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 AGENDA 

FOR COUNCIL ASSESSMENT PANEL MEETING TO BE HELD ON 

23 JULY 2019 AT 6:00 PM 

IN THE COUNCIL CHAMBER, 12 JAMES STREET, SALISBURY 

MEMBERS 

Mr T Mosel (Presiding Member) 

Mr R Bateup 

Ms C Gill 

Mr M Canny 

Mr B Brug  

 

REQUIRED STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos (Assessment 

Manager) 

Team Leader – Planning, Mr A Curtis 

Development Officer – Planning, Ms G Cutri 

Planning Consultant, Mr B Green 

  

APOLOGIES  

LEAVE OF ABSENCE    

PRESENTATION OF MINUTES 

Copy of the Endorsed Minutes of the Council Assessment Panel Meeting held on 28 May 

2019.   

DECLARATIONS OF CONFLICTS OF INTEREST  
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REPORTS 

Development Applications 

5.1.1 361/467/2019 ........................................................................................................... 9 

 Alterations and additions to existing material recycling facility (building 

extension to rear of building, extension to rear hardstand and consequential 

adjustment to storage area, fencing and stormwater system) at 71-75 

Woomera Avenue, Edinburgh for BGI Building Group 

5.1.2 361/624/2019/NB ................................................................................................ 205  

 Drive through coffee shop, associated advertising signage (including 4.8m high 

illuminated pylon sign), access, car parking, light poles and landscaping (non-

complying) at 316 Salisbury Highway, Salisbury Downs for First Things First 

Coffee. 

OTHER BUSINESS 

5.2.1 Appointment of Deputy Presiding Member ........................................................ 341   

5.2.2 Status of Current Appeal Matters and Deferred Items 

 Nil 

5.2.3 Policy Issues is Arising from Consideration of Development Applications 

5.2.4 Future Meetings & Agenda Items 

CLOSE 

Please note: 

Council is committed to openness and transparency in its decision making processes. 

However, some documents contained within attachments to the Development Assessment 

Panel agenda items are subject to copyright laws.  Due to copyright restrictions the files are 

only available for viewing. Printing is not possible.   If these documents are reproduced in 

any way, including saving and printing, it is an infringement of copyright.  

By downloading this information, you acknowledge and agree that you will be bound by 

provisions of the Copyright Act 1968 (Cth) and will not reproduce these documents without 

the express written permission of the copyright owner. 
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MINUTES OF COUNCIL ASSESSMENT PANEL MEETING HELD IN THE COUNCIL 

CHAMBER, 12 JAMES STREET, SALISBURY ON 

28 MAY 2019 

 

MEMBERS PRESENT 

Ms S Johnston (Deputy Presiding Member) 

Mr R Bateup 

Mr J Watson 

Mr B Brug  

 

 

STAFF 

General Manager City Development, Mr T Sutcliffe 

Manager Development Services, Mr C Zafiropoulos (Assessment Manager) 

Team Leader – Planning, Mr A Curtis 

  

The meeting commenced at 6.00pm 

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

 

APOLOGIES  

Apologies were received from Mr D Wallace (Presiding Member). 

LEAVE OF ABSENCE   

 

Nil 

ENDORSED MINUTES FROM PREVIOUS MEETING 

 The Minutes of the Council Assessment Panel Meeting held on 26 March 2019, be 

taken as read and confirmed. 

 DECLARATIONS OF CONFLICTS OF INTEREST  

 

Nil 
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REPORTS 

Development Applications 

5.1.1 361/873/2018/NB 
 

 Change of use to salvage yard (reception, storage, sorting and disposal of inert 

construction waste), service trade premises, truck parking and construction of shed 

(non-complying) at 1415-1417 Main North Road, Para Hills West SA 5096 for Aleks 

Sapic 

  

REPRESENTORS 

 

Nil 

 

APPLICANT 

 

Mr Marcus Rolfe , URPS, spoke on behalf of the applicant. 

 

Mr Aleks and Mr Dejay Sapic, spoke on behalf of the applicant. 

 

 

Mr R Bateup moved and the Development Assessment Panel resolve that: 

 

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

Development Plan – Consolidated 15 December 2016. 

 

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

GRANTED to application number 361/873/2018/NB for Change of use to salvage yard 

(reception, storage, sorting and disposal of inert construction waste), service trade premises, 

truck parking and construction of shed (non-complying) in accordance with the plans and 

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

concurrence of the State Commission Assessment Panel: 

 

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 

SK02 Revision A Site Plan (Turning 

Paths to Shed) 

Date Received 

by Council 

Stamped 26 

February 2019 

 

FMG 

Engineering 

- Elevations Date Received 

by Council 

Stamped 26 

February 2019 

 

Bargain Steel 

Centre 
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- Statement of 

Support 

Date Received 

by Council 

Stamped 21 

September 2018 

 

URPS 

- Statement of Effect Date Received 

by Council 

Stamped 26 

February 2019 

 

URPS 

S5712C1 Environmental 

Noise Assessment 

(“Acoustic 

Report”) 

Date Received 

by Council 

Stamped 30 

August 2018 

 

Sonus 

S42989-264018 Stormwater 

Management Plan 

Date Received 

by Council 

Stamped 8 April 

2019 

 

FMG 

Engineering 

18ADL-0091 Response to 

Request for 

Additional 

Information 

Date Received 

by Council 

Stamped 8 April 

2019 

URPS 

 

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

  submitted plans. 

 

2. The Developer shall employ measures to eliminate dust emission from the site during 

construction period so as not to cause nuisance to adjoining residents 

 

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

 

3. The approved use operating times for the salvage yard (reception, storage, sorting and 

disposal of inert construction waste) shall be limited as follows: 

 

a. Monday to Friday 7.00am to 4.00pm. 

b. No activity on Saturdays, Sundays and Public Holidays 

 

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

 

4. The approved use operating times for the service trade premises shall be limited as follows: 

 

a. Monday to Friday 9.00am to 5.00pm. 

b. No activity on Saturdays, Sundays and Public Holidays 

 

Reason: To limit the effect of nuisance to residents living in the locality. 
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5. The development shall be carried out in accordance with the recommendations contained 

within the Acoustic Report, approved by Council under Development Plan Condition 1 – in 

particular, the Applicant/Operator shall ensure: 

a. Any permanent vehicle on site such as the forklift is fitted with broadband type 

reversing alarms in lieu of tonal alarms 

b. Ensure the new building is sealed airtight at all junctions and joins 

 

Reason: To preserve the amenity of the locality. 

 

6. Outside lighting shall be restricted to that necessary for security purposes only and shall be 

directed and shaded to prevent light overspill and/or nuisance to adjacent occupiers or 

distraction to drivers on adjacent public roads. 

 

Reason: To ensure that floodlighting does not cause nuisance or danger to   

  adjoining occupiers or road users thereby reducing the amenity of the   

  locality and/or making road use unsafe. 

 

7. All loading and unloading of vehicles and maneuvering of vehicles in connection with the 

now approved land use shall be carried out entirely within the subject land. 

 

Reason: To ensure that vehicles associated with the land use do not cause   

  disruption of danger to vehicles on adjoining public roads. 

 

Conditions recommended by Development Engineering 

 

8. Stormwater systems shall be designed and constructed to cater for minor storm flows 

(Industrial / Commercial ARI =10yrs). 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. 

 

9. The carparking layout including car park spaces and aisle widths are to be designed and 

constructed to comply with AS 2890.1 – Off-street Parking Part 1 and Austroads “Guide to 

Traffic Engineering Practice Part 11 – Parking” and AS 2890.2 – Facilities for Commercial 

Vehicles. 

 

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

  Engineering Practice. 
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10. 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 carparking 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 carparking is provided on the site in a manner   

   that maintains and enhances the amenity of the locality. 

 

 

Conditions Directed by the Environment Protection Authority (EPA) 

 

11. Within three months of Development Approval, the new shed building must be sealed 

airtight at junctions and joins. 

 

12. All wastes must be received and sorted in the approved new shed structure only. 

 

13. No processing of wastes (e.g. crushing) is to occur at the site. 

 

14. For any flammable liquids stored at the site, bund capacity must be at least 133% of the net 

capacity of the largest tank.  

 

Note: Refer to the EPA Guideline Bunding and spill management 

(https://www.epa.sa.gov.au/files/47717_guide_bunding.pdf) for guidance. 

 

 

Advice Notes 

 

1. This is not a building consent, and a satisfactory application for Provisional Building Rules 

Consent has to be submitted before Council can issue a Development Approval. 

 

Advice Notes by the Environment Protection Authority (EPA) 

 

2. 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. This includes 

ensuring that vehicles permanently located onsite (such as forklifts) are fitted with a 

broadband type reversing alarm. 

 

3. An environmental authorisation in 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 
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4. 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. 

 

5. EPA information sheets, guidelines documents, codes of practice, technical bulletins etc can 

be accessed on the following web site: http://www.epa.sa.gov.au 

 

  

OTHER BUSINESS 

5.2.1 Status of Current Appeal Matters and Deferred Items 
 

  

Judicial Review proceedings in the Civil Jurisdiction of the Supreme Court of South 

Australia - 83 Saints Road Nominees Pty Ltd and City of Salisbury and GIC Kings 

Road Pty Ltd – Mixed Use Retail and Entertainment Complex, 1460 Main North Road, 

Salisbury South 
 

Staff provided a verbal update and advised that the appellant has withdrawn their 

appeal and agreed to make a payment towards Councils legal costs.   

  

 

5.2.2  Policy Issues is Arising from Consideration of Development Applications 

   

Nil 

5.2.3 Acknowledgement 

 The Deputy Presiding  Member and General Manager City Development took the 

opportunity to thank Panel members and staff for their contributions to the Panel. 

5.2.4 Future Meetings & Agenda Items 

Next meeting scheduled for Tuesday 25 June 2019 

 

ADOPTION OF MINUTES 

Mr Watson  moved , and the Council Assessment Panel resolved that the Minutes of the Council 

Assessment Panel Meeting be taken and read as confirmed. 

 

The meeting closed at 6.19pm. 

DEPUTY PRESIDING MEMBER:  Ms S Johnston 

        

DATE:       28 May 2019 

       (refer to email approving minutes registered in Dataworks  

       Document Number 5411800)   
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ITEM 5.1.1 

COUNCIL ASSESSMENT PANEL   

DATE 23 July 2019 

APPLICATION NO. 361/467/2019 

APPLICANT BGI Building Group 

PROPOSAL Alterations and additions to existing material recycling facility 

(building extension to rear of building, extension to rear hardstand 

and consequential adjustment to storage area, fencing and 

stormwater system) 

LOCATION 71-75 Woomera Avenue, Edinburgh 

CERTIFICATE OF 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: 3 

Representations to be heard: 3 

Referrals - Statutory Environment Protection Authority (EPA) 

Referrals – Internal Development Engineering 

Development Plan Version Salisbury (City) Development Plan  

Consolidated 15 December 2016 

Assessing Officer Ben Green, Consultant Planner 

Recommendation Grant Development Plan Consent subject to one Reserved 

Matter and Conditions 

Meeting Date 23 July 2019 

2. REPORT CONTENTS 

 

Attachment 1: Copy of Existing Development Approval - 361/L004/17 

(361/185/2017/DB) 

Attachment 2: Plans and Documentation 

Attachment 3: Public notification notice and copy of Category 2 Representations 

Attachment 4: Response to Representations 

Attachment 5: EPA Referral Response 

Attachment 6: Relevant Development Plan Provisions - Consolidated 15 December 

2016  
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3. EXECUTIVE SUMMARY 

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

the Salisbury Development Plan.  

 

The applicant seeks approval to undertake alterations and additions to the existing Northern 

Adelaide Waste Management Authority’s material recycling facility that incorporates the 

extension to the rear of the existing building and extension to rear hardstand.  The existing 

stormwater swale, storage area and fencing will be extended and reinstated to accommodate 

the proposed building extension. 

 

The proposed 790m
2 

building additions will accommodate the existing compacting/packing 

equipment that is currently located and operated outside the existing building, new 

autonomous sorting robots and a new glass sorting machine.  These activities seek to improve 

current operating efficiencies and increase the amount of materials recycled rather than sent to 

landfill. 

 

The proposed development does not increase the amount of materials processed, or vehicle 

traffic movements to and from the site and does not change the overall nature of the existing 

approved land use. 

 

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

of public notification.  Three representations were received during the public notification 

period that raised concerns with the proposal and indicated that they desired to be heard by 

the Panel.  The applicant’s consultants provided a response to the representations. 

 

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

depot’ as this is an activity of ‘major environmental significance’ pursuant to Schedule 22 of 

the Development Regulations 2008.  The EPA advised that based upon the nature of the 

development, it is satisfied that there would be no unacceptable air quality or noise impacts 

from the proposal and that the site will continue to be managed on an ongoing basis through 

its EPA license. 

 

The assessment found that: 

 

 The proposed development does not result in a change in the approved use of the land 

but rather provides an increase in the overall area of the operations to occur 

undercover; 

 The proposed development does not alter the amount of materials processed on site 

but rather improves the operational efficiencies and increases the amount of materials 

being recycled (rather than sent to landfill); 

 The proposed additions are designed to be consistent with the existing building in 

terms of height, colours and materials; 

 The proposed development has been designed to ensure that unreasonable impacts do 

not occur upon adjoining land owners in relation to dust, smell noise etc 

 The proposed stormwater management system will ensure that water is managed 

suitably on-site; 
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 The existing regulated tree to the rear of the site will not be affected by the proposed 

development; 

 Sufficient on-site car parking is provided to cater for the anticipated staff and visitors 

 

Accordingly, this report recommends that Development Plan Consent be granted, subject to 

one Reserved Matter and conditions. 

4. BACKGROUND 

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

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

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

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

garden/food organics and services more than 100,000 residential properties in the three 

Council areas. 

 

Development Plan Consent was granted by the State Commission Assessment Panel for the 

NAWMA facility at 71-75 Woomera Avenue on 13
th

 April 2017 and Development Approval 

was subsequently granted by Council on 23
rd

 June 2017.  A copy of the Development Plan 

Consent and Development Approval are contained in Attachment 1. The facility has operated 

from the premises since August 2017 in accordance with its EPA licence.  This site now 

works alongside its existing facilities in Edinburgh North and was required in order to meet 

the increasing waste and recycling demands of the community. 

 

In addition to its core activities, the subject site contains the NAWMA administration and 

customer service operations.  It is estimated that more than 4000 visitors each year, mostly 

school children and community members, take part in structured tours as part of its extensive 

environmental education program.   

5. SUBJECT SITE 

The subject land is 71-75 Woomera Avenue, Edinburgh and is formally described as 

Allotment 506 in Deposited Plan 68296, Certificate of Title reference Volume 5960 Folio 

906. 

 

The subject land has a frontage to Woomera Avenue of 102 metres along with a secondary 

frontage to a private road known as Tugger Way along the western boundary.  NAWMA have 

rights of way over this land. 

 

The subject land contains a large warehouse sized building, front office, car parking and 

associated driveways that 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.  A strand of mature trees is located along the western boundary with landscaping 

also along the front boundary – both within the subject land and on the Council reserve. 

 

A stormwater management system that includes a stormwater detention swale and gross 

pollutant trap are located at the rear of the building/hardstand/storage areas with the rear of 

the allotment devoid of any built form. 

 

Vehicles traverse the subject land in a clockwise direction with all vehicles exiting from the 

south-eastern corner of the site onto Woomera Avenue. 
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Site photos are provided on the following page: 

 

Photo 1. Looking 

west from rear 

hardstand toward 

mature vegetation 

and Tugger Way 

 

Photo 2. Looking 

south-west from rear 

hardstand toward 

existing building and 

external compaction 

containers and glass 

bins 

 
 

Photo 3. Looking 

south-east from rear 

hardstand toward 

existing building and 

fenced storage 

enclosure containing 

baled plastics and 

paper 
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Photo 4. Looking east 

from rear hardstand 

toward existing 

access and caged 

storage containers 

 
 

Photo 5. Looking 

north from rear 

hardstand toward 

rear fenceline 

(Mayfield Industries 

in background) 

 
 

Photo 6. Looking 

north-west from rear 

hardstand toward 

side boundary fence 

and Tugger Way 

 
 

6. LOCALITY 

The locality is 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.  



ITEM 5.1.1   

Page 14 City of Salisbury 

Council Assessment Panel Agenda - 23 July 2019 

 I
te

m
 5

.1
.1

  

Road verges are also wide and tree lined which assist in providing a relatively high amenity 

for an industrial area. 

 

Allotment 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, 

vehicle manoeuvering areas and landscaping within the setback space. 

 

Land uses in the locality are of a mixed variety including light industry, industry, service trade 

premises along with a number of vacant allotments.  The majority of existing land uses within 

the locality are consistent with those operating when the initial development application was 

considered by the State Commission Assessment Panel in 2017. 

 

A locality plan and contextual plan are provided below. 

 

Locality Plan - Aerial 

 
Legend (Source: Dekho) 

 

Subject site 

 
Locality boundary 

 

 

Properties Notified  

 

 

Representor 
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Locality Plan – Cadastre 

 

 
Legend (Source: Dekho) 

 Subject site 

 
Locality boundary 

 

 

Properties Notified  

 

 

Representor 
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Contextual Plan: 

 

 
Legend (Source: Nearmap) 

 Subject site 

 

 
 

Zone boundary 

 Council boundary 

 

7. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proposed development involves the construction of a 790m
2
 addition to the rear of the 

existing 3,110m
2
 building.  The existing rear hardstand, storm water swale, storage area and 

fencing will be removed to accommodate the new additions and reinstated further towards the 

rear of the allotment. 

 

The new building additions will extend 12 metres from the rear of the existing building, 

contain a width of 63 metres and a wall height of 8.26 metres.  Similar materials will be used 

to complement the design and appearance of the existing building. 

 

The driveway, storage areas, fencing and storm water disposal system will be relocated 

further north and reinstated in a similar configuration as currently occurring.  The storm water 

management system, including swales and a gross pollutant trap will be designed to 

accommodate a 1 in 100 ARI storm event.  The swale system has also been designed to 

ensure the existing regulated tree, located approximately 10 metres from the new swale, will 

not be affected. 

 

The 790m
2 

additions will accommodate existing compacting/packing equipment that is 

currently located and operated outside the existing building within the rear hardstand, new 

autonomous sorting robots and a new glass sorting machine. 
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Six (6) roller doors are to be installed along the northern facade to enable vehicle deliveries 

and daily operational needs to occur – three more than currently found on the northern facade.  

The side walls of the proposed additions will be fully enclosed with no access provided.  

Opening times for the roller doors will be in accordance with their operational requirements 

as prescribed in the Environment Management Plan.  The Environmental Management Plan 

has also been updated as part of this proposal to incorporate the fencing designed to capture 

any stray litter on site along with commitments to staff ensuring the site is kept clean and tidy 

(that was evident from inspection of the property in later June 2019). 

 

It is anticipated that an additional 1-2 staff will be required to assist with the operations of the 

new machinery.  Five (5) additional car parks will be provided at the rear of the development 

area and be available for staff use only. 

 

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

8. CLASSIFICATION 

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

the Salisbury Council Development Plan Consolidated 15 December 2018.  The existing use 

of the land is best described to include a ‘material recycling facility’ (recycling depot) and 

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

Development Regulations 2008.   

 

The proposed alterations and additions to the existing material recycling facility include an 

extension to the rear of the existing building, extension of rear hardstand and realigned 

storage area, fencing and storm water system) are not listed as being a Complying or Non-

Complying form of development in the Urban Employment Zone.   

 

As such, the proposed development constitutes an ‘on-merit’ form of development. 

9. PUBLIC NOTIFICATION 

The building work in itself would ordinarily be a Category 1 form of development within the 

Urban Employment Zone.  However, the current and proposed activities constitute a 

prescribed activity of major environmental significance as defined by the Environment 

Protection Act 1993 under Schedule 22 of the Development Regulations 2008 (it is a licenced 

recycling depot).   

 

Regulation 32(3) of the Development Regulations 2008 prescribes that for the purposes of 

public notification; the proposed development shall be assessed as a Category 2 form of 

development. 

 

The Category 2 public notification period took place between 13
th

 and 24
th

 May 2019 and 

involved letters sent to all adjoining landowners and occupiers in accordance with the 

Development Regulations 2008. 

  



ITEM 5.1.1   

Page 18 City of Salisbury 

Council Assessment Panel Agenda - 23 July 2019 

 I
te

m
 5

.1
.1

  

 

Council received three (3) representations during this period as follows: 

 

Representations received 

Representations received Wish to be Heard 

1 Mr Des Ahrns, Ms Bev Ahrns & Ahrns Equipment 

Pty Ltd –  

Owners and occupiers of 76 Woomera Avenue, 

Edinburgh 

√ 

2 Delpar Pty Ltd –  

Owner of 77-83 Woomera Avenue, Edinburgh 
√ 

3 Mr Alan Steele – Mayfield Property Holdings – 

Owner of 3 Gidgie Court, Edinburgh 
√ 

 

Hilditch Laywers acted on behalf of all land owners and has raised many similar concerns in 

the three submissions.  Hilditch Lawyers has requested to appear before the Council 

Assessment Panel on behalf of the representors to provide a verbal submission. 

 

A copy of the Category 2 public notice and representations is contained in Attachment 3.  The 

applicant’s response to the representations is contained in Attachment 4.  The content of the 

representation and the applicant’s response are summarised in the table below: 

 

Summary of Representations 

Representations Applicant’s Response 

Intensification of Land Use 

 We previously objected to the land use 

when first established in 2017.   

 Concerns with a previous approval to 

extend operating hours and now further 

concerns that the proposed 

development will exacerbate the 

existing external impacts that currently 

affect adjoining land owners (and 

activities). 
 

 The proposed installation of new 

machinery will have an increased 

efficiency to sort glass material that 

will result in less material being 

diverted to landfill. 

 There is no change to the volume of 

material being sorted and no change 

to the kinds of materials being 

sorted. 

 As such, there is no intensification of 

the existing approved operations.  

There will be no increase in traffic 

movements (to and from the site) or 

operation of hours but rather will 

result in a change in the destination 

of goods – greater material being 

recycled instead of sent to landfill. 

 

Noise 

 Increased truck movements to and from 

the facility will increase noise impacts. 

 Existing skip bins are moved (and 

dragged) throughout the site creating 

excessive noise to adjoining land 

 As there will be no increase in 

traffic movements (to and from the 

site), the impact will be consistent 

with what is currently occurring on 

the land. 
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owners.  Concerns that the expansion 

of the facility will result in more skip 

bins being used at the site. 

 Skip bins are used for temporary 

storage of materials (steel, 

aluminium and glass fines) before 

they are dispatched from the site. 

 There may be up to 6 bins at any one 

time on the subject land.  When a 

bin is filled, a contractor drops off 

an empty bin and collects the full 

one. 

 There will be no change to the 

number of skip bins stored on the 

site or the nature in which they are 

used. 

 The activities and noises are in 

accordance with the previous 

approvals on the subject land. 

Odour  

 Odours are detectable even when the 

doors around the perimeter of the 

building are closed. 

 It is a common occurrence that the 

roller doors and access doors are being 

left open for long periods of time – 

resulting in greater levels of odour 

being detected. 

 It is a significant concern that the 

proposed increase in roller doors will 

result in an increase in odours. 

 Three additional roller doors are 

proposed at the rear of the building 

to facilitate improved management 

of the site. 

 Two of the roller doors will provide 

access to the compaction equipment 

that is to be relocated within the 

building. 

 It is understood that the compaction 

equipment can be a source of odour, 

noting that it complies with both the 

EPA’s licensing and approved 

Environmental Management Plan. 

 The third roller door will provide 

access to the fenced component and 

is only to be opened when moving 

materials from inside to the outdoor 

storage area. 

 With the relocation of the 

compaction equipment to within the 

proposed building, there will be 

fewer potential sources of odour 

(outside the building) and it is 

therefore expected there will be less 

odour as a result. 

Dust and Litter 

 Concerns that more materials are to be 

brought onto and off the site with an 

increased risk of litter escaping the site. 

 There is no intensification of the 

existing approved operations.  There 

will be no increase in traffic 

movements (to and from the site) or 

operating hours but rather will 

result in a change in the destination 
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of goods – greater material being 

recycled instead of sent to landfill. 

 The management of dust, airborne 

pollutants and litter is regulated and 

controlled through the site’s 

Environmental Management Plan – 

that has been updated and endorsed 

by the EPA. 

 The risk of litter being produced at 

the site or escaping the site is 

considered to be low. 

10. REFERRALS – STATUTORY 

The application was subject to referral to the Environment Protection Authority in accordance 

with Section 37 of the Development Act 1993 on the basis the development involves an 

activity of major environmental significance, as per Schedule 22 of the Development 

Regulations 2008.  The following advice was received: 

 
Interface Between Land Uses 

 

The applicant has confirmed that the land at Allotment 503 in DP78592 is used by the 

Department of Defence as offices.  On this basis, there are no sensitive land uses within 300m 

metres of the waste or recycling depot activity. 

 

Based on this and the nature of the proposed development, the EPA is satisfied that there would 

be no unacceptable air quality or noise impacts from the proposal and no further information or 

conditions are required in this regard. 

 

Waste 

 

Due to the minor nature of the changes to the building, no further information or directed 

conditions were required from a waste management perspective.  The site would continue to be 

managed on an ongoing basis through the EPA licence. 

 

Water Quality 

 

A new stormwater swale is proposed to be constructed at the rear of the property.  This swale 

would be sized to capture a 1 in 100 year rain event.  This is acceptable to the EPA and a 

condition is directed below to ensure that the sizing is adequate. 

 

An existing Ecosol Gross Pollutant Trap would continue to be used to treat the stormwater before 

it discharges to the existing stormwater infrastructure on Tugger Way.  This is acceptable to the 

EPA. 

 

The EPA concluded that ‘provided the proposed development is undertaken in accordance 

with the plans and documents submitted and the direct condition below, the EPA is satisfied 

that the potential environmental impacts would be appropriately mitigated to acceptable 

levels’. 
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The following Development Plan Consent Condition has been directed by the EPA: 

 
1. The new storm water swale must be sized to capture a 1 in 100 year rain event. 

 

The EPA has also provided advice notes and recommended these be included in any approval 

given.  These notes are contained in the final recommendation. 

 

A copy of the EPA referral response is contained in Attachment 5. 

 

11. REFERRALS – INTERNAL 

The application was referred to Councils Principal Development Engineer for review of the 

revised stormwater system.  The following advice was received: 

 
The development should have minimal increase in the rate of surface water discharge and the quality 

of storm water runoff should be largely equivalent to the pre-developed state if the proposed swale is 

provided. 

 

Minimal detail is provided in the Triaxial Civil Plan and it’s recommended that provision of detailed 

civil/storm water plans be a reserved matter to be addressed prior to building rules consent. 

 

The applicant must provide a detailed civil and storm water management plan and it is 

requested that this detail be provided as a Reserved Matter, if the Panel resolves to grant 

Consent.  Three standard conditions relating to stormwater discharge are also recommended.  

12. 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 15
th

 December 2018.  The proposal constitutes alterations 

and additions to an existing authorised material recycling facility. 

 

Assessment 

 

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

Salisbury Development Plan and is described below under relevant headings. 

 

An extract of the relevant Development Plan, Consolidated 15
th

 December 2018, is contained 

in Attachment 6.  The relevant provisions are also highlighted in the Attachment. 

 

Land Use 

 

In 2017, the existing material recycling facility obtained development approval to operate at 

the subject land.  The proposal was assessed against both the current consolidated version of 

the Urban Employment Zone and wider General provisions and it was concluded that the land 

use is an appropriate form of development. 
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The proposed development seeks to construct an additional 790m
2
 to the existing building to 

accommodate existing compacting/packing equipment that is currently located and operated 

outside the existing building, new autonomous sorting robots and a new glass sorting 

machine.  These works seek to improve current operating efficiencies and increase the amount 

of materials recycled rather than sent to landfill. 

 

It is acknowledged that representors have raised concerns with the intensification of the land 

use and its potential increase in external impacts.  These concerns are acknowledged, however 

it is important to note that the proposed development does not seek to alter the volume of 

materials being processed on site.  There is no intention to increase the volume of traffic 

entering and exiting the site and the building additions do not change the nature of the 

existing approved land use - the site continues to be operated in accordance with the current 

approvals as a material recycling facility. 

 

A key outcome of the proposed development is the installation of a new glass sorting machine 

that will enable NAWMA to recover more glass than occurring in its current sorting 

operations.  This will ultimately divert more glass for recycling rather than being sent to 

landfill – a significant environmental initiative.  In addition, the baling containers, which 

presently are located external to the building, will be contained inside the building extension. 

 

It is considered that the proposed development continues to be consistent with the intent of 

the Urban Employment Zone and existing land use approval. 

 

Land Use Conflict 

 

In the General Section, “Interface between land uses” module, Principle of Development 

Control 2 states: 

 
2 Development should be sited and designed to minimise negative impacts on existing and 

 potential future land uses desired in the locality. 

 

Principle of Development Control 4 of the Urban Employment Zone further states: 

 
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. 

 

As quoted above, the Urban Employment Zone and general modules contain a suite of 

policies to ensure that a high level of compatibility between land uses is maintained.  A 

rigorous assessment was undertaken when the land use was first approved, including statutory 

referral to the EPA, along with its operations being subject to an Environment Management 

Plan (EMP). 

 

As mentioned above, a statutory referral to the EPA was undertaken in respect to this proposal 

and the EPA concluded in its advice, dated 5
th

 June 2019 that:  

 

“The EPA is satisfied that there would be no unacceptable air quality or noise impacts 

form the proposal and no further information or conditions are required in this regard”. 
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NAWMA has submitted a revised EMP as part of this development application to further 

demonstrate measures to minimise its impact upon adjoining land owners.  This forms part of 

the EPA licence, the proposed development and seeks to ensure the use is managed on an 

ongoing basis. 

 

Representors have raised concerns about noise, litter and odour and the potential for the 

proposed development increasing these external impacts.  While it is appreciated that there 

may be some external impacts, these are considered by the EPA as appropriate within the 

locality and will continue to be licenced by the EPA and the operational EMP. 

 

As previously discussed, the proposed development does not result in an intensification of 

activities currently occurring on the subject land and will not result in any detrimental 

increase in external impacts.  It is however acknowledged by the operators that the existing 

compaction equipment can be a minor source of odour.  With the relocation of the compacting 

equipment to be within the proposed building, it is considered that there will be fewer 

potential sources of odour (outside the building) and it is therefore expected that there will be 

less odour as a result – an improvement to the current operations.  

 

It is noted that the EMP submitted as part of this application states that all roller doors would 

be closed during operations except where required to facilitate movement of materials by 

forklift or during the entry and exit of trucks.  This measure applies to current operations and 

will apply under the current development application.  This design measure mitigates external 

noise and odour impacts and is considered appropriate. 

 

Given the operations compliance with EPA requirements and potential improvements by 

external machinery being operated indoors, it is considered that the proposed development 

will not have a detrimental impact upon the amenity of the locality or cause unreasonable 

impacts to nearby owners or occupiers of the land, as desired by Principles of Development 

Control 2 and 4. 

 

Access and Car Parking 

 

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

Control 13 states: 

 
13 Development should make sufficient provision on-site for the loading, unloading and 

 turning of all traffic likely to be generated. 

 

The proposed development will result in the existing hardstand and driveway areas being 

relocated to the north.  The dimensions of the proposed hardstand extension is consistent with 

the current arrangements, such that the design, layout and turning circles will be acceptable.  

Vehicles will continue to access the site from Woomera Avenue and Tugger Way and traverse 

the site in a forward motion. 

 

The proposal is considered to generally satisfy transport and access related provisions of the 

Development Plan. 

  



ITEM 5.1.1   

Page 24 City of Salisbury 

Council Assessment Panel Agenda - 23 July 2019 

 I
te

m
 5

.1
.1

  

 

The development approval provides for 36 on-site car parks to cater for the 34 staff and 

visitors.  Additional visitor parking spaces is provided in the carpark adjacent to Woomera 

Avenue.  The applicant has advised the proposed development may increase the number of 

staff employed at the site by 1-2 persons, however these persons will be required to assist 

with operation of the autonomous sorting robots. 

 

Five (5) additional on-site car parking spaces will be provided at the rear of the proposed 

building addition.  These car parking spaces are designated for staff, and while they are not 

separated from heavy vehicle movements occurring within the rear hardstand, they will be 

occupied on long term basis and should not result in excessive conflict. 

 

It is considered that the provision of additional car parking satisfies the demand created by the 

proposed development and is consistent with the intent of car parking provisions within the 

Development Plan. 

 

Stormwater 

 

Under the General Section, “Natural Resources” module, Principle of Development Control 8 

and 9 state: 

 
8 Water discharged from a development site should: 

 

(a) Be of a physical, chemical and biological condition equivalent to or better than its pre-

developed state; 

(b) Not exceed the rate of discharge from the site as it existed in pre-development conditions. 

 
9 Development should include stormwater management systems to protect it from damage during 

 a minimum of a 1-in-100 year average return interval flood. 

 

The existing stormwater management system incorporates a large drainage swale and gross 

pollutant trap.  The application proposes to relocate the swale further north to accommodate 

the proposed building addition and extension of hardstand.  The swale will connect to the 

existing EcoSol Gross Pollutant Trap (GPT) to provide further water quality treatment prior to 

discharge to the external stormwater system. 

 

A preliminary stormwater management plan has been prepared and has been reviewed by both 

the EPA and Council’s Principal Development Engineer.  Initial review has confirmed that 

the site can adequately cater for the treatment of stormwater, however a more detailed civil 

and stormwater management plan is requested, prior to full Development Approval.  As 

mentioned earlier this is recommended to be requested as a Reserved Matter.   

 

The Reserved Matter will seek to ensure the proposed system is designed and constructed to 

not exceed the rate of discharge from the site in pre-development conditions and to protect 

development from the 1 in 100 year average return interval flood.  Water quality targets are 

also addressed by way of condition.  Stormwater quality will be maintained to pre-

development levels through provision of a swale equivalent to the existing swale and use of 

the existing GPT. 
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13. CONCLUSION 

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

provisions of the Salisbury Development Plan.  The assessment found that the proposed 

development is considered appropriate on the subject land within the Urban Employment 

Zone. 

 

The proposed development does not result in a change in the approved use of the land, does 

not alter the amount of materials processed on the site nor increase the traffic movements to 

and from the site.  The proposed development will however seek to accommodate new sorting 

machinery indoor that will increase the operations efficiencies and result in more materials 

being recycled rather than being diverted to landfill. 

 

The proposed development has been designed to be consistent with the existing buildings 

heights, colours and materials and has sought to ensure that any unreasonable impacts do not 

occur upon adjoining land owners. 

 

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

conditions and reserved matters. 

 

14. 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 15
th

 December 2016. 

 

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

GRANTED to application number 361/467/2019 for Alterations and additions to 

existing material recycling facility (building extension to rear of building, extension to 

rear hardstand and consequential adjustment to storage area, fencing and stormwater 

system) in accordance with the plans and details submitted with the application and 

subject to the following Reserved Matter and conditions: 

 

Reserved Matters: 

 

The following matter shall be submitted for further assessment and approval by the 

Manager – Development Services, as delegate of the Council Assessment Panel, as 

Reserved Matters under Section 33(3) of the Development Act 1993: 

 

1. A detailed civil and storm water management plan shall be prepared by a suitably 

qualified consultant and shall demonstrate the proposed stormwater system is designed 

and constructed to ensure that pre-development peak flows are not exceeded and that 

the stormwater water quality is equivalent to or better than its pre-development state. 

 

Note: Refer to Development Plan Consent Conditions 8-11 inclusive which relate 

  to stormwater management and shall be considered/addressed as part of the 

  civil and storm water management plan. 
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Development Plan Consent Conditions 

 

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

application and the following stamped approved plans and documents, except where 

otherwise varied by the conditions herein: 

 

Drawing No. Plan Type Date Prepared By 

Ref 16-0051 Response to 

Representations  

Letter dated 29
th

 

May 2019 

URPS 

Ref 2016-0051 Response to request 

for additional info 

Letter dated 23
rd

 

May 2019 

URPS 

Refer 2016-

0051 

Response to request 

for additional info 

Letter dated 8
th

 

May 2019 

URPS 

Dwg No. BG 

10 Revision B 

Site Plan with aerial 

superimposed 

Dated 18.03.19 BGI Building Group 

Dwg No. BG 

11 Revision B 

Site Plan Dated 18.03.19 BGI Building Group 

Dwg No. BG 

20 Revision B 

Floor Plan Dated 18.03.19 BGI Building Group 

Dwg No. BG 

30 Revision C 

North and West 

Elevation and Section 

Dated 17.06.19 BGI Building Group 

Dwg No. 1 

Issue A 

Stormwater 

Management Plan 

Dated 03.05.19 Triaxial Consulting 

Dwg No. 2 

Issue A 

Technical Detail Dated 03.05.19 Triaxial Consulting 

Revision 1 Stormwater 

Calculation Package 

Dated 03.05.19 Triaxial Consulting 

Dwg 11192-

EGA01 Issue 

A 

MRF Existing Plant 

Layout Plan 

Dated 04.04.19 Macweld Industries 

Dwg 11192-

GA01 Issue A 

MRF Proposed Plant 

Expansion 

Dated 04.04.19 Macweld Industries 

Dwg NA-RP-

01 Revision C 

Sheet 1 of 3 

Proposed Glass Clean-

Up System - Trommel 

Dated 07.05.19 RDT Engineering 

Dwg NA-RP-

01 Revision C 

Sheet 2 of 3 

Proposed Glass Clean-

Up System - Trommel 

Dated 07.05.19 RDT Engineering 

Dwg NA-RP-

01 Revision C 

Sheet 3 of 3 

Proposed Glass Clean-

Up System - Trommel 

Dated 07.05.19 RDT Engineering 

Version 2.2 Environmental 

Management Plan 

18 June 2019 NAWMA 

 

* The approved documents referred to above are subject to change permitted by 

 minor variations under Regulation 47A of the Development Regulations 2008. 

* Except where otherwise stated, the development shall be completed prior to 

 occupation/commencement of use (of the building extension). 
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* All documents approved under Reserved Matter 1 constitute approved documents 

 and form part of this Consent. 

 

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

  plans. 

 

2. Materials likely to be windblown shall not be handled or stored outside of the building 

at any time. 

 

Reason: To ensure all materials are contained on-site and do not pollute the  

  environment. 

 

3. 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. 

 

4. All external building materials and finishes of the building addition shall: 

 

a) Be of new non-reflective materials; and 

b) Be of natural tones which match the external colours of the existing building; 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. 

 

5. 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. 

 

6. All goods and materials placed in the areas designated for outdoor storage purposes on 

the approved plans shall be kept in a tidy manner at all times. 

 

Reason: To improve the site appearance and amenity of the locality. 

 

7. 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 commencement of use of the building 

extension and shall be maintained at all times to the satisfaction of Council. 

 

 Reason: To ensure access and car parking is provided on the site in a manner that 

  maintains and enhances the amenity of the locality. 
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8. Stormwater systems shall be designed and constructed to cater for minor storm flows 

(Industrial / Commercial ARI =10yrs). The design of the stormwater system shall 

ensure that no stormwater is discharged onto any adjoining land. Surface stormwater 

is to be managed in a manner that ensures no ponding of water against buildings and 

structures, no creation of any insanitary condition, and no runoff into neighbouring 

property for the major storm event ARI = 100 years. 

 

Reason: To ensure flood protection of the building. 

 

9. The stormwater drainage system shall demonstrate the incorporation of Water 

Sensitive Urban Design methods, to ensure that pre-development peak flows are not 

exceeded and that water quality targets are met.  

 

Reason: To ensure that stormwater is disposed of in a controlled manner, and ensure 

the quality of Council’s downstream drainage system is maintained. 

 

10. Stormwater from paved areas shall undergo water quality treatment prior to discharge 

using the principles of Water Sensitive Urban Design, consisting of grassed or 

vegetated swale drains, sedimentation basins and bio-retention / filtration swales and 

basins. 

 

Reason: To ensure water quality is suitable for discharge. 

 

EPA Condition 

 

11. The new stormwater swale must be sized to capture a 1 in 100 year rain event. 

 

Advice Notes 

 

1. Except where otherwise varied by this Consent, the conditions imposed herein shall be 

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 buntings shall be displayed on or about the subject land at any time. 

 

3. 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 that causes or may cause environmental harm. 

 

4. An environmental authorisation in 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 licencing requirements.  

Information on licenses can be accessed here: 

http://www.epa.sa.gov.au/business_and_industry/applying_for_a_licence. 

  

http://www.epa.sa.gov.au/business_and_industry/applying_for_a_licence


ITEM 5.1.1   

City of Salisbury  Page 29 

Council Assessment Panel Agenda - 23 July 2019 

 I
te

m
 5

.1
.1

  

 

5. EPA information sheets, guidelines documents, codes of practice, technical bulletins 

etc can be accessed on the following web site: http://www.epa.sa.gov.au 

 

6. If you are a developer, you are responsible for providing telecommunications 

infrastructure in your developments.  You can choose any carrier you want to service 

your development, if you do not wish to choose another carrier, NBN is the 

infrastructure provider of last resort (IPOLR) in those areas of its fixed line footprint 

where NBN has established its network, or where it has publicly identified an area as a 

fixed line rollout region.  NBN is also the IPOLR for developments with 100 lots or 

more.  Telstra is the IPOLR in developments with fewer than 100 lots where NBN Co 

has not established its network.  Carriers, including NBN and Telstra, can charge for 

providing infrastructure in new developments.  More information can be found at 

https://www.communications.gov.au/policy/policy-listing/telecommunications-new-

developments. 

 

If you choose NBN to service your development, you will need to enter into a 

development agreement with NBN.  The first step is to register the development via 

http://www.nbnco.com.au/buildwithnbn once registered NBN will be in contact to 

discuss the specific requirements for the development.  NBN requires you to apply at 

least 3 months before any civil works commence.   

 

All telecommunications infrastructure should be built to NBN guidelines found at 

http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments/design-

build-install.html. 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 11.7.19 4.7.19     

 

ATTACHMENTS 

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

1. Copy of Existing Development Approval - 361/L004/17 (361/185/2017/DB)  

2. Plans and Documentation  

3. Public notification notice and copy of Category 2 Representations  

4. Response to Representations  

5. EPA Referral Response  

6. Relevant Development Plan Provisions - Consolidated 15 December 2016   

http://www.epa.sa.gov.au/
https://www.communications.gov.au/policy/policy-listing/telecommunications-new-developments
https://www.communications.gov.au/policy/policy-listing/telecommunications-new-developments
http://www.nbnco.com.au/buildwithnbn
http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments/design-build-install.html
http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments/design-build-install.html
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ITEM 5.1.2 

COUNCIL ASSESSMENT PANEL   

DATE 23 July 2019 

APPLICATION NO. 361/624/2019/NB 

APPLICANT First Things First Coffee 

PROPOSAL Drive through coffee shop, associated advertising signage 

(including 4.8m high illuminated pylon sign), access, car parking, 

light poles and landscaping (non-complying) 

 

LOCATION 316 Salisbury Highway, Salisbury Downs 

CERTIFICATE OF Lot 8 in Certificate of Title Volume 5262, Folio 58 

TITLE 

AUTHOR Gabriella Cutri, Development Officer - Planning, City 

Development  

1. DEVELOPMENT APPLICATION DETAILS 

Zone/Policy Area Residential  

Application Type Non-Complying  

Public Notification Category 3 

Public Notification Representations received: Two  

Representations to be heard: Nil  

Referrals - Statutory Commissioner of Highways  

Referrals – Internal Development Engineering  

Environmental Health 

Development Plan Version Salisbury (City) Development Plan  

Consolidated 4 April 2019 

Assessing Officer Gabriella Cutri  

Recommendation Grant Development Plan Consent subject to conditions and 

concurrence of the State Commission Assessment Panel 

(SCAP) 

Meeting Date 23 July 2019 

2. REPORT CONTENTS 

Attachment 1: Proposal plans and supporting documentation including Statement of 

Effect, Statement of Support and Traffic Report 

Attachment 2: Category 3 Notice and Representations received 

Attachment 3: Schedule 8 Referral Response from Commissioner of Highways 

Attachment 4: Relevant Development Plan extracts and Location Maps  

 

  



5.1.1 Response to Representations 
 

Page 206 City of Salisbury 

Council Assessment Panel Agenda - 23 July 2019 

 I
te

m
 5

.1
.2

  

 

3. EXECUTIVE SUMMARY 

The applicant seeks Development Plan Consent for the construction of a drive-through coffee 

shop, associated advertising signage, carparking, light poles and landscaping. 

 

A shop is a non-complying form of development within the Residential Zone, except where 

the shop has a gross leasable floor area less than 250m
2
 and does not front an arterial road. 

The subject site is located on Salisbury Highway which is identified as a secondary arterial 

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

complying form of development. 

 

The applicant provided a Statement of support and on the 23 April 2019 in accordance with 

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

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

provided a Statement of Effect in support of the proposal. 

 

The application was subject to Category 3 public notification. Two (2) representations were 

received during the notification period. The representors were in support of the proposal and 

did not wish to make a verbal submission to the Council’s Assessment Panel.  

 

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

8(3) and (4) of the Development Regulations 2008.  The Commissioner does not object to the 

development and has recommended conditions of consent be attached. 

 

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

the Salisbury Development Plan. The assessment found that: 

 

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

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

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

in respect to noise, light spill, air quality or traffic impact; 

c) The built form is considered to be compatible with the form, scale and materials of 

buildings in the locality; 

d) Access to and from the site is appropriate and sufficient carparking has been provided 

to support the development; 

e) Road widening easement applying to the site will remain open other than in the form 

of freestanding signage which has been consented to by Commissioner of Highways; 

f) Landscaping is provided to enhance the appearance of the site and appropriate 

stomrwater management system will be implemented. 

 

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

conditions and concurrence of the State Commission Assessment Panel (SCAP).  
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4. SUBJECT SITE 

The subject site comprises one allotment identified as Lot 8 in Certificate of Title Volume 

5262, Folio 58 referred to as 316 Salisbury Highway, Salisbury Downs. 

 

The site is a corner allotment of approximately 840m2 with a primary frontage to Salisbury 

Highway and secondary frontages to Arnhem Court. The site frontage to Salisbury Highway 

is 26.2 metres (excluding corner cutoff of 4.88m) and the site frontage to Arnhem Court 

(southern and eastern boundaries) totals 54.6 metres,  

 

The site was approved as a “Service Trade Premises” (to sell caravans) in 1990 and was most 

recently used as a car yard. 

 

The site contains a masonry building, carports/verandahs and light poles.  The whole of the 

site is sealed in concrete.  

 

The site has tubular fencing along the Salisbury Highway frontage, southern side boundary 

and portion of the northern boundary while a 3 metre high Colorbond fence exists along the 

eastern boundary and lower height 2m high fence to portion of the northern boundary.  The 

masonry building is sited on the eastern boundary for a length of 9.1 metres and has a wall 

height of 3.1 metres. 

 

The site has two access points, one located on Salisbury Highway and one on Arnhem Court 

to the southern side boundary.  

 

Site photos are provided below: 

 

Photo 1: 

Looking north from 

Arnhem Court 

toward the subject 

site.  Note the 

tubular fencing to 

the boundary.  The 

access gate is on the 

right of the photo 
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Photo 2: 

Looking north-west 

from Arnhem Court 

toward the existing 

fence and masonry 

wall located on the 

eastern boundary 

 
  

Photo 3: 

Looking east from 

Salisbury Highway 

median toward the 

subject site  

 
  

Photo 4: 

Looking south-east 

from Salisbury 

Highway toward the 

subject site and the 

OTR service station 

on the right hand 

side of photo  
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5. LOCALITY 

The locality is defined primarily by visual reference but the activities of vehicles driving 

to/from the site is also noted.  The locality extends along Salisbury Highway in either 

direction for approximately 100m.  The residential properties fronting Arnhem Court are also 

included. 

 

The locality consists predominantly of residential land use, however, there are two established 

commercial land uses in the locality.  The residential uses comprise predominantly single 

storey detached dwellings on suburban sized allotments.  The commercial uses are described 

in more detail as follows: 

 

At the corner of Kings Road and Salisbury Highway, 24 hour ‘On the Run’ integrated service 

station complex consisting of a petrol filling station, shops and associated drive-through, 

carparking, landscaping and signage and 2 x 7m high pylon signs; 

At the corner of Thompson Avenue and Salisbury Highway, the ‘Europa Medical Centre’ 

consulting rooms and associated car parking, landscaping and signage.  

 

Residential properties on the eastern side of Salisbury Highway back onto Salisbury Highway 

and have rear fences built to the road whereas properties on the western side front Salisbury 

Highway with established landscaping and front fences, most of which are open in style.  

 

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

 

 

 

Legend (Source: Geocortex) 

 

Subject site 

 

 

Locality boundary 
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Locality Plan – Cadastre 

 

 
Legend (Source: Geocortex) 

 

Subject site 

 Locality boundary  and properties 

notified 
 Representations  
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Contextual Plan: 

 
 
Legend (Source: Nearmap) 

 

Subject site 

 
 

Zone boundary 

 

6. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The proposal comprises the construction of and change of use to, a drive-through coffee shop 

and associated car parking, landscaping, light poles and signage.  

 

The proposed hours of operation will be as follows: 

 

• 5:30am – 4:00pm Monday-Saturday; and 

 

• 7:30am – 4:00pm Sunday. 

 

A maximum of five staff will be on-site at any one time. 

 

The proposal involves the alteration of the Salisbury Highway access point to facilitate 

simultaneous two-way vehicular movements with all vehicles able to enter and exit the site in 

a forward direction via internal loop driveway of 3m wide.  The proposal is designed to 

principally cater for vehicular traffic, however, customers can also walk into the facility via 

designated walkway.  
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Customers will drive in and place their order at one window and proceed to the next window 

for pick up.  The shop will specialise in coffee and limited range of food prepared on-site (ie. 

sandwiches and pre-packaged foods).  The existing access point to Arnhem Court will be 

retained and shall be restricted to use by delivery and service vehicles.  Deliveries will 

generally occur outside of operating hours, such that this area can be used for additional 

vehicle parking if needed. 

 

The applicant has advised that deliveries will occur one day a week between the hours of 8am 

and 1pm. Waste collection is proposed between 4pm and 7pm as required. 

 

In respect to the built form, the shop will be constructed of three shipping containers and will 

include a canopy that extends over the driveways to provided covered area for the vehicle 

orders and pick-up.  The building is located centrally within the site and will be encircled by 

the loop driveway.  A screened service area is located to the northern side of the building.  On 

the opposite side of the driveway entry, the existing building will be used for storage and staff 

amenities and includes existing toilets.  

 

The proposal also includes: 

 

 Five, 4 metre light poles with low voltage LED flood lights adjacent the loop 

driveway; 

 Illuminated freestanding pylon sign 4.8 metres in height adjacent to Salisbury 

Highway; 

 Two illuminated signs affixed to the canopy facing Salisbury Highway; 

 Six carparks (including an accessible car park); 

 Installation of a 2.1 metre fence along a portion of the northern boundary (abutting the 

residential property); 

 Landscaping, which is to involve part removal of the existing concrete hardstand. 

 

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

7. CLASSIFICATION 

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

(Consolidated 4 April 2019).  The proposed development is considered to constitute a form of 

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

 
Shop means – 

 

(a) Premises used primarily for the sale by retail, rental or display of goods, foodstuffs, 

merchandise or materials; or 

(b) A restaurant; or 

(c) A bulky goods outlet or a retail showroom; or 

(d) A personal services establishment. 

 

In this Zone, shops are a non-complying form of development where the gross leasable floor 

area is excess of 250m
2 

and/or have frontage to an arterial road. The subject site has frontage 

to a secondary arterial road (Salisbury Highway).  Therefore, the proposed development must 

be assessed as a non-complying form of development.  
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8. PUBLIC NOTIFICATION 

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

the Residential Zone in Schedule 9 of the Development Regulations 2008. Accordingly, the 

application must be a Category 3 form of development. 

 

The Category 3 public notification process took place between 23rd May 2019 and 5th June 

2019.  Two representations were received during the notification period, both in support.  

Neither representor requested to be heard.  The representors are listed in the table below. 

 

Representations received 

Representations received Support/Oppose  Wish to be Heard 

1 C. Wendt 

303 Salisbury Highway 

Salisbury Downs  

Support  No 

2 Q. Duong 

293 Salisbury Highway 

Salisbury Downs  

Support No 

A copy of the Category 3 public notice, representations received and the applicant’s response 

are contained in Attachment 2.   

The applicant did not provide a response to the representations, other than to note the 

favourable comments received.  

9. REFERRALS – STATUTORY 

Pursuant to Schedule 8(3) and (4) of the Development Regulations 2008, the application was 

referred to the Commissioner of Highways on the basis that it involves alteration of an access 

point to a secondary arterial road, development within a road widening setback under the 

Metropolitan Adelaide Road Widening Plan Act 1972 and illuminated signage within 100 

metres of a signalised intersection. 

 

The Commissioner of Highways has provided a response and advised that: 

 

It is satisfied that the widened access on Salisbury Highway can cater for simultaneous two-

way movement; 

Vehicles can enter and exit the site in a forward direction; 

The shopfront is designed to enable some queuing to be absorbed within the site to avoid 

conflict with vehicle movement in Salisbury Highway; 

Signage is appropriate to avoid distraction of motorists, subject to condition. 

 

The Commissioner advised that it would prefer all access to/from the site to be restricted to 

Arnhem Court, however the proposed arrangements were advised to be acceptable, subject to 

appropriate management conditions. 

 

The Commissioner of Highways has recommended eleven (11) conditions and one (1) advice 

note. A copy of the referral response is contained in Attachment 3. 
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10. REFERRALS – INTERNAL 

The application was referred to Council’s Principal Development Engineer and 

Environmental Health team.  The following advice was received: 

 

Development Engineering 

 

 The proposed site access/egress is acceptable; 

 Based on the staff numbers, a total of five carparks (excluding the accessible space) 

should be provided.  

 A water quality device is required to treat surface runoff from the circulation 

driveway.   

Note: Since receipt of development engineering advice, the applicant has amended 

  the plans to achieve a sixth car parking space and civil plan revised to treat 

  surface runoff from the circulation driveway. 

 

Health 

 

 The structure and design of any food premises must be in accordance with the Food 

Act 2001 and Food Safety Standard 3.2.3. 

 The applicant will be contacted by the Environmental Health team. 

11. ASSESSMENT 

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

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

Development Plan, Consolidated 4th April 2019.  The following reasons are given in support 

of this recommendation: 

 

The site has historically been used for non-residential use (service trade premises) and the 

locality contains several established commercial land uses; 

The proposed development is not considered to have an adverse impact on the locality in 

respect to noise, light spill, air quality or traffic impact; 

The form, scale and appearance of the proposed development is considered to be appropriate 

within this locality. 

 

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 4th April 2019, is contained in 

Attachment 4.  The relevant provisions are also highlighted in the Attachment. 
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Zoning and Land Use 

 

Objective 3 of the Residential Zone seeks: 

 

3 A zone primarily accommodating a range of dwellings to meet the diverse needs and 

 preferences of the community. 

 

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

 

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

 

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

- child care facility  

- health and welfare service  

- open space  

- primary or secondary school  

 

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

a nature  and scale that: 

 

(a) serves the local community  

(b) is consistent with the character of the locality 

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

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

 

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

residential uses that serve the local community are also envisaged.  This proposal serves 

passing motorists, not necessarily the local community. 

 

As stated earlier, a ‘shop’ fronting an arterial road is a non-complying form of development 

within the Residential Zone.  Principle of Development Control 2 of the Residential Zone 

states that “Development that is non-complying is generally inappropriate”. 

 

While the proposed development is non-complying and the Zone regards such form of 

development as being generally inappropriate, the proposed development is considered to be 

appropriate within the context of this locality, having regard to the following: 

 

 The site has historically been used for non-residential use (“Service trade premises”) 

since 1990; 

 The locality and Residential Zone contains several established commercial land uses, 

including a large integrated service station complex on the adjacent site to the south; 

 The proposed development has been sited and designed to minimise adverse impact in 

respect to light spill, traffic, noise and hours of operation, noting the locality is subject 

to high levels of vehicular traffic along Salisbury Highway and associated noise; 

 The facility is of relatively small scale in terms of the size and height of buildings and 

is considered to be consistent with the scale of adjacent residential buildings. 

 

On this basis, the proposed land use is considered to be acceptable at this site. 

 

  



ITEM 5.1.2   

City of Salisbury  Page 217 

Council Assessment Panel Agenda - 23 July 2019 

 I
te

m
 5

.1
.2

  

 

Impact upon other centres 

 

Under the General Section, “Centres and Retail Development” module, Principles of 

Development Control 11 and 12 state that: 

 

11 A shop or group of shops with a gross leaseable area of less than 250 square metres 

should not  be located on arterial roads unless 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 proposed shop has a floor area of 44.4m
2
 in size and is designed to capture primarily 

passing vehicle traffic. As shown in the contextual plan on page 7, the nearest centres are both 

Local Centre Zones and are located approximately 270 metres to the north-west and 380 

metres to the east.  These centres do not front Salisbury Highway, hence they do not cater for 

passing trade.  As such, it is not anticipated that the proposal will undermine the operation of 

the nearby centres due to its proposed size and intent to capture passing trade.   

 

It is accepted that the proposed development offends Principle of Development Control 11 in 

that the application is for a shop which fronts an arterial road.  The reasons given under 

“Zoning and land use” are considered to explain the rationale for supporting a proposal for a 

shop at this site. 

 

Interface between land uses  

 

Under the General Section, “Interface between land uses” module, Principle of Development 

Control 1 states that: 

 

1 Development should not detrimentally affect the amenity of the locality or cause 

unreasonable  interference through any of the following: 

 

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

(b) Noise; 

(c) Electrical interference; 

(d) Light spill; 

(e) Glare; 

(f) Hours of operation; 

(g) Traffic impacts. 

 

Principle of Development Control 4 of the Residential Zone further seeks that “Non-

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

impact on the amenity of nearby residents”. 
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The principal impacts of this use upon the locality are considered to be: 

 

- Noise from vehicles entering and exiting the site, vehicle idling and deliveries/waste 

collection, in context of the proposed hours of operation; 

- Light spill associated with the proposed low voltage LED flood lights and illuminated 

signage and glare from building materials; 

- Air quality/emissions associated with vehicle idling. 

 

These impacts are discussed under further headings below: 

 

Noise 

 

Principle of Development Control 7 states that: 

 

7 Development that emits noise (other than music noise) should include noise attenuation 

 measures that achieve the relevant Environment Protection (Noise) Policy criteria when 

 assessed at the nearest existing noise sensitive premises. 

 

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

Salisbury Highway.  As the site will primarily cater for passing traffic, it is not anticipated 

that noise from vehicle movements on the subject site will detrimentally impact those 

residences adjacent Salisbury Highway beyond that of the existing situation.  

 

The proposed drive-through can accommodate a maximum of eight vehicles that will enter 

and exit the site at low speed. As traffic is at a higher speed and volume on Salisbury 

Highway, it is anticipated that noise generated as a result of the site activities will not have an 

adverse impact on adjacent residences when considering the existing background noise.     

 

It is also considered that the building has been designed and sited to minimise the adverse 

impacts of noise. The proposed shop is sited 16 metres from the northern (side) boundary of 

the site with the service windows located away from residential uses. Designated staff 

carparking is located in the north-eastern corner of the site. The stacked staff car parking 

arrangement adjacent the site boundary ensures that regular vehicle movements cannot be 

undertaken adjacent the northern boundary of the site. 

 

It is noted that the site has an existing 3m high fence along the eastern boundary of the site, 

consisting of sheet metal and portion of the boundary which contains the existing masonry 

building.  Along portion of the northern boundary, there is an existing fence of 2m height.  

The proposal incorporates installation of a 2.1 metre fence along this boundary.  It is 

considered that the existing fencing and retention of the masonry building shall be effective to 

mitigate noise audible to residential properties to the east and north. 

 

Service and waste collection vehicles will utilise the Arnhem Court access point but exit the 

site via Salisbury Highway.  The access point is located such that it is not adjacent to existing 

dwellings and the proposed hours of access will be consistent with the Environment 

Protection (Noise) Policy. 

 

Notwithstanding the above conclusion, it is appropriate that a condition of consent apply that 

the activities at all times comply with the Environment Protection (Noise) Policy.  A 

condition is included in the recommendation. 
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Hours of operation 

 

The site proposes to operate from 5:30am to 4pm Monday to Saturday and 7:30am to 4:00pm 

on Sunday.  While the site will be open relatively early, the proposed operating hours will 

reflect the expected volumes of traffic using Salisbury Highway, noting the site’s purpose to 

appeal to passing traffic.  As noted above, the activities at the site are expected to reflect and 

not exceed background noise levels. 

 

The applicant has advised that in their experience, the peak hours of operation shall occur 

between 7am and 9am which constitute ‘day’ operations as per defined in the Environment 

Protection (Noise) Policy.  It is further noted that the adjacent OTR site operates 24 hours.  

Given the existing locality, limited scale, the adjacent 24 hour and high background noise 

levels, the proposed hours of operation are considered to be acceptable.  

 

Light spill and glare 

 

As noted earlier, the proposal includes five, 4 metre light poles with low voltage LED flood 

lights adjacent the loop driveway and three illuminated advertising signs.  Lighting/Light 

poles will be strategically orientated and are intended to be shielded to prevent light spill 

beyond the property.  The proposed light poles will replace two existing light poles previously 

approved on-site.   

 

The proposed lighting is sited adjacent to the loop driveway and is intended to illuminate the 

driveway access and manoeuvring areas only.  Given the potential for light spill, it is 

appropriate to impose a condition that requires external lighting to be directed and shielded to 

avoid spillage into the adjacent residential properties.  In this regard, a condition is included in 

the recommendation that the lighting achieves compliance with Australian Standard 4282-

1997 ‘Control of the obtrusive effects of outdoor lighting’. 

 

The proposed signage location and colours are unlikely to result in unreasonable impact to 

neighbours, but a condition as recommended by the Commissioner is also appropriate. 

 

Finally, all proposed materials in the new construction are low reflective and unlikely to result 

in excessive glare that could impact adjoining properties or passing motorists. 

 

Airborne Pollutants 

 

The proposed use does not involve substantive food preparation, such that a chimney or flue 

is not required.  Vehicle idling will be for limited periods and is not expected to present any 

additional impact beyond emissions from existing passing of vehicles and idling of vehicles at 

the nearby intersection of Kings Road and Salisbury Highway.  

 

In summary, the proposal is considered to satisfy Objective 1 of the General Section module, 

“Interface Between Land Uses” in that it is “Sited and designed to minimise negative impacts 

on existing and potential future land uses desired in the locality”. 

 

Design and Appearance 

 

Under the General Section, “Design and Appearance” module, Objective 1 seeks: 
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 1 Development of a high architectural standard that responds to and reinforces positive 

aspects  of the local environment and built form. 

 

Principle of Development Control 1 further states: 

 

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

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

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

 

The proposed building height, form, scale and materials are considered to be compatible with 

development in the locality in that the building is single storey in height (3m wall height and 

total height of 4.8m), is sited centrally within the site and achieves generous setbacks.  While 

contemporary in appearance, it is considered to be of an acceptable design standard. 

 

The proposed shop is constructed from three shipping containers and includes a canopy 

supported by a metal frame. The proposed shop building will incorporate a mix of cladding 

including Colorbond, weatherboard, timber and brick cladding, reflective of the materials of 

buildings in the locality.  

 

The buildings will be complemented by new landscaping which will soften what is presently 

complete hardstand of the site.  Existing tubular fencing will be removed.  The landscaped 

areas and professional signage will present well to the street and will enhance the appearance 

of the current yard area. 

 

The proposal is considered to satisfy Objective 1 in that the development will achieve an 

acceptable level of architectural design.  In addition, the proposal is not expected to have an 

adverse impact on the visual amenity or appearance of the streetscape, as envisaged by 

Principle of Development Control 1. 

 

Transportation, Access and Carparking  

 

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

Control 23 and 28 state 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 minimises inducted traffic through over-provision; 

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

visitors to neighbouring properties. 

 

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

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

 road. 

The applicant has provided a traffic report prepared by Cirqa.  The report concludes that the 

site will primarily cater for passing traffic and the traffic network will be able to 

accommodate peak hour movements. 
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The site provides forward ingress/egress to Salisbury Highway via the established access 

point, subject to some modification.  The access is designed to permit the forward entry and 

exit of vehicles.  The Commissioner of Highways have reviewed the access arrangements and 

advised that access is acceptable. 

 

In peak hour, the proposal is estimated to generate approximately 50/50 split of in/out vehicle 

movements to Salisbury Highway. The drive-through has the ability to accommodate eight 

vehicles and is designed to cater for a B99 vehicle.  Council’s Principal Development 

Engineer and the Commissioner of Highways have both reviewed the plans and are satisfied 

that the proposed access and manoeuvring arrangements are acceptable and will not have an 

adverse impact on vehicular movements in Salisbury Highway. 

 

Principle of Development Control 25 seeks access points located away from arterial roads 

where possible.  While the access does not satisfy this provision, it is noted that the access is 

existing, will not impede traffic flow in Salisbury Highway and precludes vehicular 

movements in/out of Arnhem Court. 

 

In respect to the second access to the site which is to the southern frontage of Arnhem Court, 

Principle of Development Control 11 states that “Development should discourage commercial 

and industrial vehicle movements through residential streets and adjacent other sensitive land 

uses such as schools”. 

 

As noted earlier, the proposed access point on Arnhem Court shall be restricted to use for 

waste collection and deliveries only.  While it is at technically at variance with Principle of 

Development Control 11, it is considered to be appropriate because:  

 The access point is existing; 

 Egress from the site can occur direct to Salisbury Highway; 

 The access is not located adjacent to adjacent residential land uses; 

 The frequency of deliveries and waste collection is expected to be low. The applicant 

has advised that deliveries will occur one day a week between the hours of 8am and 

1pm. Waste collection is proposed between 4pm and 7pm as required.  

  
Road Widening 

 

Under the General Section, “Design and Appearance” module, Principles of Development 

Control 26 states that: 

 

26 Development likely to encroach within a road widening setback under the Metropolitan 

 Widening Plan Act 1972 should be set back sufficient from the boundary required for 

 road  widening. 

 

The proposal plans designate the road widening area applicable to the site as per the 

Metropolitan Widening Plan Act 1972.  The road widening area is devoid of building work, 

other than in the form of the freestanding pylon sign.  The Commissioner of Highways have 

reviewed the plans and advised that they are acceptable from road widening perspective. 

Should the full amount of road widening be taken under future road widening, it is noted that 

the majority of the landscaping will be removed, however, some landscaped areas that are in 

excess of the road widening area can be retained and this is considered to be a positive 

element of this proposal. 
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Car Parking 

 

Table Sal/2 of the Development Plan states that a shop should be provided with “7 spaces per 

100 square metres of gross leaseable area for shops outside of centre zones”. 

 

The proposal provides six car parking spaces (including one accessible car parking space) and 

two bicycle spaces.  The proposed shop is 44m
2
 in gross leaseable area, thereby generating a 

theoretical car parking demand of three. However, if the existing building of 50m
2 

is 

considered, the site has a gross leasable floor area of 94 m
2. 

 This generates a theoretical car 

parking demand of six.  

 

Aside from a crude calculation that is based on floor area, the applicant has advised there will 

be five staff and the proposed internal loop driveway is capable of accommodating room for 

eight vehicles within the site.  In addition, there is spillover space within the designated 

delivery area for car parking in the unlikely event that the six designated car parks are full. 

 

In addition, in evaluating the adequacy of car parking, it is noted that: 

 

 The site is well serviced by public transport; 

 The proposal includes two bicycle spaces for staff and customers; 

 The shop will largely service customers in vehicles and no internal dining is provided; 

 The expected maximum number of staff of five is only anticipated for two days of the 

week, for a portion of the day;  

 The proposal improves car parking upon the existing situation.  

 

Given the above, the level of car parking provided on-site is considered to be acceptable. 

 

Advertisements  

 

Under the General Section, “Advertisements” module, Objectives 1 and 2 seek: 
 

1 Advertisements and/or advertising hoardings that do not create a hazard. 

 

2 Advertisements and/or advertising hoardings designed to enhance the appearance of the 

 building and locality. 

 

Principles of Development Control 1, 2 and 18 state that: 
 

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

 hoardings should be: 

 

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

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

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

are to be located on. 

 

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; 
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(d) Driver distraction. 

 

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

 level) as specified within the following table: 

 

Location of freestanding advertisement  Total height (in metres) 

In all other locations 3 metres 

 

The proposed development incorporates signage in the form of three illuminated signs, one a 

pylon sign of 4.8 metres located adjacent to Salisbury Highway, and two signs fixed to the 

proposed canopy facing Salisbury Highway. 

 

The proposed signage is considered to satisfy the above-mentioned provisions of the 

Development Plan that seek to limit signage to avoid clutter, untidiness of buildings and their 

surrounds.  The sign fixed canopy, partially extends beyond the canopy, at variance with 

Principles of Development Control 7 and 8, however, the signage is considered to be well 

integrated, professional in design and complementary to the proposed building design. 

 

The proposed pylon sign is also at variance with Principle of Development Control 18 which 

limits signs to 3m in height in the Residential Zone.  While the proposed free standing sign is 

1.8 metres in excess of the recommended maximum standard, it is considered to be 

appropriate in this locality, having regard to the slender appearance and professional style of 

the signage.  In addition, the sign is of similar height to the proposed building and existing 

single storey dwellings in the locality and is of lesser height than established signage at the 

adjacent OTR site of 7m.   

 

Whilst the signs are illuminated they are also not considered to cause undue distraction to 

motorists or the amenity of the locality.  A condition has been recommended by the 

Commissioner of Highways to ensure the levels of illumination do not cause distraction to 

drivers and is considered appropriate. 

 

In summary, the proposed signs are considered to be appropriate in this locality and are 

satisfy the relevant signage provisions in the Development Plan. Stormwater management  

 

Under the General Section, “Natural Resources” module, Objectives 1 and 2 seek: 

 
5 Development consistent with the principles of water sensitive design. 

 

2 Development sited and designed to:  

(a) protect natural ecological systems  

(b) achieve the sustainable use of water  

(c) protect water quality, including receiving waters  

(d) reduce runoff and peak flows and prevent the risk of downstream flooding  

(e) minimise demand on reticulated water supplies  

(f) maximise the harvest and use of stormwater 

(g) protect stormwater from pollution sources 

 

Principle of Development Control 10 further states that: 
 

10 Development should have adequate provision to control any stormwater over-flow runoff from 

the site and should be sited and designed to improve the quality of stormwater and minimise 

pollutant transfer to receiving waters. 
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The applicant has provided a civil site works and drainage plan in support of their proposal. 

Council’s Principal Development Engineer has reviewed the plan and is satisfied that storm 

water design is appropriately managed on-site. Further, the civil site works and drainage plan 

has been amended to include a water quality device, to treat surface runoff from the 

circulation driveway.  

 

It is considered that the proposal satisfies the above-mentioned provisions of the Development 

Plan in respect to water quality and stormwater management. 

12. CONCLUSION 

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

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

 

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

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

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

in respect to noise, light spill, air quality or traffic impact; 

c) The built form is considered to be compatible with the form, scale and materials of 

buildings in the locality; 

d) Access to and from the site is appropriate and sufficient carparking has been provided 

to support the development; 

e) Road widening easement applying to the site will remain open other than in the form 

of freestanding signage which has been consented to by Commissioner of Highways; 

f) Landscaping is provided to enhance the appearance of the site and appropriate 

stormwater management system will be implemented. 

 

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

conditions and concurrence of the SCAP. 
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13. STAFF RECOMMENDATION 

That the Council Assessment Panel resolve that: 

 

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

Salisbury Development Plan – Consolidated 4
th

 April 2019. 

 

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

GRANTED to application number 361/624/2019/NB for Drive through coffee shop, 

associated advertising signage (including 4.8m high illuminated pylon sign), access, 

car parking, light poles and landscaping (non-complying) in accordance with the plans 

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

 

Development Plan Consent Conditions 

 

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

application and the following stamped approved plans and documents, except where 

otherwise varied by the conditions herein: 

 

Drawing No. Plan Type Date Prepared By 

PD01– 

Revision B 

Demolition Plan  2/05/19 Aspex Building 

Designers 

PD02 – 

Revision D 

Site Plan  08/07/19 Aspex Building 

Designers 

PD03 Containers set out 2/04/19 Aspex Building 

Designers 

PD04 Floor Plan  2/04/19 Aspex Building 

Designers 

PD05 – 

Revision B 

Elevations  11/06/19 Aspex Building 

Designers 

PD06 Elevations  2/04/19 Aspex Building 

Designers 

PD07 Landscaping Plan  2/04/19 Aspex Building 

Designers 

HG0634 

Revision A 

Siteworks & Drainage 

Plan 

July 2019 Highgrove Design 

 

*  The approved documents referred to above are subject to change permitted  

 by minor variations through the Building Rules Consent process as per  

 Regulation 47A of the Development Regulations 2008. 

 

*  Except where otherwise stated, the development shall be completed prior to 

 occupation/commencement of use. 

 

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

  plans. 
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2. Site work, demolition work and building work shall be limited to the hours of 7:00am 

to 7:00pm, Monday to Saturday and 9:00am to 5:00pm Sunday. 

 

 Reason: To limit the effect of the operating hours on the amenity of the locality. 

 

3. Measures shall be implemented to eliminate dust emissions from the site during the 

construction period so as not to cause nuisance to adjacent properties or the adjacent 

road network. 

 

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

 

4. The approved use operating times shall be limited to: 

 

a) Monday to Saturday, 5:30am to 4:00pm; and 

b) Sunday, 7:30am to 4:00pm. 

 

 Reason: To limit the effect of the operating hours on the amenity of the locality. 

 

5. The advertisements and advertising structures shall be maintained in good repair at all 

times. 

 

 Reason: To maintain the visual amenity of the locality. 

 

6. Except where otherwise approved, the external finishes of the building shall: 

 

a) Be of new non-reflective materials; and 

b) Be finishes in materials and colours/tones as shown on the Approved Plans; and 

c) Be maintained in good condition at all times. 

 

 Reason: To ensure the building achieves a high standard of external appearance. 

 

7. Except where otherwise approved, no materials, goods or containers shall be stored in 

the designated car parking area or driveways at any time. 

 

 Reason: To ensure the car parking areas are always available for the purpose they 

  are designed.  Further, that the site be maintained in a clean and tidy state. 

 

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

covered containers which shall be kept to the side or rear of the proposed building, in 

an area screened from public view. 

 

 Reason: To maintain the amenity of the locality. 

 

9. All loading and unloading of vehicles and manoeuvring of vehicles in connection with 

the now approved development shall be carried out entirely within the subject land. 

 

 Reason: To ensure that vehicles associated with the land use do not cause disruption 

  or danger to vehicles on adjoining public roads. 

 

10. All landscaping identified on the Approved Plans, prepared by Aspex Building 

Designers shall be completed, prior to commencement of use (as hereby approved) 
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and shall be maintained at all times thereafter (including the replacement of diseased 

or dying plants and the removal of weeds and pest plants). 

 

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

  environmental amenity of the locality. 

 

11. Noise measured at the nearest residential property boundary shall remain within the 

requirements of the Environment Protection Authority (EPA) guidelines for 

development adjacent to a residential area. 

 

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

  occupiers or owners. 

 

12. All driveways and car parking areas shall be constructed with brick paving, concrete 

or bitumen to a standard appropriate for the intended traffic volumes and vehicle 

types, in accordance with the Approved Plans prepared by Aspex Building Designers.  

Individual car parking bays shall be clearly linemarked.  Driveways and car parking 

areas shall be established prior to the approved use commencing and shall be 

maintained at all times to the satisfaction of Council. 

 

 Reason: To ensure access and car parking is provided on the site in a manner that 

  maintains and enhances the amenity of the locality. 

 

13. All external lighting and illuminated signage shall achieve compliance with Australian 

Standard 4282-1997 ‘Control of the obtrusive effects of outdoor lighting’ to ensure 

light spill does not have an adverse impact on the amenity of the locality. 

 

 Reason: To limit the effect of light spill the amenity of the locality. 

 

14. The Ecoscol Skill litter basket (or equivalent) shall be maintained in accordance with 

manufacturer’s recommendations.  

 

  Reason: To ensure that the quality of stormwater runoff flowing into Council’s  

  downstream drainage system is maintained and/or improved.  

 

Commissioner of Highways Conditions 

 

15. All access shall be in general accordance with the Overall Site Plan provided by Aspex 

Building Designers Pty Ltd, Project No. FTF 3588, Drawing No. PD02, Revision A 

dated 2 April 2019. 

 

16. The proposed exit to Arnhem Court shall be used by delivery vehicles only and be 

signed appropriately. 

 

17. The largest vehicle permitted on-site shall be an 8.8 metres long Medium Rigid 

Vehicle, which shall only be permitted to access the site outside of the regular 

operating hours. 
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18. The off-street car parking shall be designed in accordance with AS/NZS 2890.1:2004 

and AS/NZS 2890.6:2009. 

 

19. The off-street commercial vehicle facilities shall be designed in accordance with 

AS 2890.2-2018. 

 

20. The illuminated signage shall be permitted to use LED lighting for internal illumination 

of a light box only. 

 

21. The illuminated signs shall be limited to a low level of illumination so as to minimise 

distraction to motorists (< 150Cd/m
2
). 

 

22. The signs shall not contain any element that flashes, scrolls, moves, changes or imitates 

a traffic control device. 

 

23. External lighting shall be appropriately located and shielded in order to minimise the 

potential for driver distraction or discomfort. 

 

Advice notes 

1. Except where otherwise approved, no other advertisements or advertising displays 

shall be displayed on or about the subject land. 

2. 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 activities on the whole site, including during construction, do 

not pollute the environment in a way which causes or may cause environmental harm.  

3. EPA information sheets, guidelines documents, codes of practice, technical bulletins 

etc. can be accessed on the following web site: http://www.epa.sa.gov.au. 

4. The structure and design of any food premises must be constructed in accordance with 

the Food Act 2001 and Food Safety Standard 3.2.3. 

5. If you are a developer, you are responsible for providing telecommunications 

infrastructure in your developments.  You can choose any carrier you want to service 

your development, if you do not wish to choose another carrier, NBN is the 

infrastructure provider of last resort (IPOLR) in those areas of its fixed line footprint 

where NBN has established its network, or where it has publicly identified an area as a 

fixed line rollout region.  NBN is also the IPOLR for developments with 100 lots or 

more.  Telstra is the IPOLR in developments with fewer than 100 lots where NBN Co 

has not established its network.  Carriers, including NBN and Telstra, can charge for 

providing infrastructure in new developments.  More information can be found at 

https://www.communications.gov.au/policy/policy-listing/telecommunications-new-

developments. 

If you choose NBN to service your development, you will need to enter into a 

development agreement with NBN.  The first step is to register the development via 

http://www.nbnco.com.au/buildwithnbn once registered NBN will be in contact to 

discuss the specific requirements for the development.  NBN requires you to apply at 

least 3 months before any civil works commence. 

All telecommunications infrastructure should be built to NBN guidelines found at 

http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments/design-

build-install.html. 

http://www.epa.sa.gov.au/
https://www.communications.gov.au/policy/policy-listing/telecommunications-new-developments
https://www.communications.gov.au/policy/policy-listing/telecommunications-new-developments
http://www.nbnco.com.au/buildwithnbn
http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments/design-build-install.html
http://www.nbnco.com.au/develop-or-plan-with-the-nbn/new-developments/design-build-install.html
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6. The Metropolitan Adelaide Road Widening Plan shows a possible requirement for a 

strip of land up to 4.5 metres in width from the Salisbury Highway frontage of this site 

for the possible future upgrading of the Salisbury Highway/Kings Road intersection, 

together with a 4.5 metres x 4.5 metres cut-off from the Salisbury Highway/Arnhem 

Court corner.  The consent of the Commissioner of Highways under the Metropolitan 

Adelaide Road Widening Plan Act 1972 is required to all new building works located 

on or within 6 metres of the possible requirements. 

Should Council approve the application in its current form, the attached consent form 

should be completed by the applicant and formed to DPTI via email 

(dpti.luc@sa.gov.au), together with a copy of the Decision Notification Form and a 

copy of the approved site plan. 

CO-ORDINATION 

Officer:   GMCiD  A/MDS     

Date: 11.7.19 9.7.19     

 

ATTACHMENTS 

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

1. Proposal plans and supporting documentation including Statement of Effect, Statement 

of Support and Traffic Report  

2. Category 3 Notice and Representations received  

3. Schedule 8 Referral Response from Commissioner of Highways  

4. Relevant Development Plan extracts and Location Maps   

mailto:dpti.luc@sa.gov.au
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ITEM 5.2.1 

COUNCIL ASSESSMENT PANEL   

DATE 23 July 2019  

HEADING Appointment of Deputy Presiding Member 

AUTHOR Chris Zafiropoulos, Manager Development Services, City 

Development  
 

CITY PLAN LINKS 4.3 Have robust processes that support consistent service delivery 

and informed decision making. 

 

SUMMARY The Council Assessment Panel is required to appoint a Deputy 

Presiding Member. 
 

RECOMMENDATION 

1. That _______________________ be appointed as the Deputy Presiding Member to the 

Council Assessment Panel for the term to 31 May 2021, and the General Operating 

Procedures be updated to reflect the appointment. 

 

ATTACHMENTS 

There are no attachments to this report.  

1. BACKGROUND 

1.1 The Planning, Development and Infrastructure Act 2016 provides that Council 

should establish a process for appointing a Deputy Presiding Member to the 

Council Assessment Panel. The Council has resolved that the CAP determine the 

appointment of the Deputy Presiding Member in its Operating Procedures.  

1.2 The Panel has established a procedure in clauses 3.6 and 3.7 of its General 

Operating Procedures. The procedure requires the appointment of the Deputy 

Presiding Member by resolution of the Panel. In the event both the Presiding 

Members and Deputy Presiding Member are absent, the appointment will be made 

by resolution of those members present. 

2. REPORT 

2.1 The Deputy Presiding Member has the same powers and duties of the Presiding 

Member when required to undertake the role. The role is important in the chairing 

of the meeting, including providing guidance to the other members on the Panel, 

representors and the gallery in respect to the considerations of the Panel. The 

Panel should give consideration to the appointment of a person with the 

knowledge and experience for this role. 

2.2 As the term of the Independent Members on the Council Assessment Panel will 

conclude on 31 May 2021, it is recommended that the Deputy Presiding Member 

be appointed for this period. 
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3. CONCLUSION / PROPOSAL 

3.1 That the Panel appoints the Deputy Presiding Member to the Council Assessment 

Panel.  

 

CO-ORDINATION 

Officer:   GMCiD MDS     

Date: 05.07.19 07.06.2019     

 


