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 AGENDA 

FOR DEVELOPMENT ASSESSMENT PANEL MEETING TO BE HELD ON 

27 SEPTEMBER 2016 AT 6:00 PM 

IN THE COUNCIL CHAMBER, 12 JAMES STREET, SALISBURY 

MEMBERS 

Mr D Wallace (Presiding Member) 

Mr R Bateup 

Ms L Caruso 

Ms S Johnston 

Mr G Reynolds 

Mr J Watson 

Mr S White  

 

REQUIRED STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos  

Team Leader – Planning, Mr A Curtis 

Planning Consultant, Mr B Green 

  

APOLOGIES  

PRESENTATION OF MINUTES 

Presentation of the Minutes of the Development Assessment Panel Meeting held on 23 

August 2016.  
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REPORTS 

Development Applications 

5.1.1 361/935/2015/NB .................................................................................................... 9  

  

  Market (Shops) in car park of existing hotel (Non-complying) at 1955 Main 

  North Road, Salisbury Heights for FarmDirect Community Market 

5.1.2 361/1075/2016/2B ............................................................................................... 131  

 Change of use from industry to material recovery facility (recycling depot) 

and service depot (including truck parking), construction of ancillary office 

and workshop, gas re-fuelling facilities comprising supply lines and storage, 

freestanding sign, removal of significant tree and associated vehicle parking, 

manoeuvring area, fencing and perimeter landscaping at 1-2 Gidgie Court 

and 71-75 Woomera Avenue, Edinburgh for Northern Adelaide Waste 

Management Authority 

 

OTHER BUSINESS   

5.2.1 Status of Current Appeal Matters and Deferred Items 

5.2.2 Policy Issues is Arising from Consideration of Development Applications 

5.2.3 Future Meetings & Agenda Items 
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CONFIDENTIAL ITEMS 

 

5.3.1 361/1075/2016/2B - Confidential Legal Advice (provided under separate cover) 

 

Pursuant to section 56A(12) (a)(viii), the Development Assessment Panel may 

exclude the public from attendance at its meeting to consider legal advice. The 

following advice has been provided by Mr Jeremy Hill, Partner Minter Ellison 

Lawyers in respect to appeals that have been lodged in relation to Item 5.1.2. 

 

  

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 DEVELOPMENT ASSESSMENT PANEL MEETING HELD IN THE 

COUNCIL CHAMBER, 12 JAMES STREET, SALISBURY ON 

23 AUGUST 2016 

 

MEMBERS PRESENT 

Ms L Caruso (Presiding Member) 

Mr R Bateup 

Ms S Johnston 

Mr G Reynolds 

Mr J Watson 

Mr S White  

 

 

STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos  

 

 

The meeting commenced at  6:06pm 

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

 

 

APOLOGIES  

Apologies were received from Mr D Wallace. 

 

PRESENTATION OF MINUTES 

  Mr R Bateup moved, and the Panel resolved that: 

The Minutes of the Development Assessment Panel Meeting held on 26 July 2016, 

be taken and read as confirmed. 
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REPORTS 

Development Applications 

5.1.1 361/938/2016 
 

 Change of use from retail (Pet Shop) to Place of Worship (Shop 9) at 1692-1700 Main 

North Road, Salisbury Plain for Hope Central 

  

 

Mr Joseph Habermehl, Pastor, attended on behalf of the applicant and responded to 

questions from the Panel. 

 

 

Mr R Bateup moved, and the Panel resolved that: 

 

A. The proposed development is not considered to be seriously at variance with the 

Salisbury Development Plan – Consolidated 5
th

 May 2016. 

 

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

Consent is GRANTED to application number 361/938/2016 for “Change of use 

from retail (Pet Shop) to Place of Worship (Shop 9)” in accordance with the 

plans and details submitted with the application and subject to concurrence of 

the Development Assessment Commission and the following conditions: 

 

Development Plan Consent Conditions 

 

1. The development shall be carried out in accordance with the details submitted 

with the application and the following stamped approved plans and documents, 

except where otherwise varied by the conditions herein: 
 

Drawing No. Plan Type Date Prepared By 

Dated 06.05.16 Statement of Support Received by 

Council dated 

11.05.16 

Hope Central 

Dated 06.05.16 Floor Plan Received by 

Council dated 

11.05.16 

Hope Central 

Not Stated Site Plan Received by 

Council dated 

11.05.16 

Hope Central 

2016-0196 Statement of Effect Received by 

Council dated 

14.07.16 

URPS 

 

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

  submitted plans. 
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2. The maximum number of attendees within the facility at any one time shall not 

exceed 250. 

 

Reason: To ensure that sufficient car parking is provided commensurate with 

  the maximum number of attendees. 

 

3. The hours of operation, including set-up and close-down time, be limited to 3pm 

to 6pm Sundays. 

 

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

   submitted documentation, but allowing time for set-up and close-

   down time. 

 

4. No amplification devices of any type are to be used outside of the building on 

the site at any time. 

 

Reason: To ensure that noise does not cause nuisance to adjoining occupiers 

  or owners. 

 

Advice Notes 

 

1. Except where otherwise in conflict with any condition under this Consent, the 

conditions imposed herein are in addition to conditions that apply to the subject 

property from previous approvals that remain active. 

 

2. The kitchen area must comply with the Food Safety Standard under the Food 

Act 2001. 

 

  

OTHER BUSINESS  

5.2.1 Status of Current Appeal Matters and Deferred Items 

 361/935/2015/3B    ............................................... DAP Decision Date 21 July 2015 

 Farmers Market Independent of Existing Old Spot Hotel at 1955 Main North 

Road, Salisbury Heights for Mark Aldridge t/a Farm Direct Community 

Markets 

 The Full Court hearing in the Supreme Court was held on 1
st
 August 2016.  A 

judgement is expected in early September 2016. 

 The non-complying development application for the Farmers Market, that has 

been submitted separately to this Court hearing, has concluded the public 

consultation process and no representations have been made. 
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5.2.2 Policy Issues Arising from Consideration of Development Applications 

 Nil 

 

5.2.3 Future Meetings & Agenda Items  

  Tuesday 27
th

 September 2016 

 

 

 

The meeting closed at 6:19pm. 

PRESIDING 

MEMBER……………………………………….. 

 

DATE……………………………………………. 
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ITEM 5.1.1 

DEVELOPMENT ASSESSMENT PANEL   

DATE 27 September 2016 

APPLICATION NO. 361/935/2015/NB 

APPLICANT Farm Direct Community Market 

PROPOSAL Market (Shops) in car park of existing hotel (Non-complying) 

LOCATION 1955 Main North Road, Salisbury Heights 

CERTIFICATE OF Volume 6050 Folio 968 

TITLE 

AUTHOR Ben Green, Planning Consultant 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Open Space Zone 

Recreational Policy Area 15 

Application Type Non-complying 

Public Notification Category 3 

Public Notification Representations received: Nil 

Referrals - Statutory Commissioner of Highways 

Heritage SA 

Referrals – Internal Traffic 

Development Engineering 

Environmental Health 

Development Plan Version Salisbury (City) Development Plan  

Consolidated 20 March 2014 

Assessing Officer Ben Green, Consultant Planner 

Recommendation Development Plan Consent granted subject to conditions and 

concurrence of Development Assessment Commission 

Meeting Date 27 September 2016 

2. REPORT CONTENTS 

Assessment Report 

 
 

Attachment 1: ERD Court Determination 

Attachment 2: Proposal Plans and Supporting Documentation 

Attachment 3: Category 3 Public Notice 

Attachment 4: Relevant Development Plan Provisions - Consolidated 20 March 2014  
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3. EXECUTIVE SUMMARY 

The proposed development includes a change in the use of the land for a farmers market 

(group of shops).  The market will operate in the northern car park of the subject land and will 

be held on Wednesdays and Saturdays between the hours of 8:00am and 1:00pm, independent 

of the operations of the existing hotel on site. 

 

The subject land contains the Old Spot Hotel and associated freestanding drive-through bottle 

shop, located predominantly in the south west portion of the subject land.  The Old Spot Hotel 

is a State Heritage item. 

 

An expansive area of car parking (both formal and informal) surrounds the hotel with the 

main conglomerate of parks to the north east of the hotel. 

 

It is proposed to operate a farmers market (group of shops) consisting of 40 individual stalls 

in the northern car park.   

 

Market stalls will offer predominantly fresh produce (some local and some sourced 

elsewhere).  Stalls will also include handcrafts, plants, knife sharpening, nuts, olive oil, wine, 

bakery products and other takeaway foods.  

 

The nature of development has been determined by the Environment Resources and 

Development Court to constitute a ‘group of shops’, which is listed as a ‘non-complying’ 

form of development within the Open Space Zone. 

 

The application was assessed as a ‘non-complying’ form of development and was the subject 

of Category 3 public notification.  No representations were received during the notification 

period. 

 

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

the Salisbury Council Development Plan.  The assessment found that: 

 

a) Despite being situated within the Open Space Zone, the land is already used for 

commercial and retail purposes including a hotel and ancillary bottle shop and 

associated car parking. 

b) The proposed stalls are temporary in nature and are setup and removed on market days 

– 2 days a week between 8:00am and 1:00pm. 

c) The proposed use is to occur in an existing car parking area for the hotel during times 

of low patronage for the hotel trade (ie mornings). 

d) The temporary nature of the market will not have a detrimental impact on the State 

Heritage Place. 

e) The proposal is not considered to have a detrimental impact on the character or 

amenity of the locality given the transient nature of the market. 

f) The proposed use, including taking into consideration the transient nature of the 

market, is considered to also not jeopardise the attainment of the Objectives or Desired 

Character of the Open Space Zone or ‘centre’ zones within the Salisbury Council 

Development Plan.  

 

This report recommends that Development Plan Consent should be granted subject to 

conditions and the concurrence of the Development Assessment Commission. 
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4. BACKGROUND 

The Applicant had obtained Development Approval for a produce market on the subject land 

as a ‘special event’, as defined within Schedule 9 (11) of the Development Regulations 2008.  

The Applicant subsequently operated the market over 4 consecutive Saturdays for a period of 

6 hours per day throughout mid-2015. 

A subsequent Development Application was then lodged later in 2015 seeking to formalise 

the arrangement, thereby allowing regular operation of the market.   

Development Application 361/935/2015 received Development Plan Consent and 

Development Approval as an ‘on-merit’ form of development, approved by the Development 

Assessment Panel on 21 July 2015.  The development was approved as a ‘Farmers Market 

Independent of existing Hotel’ and was processed as an undefined land use based upon legal 

advice obtained by Council staff during the processing of the application.   

Following the granting of Development approval by Council, a third party appeal was 

subsequently lodged in the ERD Court against that decision.  As a preliminary point, the 

Appellant submitted that the development was for a ‘shop or group of shops’ and, as such, 

should have been treated as ‘non-complying’ in accordance with the Development Plan.  

The ERD Court handed down a judgment on 21 January 2016 (Johnson v City of Salisbury & 

Anor [2016] SAERDC 1) quashing the approval and subsequently remitted the Application 

back to Council for assessment as a ‘non-complying’ form of development, noting that 

Council erred in determining the nature of the development and that it should have 

determined the nature of development to include a ‘group of shops’. 

The applicant appealed the judgement of the ERD Court to the Full Bench of the Supreme 

Court but this appeal has been dismissed.  

A copy of the ERD Court and Supreme Court determinations are contained in Attachment 1. 

It should be noted that the Court decisions to date have focused on the assessment process 

followed by Council in determining the application, and have not made a judgement on the 

planning merits or otherwise of the proposed development. 

The development application has been reprocessed as a non-complying form of development 

and is now being presented to the Council Development Assessment Panel for consideration.  

The market land use currently operates on the site without Development Approval.  The use is 

the subject of a Section 84 notice under the Development Act which seeks cessation of the use 

(in the absence of a Development Approval) but upon appeal against the notice by the 

applicant, the notice was suspended by order of the ERD Court pending the outcome of the 

appeal processes outlined above, and the re-assessment of this development application. 

It should be noted that this assessment has been undertaken on the assumption that the use has 

not commenced, and that the current unauthorised use of the land has no influence on the 

assessment process.   This approach is consistent with the Development Act 1993 and case 

law. 
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5. SUBJECT SITE 

The subject land is formally known as Allotment 200 of Deposited Plan 41172, 1955 Main 

North Road, Salisbury Heights, Certificate of Title reference Book Volume 6050 & Folio 968.   

 

The subject land is irregular in shape and is bound by Main North Road to the west, the Little 

Para River to the north, and areas of open space to the east and south.  Additional areas of 

open space are also evident to the west and on the opposite side of Main North Road in the 

vicinity of Carisbrooke Park. 

 

The subject land contains the Old Spot Hotel and associated freestanding drive-through bottle 

shop located predominantly in the south west portion of the subject land.  The Old Spot Hotel 

is a State Heritage listed item with the earliest part of the building being constructed within 

the nineteenth century.   

 

An expansive area of car parking (both formal and informal) surrounds the built form with the 

main conglomerate of parks to the north east of the hotel.  There are approximately 240 car 

parks and bus bays together with associated landscaping.  Of the 240 on site car parks, 210 are 

paved and line marked adjacent to the hotel with the balance of car parks being informal and 

unsealed areas at the southern end of the site and at the top of the existing embankment. 

 

The land has the benefit of two vehicle access/egress points from Main North Road.  The 

main access point is north of the built form and provides access to the large expanse of car 

parks.  The second access point is located adjacent to the southern property boundary.   

 

The land contains a 30 metre wide easement in favour of the Transmission Lessor 

Corporation and Electranet P/L which traverses the northern portion of the land.  A second 

smaller easement in favour of the Distribution Lessor Corporation is located further south. 

Site photos are provided below: 
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Photo 1: Looking along aisle between market stalls on market day 

 

 
Photo 2: Looking north from existing access track toward car park and market stalls 

 

 
Photo 3: Looking east from Main North Road toward hotel 
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Photo 4: Looking east from Main North Road toward existing car park 
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6. LOCALITY 

The locality is determined primarily by visual reference to the site but may also be defined by 

the location in which visitors park while using the market.   

 

The locality encompasses recreation land to the west and south, residential properties 

positioned south of the reserve corridor and a large reserve to the east/north-east within the 

City of Playford.   

 

The locality is dominated by the Little Para open space corridor which runs east – west and 

provides open space for recreational activity, both passive and active.  The highly trafficked 

Main North Road runs through the middle of the locality in a northeast – southwest direction. 

 

Low density residential development exists to the north and south of the open space corridor.   

 

On the western side of Main North Road there is a Commercial Zone that supports a wide 

variety of uses immediately south of the open space corridor. 

 

A locality plan and contextual plan are provided below. 

 

Locality Plan – Aerial 

 

 
 

Legend (Source: Dekho) 

 

Subject site 

 
 

Site boundary 

 
Locality boundary 
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Locality Plan – Cadastre 

 

 
 

 
Legend (Source: Dekho) 

 

Subject site 

 
 

Site boundary 

 Locality boundary 

 Properties notified (occupiers within 

the subject site were also notified) 
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Contextual Plan: 

 

 
Legend (Source: Nearmap) 

 Subject site 

 
 

Zone boundary 

 Council boundary 

 

7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proposed development includes a change in the use of the land for a farmers market 

(group of shops).  The market will operate in the northern car park of the subject land and will 

be held on Wednesdays and Saturdays between the hours of 8:00am and 1:00pm, independent 

of the operations of the existing Old Spot Hotel. 

 

A maximum of 40 individual stalls are proposed, occupying approximately 2,000m
2
 of land 

inclusive of walkways, in the northern car park.  This area will occupy 49 car parking spaces 

and bus parks out of the total 240 formal car park spaces available on the subject land. 

 

The area of each stall is 9m
2
 (3 metres x 3 metres).  A licence fee is payable by stallholders.  

Some stalls occupy more than one 3 metre x 3 metres ‘bay’ in which case an increased licence 

fee is payable. 

 

Stalls usually consist of a shelter in the form of a tent or canvas gazebo erected over the 

allocated stall area and with trestle table erected beneath.  The shelters are usually held down 

by weights (often containers of water) and are not affixed to the ground. 

 

Each stallholder is responsible for dismantling their stall and the removal of all rubbish 

generated by their stall during operation. 
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Market stalls will offer predominantly fresh produce (some local and some sourced 

elsewhere).  Stalls will also include handcrafts, plants, knife sharpening, nuts, olive oil, wine, 

bakery products and other takeaway foods.  

 

The market will utilise the existing toilet facilities within the Old Spot Hotel and associated 

bottle shop.  Car parking for stallholders will occur in the second informal car park. 

A copy of the proposal plans and supporting documentation are contained in Attachment 2.   

8. CLASSIFICATION 

 

The classification of the market has been subject to a judgment of the ERD Court and also the 

Supreme Court of South Australia, following an appeal by the applicant.  

 

The Courts have found that the proposed development: 

 

1. is a “shop” and, therefore, is a non-complying form of development in the Open Space 

Zone; and  

 

2. constitutes a change of land use and is, therefore, “development” requiring approval 

under the Development Act. 

 

In accordance with these judgements, the proposed development constitutes a ‘shop or group 

of shops’ pursuant to Schedule 1 of the Development Regulations 2008.  A ‘shop or group of 

shops’ is listed as a non-complying form of development within the Procedural Matters 

section of the Open Space Zone. 

 

9. PUBLIC NOTIFICATION 

The proposed development does not fall within the ambit of Schedule 9 of the Development 

Regulations 2008 and is ‘non-complying’.  Accordingly, the application constitutes a default 

Category 3 form of development for public notification purposes pursuant to Section 38 and 

Schedule 9 of the Development Act 1993 and Development Regulations 2008.   

 

The Category 3 public notification period took place between 1 August and 17 August 2016.  

No representations were received during the public notification period.  

A copy of the Category 3 public notice is contained in Attachment 3. 

10. REFERRALS – STATUTORY 

In accordance with Section 37 of the Development Act 1993 and Schedule 8 of the 

Development Regulations 2008, the following referrals were undertaken: 

 

Commissioner of Highways 

 
Traffic flow to and from Main North Road is supported and should be appropriately managed through 

the course of each market to ensure driver compliance.  DPTI strongly recommend that a traffic 

management plan be developed by the applicant to ensure that satisfactory traffic measures are put in 

place for market days.  

  



ITEM 5.1.1   

City of Salisbury  Page 19 

Development Assessment Panel Agenda - 27 September 2016 

 I
te

m
 5

.1
.1

  

 

Adequate on-site car parking should be provided. 

 

All temporary signage promoting the market should be contained on the subject land and shall be 

installed and removed at the conclusion of each market day. 

 

Heritage SA 

 
The proposed use is considered to have an acceptable level of impact on the heritage significance of 

the State Heritage Place (Old Spot Hotel), given that the market stalls are temporary structures, are 

located some distance from the hotel and will not affect the setting of the State Heritage Place. 

11. REFERRALS – INTERNAL 

Comments were sought from Council sections as follows: 

 

Environmental Health 

 
Control of waste – Steps should be put in place to ensure that waste from the activity is managed in 

accordance with the South Australian Public Health Act 2011 to prevent offensive odours and access 

by pets or vermin. 

 

Wastewater – All wastewater generated from the activity should be effectively disposed to the SA 

Water sewerage system to prevent any risk to public health. 

 

Food business notification – All new food stall operators must notify Council prior to commencing 

food handling operations in accordance with Food Safety Standard 3.2.2, Clause 4. 

 

Development Engineering 

 
The site in the vicinity of the market is not identified as being subject to flooding. 

 

Traffic 
 

In order to provide efficient and safe circulation on-site, safety for pedestrians and to minimise impact 

on traffic movements on Main North Road, a traffic management plan should be prepared and 

submitted by an accredited Traffic Management consultant. 

12. DEVELOPMENT DATA 

Design Characteristics Proposed 

Land Area 26,400m
2
 (approx.) 

Area of Farmers Market 2000m
2 

(approx.) 

Site Dimensions 185m approx. (Main North Road frontage); 169m depth 

(varies) 

Easement Easements exist over the site as follows: 

- Transmission Lessor Corporation and Electranet Pty Ltd; 

and 

- Distribution Lessor Corporation 

Car parking 240 car parking spaces total/49 occupied by the market use 

Structures Temporary stalls comprising portable ‘gazebo’ canopies and 

trestle tables beneath 

Streetscape No significant change 
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Regulated / Significant Trees No Regulated or Significant Trees are affected by the 

proposed development 

Access Point Existing access/egress point 

Hours of Operation 8:00am to 1:00pm on Wednesdays and Saturdays 

Signage Permanent signage is not proposed.  Temporary signage will 

be used on market days 

13. 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 

Development Plan, Consolidated 20 March 2014.  The following reasons are given in support 

of this recommendation: 

 

a) Despite being situated within the Open Space Zone, the land is already used for 

commercial and retail purposes including a hotel and ancillary bottle shop. 

b) The proposed stalls are temporary in nature (two days a week between 8:00am and 

1:00pm) and are setup and removed on market days. 

c) The proposed use is to occur in an existing car parking during times of low patronage 

for the hotel (ie. mornings). 

d) The temporary nature of the market will not have a detrimental impact on the State 

Heritage Place. 

e) The proposal is not considered to have a detrimental impact on the character or 

amenity of the locality given the transient nature of the market. 

f) The proposed use, including taking into consideration the transient nature of the 

market, is considered to also not jeopardise the attainment of the objectives or desired 

character of the Open Space Zone or surrounding commercial centres.  

 

Assessment 

 

Detailed assessment of the application has taken place against the relevant provisions of the 

Salisbury Development Plan and is described below under headings. 

 

An extract of the relevant Development Plan, Consolidated 20 March 2014, is contained in 

Attachment 4.  The relevant provisions are also highlighted in the Attachment. 

 

Zoning and Land Use 

 

The Open Space Zone provides for a range of passive and active recreation land uses and 

secures a corridor for the Little Para Linear Park and associated wetlands.  Envisaged forms 

of development within the zone are conservation work, farming, recreation areas, sporting 

clubs and the like.   

 

Development such as ‘shop or group of shops’ is not envisaged within the Zone or Policy 

Area (unless ancillary to recreation development) nor is a ‘hotel’ listed as being envisaged.  

Despite this, Concept Plan Map Sal/20 titled Old Spot Hotel acknowledges the existence of 

the hotel and its curtilage within the Open Space Zone and is supported by Principle of 

Development Control 5 of Policy Area 15 which effectively acknowledges the commercial 

nature of the subject land.  
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Principle of Development Control 2 of the Policy Area states that ‘shops and groups of shops’ 

should only be developed where they are ancillary to recreation and sport development, and 

the total gross leasable area is less than 80m
2
.  While it is acknowledged that the proposed 

development does not satisfy this provision, the proposal is considered to represent a non-

permanent expansion to the range of commercial activities occurring on the site, which is 

clearly identified by the Development Plan as being intended for commercial purposes. 

 

It is acknowledged that the proposed development will be undertaken independently to that of 

the existing hotel, however given the transient nature and anticipated frequency of the 

proposed activity, the hotel is considered to remain the dominant use.  The proposed 

development will occur on Wednesdays and Saturdays for a limited period of time when the 

hotel is not at peak demand times.  The market comprises no fixed structures and given its 

temporary nature, will not detrimentally impact on the Open Space character envisaged within 

the Zone. 

 

Given the above, the proposed land use is considered to be fundamentally appropriate. 

 

Appearance of Land and Buildings 

 

The farmers market is proposed to be sited in the northern end of the car park, as far away as 

practicably possible from the State Heritage listed Old Spot Hotel and Main North Road. 

 

As mentioned earlier, permanent structures are not proposed.  All stalls are temporary in 

nature and usually comprise a tent or canvas gazebo erected over the allocated stall area with 

trestle table erected beneath.  All shelters are proposed to be clustered together, separated by 

walkway isles neatly established between the rows.  The shelters are usually held down by 

weights (often containers of water) and are not affixed to the ground.   

 

Principle of Development Control 9 of the Open Space Zone provides guidance for the siting 

of ‘buildings’ within the Open Space Zone.   

 
9 Buildings should be: 

 

(a) Restricted in size and number; 

(b) Sited so as not to detract from the open natural character of the zone; 

(c) Be well set-back from public roads; 

(d) Be clustered, where practicable, to ensure that the majority of any site remains open in 

appearance; 

(e) Generally be of dark natural colours such as brown and green so as to be unobtrusive and 

not detract from natural elements of the landscape; 

(f) Constructed of materials which blend with the landscape. 

 

Given that the shelters are non-permanent lightweight structures, this provision is not 

considered to be particularly relevant, however, their siting is considered to be in accordance 

with the above, given that: 

 

a) They will be sited so as not to detract from the open natural character of the zone; 

b) They are well setback from public roads; 

c) They are clustered to ensure the majority of the site remains open in appearance; 
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d) They are situated in excess of 50 metres from Main North Road, set behind the 

existing building line and the landscaped buffer; 

e) Any signage used will only be temporary in nature. 

 

Given the transient nature of the proposal and the siting of the proposed shelters, the proposal 

will have minimal visual impact on the locality and is therefore considered to be acceptable. 

 

Car Parking 

 

There are 240 car parks (both formal an informal) on the site.  The area occupied by the 

activity will occupy 49 car parking spaces in the northern end of the car park, thus leaving 

about 191 spaces available for market customers and hotel/bottle shop patrons. 

 

Applying Table Sal/2 – Off Street Vehicle Parking Requirements, shops located outside of 

Centre Zones should be served by 7 spaces per 100m
2
 of gross leaseable area.  If calculated 

based upon the total area to be occupied by the market, inclusive of aisles and service areas, 

this would mean that 140 car parks should be provided.  However, if based upon the gross 

leaseable area only (ie. 40 stalls measuring 9m
2
 each = 360m

2
), this equates to 26 car parks.  

 

Given that 191 car parks will be available during market days and the fact that the market will 

operate during non-peak hotel operating times, the level of car parking provided on-site is 

considered to be acceptable. 

 

In addition to the above, Council staff have been able to observe the operation of the car park 

demand since operations commenced in 2015.  Council staff noted that the peak period for the 

market is usually 9:30am – 11:30am and that car parking demand sometimes exceeded 

supply.  However, the period of peak demand was usually for short periods only and usually 

parking was in good supply from about 11:30am until close. 

 

This anecdotal evidence suggests that the amount of car parking provided on-site is about 

right for the size of the market.  It is acknowledged that the popularity of the market may 

change over time, which may alter the demand for parking on-site during market opening 

times, however, the size of the market and operating times cannot be changed unless a 

variation to the approval is obtained. 

 

Traffic and Access 

 

The Applicant has submitted a Traffic Management Plan to Council and the Commissioner of 

Highways for their consideration.  This plan identifies the northern access/egress point as 

being favourable for entry and the southern access/egress point for exit.  The Traffic 

Management Plan also addresses circulation of traffic on-site and how this will be managed. 

 

The Commissioner of Highways has not objected to the traffic and parking arrangements in 

general, however, they are yet to sign off on the final Traffic Management Plan and 

accordingly, have requested that a condition be imposed in the event of approval, requiring 

their final sign-off.  A Reserved Matter is included in the recommendation to address this. 
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Impact on Retail Centres 

 

Under the Council-wide ‘Centres and Retail Development’ module, Principles of 

Development Control 10 and 12 states that: 

 
10 A shop or group of shops with a gross leaseable area of greater than 250 square metres should 

 be located within a centre zone. 

 

12 A shop or group of shops located outside of zones that allow for retail development should: 

 

(a) Be of a size and type that will not hinder the development, function or viability of any centre 

zone; 

(b) Not demonstrably lead to the physical deterioration of any designated centre; 

(c) Be developed taking into consideration its effect on adjacent development. 

 

The proposal provides for a retail trading area of approximately 1,200m
2
, and given the ERD 

Court determination that the proposal constitutes a ‘group of shops’, an assessment of the 

impact of this proposal upon the operation of existing retail centres should be made. 

 

It is important to point out that Development Plan policy has been stagnant in responding to 

trends such as farmers markets and the like that have been growing in popularity in other 

suburbs, townships and regional centres of South Australia as trends continue with customers 

wanting to purchase local fresh produce from the grower and others looking for a more 

organic/alternative shopping experience. 

 

That said, the State Government has shifted its priorities away from retail centres policy, 

instead encouraging competition by removing non-complying floor area caps and encouraging 

retailing more broadly outside of centres.  While this does not affect the version of the 

Development Plan applicable to this application, it is important to recognise that there has 

been a shift in Government policy.  

 

There are several ‘nearby’ shopping centres including: 

 

- Elizabeth Vale Shopping Centre (1.5km approximately); 

- Elizabeth South Shopping Centre (3.2km approximately); 

- Elizabeth Town Centre (4.0km approximately); and 

- Salisbury Town Centre (4.5km approximately). 

 

These centres are considered to be more for the broader day to day needs of people living 

within the district, in contrast  to the relatively narrow primary product offering fresh produce 

that is being offered within the current market proposal. 

 

It is understood that the primary purpose of the market is to sell produce, sourced locally and 

from elsewhere.  While there is no supporting evidence to indicate that the level of retail 

trading will or will not have a detrimental impact on businesses in ‘nearby’ centres, given the 

transient nature of the proposal and the limited hours of operation, it is my opinion that the 

proposal is unlikely to jeopardise the attainment of the Objectives and Desired Character of 

‘nearby’ existing developed Centre Zones and therefore is an appropriate form of 

development in the proposed location outside of a Centre Zone. 
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Outdoor Advertisements 

 

Council-wide Principle of Development Control 2, under the heading “Advertisements”, 

states that: 

 
2 The number of advertisements and/or advertising hoardings associated with a development 

 should be minimised to avoid: 

 

(a) Clutter; 

(b) Disorder; 

(c) Untidiness of buildings and their surrounds; 

(d) Driver distraction. 

 

As mentioned earlier, all signage will be of a temporary nature only.  The main sign 

promoting the market will be an A-frame sign mounted on a trailer adjacent the northern entry 

to the site.  All other signage apart from stall identification will comprise small directional 

signs for directing vehicle traffic and pedestrians. 

 

The proposed signage will not disfigure the locality by way of proliferation of signage or 

adding to visual clutter nor will it result in distraction to drivers using Main North Road given 

that the signage is non permanent, is not illuminated and does not contain any moving or 

scrolling messages. 

14. CONCLUSION 

Despite being a non-complying form of development, the proposed development is 

considered to be appropriate, given that it is a temporary use of the land upon an existing 

commercially established property and is not considered to interfere with the attainment of the 

Objectives or Desired Character of the Open Space Zone or Development Plan given that: 

 

a) Despite being situated within the Open Space Zone, the land is already used for 

commercial and retail purposes including a hotel and ancillary bottle shop and 

associated car parking. 

b) The proposed stalls are temporary in nature and are setup and removed on market days 

– 2 days a week between 8:00am and 1:00pm. 

c) The proposed use is to occur in an existing car parking area for the hotel during times 

of low patronage for the hotel trade (ie mornings). 

d) The temporary nature of the market will not have a detrimental impact on the State 

Heritage Place. 

e) The proposal is not considered to have a detrimental impact on the character or 

amenity of the locality given the transient nature of the market. 

f) The proposed use, including taking into consideration the transient nature of the 

market, is considered to also not jeopardise the attainment of the objectives or desired 

character of the Open Space Zone or ‘centre’ zones within the Salisbury Council 

Development Plan.  

 

It is therefore recommended that Development Plan Consent be granted, subject to conditions, 

advice notes and the concurrence of the Development Assessment Commission.    
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15. STAFF RECOMMENDATION 

That the Development Assessment Panel resolve that: 

 

A. The proposed development is not considered to be seriously at variance with the 

Salisbury Development Plan – Consolidated 20 March 2014. 

 

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

GRANTED to application number 361/935/2015/NB for “Market (Shops) in car park 

of existing hotel (Non-complying)” in accordance with the plans and details submitted 

with the application and subject to the following conditions and concurrence of the 

Development Assessment Commission: 

 

Development Plan Consent Conditions 

 

1. The development shall be carried out in accordance with the details submitted with 

the application and Council stamped approved plans lodged with the application, 

except where varied by the conditions herein. 
 

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

  plans. 

 

2. All trade waste and other rubbish shall be contained and stored pending removal in 

covered containers and screened from public view. 
 

 Reason: To maintain the amenity of the locality. 

 

3. The hours of operation of the farmers market shall be limited to Wednesdays and 

Saturdays each week from 8:00am to 1:00pm. 
 

 Reason: To ensure orderly development. 

 

4. All advertising signage and displays associated with the development shall be located 

within the property boundaries and relate to the activity only and be removed at the 

end of each trading day. 
 

 Reason: DPTI Condition 

 

5. The utilisation of Trailer Mounted Variable Message Displays for advertising 

purposes shall not be permitted on or adjacent to the subject land at any time. 
 

 Reason: DPTI Condition 

 

6. The proposed vehicle access ramp leading to the unmade car park at the top of the 

embankment on the subject property shall be graded and surfaced using all-weather 

materials to the satisfaction of Council to ensure safe vehicle movement to and from 

the car park at all times. 
 

 Reason: To ensure safe and orderly traffic management. 
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7. The proposed unmade car park at the top of the embankment shall be formed of all-

weather material such as gravel to the satisfaction of Council to ensure all weather 

access at all times. 
 

 Reason: To ensure safe and orderly traffic management. 

 

Reserved Matter 

 

1. The applicant shall prepare a Traffic Management Plan which shall ensure that all 

traffic accessing the site during market days is managed safely and not impact on the 

safety and efficiency of Main North Road.  The Traffic Management Plan shall be 

submitted to the Department of Planning, Transport & Infrastructure for Approval 

prior to the issue of Development Approval. 
 

 Reason: To ensure safe and orderly traffic movement. 

 

Advice Notes 

 

1. The conditions imposed herein are in addition to the conditions that apply to the 

subject property from previous approvals that remain active. 

 

2. All wastewater generated by the activity shall be effectively disposed to the SA Water 

sewerage system to prevent any risk to public health under the Public Health Waste 

Water Regulations. 

 

3. All food stalls shall notify Council prior to commencing food handling operations in 

accordance with Food Safety Standard 3.2.2 Clause 4. 

 
 

CO-ORDINATION 

Officer:   GMCID MDS     

Date: 14.09.16 09.09.16     
 

ATTACHMENTS 

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

1. ERD Court Determination  

2. Proposal Plans and Supporting Documentation  

3. Category 3 Public Notice  

4. Relevant Development Plan Provisions - Consolidated 20 March 2014   
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ITEM 5.1.2 

DEVELOPMENT ASSESSMENT PANEL   

DATE 27 September 2016 

APPLICATION NO. 361/1075/2016/2B 

APPLICANT Northern Adelaide Waste Management Authority 

PROPOSAL Change of use from industry to material recovery facility (recycling 

depot) and service depot (including truck parking), construction of 

ancillary office and workshop, gas re-fuelling facilities comprising 

supply lines and storage, freestanding sign, removal of significant 

tree and associated vehicle parking, manoeuvring area, fencing and 

perimeter landscaping 

LOCATION 1-2 Gidgie Court and 71-75 Woomera Avenue, Edinburgh 

CERTIFICATE OF Volume 5946 Folio 160 and Volume 5960 Folio 906 

TITLE 

AUTHOR Ben Green, Planning Consultant 
 

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Urban Employment Zone 

Application Type On-Merit 

Public Notification Category 2 

Public Notification Representations received: 6 

Representations to be heard: 5 

Referrals - Statutory Environment Protection Authority 

Referrals – Internal Tree Services 

Landscape Design 

Development Engineering (Input from Traffic) 

Development Plan Version Salisbury (City) Development Plan  

Consolidated 5 May 2016 

Assessing Officer Ben Green, Consultant Planner 

Recommendation Grant Development Plan Consent subject to conditions 

Meeting Date 27 September 2016 

2. REPORT CONTENTS 

Assessment Report 
 

Attachment 1: Plans and Documentation 

Attachment 2: Copy of Representations 

Attachment 3: EPA Referral Response 

Attachment 4: Relevant Development Plan Provisions - Consolidated 5 May 2016  
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3. EXECUTIVE SUMMARY 

Northern Adelaide Waste Management Authority (NAWMA) is a Local Government 

Regional Subsidiary of the Town of Gawler and the Cities of Playford and Salisbury.  

NAWMA provides waste management services to those three Councils in the north of 

Adelaide.  

The proposed development seeks to establish a new material recovery facility (MRF) for the 

receiving, sorting and baling of recyclable materials retrieved from ‘yellow-lid’ bins as part of 

the three-bin collection service.  The development also includes an operational depot for 

waste collection vehicles. 

The subject land is comprised of two contiguous allotments and is situated within the Urban 

Employment Zone as depicted on Map Sal/18 of the Salisbury Council Development Plan, 

Consolidated 5 May 2016.   

The proposed development involves two main components: 

 

 Change of use of the existing building on allotment 506 to a MRF that will facilitate 

the receipt, sorting and dispatch of recyclable materials from kerbside collection; and 

the associated 

 Change of use and construction of buildings and associated infrastructure for use by 

waste contractor, SUEZ Environment (SUEZ), which will include administrative 

offices, truck parking and refuelling activities. 

The proposal also involves the removal of one Significant Tree in order to facilitate the 

development on the subject land. 

The locality is described as being low intensity industrial in nature with a moderate amenity.   

The proposal constitutes an ‘on-merit’ form of development and Category 2 for the purposes 

of public notification.  Six representations were received during the public notification period. 

The application was referred to the Environment Protection Authority as a ‘waste or recycling 

depot’ and is an activity of ‘major environmental significance’ pursuant to the Development 

Regulations 2008.  The EPA advised that as the development is located outside of the 

recommended separation distance for air quality purposes, the potential for odour nuisance 

from the facility is considered to be low.  The EPA also advised that in terms of waste 

management, air quality and noise, the development is unlikely to have an adverse impact on 

the closest sensitive receivers.  

This report provides an assessment of the application against the relevant provisions of the 

Salisbury Council Development Plan.  

 

This report recommends that Development Plan Consent should be granted subject to 

conditions. 
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4. RELEVANT AUTHORITY 

As Salisbury Council has a direct interest in NAWMA, Council wrote to the Minister for 

Planning by way of correspondence, dated 3 June 2016, requesting that the Minister consider 

whether to direct the Development Assessment Commission to be the relevant authority for 

the assessment of the application pursuant to Section 34(1)(b)(iii) of the Development Act 

1993. 

Council received a response from a delegate of the Minister by way of correspondence, dated 

30 June 2016 that advised after careful consideration, the delegate was not of the view that the 

appointment of the Development Assessment Commission as the relevant authority was 

warranted in this instance, and suggested that the Salisbury Council Development Assessment 

Panel is the best placed authority to consider the issues and provide full and independent 

scrutiny of the planning merits without prejudice. 

In order for further transparency, Council engaged the services of a planning consultant, Ben 

Green and Associates to prepare an independent assessment of the proposal and prepare this 

report for consideration by the Development Assessment Panel. 

5. BACKGROUND 

Northern Adelaide Waste Management Authority (NAWMA) is a Local Government 

Regional Subsidiary of the Town of Gawler and the Cities of Playford and Salisbury.  

NAWMA provides waste management services to a number of Councils north of Adelaide.  

NAWMA coordinates kerbside waste management collection in the Playford, Salisbury and 

Gawler region. The three-bin collection service incorporates household waste, recyclables and 

garden/food organics.  

NAWMA’s focus is increasingly on resource recovery, recycling and re-use to ensure waste 

management is conducted to high levels of environmental and economic sustainability. 

The proposed development seeks to facilitate a new material recovery facility (MRF) for the 

receiving, sorting and baling of recyclable materials retrieved from ‘yellow-lid’ bins as part of 

the three-bin collection service. 

The proposed MRF will replace NAWMA’s current recycling operations at Edinburgh North 

and is considered (by the applicant) necessary in order to meet the increasing waste and 

recycling demands of the growing region. 

6. SUBJECT SITE 

The subject land is comprised of two contiguous allotments: 

 

 1-2 Gidgie Court, also referred to as Allotment 505 in Deposited Plan 68296, 

Certificate of Title reference: Volume 5946 Folio 160; and 

 

 71-75 Woomera Avenue, also referred to as Allotment 506 in Deposited Pan 68296, 

Certificate of Title reference: Volume 5960 Folio 906. 

 

 



ITEM 5.1.2   

Page 134 City of Salisbury 

Development Assessment Panel Agenda - 27 September 2016 

 I
te

m
 5

.1
.2

  

Allotment 505 has frontages to Gidgie Court and Woomera Avenue of 182.05m and 120.42m 

respectively.  Allotment 506 has a frontage only to Woomera Avenue of 102m, however, it 

also has frontage to a private road known as Tugger Way that is owned by Renewal SA.  It is 

understood NAWMA have rights of way over this land. 

 

The subject land has a combined area of 4.19 hectares. 

 

Allotment 505 is currently vacant and devoid of built form and contains a number of mature 

trees within the property boundaries.  When viewed from aerial photography there are two 

distinct rows of mature trees.  Both rows are situated parallel to Gidgie Court, one row is 

approximately 30 metres west of Gidgie Court and the other row is alongside the common 

boundary and chain-link fence between the two parcels of land.  The centre of the allotment is 

mostly clear of vegetation. 

 

Allotment 506 contains a large building and associated driveway and car parking areas that 

essentially occupy the southern half of the allotment.  The perimeter of the allotment is fenced 

with a black powder coated chain-link fence with three strands of barbed wire above.  The 

building has previously been used for car part manufacturing by ArcelorMittal.  Relevant 

consents issued by Council date back to 2005 where approval was granted for a ‘workshop 

with associated offices, store, car parking and landscaping’.   

Site photos are provided below: 

 

 
Photo 1: Looking north toward existing building from Woomera Avenue 
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Photo 2: Looking west toward vacant allotment and row of trees from Gidgie Court 

 

 
Photo 3: Looking north from Woomera Avenue toward the main existing access 
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Photo 4: Looking east along Woomera Avenue toward intersection with Gidgie Court 

 

7. LOCALITY 

The locality is described as being low intensity industrial in nature with a moderate amenity.  

Road carriageways are wide to cater for large vehicles (including B-double trucks) that 

frequent the surrounding businesses.  Road verges are also wide and tree lined which assist in 

providing a higher amenity than other ‘like’ industrial type enclaves. 

 

Allotments sizes are substantial within the locality, a number of which are of similar size to 

the subject land.  Built form is typically large in scale and predominantly in the form of large 

format industrial shedding with attached ancillary and smaller scale administration buildings.  

Built form is generally well set back from the road which allows for ample car parking and 

vehicle maneuvering areas within the setback space.  Some buildings are more highly 

prominent in the locality including the large Coates Hire building to the east of the subject 

land which has a secondary frontage to Gidgie Court with minimal setback and limited 

landscaping.  

 

Land uses within the locality include; a large tool and machinery hire company; a freight 

management company that utilise a fleet of prime movers and b-double taut liners; a specialist 

engineering company that designs and manufactures transportable switchboards and switch 

rooms; an engineering company that designs and manufactures tilt trays and other accessories 

for trucks; a computer programming business; and a pallet repair and distribution facility of 

food crates for suppliers of fresh food.  North-west of the subject land is an existing large 

building that is currently unoccupied.  
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Given the above, the land uses in the locality are not considered to be uniform but rather of a 

mixed variety including (but not limited to): light industry, industry, services trade premises 

and the like.  It is also noted that several parcels of land remain vacant and undeveloped in the 

locality including several allotments at the end of Gidgie Court. 

 

A locality plan and contextual plan are provided below. 

 

Locality Plan – Aerial 

 

 
 

Legend (Source: Dekho) 

 
Subject site 

 Site boundary 

 
Locality boundary 

 Properties notified 

 Representations received 
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Locality Plan – Cadastre 

 

 
 

Legend (Source: Dekho) 

 
Subject site 

 Site boundary 

 
Locality boundary 

 Properties notified 

 Representations received 
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Contextual Plan: 

 

 
Legend (Source: Nearmap) 

 Subject site 

 
 

Zone boundary 

 Council boundary 

 

8. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proposed development involves two main components: 

 

 Change of use of the existing building on allotment 506 to an MRF that will facilitate 

the receipt, sorting and dispatch of recyclable materials from kerbside collection; and 

the associated 

 Change of use and construction of buildings and associated infrastructure for use by 

waste contractor, SUEZ Environment (SUEZ), which will include administrative 

offices, truck parking and refuelling activities. 

 

The proposal also involves the removal of one Significant Tree in order to facilitate the 

development. 

 

The description of the proposed development has been separated into distinct components for 

clarity: 

 

Material Recovery Facility (MRF) 
 

The proposed MRF will supersede the applicants existing MRF in Edinburgh North and will 

receive incoming material collected from kerbside recycling bins.  Incoming materials 

includes various paper, cardboard, plastics, glass, steel and aluminium materials.   
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The incoming materials are sorted and baled in an indoor environment before being 

temporarily stored ahead of being collected and dispatched from the site for recycling.   

 

The following provides a step-by-step understanding of the proposed operation: 

 

 After entering the site via Gidgie Court and the weighbridge, waste contractor trucks 

reverse beneath a roller door into the northern side of the building and unload material 

onto a concrete floor; 

 A tractor then moves material onto a conveyor; 

 Material moves through to a pre-sort room where any ‘contaminated’ material (general 

waste/organic) is removed.  A recent audit by NAWMA has identified that as little as 

1.1 to 2% of all recyclable waste is ‘contaminated’ by food product.  These products 

are transferred via enclosed conveyors to enclosed waste packers for direct 

containerised transport off site as needed.  The enclosed compactors are sited at the 

rear of the building and are out of sight from the road. 

 The recyclable material then moves into the ‘trommel’ which is a paper and plastic 

sorting machine, and a ‘ballistics separator’ that removes the plastic and glass material 

and sorts the grades of recyclable material; 

 Once material has been sorted and further quality checks have taken place, the 

material is then baled depending on the material, before being loaded into various 

containers and dispatched from the site for recycling.  

 

 
Photo 5: Looking toward the Trommel within the existing building 
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Temporary storage of non-paper baled material (cardboard, plastics, glass, steel and 

aluminium materials) will occur outside of the building, adjacent to the common boundary 

between the two allotments and behind the MRF.  The storage area will be used for baled 

recyclable product for daily collection by transporters.  The outdoor storage area is proposed 

to be a fenced compound for baled material (non-paper) awaiting pickup. 

  

Generally speaking it is understood that material is unlikely to become dislodged from its bale 

with the exception of bales of mixed paper product, which, due to the density of the material, 

can become dislodged in windy conditions.   

 

Mixed paper is the highest volume material received at the applicant’s existing MRF and 

given previous experiences, all temporary storage of mixed paper bales will occur indoors.  A 

new fence is proposed in the vicinity of the mixed paper loading bay to minimise any material 

becoming dislodged and moving off site when being loaded for dispatch.  There are also 

NAWMA staff that patrol the site constantly cleaning up any isolated material from the bales. 

 

 
Photo 6: Looking toward the new machinery including Ballistics Separator 

 

All areas that are used for outdoor storage (to the rear and side of the existing building) are 

identified on the plans.   

 

The MRF will occupy the existing building which is constructed of 3 metre high tilt up 

concrete walls with insulated metal cladding above to the iron roof.  The entire sorting 

operation is proposed to occur within the building. 
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In addition, the MRF will include the incorporation of NAWMA’s administration and 

customer service operations within the administration area of the existing building.  NAWMA 

proposes to also operate its extensive environmental education centre from the facility that 

caters for more than 4,000 school students per annum participating in structured tours. 

 

The hours of operation of the facility will be Monday to Friday, 6:00am to 6:00pm.  Work 

may also be undertaken within the MRF on Saturdays for the purpose of maintenance of 

assets, which would typically occur between the hours of 7:00am to 12:00 noon. 

 

The applicant has advised that the machinery to be used is considered to be best-practice state 

of the art technology to sort and process recycling materials.  The imported technological 

systems and machinery are far superior to those at NAWMA’s current materials recycling 

facility at Edinburgh North.  The technology automates much of the sorting process including 

a range of sorting/separating equipment with advanced monitoring systems that allows for the 

process to be viewed and controlled from outside the sorting area. 

 

Given the plant equipment anticipated for use at the site, the facility will have the capability 

of managing 25 tonnes of material per hour.  The application does not identify an upper limit 

for the amount of material to be received and sorted, however, the applicant cites the 2014-15 

financial year total of 21,000 tonnes of recyclable material handled by the existing MRF.  

Given the growth anticipated in the region that NAWMA services, it is assumed there will 

likely be an increase in recyclable material received and sorted by the proposed MRF 

compared to the current figure cited above. 

 

SUEZ Environment Activities 

 

SUEZ is currently contracted by NAWMA to collect waste and recyclable materials by 

NAWMA and this application also proposes a new depot site for the overnight parking and 

storage of its vehicle fleet.   

 

This activity is proposed on portion of allotment 505 which will include: 

 

 Parking areas for staff vehicles and kerbside collection vehicles; 

 Refuelling facilities for the kerbside collection vehicles; 

 Access and egress points from both Woomera Avenue and Gidgie Court; 

 Weighbridge; 

 Vehicle workshop for minor maintenance – major maintenance has been contracted to 

occur offsite at the vehicle manufacturer’s facilities; and 

 An administration building to accommodate up to four administration staff. 

 

There are a total of 24 trucks to be parked overnight with an additional area allocated for 

seven parks if necessary.  

 

Truck parking is on the western side of the row of existing trees closest to Gidgie Court.  Car 

parking is proposed on the eastern side (between the trees and Gidgie Court) which is 

ostensibly provided for SUEZ truck drivers and administration persons. 
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All trucks return empty to the compound at the end of the day, left empty overnight and 

closed.  Dr Barry Severne, Supervising Scientist of Enviroscan Industry and Marine Surveys 

has advised that “The trucks are parked on-site overnight.  Standard Operating Procedure is 

for these trucks to be left empty and closed so that any residual odour is contained.  The 

efficiency of odourous waste containment is illustrated by the fact that these trucks transport 

putrescibles through residential areas during the day.  There is no potential for these trucks 

to generate odour whilst parked overnight”.  The trucks are washed once a week and the 

design of the compactors and emptying procedures clears the compactor of any waste.  The 

applicant has therefore indicated that any odour issues would be eliminated. 

 

All trucks utilise Compressed Natural Gas (CNG) fuel.  A truck refuelling area is proposed 

which essentially encompasses the parking area that runs along the ‘concrete up-stand for fuel 

lines’ identified on the plans with each of these vehicle parks having a connection to the fuel 

line.  At the parking space, each truck can be connected to an individual fuel hose, which 

ensures that the trucks are fuelled one by one on a sequential basis after hours, with only one 

truck being refuelled at a time.   

 

A gas compound is also proposed which includes several shipping containers screened by a 

2.1 metre high Colorbond fence along side Woomera Avenue.  The gas compound contains: 

 

 Gas compressor module that will store two SUEZ gas compressors.  The compressors 

will fit end on end inside two shipping containers, having the dimensions of 2.4 metres 

high by 2.4 metres wide by 12 metres long; 

 The gas storage module is used to store the gas cylinders.  It does not require any 

shelter and will have a maximum height of about 1.5 metres; and 

 The gas booster module is an additional plant that aids in the fuelling of trucks.  The 

plant does not require any shelter and will have a maximum height of about 1.5 

metres. 

 

There are two new buildings proposed on the northern section of allotment 505 including: 

 

 Administration building – to house all SUEZ administration activities: 

 144m
2
 containing three offices, training room, dispatch room, lunch room and 

amenities; 

 single storey contemporary design with low skillion roof to a maximum height 

of 3.28 metres; 

 External material including rendered hebel panel, custom orb wall sheets and 

aluminium windows. 

 

 Workshop and Wash bay – for minor maintenance and cleaning of the SUEZ fleet: 

 

 296m
2
 plus canopy area over roller doors; 

 contains drive through wash bay and roller door for service area; 

 maximum height of 10.15 metres allowing for 6.5 metre openings for SUEZ 

trucks; 

 shed construction, clad in Colorbond material in ‘basalt’ colour (dark grey) 

with contrasting ‘surfmist’ (very light grey) roof, canopy and roller doors. 
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The administration building is setback 32 metres from the ‘head’ of the Gidgie Court cul-de-

sac and the larger workshop-building setback much further (approximately 60 metres).  Both 

buildings have been sited to accommodate the pathway and movement of trucks on site.  

 

Removal of significant tree 
 

The applicant originally sought approval for removal of three Significant Trees.  Following 

public notification, the Applicant has amended the proposal to retain two of the three trees.  

All of the River Red Gums in the row running parallel to Gidgie Court, depicted on the latest 

site plan, dated 24
th

 August 2016, will be retained other than tree labelled number five.  

 

An amended arborist report has been prepared by Project Green, dated 4
th

 September 2016 

and confirms that tree five will be significantly impacted by the proposed development, given 

that a new access road will be developed over more than 40% of the Tree Protection Zone.  

Accordingly, the tree is proposed to be removed. 

 

Ancillary Matters 

 

Additional access and egress points are proposed to facilitate safe and efficient movement of 

vehicles to and from the site.  This includes an entrance access point from Woomera Avenue 

for the kerbside collection vehicles and a two-way ingress/egress point for passenger vehicles 

toward the northern end of Gidgie Court.  The existing access points associated with 

allotment 506 remain unchanged.  There is the provision of two (entry only) access points off 

Woomera Avenue.  These access points will service the truck parking compound and the 

natural gas refuelling station.  Also, a combined entry and exit point on Gidgie Court is 

proposed approximately 110 metres to the north of the intersection with Woomera Avenue.  

This access point will be associated with traffic entering and exiting the car parking areas 

along the eastern boundary of the site and also by trucks accessing the weighbridge.  

 

A sign is proposed at the entrance to Woomera Avenue adjacent the existing access point.  

The applicant had previously sought approval for two signs, however, the sign at the entrance 

fronting Gidgie Court has since been deleted from the proposal.  The sign fronting Woomera 

Avenue will have an area of 2 metres by 2.5 metres.  The sign will be sited within the site 

boundary and will not be illuminated or flash. 

 

The black powder-coated chain mesh fence around the boundaries of allotment 506 is to be 

duplicated around the perimeter of allotment 505.  The fence will be about 1.8 metres high 

with three rows of barbed wire above to a total height of 2.1 metres.  A new 2.1 metre high 

Colorbond fence (basalt colour) is also proposed along the entire length of the rear boundary.   

 

An additional 2.1 metre Colorbond fence (basalt colour) will enclose part of the existing 

canopy on the eastern side of the existing building to create a ‘compound’ where baled 

material (excluding paper product) will be placed for short periods to await pickup along side 

and behind the MRF building. 

 

Additional perimeter landscaping is proposed on allotment 505 along both Woomera Avenue 

and Gidgie Court frontages. 

 

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

The subject land is situated within the Urban Employment Zone as depicted on Map Sal/18 of 

the Salisbury Council Development Plan Consolidated 5 May 2016.  The proposed use of the 

land is best described to include a ‘waste recycling facility’ (recycling depot) and ‘service 

depot’, which are undefined terms as they do not appear within Schedule 1 of the 

Development Regulations 2008.   

 

As such, neither activity in isolation is listed as being a Complying or Non-Complying form 

of development in the Urban Employment Zone.  Irrespective of whether the development is 

considered as a whole in the form of an ‘integrated development’ or as activities separated 

independently, the proposed development in either case constitutes an ‘on-merit’ form of 

development. 

10. PUBLIC NOTIFICATION 

The proposed development constitutes a Category 2 form of development for the purposes of 

public notification.  Section 38(2a) of the Development Act 1993 and Regulation 32(2) and (3) 

of the Development Regulations 2008 state that: 

 

Section 38(2a) 

 
(2a) The assignment of a form of development to Category 1 under subsection (2)(a) cannot extend 

 to a particular development if that development involves, or is for the purposes of, a prescribed 

 activity of environmental significance as defined by the Environment Protection Act 1993. 

 

Regulation 32(2) and (3) 

 
(2) The assignment of various forms of development to Category 1 does not extend to developments 

 that involve, or are for the purposes of, any activity specified in Schedule 22, other than where 

 the development is, in the opinion of the relevant authority, of a minor nature. 

 
(3) The following forms of development are assigned to Category 2 for the purposes of  section 38 of 

 the Act: 

 

(a) The various forms of development specified in Part 2 of Schedule 9; 

(b) Developments that involve, or are for the purposes of, any activity specified in Schedule 22 

and that would, but for subregulation (2), be assigned to Category 1. 

 

The proposed development is a Category 1 form of development within the Urban 

Employment Zone.  However, it involves a prescribed activity of environmental significance 

as defined by the Environment Protection Act 1993 and an activity specified in Schedule 22 of 

the Development Regulations 2008.  But for Section 38(2a) and Regulation 32(2) the 

proposed development would have been assessed as Category 1.  Pursuant to Regulation 

32(3) it should correctly be assessed as Category 2. 

 

Three representors have lodged applications for review of this categorisation in the 

Environment, Resources and Development Court.  Council is obtaining confidential and 

privileged legal advice, which will be presented to the Panel in a separate confidential report. 

 

The Category 2 public notification period took place between and 21
st
 July and 3

rd 
August 

2016.  Council received six representations during this period as follows: 
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Representations Received 

Representations received Wish to be Heard 

Lockheed Martin, occupier of land at 

82-86 Woomera Avenue 

EDINBURGH 
  

Delpar Pty Ltd, owner of land at 

77-83 Woomera Avenue 

EDINBURGH  
√ 

Chep Australia Ltd, occupier of land at 

77-83 Woomera Avenue 

EDINBURGH 
√ 

AHRNS Handling Equipment Pty Ltd, owner and occupier of 

76 Woomera Avenue 

EDINBURGH 
√ 

Mayfield Industries, occupier of land at  

3 Gidgie Court 

EDINBURGH 
√ 

GTS Freight Management Pty ltd, occupier of land at 

4 Gidgie Court 

EDINBURGH 
√ 

A copy of the submissions and the applicant’s response are contained in Attachment 2.  The 

concerns identified by the representors are summarised in the table below.   

 

Summary of Representations 

Lockheed Martin 

 Any obtrusive odour produced would impact operations and the health and safety of 

employees and visitors. 

 Concerns regarding storage and handling of flammable materials. 

Delpar Pty Ltd 

 Potential land use conflicts especially relating to CHEP’s ‘Hazard Analysis and 

Critical Control Points’ certification. 

 Concerns regarding escape of litter. 

 Migration of dust and airborne pollutants concerns. 

 Odour concerns. 

 Possible attraction of birds, pest and vermin caused by receipt and storage of waste. 

 Proposed use is incompatible with existing land uses within the Zone. 

 Proposed use is incompatible with the Desired Character of the Zone. 

 The Zone’s objectives will not be realised by the proposed development as the use is 

not intended by the Zone. 

 Concerns relating to the mention of future stages of development in the application. 

Chep Australia Ltd 

 Odour – there is no outline as to what materials and waste will be handled and what 

impact there will be in terms of odour or odour control. 

 Extraction fans – if proposed would need further understanding. 

 Contamination – need further understanding of external storage of recyclables or 

waste and a control plan that manages risk of cross contamination. 

AHRNS Handling Equipment Pty Ltd 

 Potential odour is of concern. 
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 Truck parking will impact the amenity of the area. 

 Constant use of large vehicles will impact the road network. 

 Dust is a particular concern. 

 Truck movement will add vibration which could affect some of the machinery used. 

 Wind blown litter is of concern. 

 Proposed office and workshop present as shed type structures and do not appear to be 

of the same standard as other buildings in the locality. 

 Inconsistent use with existing premises. 

 Inconsistent with desired character of Zone. 

 Employees are engaged in outdoor activities in the course of employment and have 

concerns regarding the impact of odour on employees. 

 Removal of Significant Tree will have impact on amenity and amount of mature 

vegetation in the locality. 

Mayfield Industries 

 Inappropriate location for the land use which has the potential for land use conflict. 

 Concerns for airborne particles that could impact existing operations. 

 Any changes to existing roads could impact on existing ability to dispatch product. 

 Not an appropriate locality for this use given likely impacts on existing operations. 

 Concerns regarding compatibility with existing land uses and potential conflicts that 

may arise. 

 The proposal could ‘sterilise’ surrounding vacant land from appropriate development. 

 Subsequent stages and intensification would be an inappropriate use. 

 Is Council satisfied it has a clear picture of the proposal rather than various 

components in a ‘piece meal’ fashion? 

 Concerns regarding possible odour, dust, vermin, traffic congestion and other 

impacts.  

 Inadequate detail of proposed operations provided. 

 A visual impact on the removal of trees has not been undertaken. 

 Specific assessment has not been performed on the impact of the development on the 

existing trees. 

 Details of the Stormwater Management Plan are not detailed on the proposed plans. 

 Traffic report indicates an increase of 30% traffic however this does not take into 

consideration future stages of the development. 

 A series of suggested conditions provided to minimise and/or mitigate likely 

externalities arising from the development. 

GTS Freight Management Pty Ltd 

 Concerns relative to excessive litter/rubbish, dust, unsightly visual impact and 

odours. 

 The activity will impact existing operations. 

 Experience with existing NAWMA site is that odour is emitted despite advice given 

by the EPA. 

 Employees of GTS are engaged in outdoor activities in the course of employment 

and have concerns regarding the impact of odour on employees. 
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A summary of the Applicant’s response is contained within the table below grouped by 

specific issues.  It is important to note that following the public notification period, a number 

of amendments were made in order to address issues raised by the representors as summarised 

above.  The list of amendments made is summarised in the response to representations, 

prepared by URPS and is contained within Attachment 1 of this report.   

 

Applicant’s Response 

Land use and desired character 

The Urban Employment Zone seeks a range of industrial land uses and does not seek to 

exclude specific activities from being undertaken within the Zone.  The proposed 

development is sited sufficient distance away from the types of activities identified within 

the EPA’s Guidelines for Separation Distances (2007). 

 

All kinds of industrial land uses are envisaged within the Zone.  The proposed development 

is an industry activity in the form of a recycling depot (with an associated service depot) and 

is therefore an appropriate land use in the Zone. 

 

The proposed development is an appropriate activity in the context of the subject land and 

locality. 

 

The development involves the use of best-practice state of the art technology to sort and 

process recycling materials.  The new imported technological systems/machinery have been 

purchased from overseas at a cost of more than $4m and are far superior to those at 

NAWMA’s current materials recycling facility at Edinburgh North.  This technology 

automates much of the sorting proces including a range of sorting/separating equipment with 

advanced monitoring systems for the process to be viewed and controlled from outside the 

sorting area. 

 

There are significant technological and environmental benefits associated with the new 

compressed natural gas (CNG) collection trucks.  NAWMA notes that the new systems will 

result in a significant reduction in noise emissions – as much as 50% lower than from a 

comparable diesel engine.  The CNG truck also produce less greenhouse gas emissions. 

Odour Impact 

The received recyclable material is extensively clean material and is not subject to 

significant odour.  Enviroscan was engaged to undertake odour modeling in accordance with 

EPA Guideline 373/07 which concluded ‘…odour emission and the contribution from the 

MRF is negligible.  This odour assessment of the proposed development demonstrates 

compliance with the current EPA odour guidelines’. 

 

Despite demonstrating that there will be no odour impacts, it is highlighted that all activities 

will take place indoors.  Two roller doors provide direct vehicle access to the tipping floor 

and are fitted with fast track curtain doors to minimise the time that doors are open.  The 

doors are designed to automatically open and close within 5 to 10 seconds. 

 

A recent audit by NAWMA has identified that as little as 1.1 to 2 % of all recyclable waste is 

‘contaminated’ by food product.  These products are transferred via enclosed conveyors to 

enclosed waste packers for direct containerised transport off site.  
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The facility will operate without the need for any mechanical ventilation within the building, 

thereby further demonstrating that odour or other types of emissions are negligible.  There 

are no exhaust fans required. 

 

Some representor’s have made assumptions regarding odour at NAWMA’s existing site and 

observations cannot be applied to the proposed development as the existing Bellchambers 

Road site is an outdated waste processing facility.  Any odour detected from the current site 

would generally have been from this old facility and not the recycling facilities.  Enviroscan 

also confirms this position ‘The (existing) waste processing facility contributes about 90% of 

the total site odour emission and the contribution from the material recycling facility is 

negligible’. 

 

Dust, vibration, fumes, litter and vermin 

All roadways within the site are to be sealed to prevent dust generation.  There is no reason 

to believe that the proposed development will generate any more dust than under the current 

conditions.  The vacant portion of the allotment will be maintained with grass. 

 

There will not be any material vibrations that would affect any adjoining land uses.  The 

proposal involves the movement of waste collection vehicles on the adjoining road network 

that is gazetted to carry B-double vehicles that are substantially bigger and heavier with 

more potential to cause vibration issues. 

 

Fumes from vehicles are not anticipated to have any impact on the locality.  The 

technological and environment benefits of CNG vehicles has been addressed above. 

 

Given that all materials are sorted indoors, served by fast track curtain doors, the potential 

for litter to escape the site or cause nuisance is minor.  Further, all trucks that arrive and 

leave the site are designed to fully contain all recycling material within the vehicles.   

 

NAWMA has internal policies to maintain the site in a neat and clear manner at all times and 

will adhere to all of its policies and procedures to ensure a safe and healthy workplace for its 

employees and other nearby landowners and occupiers. 

 

The desire to maintain a clean site is in NAWMA’s self-interest, having regard to its 

relationship with KESAB and the educational centre. 

 

There is no food waste (or similar) collected at the facility.  The recorded 1.1 to 2% 

contaminated waste is disposed of as stated above.  In any case, the applicant will implement 

a pest management regime to minimise the potential for vermin associated with the 

development.   

 

Appearance of the proposed development 

The amended siting and design of the proposed buildings improves their appearance by the 

use of canopies and different materials/colour. 

 

Large bulky buildings are predominant within the Zone and the proposed buildings comply 

with the requirements of the Development Plan. 
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All areas that are used for any outdoor storage (to the rear and side of the existing building) 

are identified on the plans.  The narrow side storage area will be used for baled recyclable 

product for daily collection by transporters. 

Tree removal 

The proposal has been amended to retain 2 of the 3 trees, previously sought to be removed.  

The single tree to be removed is labelled tree 5 on the latest site plan.  An Arborist Report 

has been submitted and which recommends removal of the tree. 

 

Traffic impacts 

Phil Weaver and Associates has undertaken a traffic survey at the intersection of Woomera 

Avenue and Gidgie Court.  The peak hour movements were described in the report prepared 

by Mr Weaver.  On Mr Weaver’s assessment, there is a current estimated average weekday 

traffic volume in the order of 1500 vehicles on Woomera Avenue and 600 per day on Gidgie 

Court.  Mr Weaver’s analysis identified that there is a high degree of unused capacity within 

the intersection and that there are no significant delays or queuing associated with any 

turning movements at this intersection. 

 

Factoring in the anticipated 200-250 traffic movements at the site, Mr Weaver concludes that 

there is more than sufficient capacity to accommodate the increased traffic moments on the 

road network as a result of the development. 

 

For this reason, the extent of traffic associated with the development will not have any 

material impact on the adjoining street network. 

 

With respect to the concerns raised by the representors regarding the future use of the land, 

the Applicant has made it quite clear that this proposal does not incorporate any proposal to 

receive or handle putrescible waste.  The applicant has confirmed that ‘the recycling materials 

facility and the waste processing facility can operate independently of each other.’   

11. REFERRALS – STATUTORY 

As discussed earlier, the application was subject to referral to the Environment Protection 

Authority.  A referral response was received, dated 21 July 2016 and is contained in 

Attachment 3.  The following advice was received: 
 

EPA License 

 

The EPA noted that the applicant currently holds an EPA License for the conduct of a ‘waste or 

recycling depot’ at Bellchambers Road, Edinburgh.  Although this proposal relates to the 

recycling activities undertaken at Bellchambers Road, they would be carried out upon another 

parcel of land and as such, a new EPA license would be required for the subject land. 

 

Separation Distances 

 

As the proposed development is located outside of the EPA’s recommended separation distance 

for air quality purposes, the potential for odour nuisance from this facility is considered to be 

low.  However, the potential for both air quality and noise impacts have been assessed in more 

detail below. 
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Waste Management 

 

Given the proposed development would establish a resource recovery facility where materials are 

received for recycling, the EPA considers this facility would provide a sustainable way to manage 

and reuse wastes that would otherwise be disposed to land fill. 

 

Air Quality 

 

The EPA considers that both dust and odour impacts from the proposed recycling depot would be 

unlikely to occur at the closest sensitive receiver located approximately 420 metres south west of 

the site. 

 

Noise 

 

The existing ambient noise at the site already includes similar industrial, commercial and light 

industrial land uses which would provide some masking of any noise impacts.  Provided all 

recycling depot operations would be undertaken within the proposed operating hours, the EPA 

considers the proposal is unlikely to have an adverse noise impact at the closest sensitive 

receivers. 

 

Site Contamination 

 

The EPA holds records of site contamination that relates to both allotments. Whilst the proposal 

is for a recycling depot and the change in land use is not moving to a more sensitive use, the EPA 

advises that where construction and/or excavation works are anticipated at the site, the Planning 

Authority should request that: 

 

A Construction and Environmental Management Plan (CEMP) be prepared by a suitably 

qualified site contamination consultant in accordance with the EPA Guidelines for the 

Environmental Management of On-Site Remediation, (November 2005) in order to address the 

following matters: 

 

 Soil, including fill importation, stockpile management and prevention of soil contamination 

 Air quality, including dust management 

 Surface water including erosion and sediment control 

 Groundwater including prevention of groundwater contamination 

 Occupational health and safety 

 

Given the significant site contamination issues that have been historically identified, appropriate 

consideration should be given the anticipated excavation and/or construction works in order to 

ensure potential risks to human health and/or the environment are avoided. 

 

Water Quality 

 

The EPA considers the best management practices for new development involves not increasing 

stormwater flows about pre-development flow rates while minimizing the quantity of pollutants in 

the stormwater flowing from the site. 

 

The Planning Authority may wish to condition that the detailed design of the stormwater 

management system is established in accordance with the MUSIC Modeling as proposed in the 

Stormwater Management Plan, dated 20 April 2016 to meet desired water quality objectives. 
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Truck Wash Facility 

 

The proposal includes a truck wash bay, however the EPA has not undertaken assessment of how 

vehicle wash-down water would be managed as this is outside of the scope of the referral 

pursuant to Schedule 22 of the Development Regulations 2008. 

 

The EPA notes clauses of the Environment Protection (Water Quality) Policy 2015 and suggests 

that the Planning Authority consider how any waters would be protected from entry of vehicle 

wash-down waters.  

 

The EPA concluded by stating that “provided all recycling depot operations would be 

undertaken within the proposed operating hours, the EPA is satisfied the proposed recycling 

depot is unlikely to result in unacceptable impacts to the environment”. 

 

The EPA did not direct any conditions to be attached, however, provided for a series of 

advisory notes that it requested be included in any approval given.  These notes are included 

in the recommendation accompanying this report.   

12. REFERRALS – INTERNAL 

Internal consultation took place with Development Engineering (including Traffic input), Tree 

Services and Landscape Design.  The following comments were received: 

 

Development Engineering (Including input from Traffic) 

 
The traffic report and accompanying plans provided by Phil Weaver are acceptable.  

 
The Stormwater Management report prepared by Wallbridge & Gilbert is acceptable. 

 

Tree Services 

 
The Application will impact upon one street tree located within Woomera Avenue. 

 

Tree removal has been Approved at cost to the Applicant. 

 

Letter of cost sent separately to the Applicant. 

 

Landscape Design 

 
Information provided in support of the tree removal seems true to info provided and have no concerns, 

however, consideration should be given to the impact of the new car parking and driveways on the 

tree protection zone of the trees. 

 

Landscaping needed for screen planting to buffer built form and trees also. 
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13. DEVELOPMENT DATA 

Design Characteristics Response 

Subject Land Two titles comprising a total area of approximately 42,000m
2
  

Site Dimensions 232.42m wide (at maximum dimension) by 188m long (at 

maximum dimension) 

Site Frontage 222.42m (At greatest dimension to Woomera Avenue) and 

182.05m (At greatest dimension to Gidgie Court including 

cul-de-sac).  The site also has frontage to Tugger Way 

Car parking Allotment 505 –46 car parking spaces (9 adjacent 

administration building and 37 alongside Gidgie Court).  

 

Allotment 506 –36 car parks.  

Structures MRF to be contained within existing building on allotment 

506.  Some temporary outdoor stage of baled material (not 

paper product) is proposed. 

 

A new administration building and workshop for minor 

maintenance and wash down of SUEZ fleet is proposed on 

allotment 505. 

Streetscape Additional streetscape plantings adjacent Woomera Avenue 

and Gidgie Court will assist in screening the area delineated 

for the parking of cars and trucks on the site. 

Regulated / Significant Trees One significant tree is to be removed as part of the proposed 

development. 

Access Point Two entry only access points from Woomera Avenue are 

proposed to allotment 505 and a new entry/exit from Gidgie 

Court to allotment 505.  Existing access arrangements for 

allotment 506 will be maintained.  

Hours of Operation Monday to Friday, 6:00am to 6:00pm.  Work may also be 

undertaken within the MRF on Saturdays for the purpose of 

maintenance of assets, which would typically occur between 

the hours of 7:00am to 12:00 noon. 

Signage One sign adjacent the entry access to Woomera Avenue.  The 

sign will have an area of 2 metres by 2.5 metres and will be 

sited within the site boundaries. 

 

14. ASSESSMENT 

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

determine that the proposed development is not considered to be Seriously at Variance with 

the Salisbury Development Plan, Consolidated 5
th

 May 2016.   
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Assessment 

 

Detailed assessment of the application has taken place against the relevant provisions of the 

Salisbury Development Plan and is described below under headings. 

 

An extract of the relevant Development Plan, Consolidated 5
th

 May 2016, is contained in 

Attachment 4.  The relevant provisions are also highlighted in the Attachment. 

 

Land use 

 

Objective 1 and 3 and Principle of Development Control 1 of the Urban Employment Zone 

seek: 

 

Objectives 

 
1 A mixed use employment zone that primarily accommodates a range of industrial land uses 

 together with other employment and business activities that generate wealth and employment 

 for the State. 

 

3 Provision for large floor plate enterprises, such as major logistics and manufacturing plants 

 and high technology and/or research and development facilities, located to take advantage of 

 existing and future road and rail infrastructure. 

 

Principles of Development Control 

 

1 The following forms of development, or combination thereof, are envisaged in the zone: 

 

 Consulting room 

 Dwelling in association with industry 

 Electricity substation 

 Fuel depot 

 Indoor industrialised horticulture 

 Indoor recreation centre 

 Industry 

 Intermodal rail fright facility 

 Motor repair station 

 Office 

 Petrol filling station 

 Pre-school 

 Prescribed mains 

 Public service depot 

 Road transport terminal 

 Service trade premises 

 Service industry 

 Shop or group of shops 

 Training facility 

 Store 

 Warehouse 
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The Urban Employment Zone is a mixed employment zone that primarily accommodates a 

range of industrial land uses together with other employment and business activities.  

 

The Zone outlines a series of envisaged forms of development.  Relative to this assessment 

the list includes: fuel depot, industry, office, road transport terminal, training facility, store 

and warehouse.  Recycling facilities and associated service depots are neither expressly 

envisaged or discouraged within the Zone, however, there are certain elements of the overall 

use which if viewed in isolation are envisaged within the Zone.  The applicant suggests the 

proposed development is an industrial activity in the form of a recycling depot.  It is agreed 

that there are a number of similarities between the proposed activity and a form of industry 

and that the proposed use is compatible with the envisaged uses within the Zone.  

 

The General Section of the Development Plan provides specific policy for waste management 

facilities and whilst this section does not guide ‘where’ these activities ‘should’ occur, it does 

anticipate ‘the orderly and economic development of waste management facilities in 

appropriate locations’ based on impact minimisation.    

 

It is noted that a number of the representors suggest the proposed development is inconsistent 

with the Desired Character of the Zone.  It was also suggested that the proposed development 

will ‘sterilise’ surrounding vacant land from being developed appropriately into the future.  

As detailed in this assessment, it is apparent that the proposed use is indeed consistent with 

the Desired Character of the Zone and furthermore the proposed activities are unlikely to have 

any adverse impacts, as cited in the response from the Environment Protection Authority.  

The receipt, sorting and disposal of recycled products will occur indoors where the potential 

for off-site impacts (such as odour) are limited, and the ancillary use of the land for the 

storage, washing, refueling, weighing and minor maintenance of trucks used to retrieve the 

recycled product is compatible with existing uses in the locality. 

 

As quoted above, Objective 3 anticipates large floor area enterprises located to take advantage 

of existing and future road and rail infrastructure.  Development of a high standard is 

encouraged to promote distinctive building, landscape and streetscape design with a high 

visual and environmental amenity.  The proposed development ostensibly utilises the existing 

building for the MRF and proposes two smaller scale buildings for the SUEZ operations.  The 

new buildings are smaller in scale and utilise materials to complement other built form within 

the locality and are proposed to make efficient use of the land in terms of clustering the 

NAWMA MRF and SUEZ operations.  

 

In addition to the above, the Zone seeks development that promotes business clusters that 

provide for a range of economic and environmental benefits as well as coordinated and 

integrated forms of development.  The proposed development is seeking to cluster both the 

MRF and SUEZ operations on the same site, which is considered to have both economic and 

environmental benefits.   

 

The Desired Character section of the Zone identifies that desirable land uses include a wide 

range of activities that generate employment, focusing on industry, associated processing or 

packaging, transport and other activities that can operate on a 24/7 basis where appropriate, 

together with offices and industry-related training and educational establishments.   
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The proposed development is considered to satisfy this part of the Desired Character 

statement as the activity proposed will generate employment of an industrial nature which 

includes processing, packaging and transporting of materials.  Given the hours of operation 

proposed and the capacity of the proposed machinery, the activities on site do not need to 

operate on a 24/7 basis.  NAWMA employees will utilise the existing offices adjoining the 

MRF building and it also proposes to operate the site as an environmental education centre 

that caters for more than 4,000 school students per annum participating in structured tours.  

 

In summary, the proposed land use is considered to be appropriate within the Urban 

Employment Zone. 

 

Interface Between Land Uses 

 

Principle of Development Control 4 of the Urban Employment Zone states that: 

 
4 Development should not impede the operation of established land uses through encroachment, 

 over development of sites or noise/emissions or any other harmful or nuisance-creating impact. 

 

The Desired Character Statement for the Urban Employment Zone further envisages ‘a high 

level of compatibility between land uses in the zone… to ensure a quality and attractive 

business environment is maintained.’ 

 

Development should be sited and designed to minimise negative impacts on existing and 

potential future land uses considered appropriate within the Zone.  In particular, the 

Development Plan contemplates that waste management facilities should be located and 

designed to minimise adverse impacts on both the site and surrounding areas. 

 

The applicant has provided an odour assessment undertaken by Enviroscan which modeled 

emissions for the new building based on the existing materials recovery and waste processing 

facility in Elizabeth.  It is understood the received recycle material is extensively clean 

material and is not subject to significant odour.  Enviroscan undertook odour modeling in 

accordance with EPA Guideline 373/07 which concluded ‘…odour emission and the 

contribution from the MRF is negligible.  This odour assessment of the proposed development 

demonstrates compliance with current EPA odour guidelines’. 

 

In order to ameliorate concerns in relation to odour from trucks overnight, the trucks return 

empty to the compound at the end of the day and are left empty overnight and closed so that 

any odour would be contained.  Given the design of the compactors which are fully contained 

and the emptying procedures, on the basis of information provided and EPA comments any 

odour issues would be eliminated. 

 

Principle of Development Control 14 of the Urban Employment Zone further states that: 

 
14 Development should control noise emissions through the use of attenuation devices and sound 

 proofing, particularly activities requiring extended hours of operation. 

 

The MRF will occupy the existing building which is insulated by three metre high tilt up 

concrete walls with insulated metal cladding above.   
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Noise impacts have sought to be minimised as the majority of the activity proposed is to be 

undertaken within the existing building.  The ‘tipping floor’ is fitted with fast track curtain 

doors that will close while the trucks are tipping their loads to minimise noise and any 

potential dust generation.   

 

Potential noise generated by the movement of trucks has also been addressed as the applicant 

has advised that CNG trucks produce less noise than their diesel counterparts and have been 

designed to operate primarily in residential areas. 

 

All vehicle manoeuvering areas are to be sealed which will minimise dust generation on site.  

The vacant portion of the site will be maintained with grass.  

 

The hours of operation proposed are not considered to be excessive and are consistent with 

operating hours of adjoining development. 

 

The applicant has indicated that there is very limited opportunity for the facility to generate 

litter and in any event, NAWMA has an internal policy to maintain a neat and clean site at all 

times to ensure a safe and healthy workplace for its employees and other nearby landowners 

and occupiers. 

 

Given the relevant compliance with EPA criteria in relation to potential impacts, it is 

considered that the proposed development will not detrimentally affect the amenity of the 

locality, or cause unreasonable interference to any adjoining or nearby owners or occupiers of 

land.  The proposed development is furthermore considered to satisfactorily address the 

relevant Development Plan provisions quoted above.  

 

Appearance of Land and Buildings 

 

Objective 5 of the Urban Employment Zone states that: 

 
5 A high standard of development which promotes distinctive building, landscape and streetscape 

 design, with high visual and environmental amenity, particularly along arterial roads and the 

 boundaries of adjoining zones. 

 

The built form component of the proposal is predominantly to be undertaken on allotment 505 

with two new buildings and new vehicle access and car parking areas.  The site appearance of 

allotment 506 will be largely unchanged as the majority of works proposed are internal. 

 

The Desired Character of the Zone encourages development of “High quality, innovative 

contemporary architecture that is both adaptable and flexible to accommodate multiple uses 

or changes in future land use where practical.  Buildings will comprise low reflective 

materials and provide a variation in finishes, façade treatments and setbacks rather than 

appearing as large uniform buildings with blank facades.”   

 

The administration building and workshop/wash bay are both of contemporary built form 

utilising a blend of materials and colours that will complement existing larger and bulkier 

built form prevalent within the locality.  Comparatively, the proposed buildings are of a 

smaller scale than those currently evident within the locality.  
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The workshop is located within the circulation area in order to facilitate through-access for 

waste vehicles.  The office is located at the rear of the site and 32 metres from Gidgie Court.  

The siting of the new built form will be unobtrusive when viewed from the road given the 

ample setbacks, landscaping proposed and existing established trees on the site. 

 

Principle of Development Control 11 of the Urban Employment Zone states that: 

 
11 In areas where a uniform street setback pattern has not been established, buildings should be 

 set back in accordance with the following parameters: 

 

Building Height  Minimum setback from the 

primary road frontage  

Minimum setback form the 

secondary road frontage 

6 metres 8 4 

Greater than 6 metres 10 4 

 

The gas compound will be setback 3 metres from Woomera Avenue with the nearest building 

in the compound being setback a further 3 metres, i.e 6 metres from the front property 

boundary.  This setback distance is at variance with Principle of Development Control 11 

quoted above.  The applicant has indicated that the siting of the compound and buildings are 

necessary (and dictated) by the gas connection/meter which is sited in this location.    

 

Given that the compound is only a small component in comparison to the larger built form in 

the locality and it has been sited based on physical constraints, a dispensation in front setback 

in this instance is considered to be acceptable.  Furthermore, the three metre space between 

the property boundary and the compound fence will be landscaped which will assist in 

softening the impact on the streetscape. 

 

The Desired Character Statement also seeks “Outdoor storage and service areas will also be 

located away from major roads or residential areas and be screened from public view with 

fencing/structures of varied materials that limit potential for vandalism”.   
 

Temporary outdoor storage of baled material awaiting transportation is proposed on the east 

side and behind the MRF building.  The applicant is proposing to screen this area from view 

with a 2.1 metre Colorbond fence (basalt colour) to enclose the internal area and create a 

‘compound’ where baled material (excluding paper product) will be placed for short periods 

awaiting daily pickup by transporters.  This aspect of the proposal satisfies the intent of the 

Zone. 
 

The proposed built form is considered to contribute positively to the character of the locality 

and generally satisfies the intent of the Zone. 

 

Significant Trees 

 

Allotment 505 contains a number of tree plantings which when viewed from aerial 

photography shows that there are two distinct rows of mature trees.  Both rows are parallel to 

Gidgie Court.  One row is about 30 metres west of Gidgie Court and the other row is 

alongside the chain-link fence adjacent the common boundary between lots 505 and 506.  
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The proposed development seeks to retain all of the existing mature tree plantings on the site 

apart from one Significant Tree (labelled number 5 on the site plan) due to it being located 

within the area of the single access point to the development from Gidgie Court.  Importantly, 

the Arborist Report accompanying the application confirms in Table 3 that impacts associated 

with the proposed development within the tree’s Tree Protection Zone (TPZ) are less than 

20%, which is considered satisfactory to the health of the trees. 

 

In regard to the removal of Tree 5, which is a River Red Gum, Table 3 of the Arborists Report 

confirms that the tree is likely to be significantly impacted by the current design proposal as 

the access road will encroach over the tree’s TPZ.  The development of this access road will 

require the removal of surface roots within the encroachment of the tree and the arborist has 

concluded “…that this tree and the development as presented cannot co-exist” wherein the 

degree of impact could lead to stress-induced branch failure in the future”.  

 

The Arborist further concludes that further design modifications reducing the TPZ 

encroachment to less than 20% would be necessary to retain the tree, which from review of 

the plans seems unlikely, or would put pressure on other trees in the row if the road layout is 

moved north or south (towards trees 4 & 6 which are also both Significant Trees and they are 

also assessed by the arborist to be in a healthy condition).  To remove the access altogether 

would require a major re-design of the proposal and limit the orderly nature of vehicle 

movements through both Gidgie Court and Woomera Avenue. On this basis, the removal of a 

single planted Significant Tree is considered reasonable in an area expecting large scale 

development and other design solutions would be impractical.   

 

Landscaping 

 

An extract of the Desired Character Statement for the Urban Employment Zone states that: 

 
Landscaping will be used to define gateways to the area and be carefully integrated with built form, 

ensuring that vegetation is sustainable, drought tolerant, locally indigenous and matched to the scale 

of development which also providing a comfortable, pleasant and attractive environment. 

 

Objective 5 of the Urban Employment Zone further states that: 

 
5 A high standard of development which promotes distinctive building, landscape and streetscape 

 design with high visual and environmental amenity, particularly along arterial roads and the 

 boundaries of adjoining zones. 

 

To minimise the impact of the proposed development on the streetscape, additional 

landscaping is proposed along the southern and eastern perimeter boundaries of allotment 505 

fronting both Woomera Avenue and Gidgie Court.  The landscaping plan identifies a range of 

species including shade trees, shrubs and ground covers to assist in appropriately screening 

the site and enhancing the amenity of the locality.  All other existing landscaping and 

vegetation is proposed to be retained as mentioned above. 

 

This aspect of the development is considered to be acceptable. 
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Access and Manoeuvring 

 

Under the Council-wide ‘Transportation and Access’ module, Principle of Development 

Control 23 states that: 

 
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 minimizes induced traffic through over-provision; 

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

neighbouring properties. 

 

The applicant has submitted a Traffic Management report prepared by Phil Weaver and 

Associates that provides traffic analysis in support of the proposal.  The report provides an 

assessment based on empirical data to illustrate the current average weekday traffic volume 

on Woomera Avenue to the west of the intersection of Gidgie Court and the amount of traffic 

in Gidgie Court and the anticipated increase in traffic as a result of the proposed development. 

 

The report also considers the distribution of traffic throughout the various access/egress points 

on the subject land that are described earlier in this report. 

 

The report forecasts the proposed development will generate in the order of 200 to 250 

vehicle movements on a weekday including both entry and exit movements.  The peak hour 

traffic generation is anticipated to be equivalent to 40 vehicles per hour.  

 

The report indicates that a review of existing traffic movements on the adjoining road network 

has identified that there is sufficient capacity on these roadways, and in particular the 

intersection of Gidgie Court with Woomera Avenue, to fully accommodate the traffic 

movements forecast to be generated by the proposed development. 

 

The applicant has also identified the intended location for buses accessing the site during 

educational tours.  Buses can enter and exit the site in a forward direction. 

 

Council’s Development Engineering section have reviewed the design of the proposal and 

Traffic Management report and have confirmed that the location and design of the access 

points and the internal manoeuvring layout is acceptable, subject to conditions including with 

respect to sealing of the internal roadways and car parking and compliance with AS 2890. 

 

For the above reasons, the extent of traffic associated with the development will not have a 

material impact on the adjoining street network and is designed to facilitate safe and 

convenient entry and exit for vehicles of the type expected to the facility. 
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Car Parking 

 

Under the Council-wide ‘Transportation and Access’ module, Principle of Development 

Control 32 states that: 

 
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. 

 

In terms of car parking provision, Table Sal/2 – Off Street Vehicle Parking Requirements 

prescribes car parking rates for industry, warehouses and stores based on the overall floor 

area at differing rates depending on the intensity of the development. 

 

Based on the existing floor area of 3,200m
2
 for the MRF and 300m

2
 of administration area, 

this equates to 36 spaces required for the NAWMA facilities.  In total there are 36 car parks 

(existing) at the front of allotment 506 for the administration (up to 14 staff) and material 

recovery staff (up to 20 staff).  The level of car parks provided therefore satisfies Table Sal/2. 

 

The Traffic Management report submitted by the applicant notes that given the nature of the 

operation on allotment 505, it is considered more appropriate to provide car parking on a ‘first 

principles’ basis, i.e. based on anticipated staff and visitor parking.  This is agreed given the 

nature of the activity involved.  It is understood that drivers of the kerbside collection vehicles 

will generally drive their own car to the SUEZ site and park all day while driving a kerbside 

collection vehicle during their shift. 

 

The Traffic Management report notes the proposed development on allotment 505 will require 

the provision of up to 30 car parking spaces to accommodate the parking demands of drivers 

of those trucks parked on site, a further four spaces associated with administrative staff and at 

most three spaces associated with visitors to the site, i.e. a total of 37 spaces.  The proposed 

design provides a total of 46 car parks, which is above the anticipated amount required. 

 

There are a total of 31 parking spaces for SUEZ’s kerbside collection vehicles however the 

SUEZ fleet comprises 24 trucks thus leaving 7 spaces initially available, with growth for 

expansion as required.  

 

The design of the on-site car parking and manoeuvering areas also conform to the 

requirements of the relevant off-street car parking standards (AS/NZS 2890.1:2004 and 

AS/NZS 2890.6:2009). 

 

In summary, the proposed development is considered to generally satisfy the requirements of 

the Development Plan in this regard. 
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Stormwater Management 

 

An extract of the Desired Character Statement for the Urban Employment Zone states that: 

 
Water Sensitive Urban Design systems, including the harvest, treatment, storage and reuse of 

stormwater, will be integrated throughout the area at the neighbourhood, street, site and building 

level, taking advantage of large allotment sizes and impervious areas….Harvested stormwater will 

improve the aesthetic and functional value of landscaping and open spaces, including public access 

ways and greenways, contributing to a superior working environment. 

 

In addition to the above, Council-wide policies under the ‘Natural Resources’ module of the 

Development Plan encourage any water discharged from a development site to not exceed the 

rate of discharge from the site as it existed in pre-development conditions. 

 

The applicant has submitted a Stormwater Management Report (SMR) prepared by 

Wallbridge and Gilbert Consulting Engineers.  The report outlines the stormwater 

management design for the site with the final detailed design to be carried out during 

construction documentation. 

 

The SMR indicates that WSUD treatments will be used to regulate the quantity and quality of 

stormwater discharged from the site.  Stormwater will be directed into an existing 

retention/detention basin at the southern end of allotment 505.  An outlet pit will restrict 

outflows from the site to the pre-development 10 year ARI discharge rate in accordance with 

Council’s requirements.  The quality of the discharge will comply with the EPA’s guidelines 

for stormwater treatment targets. 

 

The method of stormwater management is considered appropriate and consistent with the 

above-quoted Desired Character Statement.   

15. CONCLUSION 

The proposed development is considered to be appropriate on the subject land. 

 

The proposed activities involved are not considered to jeopardise the attainment of the 

Objectives or Desired Character for the Urban Employment Zone.   

 

The proposed development is able to coexist with other uses in the locality without inhibiting 

their current operations.  

 

The proposed development is considered to generally conform with the Salisbury Council 

Development Plan and on balance warrants Development Plan Consent subject to one 

reserved matter and 13 conditions. 
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16. STAFF RECOMMENDATION 

That the Development Assessment Panel resolve that: 

 

1. The proposed development is not considered to be seriously at variance with the 

Salisbury Development Plan – Consolidated 5 May 2016; 

 

2. Pursuant to Section 33 of the Development Act 1993, Development Plan Consent is 

GRANTED to application number 361/1075/2016/2B for “Change of use from industry 

to material recovery facility (recycling depot) and service depot (including truck 

parking), construction of ancillary office and workshop, gas re-fuelling facilities 

comprising supply lines and storage, freestanding sign, removal of significant tree and 

associated vehicle parking, manoeuvring area, fencing and perimeter landscaping” in 

accordance with the plans and details submitted with the application and subject to one 

Reserved Matter and 13 conditions: 

 

Reserved Matter 

 

1. A Construction and Environmental Management Plan (CEMP) shall be prepared by a 

suitably qualified site contamination consultant in accordance with the EPA 

Guidelines for the Environmental Management of On-site Remediation, (November 

2008) in order to address the following matters:  

 

a) Soil, including fill importation, stockpile management and prevention of soil 

contamination; 

b) Air quality, including dust management; 

c) Surface water including erosion and sediment control; 

d) Groundwater, including prevention of groundwater contamination; 

e) Occupational health and safety. 

 

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 

Amended 

Dated 04.09.16 

Tree Report Received by Council 

dated 05.09.16 

Project Green 

Amended 

dated 31.08.16 

Traffic and Parking 

Assessment 

Received by Council 

dated 31.08.16 

Phil Weaver & 

Associates 

Dated 24.08.16 Letter to Council Received by Council 

dated 25.08.16 

URPS 

Dated 26.04.16 

Sheet 1C 

Site Plan Received by Council 

dated 25.08.16 

Plan It Building 

Design 

Not Dated Swept Path Analysis 

and Plan 

Received by Council 

dated 25.08.16 

Phil Weaver & 

Associates 
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Not Dated Internal Floor Layout 

for MRF 

Received by Council 

dated 25.08.16 

Not Stated 

Dated 19.08.16 Response to 

Representations 

Received by Council 

dated 19.08.16 

URPS 

Dated 03-16 

Sheet 1 

Administration 

Building – Floor Plan 

& Elevation Plan 

Received by Council 

dated 19.08.16 

Plan It Building 

Design 

Dated 04-16 Workshop Building – 

Floor Plan & 

Elevation Plan 

Received by Council 

dated 19.08.16 

Plan It Building 

Design 

Not Stated Signage Elevation 

Plan 

Received by Council 

dated 19.08.16 

Not Stated 

Dated 18.07.16 Response to Council 

Info Request Letter 

Received by Council 

dated 18.07.16 

URPS 

Dated 27.05.16 Report to Council Received by Council 

dated 31.05.16 

URPS 

Dated 04-16 

Sheet 1 

Workshop Structural 

Plan 

Received by Council 

dated 31.05.16 

Plan It Building 

Design 

Job. No. 

WAD160245 

Revision B 

20.04.16 

Stormwater 

Management Plan 

Received by Council 

dated 31.05.16 

Wallbridge & 

Gilbert 

Report 16 - 

0322 

Odour Assessment Received by Council 

dated 31.05.16 

Enviroscan 

Industrial & 

Marine Surveys 

 

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

  plans. 

 

2. The hours of operation of the facility will be Monday to Friday, 6:00am to 6:00pm.  

Work may be undertaken within the Material Recovery Facility on Saturdays for the 

purpose of maintenance of assets between the hours of 7:00am to 12:00 noon. 

 

 Reason: To ensure orderly development. 
 

3. The Material Recovery Facility shall not receive, handle or sort green waste matter or 

putrescible waste at any time (except such material that are received as contaminants 

of recyclable waste). 

 

 Reason: To ensure orderly development. 

 

4. All doors around the perimeter of the Material Recovery Facility shall be kept closed 

during operations, except where otherwise required to facilitate the movement of 

baled materials by forklift or during the entry and exit of trucks. 

 

 Reason: To minimise noise, dust emissions and escape of any materials/litter. 
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5. The advertisement and advertising structure approved under this application shall be 

maintained in good repair at all times. 

 

Reason: To maintain the visual amenity of the locality. 

 

6. Except where otherwise approved, the advertisement approved as part of this 

application shall not: 

 

a) Move; or 

b) Flash; or 

c) Reflect light so as not be an undue distraction to motorists; or 

d) Be internally or externally illuminated. 

 

Reason: To minimise driver distraction and disturbance to adjoining properties 

  within the locality. 

 

7. All external building materials and finishes of the administration building and 

workshop shall: 

 

a) Be of new non-reflective materials; and 

b) Be of natural tones in accordance with the Approved plans; and 

c) Be maintained in good and reasonable condition at all times. 

 

Reason: To ensure the building work achieves a high standard of design and  

  complements the amenity of the locality. 

 

8. Except where otherwise Approved, no materials, goods or containers shall be stored 

in the designated car parking area or manoeuvring areas at any time. 

 

Reason: To ensure the car parking areas are always available for the purpose they 

  are designed.  Further, that the site be maintained in a clean and tidy state. 

 

9. The designated landscaping areas, identified on the Approved Site Plan, prepared by 

Plan It Building Design, received by Council dated 25
th

 August 2016, shall be planted 

with a combination of shade trees, shrubs and groundcovers as appropriate to 

complement the approved buildings and site layout.  All landscaping shall be 

maintained (including the replacement of diseased or dying plants and the removal of 

weeds and pest plants) to the reasonable satisfaction of Council.  All landscaping is to 

be completed prior to the commencement of use. 

 

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

  environmental amenity of the locality. 

 

10. All recommendations and commitments contained under the Approved Stormwater 

Management Plan, Odour Assessment, Traffic & Parking Assessment, Tree Report 

and URPS Planning Assessment, shall be completed prior to commencement of use 

and met at all times. 

 

Reason: To ensure the development complies with Standards, Best Engineering 

  Practice and Council Policy. 
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11. All waste and wastewater from the wash-down area shall comply with the 

Environment Protection Authority Information Sheet entitled “Stormwater 

Management for Wash Bays 2004” at all times. 

 

Reason: To ensure the wash bay does not result in environmental harm. 

 

12. Stormwater systems shall be designed and constructed to cater for minor storm flows 

(Industrial / Commercial ARI = 10 years).  The design of the stormwater system shall 

ensure that no stormwater is discharged onto any adjoining land.  Surface stormwater 

is to be managed in a manner that ensures no ponding of water against buildings and 

structures, no creation of any insanitary condition, and no runoff into neighbouring 

property for the major storm event ARI = 100 years. 

 

 Reason: To ensure flood protection of the buildings. 

 

13. All driveways and car parking areas shall be constructed with either brick paving, 

concrete or bitumen to a standard appropriate for the intended traffic volumes and 

vehicle types.  Individual car parking bays shall be clearly linemarked.  Driveways 

and carparking areas shall be established prior to the approved use commencing and 

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. 

 

Advice Notes 

 

1. Except where otherwise in conflict with any condition under this Consent, the 

conditions imposed herein are in addition to conditions that apply to the subject 

property from previous approvals that remain active. 

 

2. Except where otherwise approved, no advertisements or advertising displays 

including flags, streamers or bunting shall be displayed on or about the subject land at 

any time. 

 

3. The sign fronting Gidgie Court, identified on the Approved Site Plan, prepared by 

Plan It Building Design, received by Council dated 25
th

 August 2016, does not form 

part of this Consent, in accordance with the email from Grazio Maiorano, URPS, 

dated 19
th

 September 2016. 

 

4. The applicant is reminded of its general environmental duty, as required by Section 25 

of the Environment Protection Act 1993 to take all reasonable and practicable 

measures to ensure that the activities on the whole site, including during construction, 

do not pollute the environment in a way which causes or may cause environmental 

harm. 
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5. An environmental authorization is the form of a licence 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 licence (including licence application forms) can be 

accessed here:  

http://www.epa.sa.gov.au/business_and_industry/applying_for_a_licence . 

 

A licence may be refused where the applicant has failed to comply with any 

conditions of development approval imposed at the direction of the Environment 

Protection Authority. 

 

6. EPA information sheets, guidelines documents, codes of practice, technical bulletins 

etc can be accessed on the following website:  http://www.epa.sa.gov.au. 

 
 

 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 20.09.16 20.09.16     
 

ATTACHMENTS 

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

1. Plans and Documentation  

2. Copy of Representations  

3. EPA Referral Response  

4. Relevant Development Plan Provisions - Consolidated 5 May 2016   

 

http://www.epa.sa.gov.au/business_and_industry/applying_for_a_licence
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