan that shall include all of the following: 

 

a) All line-marking and signage to clarify and facilitate the one-way movements 

within the site; 

b) Required line-markings within Cross Keys Road to facilitate the safe right hand 

turn movement without conflict with through movement of southbound vehicles. 

 

2.Provision of stormwater calculations, which address the minor storm (Q10) and major 

storm (Q100) events.  Direct discharge to the external underground system shall be at 

the equivalent of the pre-development minor storm flows (Q10 and Q100 

respectively). 

 

3.An Obtrusive Light – Compliance Report prepared by a qualified and experienced 

Electrical Engineer in accordance with Australian Standard 4282 – 1997 ‘Control of 

the obtrusive effects of outdoor lighting. 

 

 

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 

14/JN1188SK01F Site Plan 10 August 2020 ADS Architects 

14/JN1188SK02B North-East, North-

West, South West 

Elevations  

10 August 2020 ADS Architects 

14/JN1188SK03B South East Elevations 10 August 2020 ADS Architects 
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Letter dated 

31.10.18 

Letter to Council 31 October 

2018 

Peregrine 

Corporation 

Letter dated 

07.12.18 

Letter to Council 

(Response to Further 

Information) 

7 December 

2018 

Peregrine 

Corporation 

Letter dated 

08.04.20 

Letter to Council 

(Response to 

Representations) 

8 April 2020 Peregrine 

Corporation 

Letter dated 

18.08.20 

Letter to Council 

(Response to Further 

Information) 

18 August 2020 Peregrine 

Corporation 

80017-39 Construction 

Environment 

Management Plan 

28 May 2018 Fyfe 

SA190095-C01 Stormwater Plan April 2020 Sagero 

SA190095-C02 Grading Plan April 2020 Sagero 

SA190095-C03 Concrete Joints Plan April 2020 Sagero 

S5080.5C3 Environmental Noise 

Assessment 

November 

2018 

Sonus 

S1177712 Parking and Traffic 

Management Report 

29.11.17 GTA Consultants  

S140680 Site Traffic 

Compliance 

Statement 

29 November 

2018 

GTA Consultants 

ATS5313-105-

109ParTceDIR 

Arboricultural Impact 

Assessment and 

Development Impact 

Report 

3 May 2019 Arborman Tree 

Solutions 

15.047.015 Landscape Plan 28 February 

2020 

Oxigen 

Letter dated 

12.04.19 

Letter to EPA and 

Council 

12 April 2019 Peregrine 

Corporation 

 

* 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. 

 

* All documents referred to under Reserved Matters constitute approved documents 

and form part of this consent. 
 

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

  plans. 

 

2. The advertisements and advertising structures shall be maintained in good repair at all 

times. 

 

Reason: To maintain the visual amenity of the locality. 
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3. Except where otherwise approved, the external finishes of the building shall: 

 

(a) Be of new non-reflective materials; and 

(b) Be finished in materials and colours/tones as shown on the Approved Plans; and 

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

 

Reason: To ensure the building achieves a high standard of external appearance. 

 
4. Any roof mounted plant or equipment shall be sited to avoid being visible to street 

view or otherwise be screened in a manner that forms an integral part of the building 

design. 

 

Reason: To ensure roof mounted plant and equipment is appropriately designed. 

 

5. All of the recommendations contained in the acoustic report, prepared by Sonus 

Acoustic consultants, numbered S5080.5C3 dated November 2018, shall be 

implemented in full, prior to commencement of use and shall remain in place at all 

times thereafter. 

 

Reason: To ensure all acoustic treatments are implemented in accordance with the 

  consultant’s recommendations. 

 

6. All of the recommendations contained in the Arboricultural Impact Assessment report, 

prepared by Arborman Tree Solutions consultants, numbered ATS5313-105-

109ParTceDIR dated 3 May 2019, shall be adopted at all times. 

 

Reason: To ensure the management of existing trees in accordance with the  

  consultant’s recommendations. 

 

7. 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. 

 

8. All trade waste and other rubbish shall be contained and stored pending removal in 

covered containers which shall be screened from public view as per the approved 

plans. 

 

Reason: To maintain 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. 
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10. All landscaping identified on the Approved Landscaping Plan, prepared by Oxigen, 

Drawing No. 15.047.015 Issue C dated 28 February 2020 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. 

 
11. Semi-mature native tree species (1m > height at planting) indigenous to the local area 

shall be planted on a two for one basis to compensate for the removal of each 

Regulated Tree.  The replacement tree planting shall occur prior to the commencement 

of use (as hereby approved) and shall be maintained in good health and condition at all 

times thereafter.  Any diseased or dead trees shall be replaced immediately. 

 

Reason: To comply with the requirements of Regulation 117(2) of the Development 

  Regulations 2008. 

 

12. Noise measured at the nearest residential property boundary shall remain within the 

requirements of the Environment Protection Authority (EPA) guidelines for 

development adjacent to a residential area. 

 

Reason: To ensure that noise does not cause nuisance to adjoining residential  

  occupiers or owners. 

 

13. All driveways, manoeuvring areas and hardstand areas shall be constructed in 

accordance with the Approved Concrete Grading Plan and Details, prepared by 

Sagero, Drawing No. SA190095-C02 dated April 2020.  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 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. 

 

14. 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 = 10 years.   

 

Reason: To ensure flood protection of the buildings. 
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15. Stormwater generated from the major storm event ARI = 100 years shall be captured 

and disposed of in a manner that does not put downstream properties at risk of 

inundation, and does not discharge over any other land. Discharge to the street water 

table shall not exceed 10 litres per second. If a pump station is to be provided, the 

package must include twin pumps with battery backup and an audible alarm in case of 

failure. 

 

Reason: To ensure stormwater is disposed of in a controlled manner and to provide 

  some flood protection. 

 

16. The redundant crossovers shall be demolished and reinstated to upright kerb in 

accordance with Council’s Standard Detail.  The affected section of footpath shall be 

reinstated to match the paver style and grade of the existing footpath to the satisfaction 

of Council. 

 

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

  Engineering Practice. 

 

17. All works identified in the final Traffic Control Layout Plan, Approved by Council 

under Reserved Matter 1, shall be completed, prior to commencement of use (as 

hereby approved). 

 

Reason: To ensure the Traffic Control Layout Plan is implemented. 

 

Environment Protection Authority 

 

18. Prior to operation, all fuel storage tanks (apart from diesel and LPG) must be fitted 

with a Stage 1 vapour recovery system (which includes underground storage tank vent 

pipes being fitted with a pressure vacuum relief valve) that directs the displaced 

vapours back into the tank during filling.  

 

19. All runoff from hardstand areas (including the refuelling and fuel delivery areas) of 

the site (refer to plans by Sagero Project No. SA190095, Drawing No. C0A, CO1A, 

C03A) must be directed via grates and grade changes to a forecourt full retention 

oil/water separator (no bypass function) that:  

 

(a) has as a minimum spill capture capacity of 10,000 litres  

(b) reduces oil content in the outlet to less than 5 mg/L (as confirmed by independent 

third party scientific testing)  

(c) operates effectively in the event of a power failure 

(d) has an alarm connected by telemetry to appropriate maintenance personnel.  

 

20. Any sludge or residues collected within the forecourt full retention oil/water separator 

is considered waste and must be removed by an EPA licensed waste transporter.  
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21. All underground fuel storage tanks must be double-walled and fitted with Automatic 

Tank Gauging (ATG) as a leak detection and monitoring system.  

 

22. Prior to use, all fuel lines between the underground storage tanks and fuel dispensers 

must be double contained and fitted with a mechanical pressure leak detection system. 

 

23.  The development (which includes the removal and disposal of all underground 

storage systems) must be undertaken in accordance with relevant standards and 

guidelines and the Construction Environment Management Plan, OTR Hilltop – 105 

Park Terrace, Salisbury SA”, prepared by Fyfe (Ref: 80017-39-2) dated 26 March 

2020. A suitably qualified and experienced site contamination consultant or certified 

site contamination practitioner must be engaged to implement the CEMP and to: 

 

(a) manage and dispose of contaminated soil in accordance with EPA and other 

relevant guidelines; 

(b) validate Underground Storage System excavations in accordance with the National 

Environment Protection (Assessment of Site Contamination) Measure 1999 (as 

amended in 2013) and other EPA guidelines prior to backfilling or replacement of 

the Underground Storage System.  

 

Commissioner of Highways 

 

24. A back to back median shall be installed within Park Terrace (extending west from the 

roundabout) in order to physically restrict right turn movements to/from the western 

access point.  All costs associated with installation of the median (and associated 

signage) shall be borne by the applicant. 

 

25. The crossover/driveway width required for passenger cars at the Cross Keys Road 

access point shall be delineated and the extra crossover/driveway width required to 

permit access for a 16.4 metre semi-trailer shall be chevron line marked. 

 

26. The access points shall be suitably flared to Park Terrace and Cross Keys Road to 

allow convenient ingress and egress movements in order to minimise disruption to the 

free flow of traffic. 

 

27. The Park Terrace and Cross Keys Road access points shall be suitably signed and line 

marked to reinforce the desired traffic flow. 

 

28. The redundant crossovers (or parts thereof) shall be reinstated with kerb and gutter 

prior to the business becoming operational. 

 

29. The largest vehicle permitted on-site shall be restricted to a 16.4 metres semi-trailer. 

 

30. All off-street car parking areas shall be designed in accordance with AS/NZS 

2890.1:2004 and AS/NSZ 2890.6:2009. 

 

31. Commercial vehicle facilities shall be designed in accordance with AS 2890.2:2018. 
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32. Signage shall not contain any element of LED or LCD display, except for the fuel 

prices on the pylon signs.  The fuel prices shall be white characters on a black 

background. 

 

33. Signage shall not flash, scroll, move or change, with the exception of LED fuel price 

signs, which may change on an as-needs basis. 

 

34. Signage shall, in the case of electronic signage, incorporate an automatic error 

detection system which will turn the display off or to a blank, black screen should the 

screen or system malfunction. 

 

 

 Advice Notes 

 

1. Except where otherwise approved, no other advertisements or advertising displays 

shall be displayed on or about the site. 

 

2. The structure and design of any food premises must be constructed in accordance with 

the Food Act 2001 and Food Safety Standard 3.2.3. 

 

3. A final survey of the site boundaries is recommended to ensure the approved building 

works are accommodated within the designated footprint and achieve the designated 

boundary setbacks. 

 

4. 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 to constitute a local nuisance as 

follows: 

 

The noise has travelled from the location of the construction activity to neighbouring 

premises – 

 

 On any Sunday or public holiday; or 

 After 7pm or before 7am on any other day. 

 

5. Council’s Parks and Open Space Team have consented to removal of eight street trees 

to facilitate the access points.  A letter of cost will be sent for the removals, separate to 

the Development Approval process, should the application be granted consent. 

 

6. The combined boundary retaining walls and fencing are subject to Development 

Authorisation on basis that they exceed 2.1m in height above ground level.  Please 

note that any boundary fencing work is subject to consultation with the neighbour 

pursuant to the Fences Act 1975.  For further information, please visit the Legal 

Services Commission of SA website: 

https://lsc.sa.gov.au/resources/FencesandtheLawBooklet.pdf 

  

https://lsc.sa.gov.au/resources/FencesandtheLawBooklet.pdf
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7. 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 

 

EPA Advice Notes 

 

8. 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 

 

9. 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. 

 

10. If at any stage contamination is identified which poses actual or potential harm to 

water that is not trivial, a notification of contamination which affects or threatens 

groundwater (pursuant to Section 83A of the Environment Protection Act 1993) must 

be submitted to the EPA. 

 

11. A copy of the validation report for the excavation of the underground storage tanks 

should be provided to the EPA and planning authority prior to occupation of the 

redeveloped site. 

 

12. An environmental authorisation in the form of a license is required for the operation of 

this development.  The applicant is required to contact the Environment Protection 

Authority before acting on this approval to ascertain licensing requirements.  

Information on applying for a license (including license application forms) can be 

accessed here: 

http://www.epa.sa.gov.aubusiness_and_industry/applying_for_a_licence 

 

http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments/design-build-install.html
http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments/design-build-install.html
http://www.epa.sa.gov.au/
http://www.epa.sa.gov.aubusiness_and_industry/applying_for_a_licence
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13. The EPA recommends that the proponent should consider the installation of a Stage 2 

vapour recovery system as best practice. 

 

Commissioner of Highways Advice Notes 

 

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

 

15. All access to Park Terrace and Cross Keys Road shall be constructed in general 

accordance with ADS Architects Site Plan, Drawing No. 14/JN1188sk01c, dated 19 

December 2019. 

 

16. All road works including installation of the back to back median, lighting (review and 

upgrade if required), associated signage and the new access points shall be designed 

and constructed to comply with Austroads Guides Australian Standards and be to the 

satisfaction of DPTI, with all costs (including design, construction, lighting, project 

management etc.) being borne by the applicant. The applicant shall enter into a 

Development Agreement with DPTI regarding these works and is required to contact 

DPTI’s Network Management Services, Network Integrity Engineer, Mrs Teresa 

Xavier on telephone (08) 8226 8369 or via email Teresa.xavier@sa.gov.au to obtain 

approval and discuss any technical issues regarding the required road works.  These 

road works shall be completed prior to operation of the proposed development. 

 

17. Signage shall not be permitted to operate in such a manner that could result in 

impairing the ability of a road user by means of high levels of illumination or glare.  

Accordingly, all illuminated signs visible from Park Terrace and Cross Keys Road 

shall be limited to a low level of illumination (i.e. < 150Cd/m2), except in the case of 

electronic signage, which shall be limited to the following stepped luminance levels: 

 

Ambient Conditions Sign Illuminance Vertical 

Component (Lux) 

Sign Luminance (Cd/m2) 

Max 

Sunny Day 40000 6300 

Cloudy Day 4000 1100 

Twilight 400 300 

Dusk 40 200 

Night < 4 150 

 

18. The applicant shall ensure that all stormwater generated by the proposal is 

appropriately collected and disposed of without entering or jeopardising the safety of 

the adjacent road network. 

 

  

mailto:Teresa.xavier@sa.gov.au
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CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 10.09.2020 08.09.2020     

 

ATTACHMENTS 

This document should be read in conjunction with the following attachments: 

1. Proposal Plans and Supporting Documentation  

2. Public Notice, Representations and Applicant's Response  

3. Referral Responses  

4. Extract of Relevant Development Plan - Provisions Consolidated 15 December 2016   
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ITEM 5.2.1 

COUNCIL ASSESSMENT PANEL   

DATE 22 September 2020  

HEADING Appointment of Deputy Presiding Member 

AUTHOR Chris Zafiropoulos, Manager Development Services, City 

Development  
 

CITY PLAN LINKS 4.3 We deliver quality outcomes that meet the needs of our 

community  

 

SUMMARY The Council Assessment Panel is required to appoint a Deputy 

Presiding Member. 
 

RECOMMENDATION 

1. That _______________________ be appointed as the Deputy Presiding Member to the 

Council Assessment Panel for the term to 31 May 2021, and the General Operating 

Procedures be updated to reflect the appointment. 

 

ATTACHMENTS 

There are no attachments to this report.  

1. BACKGROUND 

1.1 The Planning, Development and Infrastructure Act 2016 provides that Council 

should establish a process for appointing a Deputy Presiding Member to the 

Council Assessment Panel. The Council has resolved that the CAP determine the 

appointment of the Deputy Presiding Member in its Operating Procedures.  

1.2 The Panel has established a procedure in clauses 3.6 and 3.7 of its General 

Operating Procedures. The procedure requires the appointment of the Deputy 

Presiding Member by resolution of the Panel. In the event both the Presiding 

Members and Deputy Presiding Member are absent, the appointment will be made 

by resolution of those members present. 

2. REPORT 

2.1 The Deputy Presiding Member has the same powers and duties of the Presiding 

Member when required to undertake the role. The role is important in the chairing 

of the meeting, including providing guidance to the other members on the Panel, 

representors and the gallery in respect to the considerations of the Panel. The 

Panel should give consideration to the appointment of a person with the 

knowledge and experience for this role. 

2.2 As the term of the Independent Members on the Council Assessment Panel will 

conclude on 31 May 2021, it is recommended that the Deputy Presiding Member 

be appointed for this period. 
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3. CONCLUSION / PROPOSAL 

3.1 That the Panel appoints the Deputy Presiding Member to the Council Assessment 

Panel.  

 

CO-ORDINATION 

Officer:   GMCID      

Date: 10/8/2020      
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ITEM 5.2.2 

COUNCIL ASSESSMENT PANEL   

DATE 22 September 2020  

HEADING Annual Report of the Council Assessment Panel for 2019/20 

AUTHOR Chris Zafiropoulos, Manager Development Services, City 

Development  
 

CITY PLAN LINKS 3.4 Our urban growth is well planned and our centres are active 

4.2 We deliver quality outcomes that meet the needs of our 

community 

 

SUMMARY The Council Assessment Panel Operating Procedures require the 

preparation of an Annual Report to Council via the Policy and 

Planning Committee. A draft report is provided for the Panel’s 

consideration. 
 

RECOMMENDATION 

1. That the draft Council Assessment Panel Annual Report for 2019/20 be noted and 

endorsed, subject to inclusion of the Presiding Member’s commentary and a summary 

of learnings from development assessed by the Panel, and the Presiding Member be 

delegated to approve the final report for referral to Council.  

 

ATTACHMENTS 

This document should be read in conjunction with the following attachments: 

1. Draft Annual Report 2019/20   

1. BACKGROUND 

1.1 The General Operating Procedures require the Panel to provide its Annual Report 

to Council via the appropriate standing committee on or around the anniversary of 

the appointment of the Panel.  

1.2 The Panel may provide advice to Council on trends, issues and other matters 

relating to planning and development that have become apparent or arisen through 

the assessment of applications under the Act. 

2. CONSULTATION / COMMUNICATION 

2.1 Internal 

2.1.1 The Panel is not required to consult on its report. 
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3. REPORT 

3.1 The draft report is provided in Attachment 1 for the Panel’s consideration and 

endorsement.  

3.2 The draft report provides for commentary from the Presiding Member, which is to 

be included. In addition, the report provides for the inclusion of comments from 

the review of a selection of development applications that have been approved by 

the Panel. Information in relation to the selected development applications 

approved by the Panel has been provided to members separately. It is proposed 

that the Panel finalise its comments on these applications at the September 

meeting for the learnings to be included in the final report. 

4. CONCLUSION / PROPOSAL 

4.1 That the Panel endorses its Annual Report for 2019/20 and that the Presiding 

Member signs the report on behalf of the Panel. 

 

 

CO-ORDINATION 

Officer:   GMCiD      

Date: 10/09/2020      
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