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5. REPORTS BY OFFICERS 
 
5.1. DEVELOPMENT ACT APPLICATIONS 
 
5.1.1. NON-COMPLYING APPLICATIONS 
 
5.1.1.1 580/343/21 – NICK DUNCAN 
 

Development Number 580/343/21  
Applicant Nick Duncan  
Subject Land 2282 Mount Barker Road, Hahndorf 
Ward North Ward  
Nature of Development Additions to the Hahndorf Farm Barn Tourist Centre comprising 

the change in use of an existing outbuilding to be used in 
association with the Farm Barn operations (including open 
pergola and alterations and additions to the building) and the 
construction of six (6) tourist accommodation units (including 
decking) for up to 16 guests and ancillary car parking and 
infrastructure 

Lodgement Date  24 February 2021 
Development Plan  Consolidated 20 August 2020 
Zone Primary Production 
Policy Area Hahndorf Rural Activity Policy Area 24 
Relevant Authority Council Assessment Panel 
Categorisation   Non-Complying 
Notification Category 3 
Representations Two (2) 
Persons to be heard One (1) 
Referrals - Statutory  Commissioner of Highways 

 Environment Protection Authority 
 SA Country Fire Service 

Referrals – Non-Statutory  Council’s Development Engineer 
 Council’s Environmental Health Officers 

Responsible Officer Michael Dickson – Senior Planner 
Recommendation Grant Planning Consent subject to reserved matters, conditions 

and notes 
 

 
 

ATTACHMENT 1: Application Documents 
ATTACHMENT 2: Site Photos  
ATTACHMENT 3: Representations 
ATTACHMENT 4:  Response to Representations 
ATTACHMENT 5: Statutory Referral Responses  
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1. PROPOSAL 
 
The proposal is best described as follows;  
 
“Additions to the Hahndorf Farm Barn Tourist Centre comprising the change in use of an existing 
outbuilding to be used in association with the Farm Barn operations (including open pergola and 
alterations and additions to the building) and the construction of six (6) tourist accommodation 
units (including decking) for up to 16 guests and ancillary car parking and infrastructure” 

 
The proposal comprises the following attributes;  
 change in use of an existing outbuilding to be used in association with the Farm Barn operations 

as a ‘Farm Activity Shed’. This will supplement the existing small auditorium where the public 
can watch demonstrations of milking, shearing and have general interaction with the Farm Barn 
animals as a petting zoo. This also includes alterations and additions to the building to include 
toilet amenities, store room, an associated office and a bin enclosure area; 

 the construction of six (6) tourist accommodation units comprising two (2) x two-bedroom units 
and four (4) x one-bedroom units providing accommodation for up to 16 guests. The units are 
grouped to form four separate buildings, all of which are single-storey and comprise Colorbond 
horizontal wall cladding in Basalt colour with rough-sawn cypress and dry stone feature 
detailing; 

 car parking comprising 13 additional car parking spaces, accessed via the existing car parking 
area. Eight (8) car parking spaces are directly adjacent the proposed accommodation units and 
will be used solely by the accommodation guests. The other five (5) parking spaces are adjacent 
the existing outbuilding; 

 additional water storage tanks for firefighting purposes and potable water use; and 
 landscaping generally to the sides of the buildings. 
 
The ‘Animal Nursery and Farm Barn Tourist Centre’ land use (the Farm Barn) was granted 
development approval in 1998 and continues to be in operation. This was developed in conjunction 
with the existing dwelling on the land. 
 
The Farm Barn currently operates 10am-4pm, seven days per week. There is no change proposed to 
the current hours of operation of the Farm Barn. 
 
No further advertising displays are proposed with the application.  
 
The existing dwelling has recently been advertised for short-term accommodation as the land owner 
currently resides overseas. The question of whether or not this was a change in use to ‘tourist 
accommodation’ was raised and the applicant advised that the use has evolved whilst they have 
been living overseas and reserve the option of using this dwelling as their family home again if and 
when they return permanently to Australia. Supporting advice from Botten Levinson Lawyers 
suggests that the leasing of the dwelling on a short-term basis does not constitute a ‘change in use’ 
on the basis of Advisory Notice Building 04/16 (Advisory Notice) issued in March 2016 under the 
Development Act 1993 by the Minister for Planning. The Advisory Notice states: 
 

“…a dwelling will remain a dwelling if it is occupied sporadically; let out during holiday periods to 
short-term occupants; let for short-term use; or if the owner lives overseas or interstate and uses it 
occasionally and then to relatively short periods. Unless development is undertaken to physically 
alter the dwelling such that it is no longer a dwelling, it remains a dwelling”. 
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For the purposes of processing this application, and based on the information provided by the 
applicant, Council does not consider that there has been a “change in use” of the existing dwelling 
to a tourist accommodation use. Should a change in opinion, circumstances or operational nature 
occur in the future, then Council will reserve its right to pursue this further as a matter of compliance 
under the Planning, Development and Infrastructure Act 2016. 

 
Refer to Attachment One (1) for plans and details of the proposed development. 
 

 
2. SUBJECT LAND 

 
The subject land is formally identified as Lot 100 in Deposited Plan 27157 held in Certificate of Title 
Volume 5130 Folio 208, or otherwise known as 2282 Mount Barker Road, Hahndorf.  
 
The land is irregular in shape with road frontages of 491 metres to Mount Barker Road, 61 metres to 
Nixon Road and has a total area of 9.065 hectares. Access is gained via Mount Barker Road which is 
a secondary arterial road under the control of the Department for Infrastructure and Transport. 
 
The land contains an existing dwelling grouped with buildings, paddocks and car parking used in 
association with the Farm Barn. Existing Farm Barn activities include a petting zoo and 
demonstration shows.  
 
The driveway and car parking areas are scattered with mature vegetation whilst the rest of the land 
is relatively clear and used for animal grazing.  
 
The existing buildings are generally sited at the highest points of the site, which slopes down in a 
north-westerly direction. There is a dam located in the north-western corner of the land, and 
drainage lines/watercourses connecting this dam to adjoining property dams to the north-east and 
west.  

 
Refer to Attachment Two (2) for site photos.  
 
 

3. THE LOCALITY 
 

The subject land is wholly located within the Primary Production Zone and the Hahndorf Rural 
Activity Policy Area 24. 
 
The locality contains a mix of land uses and allotment sizes. Land to the north and west are generally 
large land holdings comprising a dwelling and some form of agricultural land use such as grazing. 
To the south is the South-Eastern Freeway as well as a property that contains a dwelling and an 
operating poultry farm with associated buildings.  
 
Land to the east is generally comprised of smaller rural-living type allotments containing a dwelling 
and a vast amount of vegetation.  
 
Also to the east, adjoining the land, is Nixon’s Mill which is a State Heritage Place and was the first 
wind-powered mill in the Mount Barker area for grinding wheat that was established in the 1840s. 
Further to the south-east is the Windmill Hill Waste Transfer Station.  
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3.1. Subject Land 

The site of the development is outlined blue. 
 

3.2. Locality Map 

The site of the development is outlined blue. Representor’s land is identified by numbers (reflecting 
the representor numbers in Section 4.2.1). 
 

1 

2 

2 
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3.3 Zone Map  

PPro Primary Production Zone | LIn Light Industry Zone 
 
3.4 Policy Area Map  

24 Hahndorf Rural Activity Policy Area 24 | 25 Prime Agriculture Policy Area 25 | 26 Rural Landscape 
Protection Policy Area 26  
 
 

  

PPro 

LIn 

24 

25 

26 
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4. PROCEDURAL MATTERS 
 
4.1. Categorisation 
 

The land is located within the Primary Production Zone (the Zone), refer to Map MtB/3 of the Mount 
Barker District Council Development Plan. The application lodgement fees were paid on 24 February 
2021, and therefore the relevant version of the Development Plan is that consolidated 20 August 
2020. 
 
Within the Zone, tourist accommodation is listed as a non-complying kind of development: 
  

“Except where it is located in Watershed Areas 2 and 3 (shown on Overlay Maps – Mount Lofty Ranges 
Watershed Area) and both (a) and (b) applies:  

(a) it achieves one of the following:  
(i) it is ancillary to and in association with primary production, a winery or agricultural 

industry, and neither (A), (B), or (C) of the following exists on the same allotment  
(A) a habitable dwelling  
(B) a valid planning authorisation to erect a dwelling  
(C) tourist accommodation building(s)  

(ii) it is located within an existing local or state heritage place  
(iii) it is located within Precinct 2 The Cedars  

(b) it achieves either (i) or (ii) of the following:  
(i) it achieves all of the following:  

(A) it is located outside Precinct 2 The Cedars  
(B) no more than 10 people are accommodated overnight at any one time  
(C) it complies with Clause A  
(D) it does not store wastewater in holding tanks for off-site disposal  

(ii) it achieves all of the following:  
(A) it is within Precinct 2 The Cedars  
(B) it is connected to a sewer or Community Wastewater Management System. 

Clause A 
(a) it is not located in areas subject to inundation by a 1-in-100 year average recurrence interval flood 

event or sited on land fill which would interfere with the flow of such flood waters  
(b) it is connected to an approved sewerage or common effluent disposal scheme or has an on-site 

waste water treatment and disposal method which complies with the relevant standards 
(c) it does not have any part of a septic tank effluent drainage field or any other wastewater disposal 

area (eg irrigation area) located within 50 metres of a watercourse  
(d) it does not have a wastewater disposal area located on any land with a slope greater than 1-in-5 

(20 per cent) or depth to bedrock or seasonal or permanent watertable less than 1.2 metres  
(e) it does not have a septic tank or any other wastewater treatment facility located on land likely to 

be inundated by a 1-in-10 year average recurrence interval flood event  
(f) it is sited at least 25 metres from any watercourse, dam, lake, wetland, bore, well, artificial 

channel or public stormwater drain (whether or not temporarily dry). 
 

The land is within Watershed Area 3, contains a habitable building and the proposal seeks to 
accommodate more than 10 people overnight at any one time. The application is therefore 
determined to be a non-complying kind of development. 
 
Pursuant to Regulation 17(1) of the Development Regulations 2008 (the Regulations), the Applicant 
accompanied the application with a “Statement of Support”. Under delegated authority, Council 
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resolved to proceed with an assessment of the application pursuant to Regulation 17(3)(b) of the 
Regulations.  
 
It is noted that the concurrence of the State Commission Assessment Panel (SCAP) is not required, 
should the Assessment Panel resolve to grant a planning consent, due to legislative changes to the 
Regulations on 15 May 2020, which removed the clauses requiring the concurrence from SCAP.  

 
4.2. Public Notification 

 
The development application has been processed as a Category 3 development pursuant to Section 
38(2)(c) of the Development Act 1993 (the Act). 

 
The application was advertised in accordance with Section 38(5) of the Act, with adjacent land 
owners notified in writing and a notice placed in the Courier newspaper on 11 May 2022 inviting the 
public to comment on the application within the required 10 business days. 

 
4.2.1. Representations 

 
During the public notification period, two (2) representations were received. Of the representations 
received, both oppose the proposal and one (1) representor has indicated they would like to speak 
to their representation.  

 
The representations are summarised below: 
 

Representor/ 
Address 

Summary of Issues Request 
to be 
heard 

1 Denis Lang 
48 Nixon Road, 
Hahndorf 

Oppose the proposal 
 Proximity of soakage beds to property boundary 

and bore 
 Tourist development within 500m of an existing 

intensive poultry farm 

No 

2 Sheila Saville 
11 Leonard Road, 
Hahndorf 

Oppose the proposal 
 Current dwelling operates as a bed and breakfast 

therefore there will be accommodation for up to 
26 guests at any one time 

 Water quality impacts of wastewater disposal 
system 

 Insufficient car parking for existing development 
 Access to Nixon’s Mill 
 Visual impact of the accommodation units 
 Stormwater management 

Yes 

 
Refer to Attachment three (3) for a copy of the representations received. 

 
4.2.2. Response to Representations 

 
The Applicant has provided a written response to the representations received.  
 
Refer to Attachment four (4) for a copy of the applicant’s response to the representations. 
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5. REFERRALS – STATUTORY 
 

5.1 Department for Infrastructure and Transport (DIT) for the Commissioner of Highways 
 

As the proposed development changes the nature of movement through an existing access to a 
secondary arterial road (Mount Barker Road), a referral to DIT was undertaken pursuant to Schedule 
8, Part 2, Item 3 of the Development Regulations 2008. Council must have regard to the response.  
 
DIT adopted the assessment of Phil Weaver & Associates, as provided by the applicant, in regards to 
traffic movements. They noted that the access to the site has restricted sightlines, however advised 
that the access is existing and appears to be operating satisfactorily with no significant pattern or 
frequency of crashes, and is therefore considered acceptable. DIT recommend that vegetation 
trimming/removal be undertaken to maximise sight lines at the access. 
 
DIT advise that they support the proposed development and have recommended several conditions 
be attached if the development is granted planning consent. 

 
5.2 Environment Protection Authority (EPA) 
 

As the proposal is for a non-complying kind of development within the Mount Lofty Ranges Water 
Protection Area which is not connected to a community wastewater management system, it is 
deemed an activity of environmental significance. A referral to the EPA was undertaken pursuant to 
Schedule 8, Part 2, Item 10(a) of the Development Regulations 2008.  
 
The EPA advised that they are satisfied that the proposed wastewater system and stormwater 
management would likely have negligible detrimental impacts on water quality of the Mount Lofty 
Ranges Watershed. 
 
The EPA do not oppose the proposed development and have directed several conditions and notes 
be attached if the development is granted planning consent.  

 
5.3 SA Country Fire Service (CFS) 
 

As the proposed development includes tourist accommodation within a High Bushfire Risk Area, a 
referral to the CFS was undertaken pursuant to Schedule 8, Part 2, Item 18(b) of the Development 
Regulations 2008.  
 
The CFS advised that they have no objection to proposal with respect to the access to the 
accommodation units, utilising the existing water supply for firefighting purposes (subject to the 
location of the outlet complying with their requirements) and to the management of vegetation on 
the land. They also recommend that a bushfire survival plan be in place. 
 
The CFS do not oppose the proposed development and have directed several conditions and notes 
be attached if the development is granted planning consent.  

 
Refer to Attachment five (5) for a copy of the statutory referral responses.  
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6. REFERRALS – NON-STATUTORY 
 

6.1. Council’s Development Engineer  
 

Council’s Development Engineer reviewed the applicant’s traffic report, civil plans and stormwater 
management plan, and have provided the following comments with respect to access, parking and 
stormwater management: 
 
Access & Parking 
Access to the proposed site is via the existing Mount Barker Road access. This access has been 
considered as suitable by DIT.  
 
The car park dimensions have been appropriately sized to support vehicle parking in accordance 
with AS2890.1. Conditions are recommended for car park grades to be in accordance with AS2890.1, 
and delineation of the disabled car parking space with bollard in the adjacent shared zone. The 
addition of wheel stops has also been recommended.  
 
Waste collection and service vehicle movements are unchanged and will continue to manoeuvre 
through the site as per existing arrangements. 
 
Stormwater Management 
The Stormwater Management Plan has been updated to reflect the 10% and 1% AEP storm events. 
The proposed method of stormwater management is generally acceptable, however some further 
clarification is required. This level of detail is typical to be worked through in detailed design, so it is 
recommended that the following outstanding items form a reserved matter or condition: 
 A rock swale is propose to intercept stormwater from the development and take it to a bio 

filtration basin before being discharged into the dam. The stormwater report states that where 
the swale grade is less than 4%, a vegetated swale can be used instead of a rock swale. Whilst 
this is referenced in the report, this should be clarified on the plan to show which extent of the 
swale will be vegetated and which extent will be rock-lined.  

 Supporting calculations/evidence shall be provided that details the rock lined and vegetated 
swales are appropriately sized to convey the 1% AEP event flows. Additionally, the rock lining 
should be appropriately sized for these flows to prevent erosion within the swale. 

 Detailed design of the bioretention system is required to be provided to Council specifying 
inlet/outlet structures, under surface drainage infrastructure and soil layers/material 
specifications, as well as calculations supporting the outlet orifice diameter nominated as well 
as which event this is restricting post development flows to. 

 The report notes that “There is overflow from the vegetated basin in a 1% AEP storm event, 
however the 1% AEP proposed development flow rate is 50 L/s less than the existing 
development 1% AEP flow rate”. Additional detail shall be provided for the overflow weir and 
downstream swale alignment to understand its construction, functionality and ability to safely 
convey the overflows. 

 
Summary 
Council’s engineer has concluded  the development would operate satisfactory and safely from an 
Engineering perspective. There are minor points of clarity regarding stormwater management that 
need to be resolved, however it is considered that there are appropriate solutions to these matters 
which can be addressed through recommended conditions/reserved matters should the application 
be granted planning consent.  
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6.2. Council’s Environmental Health Officer 
 
The application was referred to Council’s Environmental Health department to provide comments 
on the design of the on-site wastewater system, health requirements for the Farm Activity Shed, and 
any impact to the environment. 
 Maxwell Consulting Pty Ltd have detailed a proposed Land Application System (LAS) for effluent 

disposal which is appropriate in areas where sewer and CWMS are unavailable to service the site. 
The methodology applied appears to be consistent with the requirements for LAS’s under the 
Onsite Wastewater Code 2013 (the Code). The proposed site soil report and design will be 
assessed via an application for the on-site system to determine if it satisfies the requirements of 
the Code or if further information/modifications are required.  

 As the application includes a new animal handling area, careful consideration is required to 
reduce the risk of illness associated with animal contact. The plans detail provisions for a 
handwashing trough to be included in the  Farm Activity Shed. Any handwashing facilities should 
be designed in accordance with the SA Health Animal Contact Guidelines 2015 - SA Health Animal 
Contact Guidelines 2015. This will be assessed further through the application for the on-site 
system. 

 The proposal specifies that the disposal area (sub-surface pressure dosed beds) is 6.5 metres 
from the nearest property boundary which satisfies the required 2.5 metres from allotment 
boundaries under the Code. Swales have also been incorporated into the design to direct any 
surface water away from the disposal area. In addition, the Maxwell Consulting Pty Ltd report 
specifies the disposal area is >50 metres from any water source used for agricultural or stock 
purposes. Provided the on-site wastewater system is well maintained, the risk to public, 
environment would be low.  

 As stated in the EPA advice, the EPA is satisfied that the proposed wastewater system would 
likely have negligible detrimental impacts on water quality of the Mount Lofty Ranges 
Watershed. Conditions outlined by the EPA relating to wastewater would be included in the 
Council approval.    

 
Summary 
Council’s Environmental Health Officer is satisfied the development is likely to achieve relevant 
wastewater and health requirements and notes that the greater detail will be assessed in relevant 
environmental health application should planning consent be granted.  

 
 
7. KEY ISSUES 

 
The following matters are considered pertinent in reaching a recommendation for the proposal: 

 
 Land use 
 Design, appearance and siting 
 Transport, access and car parking 
 Interface between Land Uses 
 Hazards 
 Heritage 
 Earthworks 
 Infrastructure 
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8. ASSESSMENT 
 
8.1. Land Use 

 
The following objectives and principles of development control (PDC) of the Zone and the Policy 
Area (PA) are considered most relevant in assessing the suitability of the proposal being sited within 
the zone: 
 

PA Objective 2 Increased tourism and development that is compatible with primary production and 
the environmental attributes of the area 

 
PA PDC 1 The following forms of development are envisaged in the policy area:  

… 
 Small-scale tourist development in association with wineries, farms and local 

heritage places 
 
PA PDC 3 Commercial development should be limited to the handling, storage, packing or 

wholesaling of primary produce and tourism. 
 
PA PDC 5  Tourism, including accommodation should be small-scale (except within Precinct 2 The 

Cedars), and support the following:  
(a) wineries  
(b) farming, horticulture and on-site value-adding  
(c) re-use, conservation and enhancement of State and Local heritage places. 

 
PA PDC 6  Ancillary land uses, such as tourist accommodation, should be of a size, scale and 

impact less than the existing farming or horticultural activities on the subject land. 
 
Zone PDC 43  Tourist accommodation within the Mount Lofty Ranges Watershed should only 

occur in Watershed Areas 2 and 3 (shown on Overlay maps – Mount Lofty Ranges 
Watershed Protection Area) where:  
(a) it is ancillary to, associated with and on the same allotment as an 

farming/primary production use, agricultural industry or a winery, or  
(b) it is located within an existing local or state heritage place, and 
(c) no more than 10 guests are accommodated overnight at any one time,  

and it meets all of the following criteria:  
(i) it is located outside land inundated by a 1-100 year average recurrence 

interval flood event and not situated on land fill which would interfere with 
the flow of such flood waters  

(ii) it is connected to an approved sewerage or community wastewater 
management system or has an on-site waste water treatment and disposal 
method which complies with the current South Australian on-site wastewater 
system standards  

(iii) any septic tank effluent drainage field or any other waste water disposal area 
(eg irrigation area) is located greater than 50 metres from a watercourse, 
dam, lake, bore, well, wetland, reservoir, artificial channel or public 
stormwater drain (whether or not temporarily dry)  

(iv) any waste water disposal area is located on land with a slope less than 1-in-5 
(20 per cent ), or depth to bedrock or seasonal or permanent watertable 
greater than 1.2 metres  
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(v) any septic tank or any other waste water treatment facility is located on land 
outside of a 1-in-10 year average recurrence interval flood event  

(vi) it is sited at least 50 metres from any watercourse, dam, lake, wetland, 
reservoir, artificial channel or public stormwater drain (whether or not 
temporarily dry). 

 
The proposal seeks to build upon the authorised use of the land by adding additional facilities to the 
Farm Barn to support the existing activities on the land. This includes converting an existing 
outbuilding to be used primarily as an additional auditorium for demonstration shows and petting 
zoo and the construction of tourist accommodation. Both of these aspects support Objective 2 of 
the Policy Area by increasing tourism and development that is compatible with primary production 
of the area and of the long-standing authorised use of the land. It also supports the continuation of 
the existing use in accordance with Policy Area PDC 1 for tourist development in association with 
farms.  
 
A key aspect of the policies within the Policy Area is that they all generally speak towards “small-
scale” tourism development. As previously advised, the Farm Barn Tourist Centre was granted 
development approval in 1997 and has been in continuous operation since. The applicant’s 
documents advise that a typical attendance on a good weekend can see up to a total of 
approximately 250 persons on Saturday or Sunday over the day. The policies that consider the 
“small-scale” nature of envisaged development need to be considered in the context of the existing 
activities and the authorised use of the land, and whether the proposal unreasonably increases the 
scale of the existing development and the associated impacts to the locality. 
 
The scale of tourist accommodation anticipated within the Zone speaks towards up to 10 guests 
being accommodated overnight (within the Mount Lofty Ranges Watershed) and up to 20 guests 
(outside the Mount Lofty Ranges Watershed), which is reflected in Zone PDCs 43 and 44 respectively 
and the Zone’s non-complying development list. Having different scales of tourist accommodation 
whether the land is within or outside the Mount Lofty Ranges Watershed relates primarily to the 
method of wastewater disposal. It is therefore considered that the proposed scale of 16 overnight 
guests could be acceptable, and is contemplated in the policies for the Zone, providing that the 
development has a neutral or beneficial impact to water quality. In this regard, the EPA advised that 
they are satisfied that the proposed wastewater system and stormwater management would likely 
have negligible detrimental impacts on water quality of the Mount Lofty Ranges Watershed. 
 
In the context of traffic movements alone, the applicant’s traffic engineer advises that the additional 
auditorium and petting zoo activities are “not anticipated to generate additional patronage or 
staffing, and therefore vehicular trip generation”. The proposed accommodation units are 
anticipated to generate approximately 18 daily vehicle trips including only 2 to 3 evening peak hour 
vehicle trips, which is considered to be negligible and would have minimal impact on the 
surrounding road network. 
 
From a built form perspective, the proposed petting zoo will be contained within the existing 
outbuilding structure, with a minor addition to the northern side. The tourist accommodation units 
are grouped together, clustered with the existing Farm Barn buildings, and are single-storey 
buildings. These are considered to be small in scale in their own right.   
 
It is considered that the proposal is generally in accordance with development that is envisaged 
within the Zone and Policy Area, noting that the Farm Barn is an existing authorised land use, and 
the scale of the proposal is relatively minor in the context of the existing operations.  
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8.2. Design, appearance and siting 
 
The following objectives and principles of development control (PDC) of the Zone, Policy Area (PA) 
and the Design and Appearance (D&A) general section are considered relevant in assessing the 
design, appearance and siting of the proposed development: 

 
Zone PDC 7  Buildings should primarily be limited to farm buildings, agricultural industry 

building or a detached dwelling associated with primary production on the 
allotment, and residential outbuildings that are:  
(a) grouped together on the allotment and set back from allotment boundaries 

to minimise the visual impact of buildings on the landscape as viewed from 
public roads  

(b) screened from public roads and adjacent land by existing vegetation or 
landscaped buffers  

(c) located where they will not interfere with the primary production role of the 
land. 

 
PA PDC 10 Buildings should be;  

(a) sited and designed to respond to the local topography  
(b) adopt innovative design techniques  
(c) use traditional building materials indicative of the surrounding region. 

 
D&A PDC 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. 

 
D&A PDC 3 Buildings should be designed to reduce their visual bulk and provide visual 

interest through design elements such as:  
(a) articulation  
(b) colour and detailing  
(c) small vertical and horizontal components  
(d) design and placing of windows  
(e) variations to facades. 

 
D&A PDC 7 The external walls and roofs of buildings should not incorporate highly reflective 

materials which will result in glare. 
 

The proposed Farm Activity Shed is contained within an existing outbuilding, with minor additions 
proposed to the northern side of the building for an office and toilet amenities. 
 
The proposed accommodation units are grouped together and clustered with the existing built form 
on the land. The buildings are set back further from the road boundaries than the existing built form, 
approximately 160 metres from Mount Barker Road, which minimises the overall visual impact of 
the buildings (Zone PDC 7(a)). The siting of the buildings, being clustered with the existing Farm Barn 
buildings, will not unduly interfere with the grazing activities that occur on the land (Zone PDC 7(c)).  
 
The additions to the proposed Farm Ac tivity Shed are on a flatter portion of land that requires 
minimal earthworks. The accommodation units are stepped to respond to the topography of the 
land, and limit earthworks to 1 metre of fill (PA PDC 10(a)).  
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Both the Farm Activity Shed and proposed accommodation units are finished in dark grey 
corrugated wall sheeting and incorporate traditional building materials such as stone and timber as 
envisaged in Policy Area PDC 10(c). They both incorporate articulation in the facades with glazing, 
verandahs on the accommodation units and an open pergola on the Farm Activity Shed, and 
stepped building footprints (D&A PDC 3). The external finishes are low light reflective as envisaged 
in Design and Appearance PDC 7.  
 
The design, appearance and siting of buildings are considered complimentary to the existing 
structures and rural and natural character of the locality. 
 

8.3. Transport, Access and Car Parking 
 

The following objectives and principles of development control (PDC) from the Transportation and 
Access module of the Development Plan are considered relevant in assessing the access and car 
parking aspects of the proposal. 
 

Objective 2 Development that:  
(a) provides safe and efficient movement for all transport modes  
(b) ensures access for vehicles including emergency services, public 

infrastructure maintenance and commercial vehicles 
(c) provides off-street parking  
(d) is appropriately located so that it supports and makes best use of existing 

transport facilities and networks  
(e) provides convenient and safe access to public transport stops. 

 
PDC 2 Development should be integrated with existing transport networks, particularly 

major rail, road and public transport corridors as shown on Location Maps and 
Overlay Maps - Transport, and designed to minimise its potential impact on the 
functional performance of the transport network. 

 
PDC 8 Development should provide safe and convenient access for all anticipated 

modes of transport. 
 
PDC 18 Development should provide for the on-site loading, unloading and turning of all 

traffic likely to be generated.  
 

PDC 39 Development should provide off-street vehicle parking and specifically marked 
accessible car parking places to meet anticipated demand in accordance with 
Table MtB/2 - Off Street Vehicle Parking Requirements. 

 
PDC 42 Vehicle parking areas should be sited and designed to:  

(a) facilitate safe and convenient pedestrian linkages to the development and 
areas of significant activity or interest in the vicinity of the development  

(b) include safe pedestrian and bicycle linkages that complement the overall 
pedestrian and cycling network  

(c) not inhibit safe and convenient traffic circulation  
(d) result in minimal conflict between customer and service vehicles  
(e) avoid the necessity to use public roads when moving from one part of a 

parking area to another  
(f) minimise the number of vehicle access points onto public roads  
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(g) avoid the need for vehicles to reverse onto public roads  
(h) where practical, provide the opportunity for shared use of car parking and 

integration of car parking areas with adjoining development to reduce the 
total extent of vehicle parking areas and the requirement for access points  

(i) not dominate the character and appearance of a site when viewed from 
public roads and spaces  

(j) provide landscaping that will shade and enhance the appearance of the 
vehicle parking areas  

(k) include infrastructure such as underground cabling and connections to 
power infrastructure that will enable the recharging of electric vehicles 

(l) where appropriate, provide for trolley collection areas. 
 
Access 
 
The proposal is accompanied by an assessment of the access and car parking demand by the 
Applicant’s traffic engineer. The proposal will continue to utilise the existing access point to Mount 
Barker Road. It is advised that the proposed change of use of the outbuilding to a Farm Activity Shed 
is “not anticipated to generate additional patronage or staffing, and therefore vehicular trip 
generation”. The proposed accommodation units are anticipated to generate approximately 18 
daily vehicle trips including only 2 to 3 evening peak hour vehicle trips. The application was referred 
to DIT in relation to the change in the nature of movements through the existing access and they 
advised that although the existing access has restricted sightlines, it appears to be operating 
satisfactorily with no significant pattern or frequency of crashes, and is therefore considered 
acceptable. 
 
On-site car parking 
 
In regards to on-site parking provision, the existing car park has 77 car parking spaces plus a 
dedicated bus parking area. From a car parking survey undertaken by the applicant in 2015, it was 
advised that the peak parking demand for the existing operation would be in the order of 72 car 
parking spaces, which is readily accommodated in the existing car park.  
 
The proposal seeks to increase the operations of the Farm Barn by converting an existing 
outbuilding to a Farm Activity Shed (demonstration shows and petting zoo) and by adding six 
accommodation units. This is likely to lead to an increase in on-site car parking demand.  
 
The proposal seeks  to provide 13 additional car parking spaces, accessed via the existing car parking 
area. Eight (8) car parking spaces are directly adjacent the proposed accommodation units and the 
other five (5) parking spaces are adjacent the existing outbuilding.  
 
Table MtB/2 - Off Street Vehicle Parking Requirements of the Development Plan identifies car parking 
requirements for tourist accommodation facilities of 1 space per guest room plus 1 space per 
employee. On this basis, it is considered that the proposed additional eight spaces adjacent to the 
six accommodation units (comprising eight bedrooms) would be appropriate for visitor parking 
demand. It is advised that there will be no additional staff required on-site as a result of the 
proposed tourist accommodation given that there is currently a manager permanently on-site. 
 
In regards to additional car parking demand as a result of the change in use of the outbuilding for 
animal demonstrations and petting zoo activities, the applicant’s traffic engineers advise that ‘the 
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proposed minor alterations and additions to the shed associated with the existing Farm Barn are 
not anticipated to generate additional patronage or staffing requirements on site’. 
 
On this basis, it is considered that the existing carpark, with the additional 13 car parking spaces, 
will adequately cater for the anticipated on-site car parking demand. The applicant has also 
proposed to delineate the existing car park with wheel-stops which will ensure that 77 vehicles can 
be accommodated within the existing car park. There is in any event scope for overflow parking 
within the adjoining paddock if on occasion the parking demand is higher than anticipated 
numbers.  
 
Council’s Development Engineers have reviewed the proposed car parking and advise that the 
design and layout of the car park can meet relevant standards.  

 
8.4. Interface between Land Uses 
 

The following objectives and principles of development control (PDC) from the Interface between 
Land Uses module of the Development Plan are considered relevant in assessing the impact of the 
proposed development to adjoining land uses.  
 

Objective 1 Development located and designed to minimise adverse impact and conflict 
between land uses.  

 
Objective 2 Protect community health and amenity from adverse impacts of development.  
 
Objective 3 Protect desired land uses from the encroachment of incompatible development. 
 
PDC 1 Development should not detrimentally affect the amenity of the locality or cause 

unreasonable interference through any of the following:  
(a) the emission of effluent, odour, smoke, fumes, dust or other airborne 

pollutants  
(b) noise  
(c) vibration  
(d) electrical interference  
(e) light spill  
(f) glare  
(g) hours of operation  
(h) traffic impacts.  

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

existing and potential future land uses desired in the locality.  
 
PDC 7 Outdoor lighting should be designed and installed so that it does not overspill or 

intrude on sensitive land uses (e.g. residential) or detrimentally impact on road 
safety in the locality, so that it complies with relevant Australian Standards AS 
4282-1997: Control of the obtrusive effects of outdoor lighting. 

 
PDC 8 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. 
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The key potential impacts of the proposal are considered to be odour and air quality, noise, traffic, 
hours of operation, and light spill. 
 
Odour and air quality 
 
The proposed additional petting zoo activities are unlikely to result in an appreciable increase in 
odour over and above what currently occurs from the site, let alone for activities in the Primary 
Production Zone.  
The key consideration in this regard is the siting of the proposed tourist accommodation units given 
that there is a small-scale poultry farm located on adjoining land, approximately 220 metres south-
west of the buildings. The applicant provided an odour assessment which reviewed what an 
acceptable evaluation separation distance would be based on the operations of the poultry farm 
and the local topography. It was calculated that an acceptable separation distance between the 
poultry farm and a rural dwelling would be 240 metres, noting that some of the proposed 
accommodation units will be sited within this buffer.  
 
In considering the potential receptor sensitivity of the proposed tourist accommodation, the odour 
assessment advises that it should be recognised that the accommodation is proposed at the Farm 
Barn with livestock and associated background odour present. That is, any guest staying at the Farm 
Barn should anticipate that there may be a degree of odour experienced. Also, since the buildings 
are proposed as short stay tourist accommodation and not as long-term dwellings, it may be 
reasonable to expect that if there were to be any odour complaints due to the poultry operations 
from guests/visitors, these would in the first instance be directed to Farm Barn and not Council as 
environmental nuisance complaints. It was however concluded that whilst there will be potential 
for odour from the poultry farm to be detectable at the proposed accommodation units, the 
frequency of this occurring is likely low. In consideration of the receptor sensitivity for the proposed 
tourist accommodation is not likely to be on par with expectations for township suburban 
residential areas and considering the farm stay equivalent context, the risk of odour nuisance is 
considered to be low.  
 
Noise 
 
Tourist accommodation is generally a benign activity that does not produce any discernible noise 
impact. The change of use of the outbuilding will expand the overall Farm Barn operation, but is 
unlikely to lead to an unreasonable level of noise impact over and above the existing activities on 
site. Nonetheless, the applicant has supplied an Environmental Noise Assessment (ENA) report. It 
concludes that “based on the proposed site layout and operations, predicted noise levels have been 
demonstrated to meet the relevant assessment noise levels at all times”. 
 
Traffic 
 
As advised by the applicant’s traffic engineer, the increase in traffic movements for the proposed 
development are considered to be minor and in the context of the existing operation, will have no 
appreciable impact to the road network.  
 
Hours of operation 
 
The Farm Barn currently operates 10am-4pm, seven days per week. There is no change proposed to 
the current hours of operation of the Farm Barn activities. The proposed tourist accommodation will 
effectively operate 24/7, however the arrival and departure of guests at the beginning and end of 
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their stays is likely to occur during the operating hours of the Farm Barn when there are staff on site. 
Some activity is likely to occur after hours, such as guests leaving/returning from tours and dinner 
etc. but this is unlikely to have a detrimental impact on the locality.  
 
Light spill 
 
The impact of light spill is not of concern given the siting of the accommodation units that are 
grouped with the existing buildings and sited away from nearby residences and the roadway. 
Additional light from the Farm Barn activities is not anticipated given the hours of operation are 
limited to daylight hours.  

 
Summary 
 
Upon review of the most relevant interface impacts, it is considered that the proposed development 
is located and designed to minimise adverse impact and conflict between land uses and to 
sufficiently protect desired (and existing) land uses in the locality and therefore achieving the 
relevant Interface between Land Use provisions.  
 

8.5. Hazards 
 
The land is located within a High Bushfire Risk Area, and therefore the following Hazards provisions 
are considered relevant: 

 
Objective 3 Development located to minimise the threat and impact of bushfires on life and 

property.  
 

PDC 2  Development located on land subject to hazards as shown on the Overlay Maps - 
Development Constraints should not occur unless it is sited, designed and 
undertaken with appropriate precautions being taken against the relevant 
hazards. 

 
PDC 9 Development in a Bushfire Protection Area should be in accordance with those 

provisions of the Minister’s Code: Undertaking development in Bushfire 
Protection Areas that are designated as mandatory for Development Plan 
Consent purposes. 

 
PDC 10 Buildings and structures should be located away from areas that pose an 

unacceptable bushfire risk as a result of one or more of the following:  
(a) vegetation cover comprising trees and/or shrubs  
(b) poor access  
(c) rugged terrain  
(d) inability to provide an adequate building protection zone  
(e) inability to provide an adequate supply of water for fire-fighting purposes.  

 
PDC 11 Residential, tourist accommodation and other habitable buildings should:  

(a) be sited on the flatter portion of allotments and avoid steep slopes, especially 
upper slopes, narrow ridge crests and the tops of narrow gullies, and slopes 
with a northerly or westerly aspect  

(b) be sited in areas with low bushfire hazard vegetation and set back at least 20 
metres from existing hazardous vegetation  
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(c) have a dedicated and accessible water supply available at all times for fire 
fighting. 

 
The CFS have reviewed the proposal with respect to access, water supply and vegetation 
management. They have advised that they have no objection to the proposal regarding these 
matters, and have directed that a number of conditions be attached should a planning consent be 
granted.  
 
The CFS have advised that the existing driveway access is acceptable but shall be upgraded where 
necessary to meet their requirements. Likewise they have advised that the use of the existing water 
tanks for bushfire fighting purposes may be suitable, or new water tanks will need to be installed, to 
also meet the CFS requirements. Ongoing management of vegetation to maintain an asset 
protection zone around the accommodation units is also a directed condition.  
 
The CFS has also recommended that a bushfire survival plan be prepared and displayed for guests. 
This has been included as a note in the recommendation.   

 
8.6. Heritage 
 

Nixon’s Mill, located on the adjoining land at 6 Nixon Road, is a State Heritage Place. The following 
Heritage Places provisions are considered relevant: 
 

Objective 3 Conservation of the setting of State and Local Heritage Places. 
 
PDC 7  Development that materially affects the context within which the heritage place 

is situated should be compatible with the heritage place. It is not necessary to 
replicate historic detailing, however design elements that should be compatible 
include, but are not limited to: 
(a) scale and bulk 
(b) width of frontage 
(c) boundary setback patterns 
(d) proportion and composition of design elements such as rooflines, openings, 

fenestration, fencing and landscaping 
(e) colour and texture of external materials. 

 
The proposed tourist accommodation buildings are small-scale and sited over 100 metres downhill 
to the north-west of Nixon’s Mill. The buildings are also grouped with the existing built form. It is 
considered that there is sufficient separation distance from the State Heritage Place that the 
proposal will not have a material affect on the setting of Nixon’s Mill.  
 

8.7. Earthworks 
 

The following Sloping Land provisions of the Development Plan are considered relevant to the 
assessment of earthworks: 
 
PDC 2  Development and associated driveways and access tracks, including related 

earthworks, should be sited, designed and undertaken in a manner that:  
(a) minimises their visual impact  
(b) reduces the bulk of the buildings and structures  
(c) minimises the extent of cut and/or fill  
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(d) minimises the need for, and the height of, retaining walls  
(e) does not cause or contribute to instability of any embankment or cutting  
(f) avoids the silting of watercourses  
(g) protects development and its surrounds from erosion caused by water run-off. 

 
PDC 7  The cutting and/or filling of land should:  

(a) only be undertaken in order to reduce the visual impact of buildings, including 
structures, or in order to construct water storage facilities for use on the 
allotment  

(b) only be undertaken if the resultant slope can be stabilised to prevent erosion  
(c) result in stable batter slopes which are covered with top soil and landscaped so 

as to preserve and enhance the natural character or assist in the re-
establishment of the natural character of the area  

(d) be kept to a minimum and be limited to a maximum depth or height no greater 
than 1.5 metres at any point relative to the natural ground level so as to preserve 
the natural form of the land and the native vegetation 
 

The proposed accommodation units include approximately 1 metre of fill and approximately 
200mm of cut which accords with Sloping Land PDC 7(d).  The earthworks will be appropriately 
battered and contained within the boundaries of the land. Minimal earthworks are required for the 
additional driveway and car parking spaces. It is considered that the development has been 
appropriately sited on a flatter portion of the land, and the accommodation units are proposed with 
stepped bench levels to respond to the natural slope of the land in order to minimise the extent of 
earthworks required.   
 

8.8. Infrastructure 
 
Stormwater run-off from the proposed accommodation units and the existing outbuilding will be 
directed to water tanks. The water will be re-used for toilet flushing and irrigation of landscaping. 
Stormwater from the tank overflow and sealed surfaces (car park, driveway etc.) will be captured 
via a proposed vegetated swale and directed to a basin with biofiltration area for detention of 
stormwater and to improve water quality. Council’s Development Engineer has reviewed the 
proposed stormwater management, including calculations, and advise that an appropriate 
stormwater solution can be achieved. The EPA were also satisfied with the proposed stormwater 
management and have directed conditions should the application be granted a planning consent. 
 
All additional waste will be contained within bins located within the screened bin enclosure 
adjoining the existing outbuilding. Collection of waste will continue to be undertaken by a private 
contractor. 
  
Wastewater can be appropriately managed via the proposed additional on-site wastewater system. 
There is an existing 8,000L septic system and soakage area which caters for the dwelling and existing 
Farm Barn operations. The proposal includes an additional 15,000L septic tank and soakage beds 
on the land. This will be located a minimum of 50 metres from any bore, well or watercourse in 
accordance with the requirements of SA Health's Onsite Wastewater Systems Code (2013), and is 
subject to a separate application for assessment by Council’s Environmental Health Officers. They 
have reviewed the plans and advise that an on-site system, as detailed, can be accommodated on 
the land. The EPA also commented that the proposed wastewater system would likely have 
negligible detrimental impacts on water quality of the Mount Lofty Ranges Watershed. Conditions 
from the EPA have been directed should the application be granted a planning consent. 
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9. CONCLUSION 
 
The proposed conversion of the outbuilding to a Farm Activity shed for animal demonstration shows 
and petting zoo activities and the construction of tourist accommodation is considered an 
appropriate expansion to the existing Farm Barn operations and are a contemplated form of 
development within the Zone and the Hahndorf Rural Activity Policy Area.  
 
Whilst the land is within the Mount Lofty Ranges Watershed where tourist accommodation is 
generally envisaged to accommodate up to 10 overnight guests, the provisions of the Zone do 
support up to 20 overnight guests outside the Mount Lofty Ranges Watershed. This is therefore 
considered to reflect the impacts associated with water quality rather than the general scale of 
development. In this respect, the application has been referred to the EPA who have advised they 
are satisfied that the proposed wastewater system and stormwater management would likely have 
negligible detrimental impacts on water quality of the Mount Lofty Ranges Watershed. 
 
The proposed Farm Activity Shed is unlikely to generate additional traffic movements and the 
proposed tourist accommodation results in minor additional traffic movements given the existing 
operations. DIT are satisfied that the existing access is appropriate for the minimal increase in traffic 
movements. The proposal includes sufficient additional car parking spaces to accommodate the 
tourist accommodation as well as delineating the existing car park with wheel stops to maximise the 
efficiency of on-site car parking with reduced reliance on the overflow parking area.  

 
The additional built form to the existing outbuilding is minor, as well as the scale of the proposed 
accommodation units. The built form is generally low-scale, clustered with the existing buildings on 
site and finished in appropriate materials to blend with the rural and natural rural surrounds.  
 
The key interface impact for consideration is the impact of odour and air emissions from the nearby 
poultry farm. In this regard, it should be recognised that the accommodation is proposed at the 
Farm Barn with livestock where guests should expect a degree of associated background odour to 
be present. Whilst there will be potential for odour from the poultry farm to be detectable at the 
proposed accommodation units, the frequency of this occurring is likely low. It is therefore 
considered that the proposal is appropriately sited and will not impact the continuation of the 
existing poultry farm.  
 
Bushfire hazards can be appropriately managed through the directed conditions from the CFS, 
including the implementation of a bushfire survival plan which is also recommended. The 
development can appropriately cater for stormwater, waste and wastewater.  
 
Notwithstanding that the proposal is a non-complying form of development, it is considered that 
the land use is appropriate in the context of the Zone, Policy Area and the existing authorised land 
use. The non-complying trigger, with respect to the tourist accommodation and the impact to the 
Mount Lofty Ranges Watershed, has been appropriately considered by the EPA who advise that the 
proposal will have negligible detrimental impacts on water quality of the Mount Lofty Ranges 
Watershed. 
 
Taking all relevant planning matters into consideration, the proposal sufficiently satisfies the 
applicable Development Plan provisions to warrant Planning Consent.  
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10. RECOMMENDATION 
 
It is recommended that the Council Assessment Panel resolves to: 
 
DETERMINE that the proposed development is not seriously at variance with the policies in the 
Mount Barker (DC) Development Plan. 
 
RESOLVE to GRANT Planning Consent to the application by Nick Duncan for the additions to the 
Hahndorf Farm Barn Tourist Centre comprising the change in use of an existing outbuilding to be 
used in association with the Farm Barn operations (including open pergola and alterations and 
additions to the building) and the construction of six (6) tourist accommodation units (including 
decking) for up to 16 guests and ancillary car parking and infrastructure at 2282 Mount Barker Road, 
Hahndorf in Development Application 580/343/21, subject to the following reserved matters, 
conditions and notes: 

 
Reserved matters: 

 
1. Additional detail in the Stormwater Management Plan shall be provided to the satisfaction of 

Council to address the following matters: 
 A rock swale is propose to intercept stormwater from the development and take it to a 

biofiltration basin before being discharged into the dam. The stormwater report states that 
where the swale grade is less than 4%, a vegetated swale can be used instead of a rock 
swale. Whilst this is referenced in the report, this should be clarified on the plan to show 
which extent of the swale will be vegetated and which extent will be rock-lined. 

 Supporting calculations/evidence shall be provided that details the rock lined and 
vegetated swales are appropriately sized to convey the 1% AEP event flows. Additionally, 
the rock lining should be appropriately sized for these flows to prevent erosion within the 
swale. 

 Detailed design of the bioretention system is required to be provided to Council specifying 
inlet/outlet structures, under surface drainage infrastructure and soil layers/material 
specifications, as well as calculations supporting the outlet orifice diameter nominated as 
well as which event this is restricting post development flows to. 

 The report notes that “There is overflow from the vegetated basin in a 1% AEP storm event, 
however the 1% AEP proposed development flow rate is 50 L/s less than the existing 
development 1% AEP flow rate”. Additional detail shall be provided for the overflow weir 
and downstream swale alignment to understand its construction, functionality and ability 
to safely convey the overflows. 

 
Council conditions: 
 
1. The development herein approved to be carried out in accordance with the stamped plans and 

details accompanying this application, except where amended by the following conditions, 
including: 
 Architectural plans by Holland Building Solutions, including: Locality Plan (Date: 

25/02/2021), Part Site Plan (Date: 22/02/2022), Floor Plan (Date: June 2018), Elevations (Date: 
June 2018), Perspective (Date: June 2018), SHED Floor Plan (Date: 22/02/2022), SHED 
Elevations (Date: 22/02/2022), SHED Perspective (Date: 22/02/2022); 

 Siteworks and Drainage Plan by Highgrove Design (Job no: HG0626, Revision: C, Date: April 
2022); 

 Statement of Effect by Peter Meline and Associates; 
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 Stormwater Management Plan by DBN Consulting Engineers Pty Ltd (Revision: 5 Date: 
02/02/2022); 

 Traffic and Parking Assessment (File: 20-126, Date: 11/03/2022) and Response to Council RFI 
(File: 20-126, Date: 28/09/2022) by Phil Weaver and Associates; 

 Onsite Wastewater Management Report by Maxwell Consulting Engineers (Project no: 
ME1967, Version: B, Date: 01/09/2021); 

 Environmental Noise Assessment by Marshall Day Acoustics (Report no: Rp 001 R06 
20190219, Revision: R06, Date: 08/11/2021); 

 Odour Assessment by SLR Consulting Australia (Reference: 650.30005-R01-v1.1, Date: 
11/04/2022); and 

 Written correspondence from Naomi and Nick Duncan (Date: 06/10/2022). 
 

2. All requirements in regard to the construction of driveways, carparks and access are to be met 
prior to operation of the development and maintained thereafter to the satisfaction of Council, 
including:  
 All vehicle car parks, driveways, vehicle entry and manoeuvring areas must be designed, 

constructed, delineated with wheel stops, and maintained in accordance with Australian 
Standards (AS/NZS 2890.1:2004 and AS/NZS 2890.6.2009), including being surfaced and 
drained to provide structural integrity and traction in both wet and dry conditions in 
accordance with accepted engineering standards, and shall be maintained in good condition 
at all times. The disabled parking spaces shall be signposted and a bollard installed in the 
shared area; 

 A turnaround area shall be provided (including signage or similar to preclude parking) for the 
car parking adjacent the tourist accommodation buildings to allow vehicles to turnaround 
and return to the main car park if there are no available parks; 

 Speed limit signage and WG-3 ‘children’ warning signage shall be installed within the car 
parking areas and driveway to the tourist accommodation as recommended in the  Traffic 
and Parking Assessment (File: 20-126, Date: 11/03/2022) by Phil Weaver and Associates; and 

 All car parks and traffic control devices shall be designed and constructed in accordance with 
AS 2890 – Off-Street Car parking, AS 1742 Manual of Uniform Traffic Control Devices and the 
Notice to Council (Part 1 and 2) under the Road Traffic Act 1961 from the Minister for 
Transport and Urban Planning (December 1999).  

 
3. All requirements in regard to stormwater are to be met prior to operation of the development 

and maintained thereafter to the satisfaction of Council, including:  
 Management of stormwater shall occur generally in accordance with the Stormwater 

Management Plan by DBN Consulting Engineers Pty Ltd (Revision: 5 Date: 02/02/2022); and 
 All stormwater captured by roofing materials and hard sealed paving areas shall be 

discharged in a controlled manner so it does not impact upon adjoining properties or, in the 
opinion of Council, has the potential to cause nuisance, soil erosion or destabilise adjoining 
land. 

 
4. All service and delivery vehicles required to service the tourist accommodation shall occur 

outside of peak usage periods for the approved development. 
 

5. All scarring or physical disturbances of the land surface during any excavation work shall be 
restricted to only that which is required for building work and/or access purposes. All resultant 
exposed faces shall be covered in topsoil and planted with suitable ground cover to the 
reasonable satisfaction of Council. 
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6. All landscaping and vegetation as detailed on the Part Site Plan (Date: 22/02/2022) by Holland 
Building Solutions shall planted within three (3) months of operation of the development. The 
vegetation shall be nurtured and maintained in good health and condition at all times with any 
diseased or dying plants replaced to the reasonable satisfaction of the Council. 

 
7. All external lighting of the site, including car parking areas, loading areas and buildings, shall be 

located, directed, shielded and of an intensity not exceeding lighting in adjacent public streets, 
so as not to cause nuisance or loss of amenity to any person beyond the site to the reasonable 
satisfaction of the Council. 
 

8. Waste and rubbish shall not cause nuisance to nearby properties or detract from the amenity of 
the locality, to the reasonable satisfaction of Council, by:  
 Being appropriately contained, stored, managed and screened from public view to not cause 

odour impact, visual impact or unsanitary conditions; and 
 Bins stored within the designated enclosed/fenced area at all times except where removed 

for waste collection. 
 

9. Effective soil erosion and drainage control measures shall be implemented during the 
construction of the development in accordance with this consent to: 
 prevent silt run-off from the land to adjoining properties, roads and drains; 
 control dust arising from the construction and other activities, so as not to, in the opinion of 

Council, be a nuisance to residents or occupiers on adjacent or nearby land; 
 ensure that soil or mud is not transferred onto the adjacent roadways by vehicles leaving the 

site; 
 ensure that all litter and building waste is contained on the subject site in a suitable bin or 

enclosure; 
 ensure that no sound is emitted from any device, plant or equipment or from any source or 

activity to become an unreasonable nuisance, in the opinion of Council, to the occupiers of 
adjacent land; and 

 ensure all disturbed land is managed to prevent silt runoff and dust. 
 

Commissioner of Highways conditions: 
 

10. All access to the development shall be gained via the existing access point on Mount Barker Road 
in accordance with the amended site plan produced by Holland Building Solutions, dated 22 
February 2022. 
 

11. All vehicles shall enter and exit the site in a forward direction. The access and all on-site vehicle 
manoeuvring areas shall remain clear of any impediments to vehicle movements. 

 
12. Vegetation trimming/removal shall be undertaken on an ongoing basis to ensure that sight lines 

at the access are maximised. 
 

13. All off-street car parking areas shall be designed in accordance with AS/NZS 2890.1 :2004 and 
AS/NZS 2890.6:2009. 

 
14. Stormwater run-off shall be collected on-site and discharged without jeopardising the safety and 

integrity of the adjoining road network. Any alterations to the road drainage infrastructure 
required to facilitate this shall be at the applicant's expense. 
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Environment Protection Authority conditions: 
 

15. The detailed design of the wastewater management system (including grease arrestor, septic 
tank, balance tank, alternating electronically controlled pumps, and pressure dosed soakage 
beds) must be established in accordance with the Onsite Wastewater Management Report 
prepared by Maxwell Consulting Engineers, dated 1 September 2021, and must ensure: 

a. the soakage beds are located more than 50m from the nearest watercourse, dam or bore, 
more than 1.2m from the seasonal groundwater table, on a slope less than 20% and not in 
the 10% AEP flood zone 

b. all surface water and runoff is diverted away from the soakage area 
c. the wastewater management system is adequately maintained. 

 
16. The detailed design of the stormwater management system (including vegetated and rock-lined 

swales, vegetated basin and biofiltration area) must be established in accordance with the 
treatment train specified in the Stormwater Management Plan, prepared by DBN Consulting 
Engineers, dated 2 February 2022 and must: 
a. meet the following quality targets: 

i. Suspended solids (55) - 80% reduction of the typical urban annual load with no treatment 
ii. Total phosphorus (TP) - 60% reduction of the typical urban annual load with no treatment 
iii. Total nitrogen (TN) - 45% reduction of the typical urban annual load with no treatment 

b. ensure runoff is maintained at pre development levels 
c. ensure groundwater resources are not impacted 
d. mitigate flood risk 
e. ensure the stormwater management system is adequately maintained. 
 

17. A Soil Erosion and Drainage Management Plan (SEDMP) must be prepared prior to construction 
and implemented during the construction phase at the site. The SEDMP must include measures 
to manage soil erosion and runoff during construction. 

 
Country Fire Service conditions: 

 
18. ACCESS TO HABITABLE BUILDINGS 

Minister's Code 2009 "Undertaking development in Bushfire Protection Areas" (as amended 
October 2012) Part 2.3.3.1 describes the mandatory provision that 'Private' roads and driveways 
to buildings shall provide safe and convenient access/egress for large Bushfire fighting vehicles, 
where the furthest point to the building from the nearest public road is more than 30 metres. 
SA CFS has no objection to utilising the existing access driveway as detailed on drawing named 
Part Site Plan, dated at last revision 22/02/2022 and upgraded, where necessary, to comply with 
the following conditions: 
 Access to the building site shall be of all-weather construction, with a minimum formed road 

surface width of 3 metres and must allow forward entry and exit for large fire-fighting 
vehicles. 

 The all-weather road shall allow fire-fighting vehicles to safely enter and exit the allotment 
in a forward direction by incorporating either – 
i. A loop road around the building, OR 
ii. A turning area with a minimum radius of 12.5 metres, OR 
iii. A 'T' or 'Y' shaped turning area with a minimum formed length of 11 metres (for each 'leg') 

and minimum internal radii of 9.5 metres. 
 Private access shall have minimum internal radii of 9.5 metres on all bends. 
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 Private access shall provide overhead clearances of not less than 4.0m horizontally and 
vertically between the driveway surface and overhanging branches or other obstructions, 
including buildings and/or structures. 

 
19. WATER SUPPLY & ACCESS (to dedicated water supply) 

Minister's Code 2009 "Undertaking development in Bushfire Protection Areas" (as amended 
October 2012) Part 2.3.4.1 requires a dedicated and accessible water supply to be made available 
at all times for fire-fighting. 
Ministerial Building Standard MBS008 "Designated bushfire prone areas - additional 
requirements" July 2020, as published under the Planning, Development and Infrastructure Act 
2016, provides the technical details of the dedicated water supply for bushfire fighting for the 
bushfire zone. The dedicated bushfire fighting water supply shall also incorporate the 
installation of a pumping system, pipe-work and fire-fighting hose(s) in accordance with 
MBS008. 
The proposed location of dedicated fire water has not been detailed on drawings provided. 
SA CFS has no objection to the existing water supply (existing concrete tank) or proposed new 
water tanks being utilised as the dedicated supply, providing an outlet can be positioned to 
comply with the following conditions: 
 The water supply outlet shall be easily accessible and clearly identifiable from the access way 

and at a distance of no greater than 60 metres from the furthest part of the proposed 
accommodation units. 

 The dedicated water supply and its location should be identified with suitable signage (i.e. 
blue sign with white lettering "FIRE WATER"). 

 Access to the dedicated water supply shall be of all-weather construction, with a minimum 
formed road surface width of 3 metres. 

 Provision shall be made adjacent to the water supply for a nominally level hardstand area 
(capable of supporting fire-fighting vehicles with a gross vehicle mass (GVM) of 21 tonnes) 
that is a distance equal to or less than 6 metres from the water supply outlet. 

 SA CFS appliance's inlet is rear mounted; therefore the outlet/water storage shall be 
positioned so that the SA CFS appliance can easily connect to it rear facing. 

 A gravity fed water supply outlet may be remotely located from the tank to provide adequate 
access. 

 All non-metal water supply pipes for bushfire fighting purposes (other than flexible 
connections and hoses for fire-fighting) shall be buried below ground to a minimum depth of 
300mm with no non-metal parts above ground level. 

 All water supply pipes for draughting purposes shall be capable of withstanding the required 
pressure for draughting. 

 Ideally a remote water supply outlet should be gravity fed, where this is not possible the 
following dimensions shall be considered as the maximum capability in any hydraulic design 
for draughting purposes: 
The dedicated water supply outlet for draughting purposes shall not exceed 5 metres 
maximum vertical lift (calculated on the height of the hardstand surface to the lowest point 
of the storage) and no greater than 6 metres horizontal distance. 
The suction outlet pipework from the tank shall be fitted with an in line non return valve of 
nominal internal diameter not less than that of the suction pipe and be located from the 
lowest point of extract from the tank. All fittings shall be installed to allow for easy 
maintenance. 

Please note that where the water supply is an above-ground water tank, the tank (including any 
support structure) must be constructed of non-combustible material, such as concrete or metal. 
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20. VEGETATION MANAGEMENT 
Minister's Code 2009 "Undertaking development in Bushfire Protection Areas" (as amended 
October 2012), Part 2.3.5 mandates that landscaping shall include Bushfire Protection features 
that will prevent or inhibit the spread of bushfires and minimise the risk to life and/or damage to 
buildings and property. 
 A vegetation management zone (VMZ) shall be established and maintained within 20 metres 

of the habitable building (or to the property boundaries - whichever comes first) as follows: 
i. The number of trees and understorey plants existing and to be established within the VMZ 

shall be maintained such that when considered overall a maximum coverage of 30% is 
attained, and so that the leaf area of shrubs is not continuous. Careful selection of the 
vegetation will permit the 'clumping' of shrubs where desirable, for diversity, and privacy 
and yet achieve the 'overall maximum coverage of 30%'. 

ii. Reduction of vegetation shall be in accordance with SA Native Vegetation Act 1991 and 
SA Native Vegetation Regulations 2017. 

iii. Trees and shrubs shall not be planted closer to the building(s) than the distance 
equivalent to their mature height. 

iv. Trees and shrubs must not overhang the roofline of the building, touch walls, windows or 
other elements of the building. 

v. Shrubs must not be planted under trees and must be separated by at least 1.5 times their 
mature height from the trees' lowest branches. 

vi. Grasses within the zone shall be reduced to a maximum height of 10cm during the Fire 
Danger Season. 

vii. No understorey vegetation shall be established within 2 metres of the habitable building  
(understorey is defined as plants and bushes up to 2 metres in height). 

viii. Flammable objects such as plants, mulches and fences must not be located adjacent to 
vulnerable parts of the building such as windows, decks and eaves 

ix. The VMZ shall be maintained to be free of accumulated dead vegetation. 
 

Council notes: 
 

1. An On-site Wastewater Works Application, must be approved by Council prior to the 
commencement of building work for the approved development.  
 

2. As the application includes a new animal handling area, careful consideration is required to 
reduce the risk of illness associated with animal contact. The plans detail provisions for a 
handwashing trough to be included in the Farm Activity Shed. Any handwashing facilities should 
be designed in accordance with the SA Health Animal Contact Guidelines 2015 - SA Health Animal 
Contact Guidelines 2015. This will be assessed further through the application for the on-site 
system. 
 

3. The development shall operate generally in accordance with Local Noise and Litter Control Act 
2016. 

 
4. Signage has not been included in the application. Should advertising signage be proposed, a 

separate development approval must be granted unless the signage is excluded from the 
definition of development pursuant to the Planning, Development and Infrastructure (General) 
Regulations 2017.  
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5. If any works impact or require the usage of a public road, a hoarding permit may be required. For 
more information please refer to the ‘Public Space Occupation (Hoarding)’ permit information 
on Council’s website at www.mountbarker.sa.gov.au. 
 

6. Any person proposing to undertake building work within the District of Mount Barker is reminded 
of their obligation to take all reasonable measures to protect Council infrastructure. Any 
incidental damage to the infrastructure - pipes, footpath, verge, street trees etc, must be 
reinstated to a standard acceptable to Council at the applicants’ expense. If you have any queries 
please contact Council on 8391 7200. 
 

7. No work can commence on this development unless a Development Approval has been 
obtained. If one or more consents have been granted on this Decision Notification Form, you 
must not start any site works or building work or change of use of the land until you have 
received notification that Development Approval has been granted. 

 
8. The applicant has a right of appeal against the conditions which have been imposed on this 

Planning Consent. Such an appeal must be lodged at the Environment, Resources and 
Development Court within two months from the day of receiving this notice or such longer time 
as the Court may allow. The applicant is asked to contact the Court if wishing to appeal. The 
Court is located in the Sir Samuel Way Building, Victoria Square, Adelaide (telephone number 
8204 0289). 

 
9. This consent or approval will lapse at the expiration of 2 years from its operative date, subject to 

the below or subject to an extension having been granted by the relevant authority.  
Where an approved development has been substantially commenced within 2 years from the 
operative date of approval, the approval will then lapse 3 years from the operative date of the 
approval (unless the development has been substantially or fully completed within those 3 
years, in which case the approval will not lapse). 
 

Environment Protection Authority notes: 
 

10. 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. 
 

11. 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 
 

Country Fire Service notes: 
 

12. TOURIST ACCOMMODATION - BUSH FIRE SURVIVAL PLAN 
CFS further recommends that the applicants prepare and display a BUSHFIRE SURVIVAL PLAN 
(BSP) designed specifically for the purpose of any guests that may be in residence during a 
bushfire event, especially during the Fire Danger Season. The BSP: 
a. should provide clear directions to persons that may be unfamiliar with the area/locality and 

unfamiliar with what protective actions they may need to take to protect their lives during a 
bushfire event, including when to take such protective actions; and 

b. should address the possibility that the owners may not be present at the time of the bushfire 
event; and 
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c. should not expect guests to be involved in fire-fighting operations. 
 
The SA CFS 'Bushfire Safety Guide For Business' document (refer to CFS website) should be 
utilised as a basis for information and the drafting of the (GUEST) BSP. 
 
The applicant should consider reducing operating hours and restrictions on days of heightened 
bushfire danger and/or bushfire events and consider including any alterations to bookings and 
services offered due to actual or predicted conditions during the Fire Danger Season in any 
booking/refund policy. 
 

13. Compliance with the fire protection requirements is not a guarantee the habitable building will 
not burn, but its intent is to provide a 'measure of protection' from the approach, impact and 
passing of a bushfire. 
 

14. BUILDING CONSIDERATIONS 
Please refer to the NCC, relevant standards and state provisions for construction requirements 
and performance provisions. 
 

15. COMMERCIAL BUILDING CONSIDERATIONS 
For construction requirements and performance provisions, refer to the NCC "FIRE SAFETY" and 
Australian Standard TM3959 (AS3959) "Construction of Buildings in Bushfire Prone Areas", for 
the relevant provisions applicable to the classification of the building. 
 

16. An officer of the SA Country Fire Service (SA CFS) Development Assessment Service, has assessed 
the proposed development site, allotment and adjoining areas. 
The BAL rating for Tourist Accommodation Units 1 - 6 is determined to be BAL 12.5. 
This BAL rating is conditional upon the establishment and maintenance of a 20m Vegetation 
Management Zone, in accordance with the vegetation management condition of consent placed 
on the planning consent with same application reference. 
This report is considered relevant at the date of assessment with respect to the elevations 
detailed on proposed Site Plan, dated at last revision 22/02/2022, and shall not be considered as 
SA CFS endorsement of any subsequent development. 
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5.1.2 CATEGORY 3 APPLICATIONS 
 
5.1.2.1 580/1446/20 – PC INFRASTRUCTURE PTY LTD 
 

Development Number 580/1446/20  
Applicant PC Infrastructure Pty Ltd  
Subject Land 239 Wellington Road, Mount Barker 
Ward Central Ward  
Nature of Development Integrated petrol filling station complex (24hr) including new 

control building comprising ‘On the run’ retail services with 
integrated quick service restaurant & drive-through facility, free-
standing bulky goods outlet, canopy and fuel filling facilities, 
automatic and manual car wash facilities, dog wash facility, 
underground fuel storage tanks, free-standing illuminated 
signage & building signage, car parking, retaining walls, fencing, 
landscaping and associated infrastructure 

Lodgement Date  18 November 2020 
Development Plan  Consolidated 20 August 2020 
Zone Residential Neighbourhood 
Relevant Authority Council Assessment Panel 
Categorisation   Merit 
Notification Category 3 
Representations Two (2) 
Persons to be heard Nil 
Referrals - Statutory  Commissioner of Highways 

 Environment Protection Authority 
Referrals – Non-Statutory  Council’s Development Engineer 

 Council’s Environmental Health Officer 
 Council’s Landscape Technical Officer 

Responsible Officer Michael Dickson – Senior Planner 
Recommendation Grant Planning Consent subject to conditions 

 
 
 

ATTACHMENT 1: Application Documents 
ATTACHMENT 2: Site Photos  
ATTACHMENT 3: Representations 
ATTACHMENT 4:  Response to Representations 
ATTACHMENT 5: Statutory Referral Responses  
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1. BACKGROUND 
 
The site is subject to a development authorisation for a petrol filling station by a different proponent. 
That proposal (580/1292/18) obtained planning consent, by the Council Assessment Panel at its 
meeting held on 18 March 2020. This authorisation has now expired. Whilst the previous 
authorisation has no bearing on the assessment of the current proposal, it provides a degree of 
context and is referred to in the referral response from the Commissioner of Highways regarding the 
access points. 
 
 

2. PROPOSAL 
 
The proposal is best described as follows;  
 
“Integrated petrol filling station complex (24hr) including new control building comprising ‘On the 
run’ retail services with integrated quick service restaurant & drive-through facility, free-standing 
bulky goods outlet, canopy and fuel filling facilities, automatic and manual car wash facilities, dog 
wash facility, underground fuel storage tanks, free-standing illuminated signage & building signage, 
car parking, retaining walls, fencing, landscaping and associated infrastructure” 
 
The proposal comprises the following attributes;  
 Control building and shop with a floor area of 389m² comprising retail display and sales areas, 

a co-branded quick service restaurant and drive-through facility, cool rooms, storeroom, 
offices, food preparation area and staff amenities, and associated common and dining areas 
including an outdoor dining area; 

 Eight (8) fuel bowsers, covered by a steel-framed canopy with a height of 7.3 metres; 
 Underground fuel tanks with a total capacity of 140,000 litres; 
 One (1) auto car wash facility and four (4) manual car wash bays with associated plant room and 

the installation of four (4) vacuum bays and two (2) chamois bays, two (2) dog wash bays and 
associated shade structures; 

 A free-standing building with floor area of 580m2 for use as a third-party bulky goods outlet 
(shop) is proposed adjacent the south-eastern boundary of the site. A specific tenant is yet to be 
secured for the building; 

 Retaining walls vary in height around the boundaries of the site, including a maximum height of 
2 metres along the road frontages and up to 8.95 metres high on the south-eastern boundaries 
behind the proposed bulky goods outlet; 

 Shared car parking for 36 vehicles, including two (2) disabled parking spaces; 
 Three (3) internally illuminated pylon signs along the Heysen Boulevard and Wellington Road 

frontages of the site (all 9 metres high x 2.3 metres wide); 
 Various smaller illuminated and non-illuminated signage on the control building, fuel canopy 

and freestanding on the site; 
 Refuse areas for bin storage enclosed by 2100mm high black metal slatted fencing;  
 1800mm high Colorbond fencing to the southern boundary; and 
 Landscaping to all non-sealed areas generally on the site, including a portion of the road reserve 

and construction of a footpath from the Wellington Road/Heysen Boulevard junction to the 
Wellington Road site access. 

 
The petrol filling station is proposed to operate 24 hours per day, seven days per week. 
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An access is proposed onto the yet to be constructed Heysen Boulevard, suitable for both customer 
and service vehicles, and will facilitate all turning movements into and out of the site. Another access 
is also proposed onto Wellington Road (left-in, left-out only) for customer vehicles. 
 
The construction of the petrol filling station is proposed to occur at the same time that the 
landowner is enacting the land division to create the allotment. This includes the construction of 
the length of Heysen Boulevard that adjoins the land and connects to Wellington Road. The 
construction of a roundabout at this junction is a DIT project which has commenced and is due for 
completion in the first quarter of 2023. The roundabout will support the adjoining Heysen Boulevard 
to be completed.  

 
Refer to Attachment One (1) for plans and details of the proposed development. 
 
 

3. SUBJECT LAND 
 
The subject land (the Land) is allotment 31 in Deposited Plan 17656 in Certificate of Title Volume 
5974 Folio 333, or otherwise known as 239 Wellington Road, Mount Barker.  
 
The subject site (the Site) is a portion of the land, identified as proposed allotment 26 in Land 
Division 580/D073/17. 
 
The land has a number of development authorisations approved, including land divisions and land 
uses. The land division authorisations divide the land into a number of large allotments and include 
the construction of Heysen Boulevard from Wellington Road to the adjoining land to the north-east. 
The site is an allotment approved in one of these land division authorisations (580/D073/17). The 
site will be created as an allotment once the applicable land division authorisations are enacted, 
including the construction of Heysen Boulevard. Heysen Boulevard is currently under construction 
as part of one of the land divisions to support access to the site.  
 
The site is located on the western side of the land, on the southern side of the future Heysen 
Boulevard. It is an irregular-shaped allotment with an area of 6,864m2. The allotment has frontage 
to Wellington Road and will also have frontage to Heysen Boulevard. 

 
The site is currently vacant and bulk earthworks have occurred to provide fill material for the 
construction of Heysen Boulevard and the supermarket site to the north. 
 
 

4. THE LOCALITY 
 

The land and the site are wholly located within the Residential Neighbourhood Zone. 
 
The locality of the site is mixed, comprising existing rural and rural living properties, as well as 
emerging commercial and residential development, and newly established residential 
development. 
 
The western side of the land is currently under construction with bulk earthworks occurring for the 
construction of the first section of Heysen Boulevard (including roundabout junction at Wellington 
Road), and a benched site to the north-west for an approved supermarket that is also currently 
under construction. 
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To the east of the site is the balance of the land, where there is an approved Hotel/Tavern and other 
development sites that are anticipated to comprise a mix of residential and commercial 
development.  
 
To the north of the land is the Amblemead and Lodge developments comprising generally detached 
dwellings at various stages of construction. To the west of the land is the Bluestone development, 
also residential in nature comprising detached dwellings at various stages of construction.  
 
To the south of the land are rural-living type allotments, also within the Residential Neighbourhood 
Zone, and is envisaged to comprise further residential development.  

 
4.1. Locality Plan 

Aerial Photo of the subject site, land and locality. Site of the development is highlighted yellow and 
the land is outlined blue. Representor’s land is identified by numbers (reflecting the representor 
numbers in Section 5.2.1). Representor 1 is some distance from the site and is not captured spatially 
on the aerial image. 
  

Site 

Land 

Locality 

2 
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4.2 Zone Map  
 

RN Residential Neighbourhood Zone | R Residential Zone 
 
 

5. PROCEDURAL MATTERS 
 
5.1. Categorisation 
 

The land is located within the Residential Neighbourhood Zone (the Zone), refer to Map MtB/15 of 
the Mount Barker District Council Development Plan. The application lodgement fees were paid on 
18 November 2020, and therefore the relevant  version of the Development Plan is that consolidated 
20 August 2020. 
 
A petrol filling station nor bulky goods outlet (shop) does not fall within the ambit of ‘complying 
development’ under Schedule 4 of the Development Regulations 2008, and within the Zone a petrol 
filling station and shop is not listed as a ‘non-complying development’. The development must 
therefore be assessed on its merits taking into account the provisions of the relevant Development 
Plan, pursuant to Section 35(5) of the Development Act 1993. 
 

5.2. Public Notification 
 
The development application has been processed as a Category 3 development pursuant to Section 
38(2)(c) of the Development Act 1993 (Act). 

 
The application was advertised in accordance with Section 38(5) of the Act, with adjacent land 
owners notified in writing and a notice placed in The Courier newspaper on 11 May 2022 inviting the 
public to comment on the application within the required 10 business days. 

  

R RN 
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5.2.1. Representations 
 
During the public notification period, two (2) representations were received.  
 
Of the representations received, both oppose the proposal and neither representor has indicated 
they would like to speak to their representation.  

 
The representations are summarised below: 
 

Representor/ 
Address 

Summary of Issues Request 
to be 
heard 

1 Robert & Julie Ellis 
110 Frampton Road, 
Bugle Ranges 

Oppose the proposal 
 Proposal is inconsistent with the Development 

Plan 
 Inappropriate location as there are nearby similar 

facilities 
 Signage is excessive and will impact road users 
 Landscaping is tokenistic and inadequate 
 Bushfire impacts 
 Wellington Road is the only access and egress 
 Traffic impacts on Wellington Road 

Not 
stated 

2 Peter & Diane White 
8 Monterey Place, 
Mount Barker 

Oppose the proposal 
 Proposal is an unnecessary addition to the area 
 Undesirable appearance at the entrance to the 

Bluestone estate 

Not 
stated 

 
Refer to Attachment three (3) for a copy of the representations received. 

 
5.2.2. Response to Representations 

 
The Applicant has provided a written response to the representations received.  
 
Refer to Attachment four (4) for a copy of the applicant’s response to the representations. 

 
 
6. REFERRALS – STATUTORY 

 
6.1 Department for Infrastructure and Transport (DIT) for the Commissioner of Highways 
 

As the proposed development proposes to create a new access to a secondary arterial road 
(Wellington Road), a referral to DIT was undertaken pursuant to Schedule 8, Part 2, Item 3 of the 
Development Regulations 2008. Council must have regard to the response.  
 
DIT have assessed the proposal in regards to the proposed access to/from Wellington Road and have 
included commentary in regards to the signage and lighting.  
 
They advise that they do not object to the proposed development and have recommended several 
conditions be attached if the development is granted approval. 
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6.2 Environment Protection Authority (EPA) 
 

The proposed development includes an activity of environmental significance as prescribed in 
Clause 1(3)(a)(i) of Schedule 21 of the Development Regulations 2008, having total petroleum storage 
capacity exceeding 10 cubic metres (10kL) but not exceeding 2000 cubic metres in a River Murray 
Protection Area (Tributaries) under the River Murray Act 2003.  
 
In accordance with Schedule 8, Item 10(b) of the Development Regulations 2008, the application was 
referred to the EPA for assessment and response. Council is required to comply with the direction of 
the EPA response in making its decision on the proposal. 
 
The EPA has assessed the proposal against relevant environmental legislation, obligations and 
policies, specifically in relation to air quality, water quality and site contamination. The EPA 
concluded that provided that the use is undertaken as proposed and advised conditions are 
included in any planning consent that may be issued, then undertaking the activity of petroleum 
storage at the site would not result in unacceptable air quality or water quality impacts. 
 
It is noted that the EPA does not provide analysis of noise sources in consideration of the 
Environment (Noise) Policy 2007. 

 
Refer to Attachment five (5) for a copy of the statutory referral responses.  
 
 

7. REFERRALS – NON-STATUTORY 
 

7.1. Council’s Development Engineer  
 

Council’s Development Engineer reviewed the applicant’s traffic report, civil plans and stormwater 
management plan, and have provided the following comments with respect to access, car parking 
and stormwater management: 
 
Access & Car Parking 
 
Access to the development will be provided via one access point on Heysen Boulevard and another 
access point on Wellington Road. The width of these accesses has been shown to be in accordance 
with AS2890.1. For the Heysen Boulevard access, swept paths have been provided for both a 19.1m 
OTR B-Double and 16.4m tanker both entering and exiting at this access as well as traversing the 
site. Swept paths have also been demonstrated for a B99 vehicle using the proposed drive through.  
 
For the access onto Wellington Road, it is understood that only left in and left out turns will be 
accommodated from this access point as a result of the solid median in the design for the Wellington 
Road/Heysen Boulevard roundabout upgrade at this location. Appropriate line marking and signage 
should be provided at this access to reflect this left out only arrangement. An updated Traffic Control 
Plan paired with a Traffic Impact Statement (TIS) shall be provided to Council’s satisfaction 
including traffic control measures and treatments to manage vehicle movements.  
 
The assessment of the appropriate location of the Wellington Road access is based on a reduced 
vehicle speed due to the construction of the Wellington Road and Heysen Boulevard roundabout 
which is currently in the initial stages of construction by DIT.  
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Car parking dimensions have been appropriately sized to meet AS2890.1. Bollards preventing 
vehicle overhang in the appropriate locations are still to be shown on updated plans. Ramp grades 
and grades throughout the site are also shown to satisfy AS2890.1. 
 
Stormwater Management  
 
Detention for the land division over 239 Wellington Road has been provided as a part of the triparty 
agreement between Lovelock, Amblemead and the Lodge. However, additional onsite detention has 
been provided taking into consideration the difference between pre-development and post-
development flows for the site. This has resulted in an onsite detention volume of 90,920L. A SPEL 
Puraceptor has also been demonstrated for water quality purposes to treat pollutants which may 
be generated by the site such as hydrocarbons.  
 
The construction of the stormwater pit and pipe drainage system in Heysen Boulevard will provide 
an underground stormwater drainage connection for the petrol filling station as a part of this land 
division, which will direct stormwater to the downstream Amblemead system. Connection to the 
correct pit in Heysen Boulevard is critical to ensure these flows are directed to the correct system, 
which the civil plans currently demonstrate.  
 
Stormwater quality is also addressed via the proposed gross pollutant trap and biofiltration basin 
at the outlet of the overall development of 239 Wellington Road, before being further treated by the 
downstream Amblemead detention and retention basins. 
 
Summary 
 
After assessment of the proposed development, it is anticipated that the development would 
operate satisfactory and safely from an engineering perspective, subject to the relevant conditions 
applied. 
 

7.2. Council’s Environmental Health Officer 
 
The application was referred to Council’s Environmental Health department to provide comments 
on connection to Council’s wastewater system. The following was advised: 
 There will be a direct sewer connection provided to the site by the developer of the land division, 

and all wastewater can be discharged to this point. 
 An on-site wastewater works application will be required to assess the underfloor plumbing and 

connection to sewer. 
 A Trade Waste permit will be required to assess and manage trade waste from food operations 

as well as water run-off from the car wash and pet wash facilities. 
 Notification of a food business will also be required.   
 

7.3. Council’s Landscape Technical Officer 
 
The application was referred to Council’s Landscape Technical Officer primarily to assess and review 
the proposed landscaping on the Council’s verge. A number of plant species were recommended to 
be changed, which the applicant has adopted and subsequently provided amended Landscaping 
Plans. Overall, the proposed verge landscaping is supported and will enhance the development and 
locality.  
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8. KEY ISSUES 
 
The following matters are considered pertinent in reaching a recommendation for the proposal: 

 
 Land use 
 Design, appearance and siting 
 Transportation, access and car parking 
 Interface between Land Uses 
 Environment and Hazards 
 Advertising Signage 
 Infrastructure 

 
 
9. ASSESSMENT 
 
9.1. Land Use 

 
The following objectives and principles of development control (PDC) of the Zone are considered 
most relevant in assessing the suitability of the proposal being sited within the zone: 
 

Objective 1 A predominantly residential area that comprises a range of dwelling types together with 
local and neighbourhood centres that provide a range of shopping, community, 
business, and recreational facilities for the surrounding neighbourhood in the locations 
indicated on Concept Plan Map MtB/16 - Mount Barker and Littlehampton.  

 
Objective 2  The orderly expansion of the urban area, which allows the economic and effective 

provision of public infrastructure and services and that is consistent with the 
development outcomes contained in Concept Plan Map MtB/16 - Mount Barker and 
Littlehampton. 

 
PDC 2 The following additional forms of development are envisaged within the centres 

identified on Concept Plan Map MtB/16 - Mount Barker and Littlehampton:  
… 
 petrol filling station  

… 
 shops 

 
PDC 4 Non-residential land uses generally anticipated within centres (such as banks, 

consulting rooms, restaurants and shops greater than 150 square metres) should be 
located within designated centres, as shown on Concept Plan Map MtB/16 - Mount 
Barker and Littlehampton. 

 
The Residential Neighbourhood Zone anticipates a broad range of land uses, including residential, 
commercial, community and educational. A petrol filling station and shop are both envisaged forms 
of development where located within a centre identified on Concept Plan Map MtB/16 - Mount 
Barker and Littlehampton (the Concept Plan). It is noted that a bulky goods outlet is a kind of shop.  
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Figure 1: Concept Plan Map MtB/16 - Mount Barker and Littlehampton 
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The Concept Plan is shown in Figure 1, and was adopted through the Mount Barker Urban Growth 
Development Plan Amendment in 2010 when the land was re-zoned for urban development. It 
includes the Proposed Major Local Road (known as Heysen Boulevard) as well as centres, roads, key 
pedestrian/bicycle network and watercourses.  
 
The site is located within the Neighbourhood Centre designated on the Concept Plan on the eastern 
side of Wellington Road and to the south of the Proposed Major Local Road (Heysen Boulevard). 
There is no designation of the size and extent of the Neighbourhood Centre, nor does it align with 
the cadastre boundaries of allotments. It is simply a concept. It is regarded that the intent of the 
Concept Plan is to guide what is an evolving greenfield urban growth area. Naturally in applying this 
concept there is a degree of fluidity in interpretation. Notwithstanding, it is determined that the 
Neighbourhood Centre (as a concept) is located on 239 Wellington Road where other commercial 
uses are evolving including the construction of a supermarket on the northern side of Heysen 
Boulevard and where a planning consent has been issued for a hotel/tavern to the east of the subject 
site.  
 
Whilst the Neighbourhood Centre is an indicative location, it is considered to be suitable due to the 
close proximity of residential land division estates, it is grouped with an approved supermarket with 
specialty shops and a hotel/tavern, and is located at a major intersection where the connector road 
(Heysen Boulevard) intersects a secondary arterial road (Wellington Road).  
 
Purely from a zoning policy perspective, the proposed petrol filling station and bulky goods outlet 
(shop) are considered to be suitable land uses on the subject land as they are located within a centre 
identified on Concept Plan Map MtB/16. 

 
9.2. Design, appearance and siting 

 
The following objectives and principles of development control (PDC) of the Design and Appearance 
general section are considered relevant in assessing the design, appearance and siting of the 
proposed development: 

 
Objective 1 Development of a high architectural standard that responds to and reinforces positive 

aspects of the local environment and built form. 
 
PDC 2 Buildings should be designed and sited to avoid creating extensive areas of 

uninterrupted walling facing areas exposed to public view. 
 
PDC 3 Buildings should be designed to reduce their visual bulk and provide visual interest 

through design elements such as:  
(a) articulation  
(b) colour and detailing  
(c) small vertical and horizontal components  
(d) design and placing of windows  
(e) variations to facades. 

 
PDC 4  Where a building is sited on or close to a side boundary, the side boundary wall should 

be sited and limited in length and height to minimise:  
(a) the visual impact of the building as viewed from adjoining properties  
(b) overshadowing of adjoining properties and allow adequate sun light to 

neighbouring buildings. 
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PDC 7 The external walls and roofs of buildings should not incorporate highly reflective 
materials which will result in glare. 

 
PDC 8 Structures located on the roofs of buildings to house plant and equipment should form 

an integral part of the building design in relation to external finishes, shaping and 
colours. 

 
PDC 9 Building design should emphasise pedestrian entry points to provide perceptible and 

direct access from public street frontages and vehicle parking areas. 
 
PDC 12 Buildings, landscaping, paving and signage should have a co-ordinated appearance 

that maintains and enhances the visual attractiveness of the locality. 
 
PDC 15 Development should be designed and sited so that outdoor storage, loading and service 

areas are screened from public view by an appropriate combination of built form, solid 
fencing and/or landscaping. 

 
The development presents as a typical integrated petrol filling station development, with the fuel 
canopy and bowsers at the front of the site and the control building and shop behind. The manual 
car wash facilities are grouped together to the east of the building, with the auto wash adjacent the 
Wellington Road frontage. A third-party bulky goods tenancy is sited along the south-east boundary 
of the site.  
 
The control building has a footprint of 389m2 and comprises a mix of materials including face brick, 
painted fibre cement sheeting, powdercoated steel mesh screening, painted weatherboard, feature 
wall tiles, timber battens with climbing plants, a painted mural on the western elevation as well as 
OTR and Oporto branding. It has parapet walls which will screen the rooftop mechanical plant. The 
building is also well articulated with glazing and variations in building footprint. With the mix of 
materials and curved outdoor dining area and painted mural, the building has presentation to both 
street frontages to provide appropriate visual engagement and active frontages.  
 
Of initial concern was the location and siting of the auto wash and its presentation to Wellington 
Road. The applicant addressed this by reducing the height of the plant to only half-height of the auto 
wash building, changing the materials of the auto wash to predominantly glazing, and lowering the 
floor level by approximately 1 metre. It is now considered that the bulk and scale of this element and 
its presentation to Wellington Road is acceptable. 
 
The proposal includes retaining walls of up to 2 metres in height along Wellington Road and around 
to Heysen Boulevard, which reduces gradually in height to the access point on Heysen Boulevard. 
The extent of retaining along the frontage is not ideal, as it is a dominant scale on what will be a 
prominent corner. This is unavoidable as the vertical alignment of Heysen Boulevard is what is 
dictating the levels for the proposed development. The retaining walls will however be finished with 
a textured or decorative profile (i.e. not plain grey concrete sleepers) and substantial landscaping is 
proposed on the verge which will soften the appearance of the retaining walls and improve the 
overall appearance of the development.  
 
Retaining walls of up to 8.95 metres high are proposed on the south-eastern boundaries which will 
predominantly be screened by the proposed bulky goods outlet. The retaining wall along the 
southern boundary will be somewhat screened by the control building, and the retaining wall along 
the eastern boundary will be somewhat screened by the loading dock and refuse area. 
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Notwithstanding, all walls are proposed to have a textured or decorative finish to improve their 
appearance.  
 
Whilst the extent of earthworks on face value is substantial, the site is located within a 
Neighbourhood Centre which envisages a range of commercial land uses, all of which can have quite 
large floor plates (such as the supermarket under construction adjacent the site). In this context, it 
is considered that the visual impact of this has been sufficiently minimised by screening walls with 
the siting of the proposed buildings, stepping the building floor levels (including that of the auto 
wash) where possible, finishing the walls with a textured and decorative profile, and incorporating 
substantial landscaping on the verge. The extent of cut proposed also minimises the overall visual 
bulk and scale of the development and the height of the walls along the road frontages.  
 

9.3. Transportation, access and car parking 
 
The following objectives and principles of development control (PDC) from the Transportation and 
Access module of the Development Plan are considered relevant in assessing the access and car 
parking aspects of the proposal. 
 

Objective 2 Development that:  
(a) provides safe and efficient movement for all transport modes  
(b) ensures access for vehicles including emergency services, public 

infrastructure maintenance and commercial vehicles 
(c) provides off-street parking  
(d) is appropriately located so that it supports and makes best use of existing 

transport facilities and networks  
(e) provides convenient and safe access to public transport stops. 

 
PDC 2 Development should be integrated with existing transport networks, particularly 

major rail, road and public transport corridors as shown on Location Maps and 
Overlay Maps - Transport, and designed to minimise its potential impact on the 
functional performance of the transport network. 

 
PDC 5 Land uses that generate large numbers of visitors such as shopping centres, 

places of employment, schools, hospitals and medium to high density residential 
uses should be located so that they can be serviced by the public transport 
network and encourage walking and cycling. 

 
PDC 8 Development should provide safe and convenient access for all anticipated 

modes of transport. 
 
PDC 17 Industrial/commercial vehicle movements should be separated from passenger 

vehicle car parking areas.  
 
PDC 18 Development should provide for the on-site loading, unloading and turning of all 

traffic likely to be generated.  
 
PDC 19 Development should make provision on site for locating loading and storage 

areas at the rear or side of the site to contribute to attractive streetscapes.  
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PDC 20 Development should ensure that a permeable street and path network is 
established that encourages walking and cycling through the provision of safe, 
convenient and attractive routes with connections to adjoining streets, paths, 
open spaces, schools, pedestrian crossing points on arterial roads, public and 
community transport stops and activity centres. 

 
PDC 39 Development should provide off-street vehicle parking and specifically marked 

accessible car parking places to meet anticipated demand in accordance with 
Table MtB/2 - Off Street Vehicle Parking Requirements. 

 
PDC 42 Vehicle parking areas should be sited and designed to:  

(a) facilitate safe and convenient pedestrian linkages to the development and 
areas of significant activity or interest in the vicinity of the development  

(b) include safe pedestrian and bicycle linkages that complement the overall 
pedestrian and cycling network  

(c) not inhibit safe and convenient traffic circulation  
(d) result in minimal conflict between customer and service vehicles  
(e) avoid the necessity to use public roads when moving from one part of a 

parking area to another  
(f) minimise the number of vehicle access points onto public roads  
(g) avoid the need for vehicles to reverse onto public roads  
(h) where practical, provide the opportunity for shared use of car parking and 

integration of car parking areas with adjoining development to reduce the 
total extent of vehicle parking areas and the requirement for access points  

(i) not dominate the character and appearance of a site when viewed from 
public roads and spaces  

(j) provide landscaping that will shade and enhance the appearance of the 
vehicle parking areas  

(k) include infrastructure such as underground cabling and connections to 
power infrastructure that will enable the recharging of electric vehicles 

(l) where appropriate, provide for trolley collection areas. 
 
Access  
 
The proposal provides two access points, one from Heysen Boulevard and one from Wellington 
Road. 
 
The Wellington Road access provides for left-in and left-out customer vehicle movements only. The 
Heysen Boulevard access provides four-way vehicle movements for both customer vehicles and 
service vehicles, including fuel tankers (19.0 metre semi-trailer) and other medium rigid vehicles 
(MRV) for service delivery and waste refuge. The proposed development will not be able to operate 
until the section of Heysen Boulevard adjacent the site, including the CH-R treatment, is constructed 
and therefore this has been recommended as a condition should the application be granted 
consent.   
 
The proposed access point to Wellington Road has been assessed by DIT, who had no objection to 
the proposal.  
 
All relevant swept paths and loading arrangements have been provided by the applicant’s traffic 
engineer which clearly demonstrate appropriate access and on-site manoeuvrability for all 
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anticipated vehicles can be accommodated. Council’s Engineers confirm that the swept paths 
comply with the relevant standards and are acceptable.  
 
A footpath will be constructed along Heysen Boulevard as part of the developer’s works for the land 
division. The applicant has agreed to extend the footpath from the Heysen Boulevard and 
Wellington Road intersection to the Wellington Road access to the site. This provides good 
pedestrian connectivity to/from the site from both road frontages. Pedestrian movements within 
the site are appropriate, providing a clear path from the public footpath to the control building and 
bulky goods tenancy. It is also noted that the nature of the site is a low speed environment which 
lends itself to shared pedestrian and vehicle arrangements.  
 
Car parking  
 
Table MtB/2 – Off Street Vehicle Parking Requirements of the Development Plan envisages that on-
site car parking be provided in accordance with the following: 
 

Form of development Number of required car parking spaces 
Bulky goods outlet 1 per 25 square metres of gross leaseable floor 

area  
Petrol filling station 6 per service bay plus 1 per employee plus 1 per 

20 square metres of retail floor space  
Restaurant/café/tea room A fast food/take away restaurant that has dine-

in facilities and drive through:  
• 1 per 3 square metres of gross leaseable or 1 
per 2 seats (internal seating) whichever is the 
greater  

Shop (excluding restaurant, café and tea room) 5.5 spaces per 100 square metres of gross 
leaseable floor area  

 
The integrated nature of the development, in particular the control building with shop and 
restaurant, makes it difficult to ‘pigeon-hole’ the land use into the forms of development specified 
within the Development Plan. The applicant has provided a parking assessment which identifies the 
peak on-site parking demands for other OTR sites in Adelaide.  
 
Based on the comparative rate, it was determined that the OTR building of 389m2 will generate a 
parking demand of 10 spaces. 
 
The bulky goods outlet has a floor area of 580m2, which equates to an on-site parking demand of 23 
spaces. The applicant’s traffic engineer submits that this is considered high for this class of land use 
so an empirical parking demand assessment was undertaken. Based on updated survey data in 
2013, bulky good outlets typically generate weekday parking rates of between 0.65 and 3.17 spaces 
per 100m2 of floor area, with an average of 1.57 spaces per 100m2 of floor area. It was considered 
realistic to adopt a parking rate of 2 spaces per 100m2, which would equate to 12 parking spaces. 
 
Based on the information provided by the applicant’s traffic engineer, the total on-site parking 
demand would be 22 spaces. The proposed layout provides a total of 36 spaces which exceeds the 
combined parking requirement for the petrol station and bulky goods tenancy. 17 of these parking 
spaces are located adjacent the bulky goods tenancy, and the remaining 19 spaces are adjacent the 
control building which represents a relatively even spread of parks across the site. It is noted that 
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these parking spaces are in addition to the dedicated vacuum and chamois bays as well as the petrol 
bowsers where vehicles will be temporarily parked.  
 
It is considered that there is sufficient on-site vehicle parking provided for the proposed land uses.  
 
Council’s Development Engineers have reviewed the proposed car parking and advise that the 
design, layout and line marking of the car park can meet relevant standards.  
 

9.4. Interface Between Land Uses 
 

The following objectives and principles of development control (PDC) from the Interface between 
Land Uses module of the Development Plan are considered relevant in assessing the impact of the 
proposed development to adjoining land uses.  
 

Objective 1 Development located and designed to minimise adverse impact and conflict 
between land uses.  

 
Objective 2 Protect community health and amenity from adverse impacts of development.  
 
Objective 3 Protect desired land uses from the encroachment of incompatible development. 
 
PDC 1 Development should not detrimentally affect the amenity of the locality or cause 

unreasonable interference through any of the following:  
(a) the emission of effluent, odour, smoke, fumes, dust or other airborne 

pollutants  
(b) noise  
(c) vibration  
(d) electrical interference  
(e) light spill  
(f) glare  
(g) hours of operation  
(h) traffic impacts.  

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

existing and potential future land uses desired in the locality.  
 
PDC 7 Outdoor lighting should be designed and installed so that it does not overspill or 

intrude on sensitive land uses (e.g. residential) or detrimentally impact on road 
safety in the locality, so that it complies with relevant Australian Standards AS 
4282-1997: Control of the obtrusive effects of outdoor lighting. 

 
PDC 8 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. 

 
PDC 12 Development with the potential to emit harmful or nuisance-generating air 

pollution should incorporate air pollution control measures to prevent harm to 
human health or unreasonable interference with the amenity of sensitive uses 
within the locality. 
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The relevant interface considerations for a petrol filling station and shop generally extend to noise, 
odour, hours of operation and light spill. 
 
Noise  
 
The applicant has provided an Environmental Noise Assessment report to determine the levels of 
noise disturbance to nearby residences, as well as make recommendations in the overall design to 
reduce noise impact. The report has considered all noise sources of the development, including on-
site vehicle movements, general car park activity, rubbish collection, automatic and manual car 
wash bays, dog wash activity, drive through activity, fuel and store deliveries, and mechanical plant 
serving the development. It has also had regard to the 24-hour operation of the site. To minimise 
noise disturbance to the existing nearby residences, the report recommends: 
 
 Rubbish collection: 

 Rubbish collection to only occur between the hours of 9am and 7pm on Sundays or public 
holidays, and between 7am and 7pm on any other day. 

 General activity 
 Construction of a 1.8m high fence on top of the boundary retaining wall at the south of the 

site; 
 Reduce noise from any alarms produced by site equipment, such as for compressed air, as 

far as practical; 
 Reduce noise from any amplified music played outdoors (under the canopy) as far as 

practical; and 
 Ensure there are no irregularities on the site and all inspection points, grated trenches, etc. 

are correctly fixed to remove the potential for impact noise being generated when driven 
over. 

 Car wash activities 
 The manual wash bays shall only be used between the hours of 7:00AM to 10:00PM on any 

day; 
 Construct the walls of the automatic carwash from laminated glass which is a minimum of 

10.38mm thick and/or precast concrete panels; 
 Install glass doors to the entry and exit of the automatic car wash which automatically close 

during operation (i.e., close before the start of the wash cycle, and do not open until the end 
of the wash cycle, including any drying). The doors should be constructed from a minimum 
of 10.38mm thick laminated glass (or a material with a higher surface density in kg/m2) and 
be sealed as close to airtight as possible at all junctions when closed; and 

 Incorporate a layer of 6mm thick compressed fibre cement sheet (or equivalent material) to 
the underside of the roof structure and include insulation in the cavity. Install acoustic 
absorption material to the underside of the lining, such as 50mm thick insulation (minimum 
density of 32kg/m3). 

 Deliveries 
 All deliveries to the site, including fuel, shall only occur between the hours of 7:00AM to 

10:00PM on any day. 
 Noise from Mechanical Plant 

 Incorporate an in-line attenuator to the discharge side of any significant exhaust fan if 
installed (such as may serve a kitchen); and 

 Construct a mechanical plant barrier on the southern and eastern sides of the control building 
plant.  
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Based on the assessment undertaken by Sonus, with the inclusion of the recommended acoustic 
treatments and operational aspects, the proposed development will accord with the Environment 
Protection (Noise) Policy 2007. It is therefore considered that the proposed development will have a 
minimal impact to nearby residences with regards to noise, furthermore noting that the 
development is sited within a designated Neighbourhood Centre and adjacent to a secondary 
arterial road. 
 
Light spill 
 
Light spill from the development can be suitably controlled by ensuring that any external lighting is 
directed away from nearby residences. Further to this, the site is significantly lower than the 
adjoining land to the south and there is proposed boundary fencing of 1.8 metres in height along the 
southern boundary. Light spill from the inside of the shop itself, or by vehicles using the petrol filling 
station, is therefore likely to have a negligible impact to the nearest residence to the south, and this 
can be appropriately managed through a condition should the application be granted planning 
consent.  
 
Odour and vapour 
 
The EPA in their referral response have provided commentary on the potential air quality impacts 
i.e. petrol vapour emissions.  

 
Petrol vapour emissions occur from storage systems holding hydrocarbon (other than diesel and 
LPG), as well as from fuel bowsers and tanker deliveries. Vapour recovery systems are designed to 
reduce petrol emissions into the atmosphere from underground storage systems. The EPA advises 
that, as a minimum, a Stage 1 vapour recovery system shall be fitted to underground storage tanks, 
including underground storage tank vent pipes being fitted with a pressure vacuum relief valve, to 
minimise loss during the unloading and storage of fuel. The applicant has advised that all petrol fuel 
storage tanks are to be fitted with a Stage 1 vapour recovery system. This is satisfactory to the EPA. 
 
As the proposed bowsers are to be located less than 50 metres from the nearest sensitive receiver to 
the south, the proposed bowsers will also be fitted with a Stage 2 vapour recovery system so that 
they would not pose any unacceptable risks to human health or amenity (e.g. air pollution and odour 
nuisance). The EPA considers this adequate to mitigate the air quality risks to nearby sensitive 
receivers. 
 
Hours of operation 
 
The proposed petrol filling station is to operate 24 hours 7 days per week. This is common of petrol 
filling stations providing that any potential detrimental impacts to nearby residences are managed. 
The two key impacts for a 24-hour operation are noise and light spill. As demonstrated in the 
Environmental Noise Assessment, with the proposed recommendations, the petrol filling station is 
capable of operating within the accepted Environment Protection (Noise) Policy 2007, and therefore 
noise impacts to the nearby residences is minor. Light spill has also been addressed through the 
extent of earthworks and fencing and can be further managed through conditions of consent about 
directing outdoor lighting away from nearby residences. As these two aspects have been or can be 
adequately addressed, the 24-hour operation is considered suitable.  
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9.5. Environment and Hazards 
 
The following provisions of the Hazards (H) and Natural Resources (NR) sections of the Development 
Plan are considered relevant in assessing the environmental and hazards impacts of the proposed 
development. 

 
H Objective 9 Appropriate assessment and remediation of site contamination to ensure land is 

suitable for the proposed use and provides a safe and healthy living and working 
environment.  

 
H Objective 10 Minimisation of harm to life, property and the environment through appropriate 

location of development and appropriate storage, containment and handling of 
hazardous materials. 

 
H PDC 24  Hazardous materials should be stored and contained in a manner that minimises 

the risk to public health and safety and the potential for water, land or air 
contamination.  

 
H PDC 25 Development that involves the storage and handling of hazardous materials 

should ensure that these are contained in designated areas that are secure, 
readily accessible to emergency vehicles, impervious, protected from rain and 
stormwater intrusion and other measures necessary to prevent:  
(a) discharge of polluted water from the site  
(b) contamination of land  
(c) airborne migration of pollutants  
(d) potential interface impacts with sensitive land uses. 

 
H PDC 28 Chemical loading and unloading areas should be designed and constructed to 

prevent the entry of external stormwater, to contain any spilt materials and 
‘wash down’ likely to pollute stormwater, with removal of split materials off-site 
to a licensed waste depot by a licensed waste carrier. 

 
NR PDC 13 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. 

 
NR PDC 19  Development likely to result in significant risk of export of litter, oil or grease 

should include stormwater management systems designed to achieve the 
following gross pollutant outcomes:  
(a) 90 per cent reduction of litter/gross pollutants compared to untreated 

stormwater runoff  
(b) no visible oils/grease for flows up to the 1-in-3 month average return interval 

flood peak flow. 
 

The two key environmental concerns of water quality impacts and potential site contamination have 
mostly been assessed by the EPA.  
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Water Quality 
 
Potentially contaminated stormwater runoff can be generated at petrol filling stations from the 
sealed surface areas (i.e. re-fuelling areas, parking areas, footpaths, loading areas and other 
trafficable areas). 
 
The civil plan indicates that all high risk areas of the site would be graded such that all runoff 
(including spillages) would be captured and directed back for treatment by a SPEL Puraceptor Class 
1 full retention oil/water separator (with alarm). This is satisfactory to the EPA. 
 
Further to this, the applicant has confirmed that sludge or oily residue collected within the proposed 
full retention separator would be collected by an EPA licenced waste transporter and taken to an 
appropriately licenced waste facility. 
 
The EPA have made comment on the wastewater generated from the car wash and pet wash facility, 
noting that this shall not be discharged into any waters or onto land in a place from which it is 
reasonably likely to enter any waters. This aspect will be reviewed separately by Council, noting that 
discharge of this water will require a Trade Waste permit which will be assessed by Council’s 
Environmental Health Officers.   

 
Potential Site Contamination 
 
The underground storage tanks (USTs) and fuel lines are proposed to be double contained fiberglass 
with leak detection system. The proposed fuel storage methods and protection measures for 
minimization and/or detection of leaks are satisfactory to the EPA, and conditions are directed to 
this effect should the application be granted a planning consent.  
 

9.6. Advertising signage 
 
The following provisions of the Advertisements section are considered the most relevant to the 
assessment:  
 

PDC 2  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. 
  

PDC 3  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.  

 
PDC 4 Buildings occupied by a number of tenants should exhibit co-ordinated and 

complementary advertisements and/or advertising hoardings to identify the 
tenants and their type of business.  
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PDC 5 The content of advertisements should be limited to information relating to the 
legitimate use of the associated land. 

 
PDC 17  Freestanding advertisements and/or advertising hoardings should be:  

(a) limited to only one primary advertisement per site or complex  
(b) of a scale and size in keeping with the desired character of the locality and 

compatible with the development on the site. 
 
The proposal includes three (3) internally illuminated pylon signs along the Heysen Boulevard and 
Wellington Road frontages of the site. These are all 9 metres high x 2.3 metres wide. Various smaller 
illuminated and non-illuminated signage on the control building, fuel canopy and freestanding on 
the site is also proposed. 
 
The most prominent signage on the land is the illuminated pylon signs. Table MtB/4 of Council’s 
Development Plan does not provide specific guidance for signage within the Residential 
Neighbourhood Zone. The proposed pylon signs are however considered to be in proportionate 
scale with the buildings on the site and the size of the site itself. 
 
The signs will provide for the display of fuel prices, as well as advertisement for the on-site restaurant 
and the bulky goods tenancy providing a co-ordinated outcome and minimising the need for 
additional signage.  
 
Whilst freestanding advertisements are generally envisaged to be limited to one per site, it is 
considered that the proposed pylon signs are appropriate for the site and its context, having regard 
to the allotment having two road frontages exceeding 174 metres and a total area of approximately 
6,865m2. The proposed signs are evenly separated along the frontages and will not contribute 
unduly to visual clutter or driver distraction, and will not have a detrimental impact on any sensitive 
uses in the locality. 
 
DIT provided commentary regarding the potential for driver distraction. It is noted that the only LED 
display components are for fuel prices and that these do not flash, scroll, move or change. The 
signage is also sited so that it will not obscure a driver’s view from the Wellington Road access point. 
DIT have recommended a number of conditions that could be added to the planning consent should 
this be granted.  
 
The signage on the control building is integrated into the building design and proportionate with 
the scale of the building.  
 
The signage is all coloured in the OTR corporate colours and is considered to be reasonable within 
the context of the development and the site. 
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9.7. Infrastructure 
 
The development is reliant on the construction of Heysen Boulevard for access, but also to provide 
other infrastructure such as a sewer line for wastewater disposal, water connection and stormwater 
pipes. The developer of the land division is responsible for constructing this infrastructure, which 
form requirements of the associated land divisions.  
 
Stormwater 
 
A stormwater management plan has been provided by the applicant and reviewed by Council’s 
Development Engineer. Stormwater from the proposed development is capable of being 
appropriately collected, managed and discharged to infrastructure that will be provided through 
the division of the land. Stormwater quality is also appropriately addressed via the SPEL Puraceptor, 
before being further treated by the downstream Amblemead detention and retention basins. 
 
Waste 
 
All rubbish collection will occur on-site, collected by a private contractor. There are two service yard 
areas for rubbish bin storage, one each for the petrol station and the bulky goods outlet. Both of 
these are enclosed with fencing to adequately screen these areas from public view. 
 
Wastewater 
 
Wastewater from the proposed development is capable of being discharged to the sewer network 
provided to the site through the associated land division. 
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10. CONCLUSION 
 

The most relevant planning matters considered in the assessment of this application extend to the 
suitability of the land use, design and appearance, interface to the nearby residences, access and 
parking, environmental considerations and advertising signage.  
 
The Residential Neighbourhood Zone envisages a petrol filling station and shop where it is located 
within a centre identified on Concept Plan Map MtB/16, which the proposed development is.  
 
The development generally presents well to both street frontages, with the control building in 
particular displaying a high degree of articulation in the building design and mix of materials and 
finishes. The extent and height of retaining walls along the street frontage is not ideal, but this is 
dictated by the design levels of the Wellington Road and Heysen Boulevard junction and the existing 
site constraints. Notwithstanding, the proposal does address this by using retaining walls that have 
a decorative textured finish and by including extensive landscaping in front of the wall on the 
Council’s verge which will soften the appearance and improve the streetscape.  
 
The pylon signs are evenly separated along the two frontages and are considered to be of suitable 
scale for the development and consistent with Neighborhood Centre development. The building 
signage is generally well-integrated into the building design and provides a coordinated appearance 
to the development of the site.  
 
Traffic and access is considered acceptable and has been supported by both DIT and Council 
Engineers. The site allows full maneuverability of all vehicles expected, there is sufficient on-site 
vehicle parking, and the design and location of the access points are considered safe and 
appropriate. Notwithstanding there is a low risk that the operation of the development may 
commence prior to the Wellington Road and Heysen Boulevard roundabout being completed, this 
can be managed through the inclusion of a condition restricting the use of the Wellington Road 
access.  
 
The impacts to nearby sensitive receivers have been addressed through the provision of the 
Environmental Noise Assessment which demonstrates that the proposal accords with the 
Environment Protection (Noise) Policy 2007, and includes a number of acoustic treatment and 
operational restrictions. Light spill can be adequately addressed through the design of lighting on 
the site, but the proposed site level of the development also sufficiently addresses this. All odour 
and vapour impacts have also been mitigated through the proposed vapour recovery systems, 
which have been supported by the EPA.  
 
Environmental impacts have been minimised through the inclusion of an oil/water separator to 
ensure that any spillages are adequately treated and disposed of appropriately, therefore avoiding 
impacts to the natural environment. The potential for site contamination has also been minimised 
through the type of underground storage tanks proposed. Both of these elements have been 
supported by the EPA.  
 
In summary, the proposal demonstrates an appropriate level of design consideration for traffic 
movements, minimising impacts to nearby residences and to improving overall streetscape 
appearance, whilst also being supported by DIT from a traffic perspective and supported by the EPA 
from an environmental perspective. Taking all relevant planning matters into consideration, the 
proposal sufficiently satisfies the applicable Development Plan provisions to warrant Planning 
Consent. 
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11. RECOMMENDATION 
 

It is recommended that the Council Assessment Panel: 
 

DETERMINE that the proposed development is not seriously at variance with the policies in the 
Mount Barker (DC) Development Plan. 

 
RESOLVE to GRANT Planning Consent to the application by PC Infrastructure Pty Ltd for the 
Integrated petrol filling station complex (24hr) including new control building comprising ‘On the 
run’ retail services with integrated quick service restaurant & drive-through facility, free-standing 
bulky goods outlet, canopy and fuel filling facilities, automatic and manual car wash facilities, dog 
wash facility, underground fuel storage tanks, free-standing illuminated signage & building signage, 
car parking, retaining walls, fencing, landscaping and associated infrastructure at 239 Wellington 
Road, Mount Barker (Development Application 580/1446/20) subject to the following conditions and 
advisory notes: 
 
Council’s conditions: 
 
1. The development herein approved to be carried out in accordance with the stamped plans and 

details accompanying this application, except where amended by the following conditions, 
including: 
 Planning report by Peregrine Corporation, 30 September 2021; 
 Plans and details by ADS Architects, including Site Plan (Reference: 20/JN1404/sk01k, Date: 

07/09/2022), Elevations (Reference: 20/JN1404/sk02c, Date: 07/04/2022), Elevations 
(Reference: 20/JN1404/sk03f, Date: 08/04/2022), and Elevations (Reference: 
20/JN1404/sk04e, Date: 07/04/2022); 

 Landscape Plan by Oxigen (Reference: 15.047.067, Revision: E, Date: 28/09/2022); 
 Civil & Stormwater Plan by TMK Consulting Engineers (Drawing no: 2011006-C1/PB, 

Revision: PB, Date: 19/09/2022);  
 Stormwater Calculations by TMK Consulting Engineers (Job no: 2110107, Date: 

22/04/2022); 
 Environmental Noise Assessment by Sonus (Reference: S6335.1C4, Date: December 2021); 
 Site Traffic Compliance Statement by Stantec (Reference: 301401112.1050, Date: 

01/10/2021), including attached swept path assessments; 
 OTR Service Station Generic Parking and Traffic Management Report by GTA Consultants 

(Reference: S1177712, Date: 29/11/2017);  
 Written correspondence by Stantec (Reference: 30140112-1050, Date: 19/01/2022) 

including attached Traffic Management Plans; and 
 Written correspondence by Peregrine Corporation (Date: 30/09/2022). 

 
2. All requirements in regard to the construction of driveways and carparks are to be met prior to 

operation of the development, and maintained thereafter, including: 
a. The driveways and car parking areas shall be designed, drained, constructed, line-marked 

and sealed with asphalt, pavers, or concrete providing both structural integrity and traction 
in both wet and dry conditions and include adequate stormwater drainage in accordance 
with accepted engineering standards. The use of unbound materials (e.g. gravel or quarry 
rubble) is not acceptable; 

b. The driveway crossovers between the back of kerb and the boundary shall be constructed 
of a grade suitable for the anticipated commercial traffic and shaped to provide a verge 
slope no greater than 2.5 per cent fall towards the road where a footpath is present and a 
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maximum 5% where no footpath is present, suitable for pedestrian traffic and in 
accordance with Council’s current standards; 

c. All car parks and any traffic control devices shall be designed and constructed in 
accordance with AS 2890 –Off-Street Car parking, AS 1742 Manual of Uniform Traffic Control 
Devices and the Notice to Council (Part 1 and 2) under the Road Traffic Act 1961 from the 
Minister for Transport and Urban Planning (December 1999);  

d. A Traffic Control Plan together with a Traffic Impact Statement (TIS) shall be provided 
including traffic control measures and treatments to manage vehicle movements are to be 
addressed and finalised as a part of the detailed design to Council’s satisfaction; and 

e. Bollards shall be provided within the car park to prevent vehicle overhang over pedestrian 
thoroughfares (specifically parks 1-10 and 20-36) as well as the shared zone area adjacent 
the third party tenancy in accordance with AS2890.6.  

 
3. All requirements in regard to stormwater are to be met prior to operation of the development, 

and maintained thereafter, including: 
a. Management of stormwater shall occur generally in accordance with the Civil & 

Stormwater Plan by TMK Consulting Engineers (Drawing no: 2011006-C1/PB, Revision: PB, 
Date: 19/09/2022); 

b. All stormwater shall be discharged to the appropriate side entry pit within Heysen 
Boulevard which directs water to the Amblemead detention and retention basin; 

c. All stormwater captured by roofing materials and hard sealed paving areas shall be 
discharged in a controlled manner so it does not impact upon adjoining properties or, in 
the opinion of Council, has the potential to cause nuisance or destabilise adjoining land; 
and 

d. A system to improve stormwater quality shall be provided and constructed in a location 
and of a design to the reasonable satisfaction of Council to ensure that pollutants are 
trapped prior to exiting the site or entering the natural watercourse. The treatment system 
shall have a high capture efficiency for oils and petroleum/hydrocarbons. 

 
4. All recommendations within the Environmental Noise Assessment by Sonus (Reference: 

S6335.1C4, Date: December 2021) shall be implemented prior to operation of the 
development, and maintained thereafter, including:  
a. Construction of a 1.8m high fence on top of the boundary retaining wall at the south of the 

site. The extent of the fence is shown in the diagram as ORANGE on page 12 of the report 
and shall be constructed from no less than 0.42BMT sheet steel (Colorbond or similar), 
which is sealed airtight at all junctions, including at the ground; 

b. Ensure there are no irregularities on the site and all inspection points, grated trenches, etc. 
are correctly fixed to remove the potential for impact noise being generated when driven 
over; 

c. Construct the walls of the automatic carwash from laminated glass which is a minimum of 
10.38mm thick and/or precast concrete panels; 

d. Install glass doors to the entry and exit of the automatic car wash which automatically 
close during operation (i.e., close before the start of the wash cycle, and do not open until 
the end of the wash cycle, including any drying). The doors should be constructed from a 
minimum of 10.38mm thick laminated glass (or a material with a higher surface density in 
kg/m2) and be sealed as close to airtight as possible at all junctions when closed; 

e. Incorporate a layer of 6mm thick compressed fibre cement sheet (or equivalent material 
with surface density of at least 8kg/m2) to the underside of the roof structure of the car 
wash and include insulation in the cavity (with a density of at least 11 kg/m3). Install 
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acoustic absorption material to the underside of the lining, such as 50mm thick insulation 
(minimum density of 32kg/m3), in accordance with the detail on page 11 of the report; 

f. Incorporate an in-line attenuator to the discharge side of any significant exhaust fan 
ifinstalled (such as may serve a kitchen); and 

g. Construct a mechanical plant barrier on the southern and eastern sides of the control 
building plant (as shown in the diagram on page 12 of the report as a RED line) which is a 
minimum of 0.5m higher than the equipment and ensure it is sealed air tight at all vertical 
junctions and extends down to the roof as close as is practicable. The barrier may be 
constructed from a material such as sheet steel (“Colorbond” or similar) or a material with 
a greater surface density (4.3kg/m3). 

 
5. All recommended operational restrictions within the Environmental Noise Assessment by 

Sonus (Reference: S6335.1C4, Date: December 2021) shall be implemented for the ongoing 
operation of the development, including:  
a. All deliveries to the site, including fuel, shall only occur between the hours of 7:00AM and 

10:00PM on any day; 
b. The manual wash bays shall only be operated between the hours of 7:00AM to 10:00PM on 

any day; 
c. Reduce noise from any alarms produced by site equipment, such as for compressed air, to 

not detrimentally impact on adjoining land uses; and 
d. Reduce noise from any amplified music played outdoors (under the canopy) to not 

detrimentally impact on adjoining land uses. 
 

6. All retaining walls visible in the public realm (including along the site boundaries), as detailed 
on the Civil & Stormwater Plan by TMK Consulting Engineers (Drawing no: 2011006-C1/PB, 
Revision: PB, Date: 19/09/2022) shall have a decorative textured profile (e.g. Kensington or 
similar) in order to enhance the amenity of the streetscape and locality to the reasonable 
satisfaction of Council. 
 

7. Landscaping shall be established generally in accordance with the Landscape Plan by Oxigen 
(Reference: 15.047.067, Revision: E, Date: 28/09/2022), within three (3) months of operation of 
the petrol filling station. All vegetation shall be nurtured and maintained with any diseased or 
dying vegetation replaced in a timely manner.  

 
8. All signage shall: 

a. Not contain any element of LED or LCD display, except for the fuel prices on the pylon sign; 
b. Not flash, scroll, move or change, with the exception of the LED fuel price signs, which may 

change on an as-needs basis; 
c. Not be permitted to operate in such a manner that could result in impairing the ability of a 

road user by means of high levels of illumination or glare. Accordingly, all illuminated signs 
visible from the adjacent roads should be limited to a low level of illumination (i.e. < 
150Cd/m2), except in the case of electronic signage, which shall be limited to the following 
stepped luminance levels: 

Ambient Conditions Sign Illuminance Vertical 
Component (Lux) 

Sign Luminance (Cd/m2) 
Max 

Sunny Day 40000 6300 
Cloudy Day 4000 1100 

Twilight 400 300 
Dusk 40 200 
Night <4 150 
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d. In the case of electronic signage, incorporate an automatic error detection system which 
will turn the display off or to a blank, black screen should the screen or system malfunction. 

 
9. Construction of a footpath within the Wellington Road road reserve, connecting the internal 

pedestrian pathway at the Wellington Road access to the footpath at the Wellington Road and 
Heysen Boulevard intersection, shall be completed by the developer prior to operation of the 
development. The detailed design of the footpath shall be provided to Council for approval 
prior to construction of the footpath commencing. 
 

10. All external lighting of the site, including car parking areas, loading areas and buildings, shall 
be located, directed, shielded and of an intensity not exceeding lighting in adjacent public 
streets, so as not to cause nuisance or loss of amenity to any person beyond the site to the 
reasonable satisfaction of the Council. 

 
11. All service and delivery vehicles required to service the development shall be scheduled to 

occur outside of peak usage periods for the approved development. 
 

12. Waste and rubbish shall not cause nuisance to nearby residential properties or detract from 
the amenity of the locality, to the reasonable satisfaction of Council, by:  
 Being appropriately contained, stored, managed and screened from public view to not 

cause odour impact, visual impact or unsanitary conditions; and 
 Bins stored within the designated enclosed/fenced area at all times except where removed 

for waste collection. 
 

13. The development must not commence operation until the adjacent section of Heysen 
Boulevard is constructed (including channelized turn lanes), practical completion has been 
accepted by Council and the road is open for public use.  
 

14. The Wellington Road access shall facilitate Left-in and Left-out vehicle manoeuvres only. 
Appropriate line marking and signage shall be provided at this access to the satisfaction of 
Council to reflect the Left-out only arrangement as a result of the opposing solid median to be 
constructed with the upgrade of the Wellington Road/Heysen Boulevard roundabout. 

 
15. The development must be connected to an operational wastewater service for the drainage of 

wastewater, prior to the commencement of operation. All financial and augmentation 
requirements of the Water Industry Entity shall be met in regard to the connection to and 
construction of any wastewater connections, drains and services. 
 

16. Effective soil erosion and drainage control measures shall be implemented during the 
construction of the development in accordance with this consent to: 
 prevent silt run-off from the land to adjoining properties, roads and drains; 
 control dust arising from the construction and other activities, so as not to, in the opinion 

of Council, be a nuisance to residents or occupiers on adjacent or nearby land; 
 ensure that soil or mud is not transferred onto the adjacent roadways by vehicles leaving 

the site; 
 ensure that all litter and building waste is contained on the subject site in a suitable bin or 

enclosure; 
 ensure that no sound is emitted from any device, plant or equipment or from any source 

or activity to become an unreasonable nuisance, in the opinion of Council, to the occupiers 
of adjacent land; and 
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 ensure all disturbed land is managed to prevent silt runoff and dust. 
 

Commissioner of Highways conditions: 
 

17. Access to Wellington Road and Heysen Boulevard shall be constructed as shown on ADS 
Architects Site Plan, Drawing No. 20/JN1404/sk01h, dated 27 April 2022 and updated Stantec 
Traffic Compliance Statement, GTA ref: 301401112.1050, dated 1 October 2021 and Turn Path 
Diagrams, Drawing No. S3014011-01, 02, 03 and 04, Issue P3, dated 1 October 2021. 

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

 
19. Signage and line marking shall be utilised to reinforce the desired flow of traffic to, from and 

through the site. 
 

20. The largest vehicle permitted on-site shall be a 19 metres articulated vehicle. All vehicles larger 
than 6.4 metres shall access the site via Heysen Boulevard only. 

 
21. All off-street car parking shall be designed in accordance with AS/NZS 2890.1:2004 and AS/NZS 

2890.6:2009. Clear sightlines, as shown in Figure 3.3 ‘Minimum Sight Lines for Pedestrian 
Safety’ in AS/NZS 2890.1:2004, shall be provided at the property line to ensure adequate 
visibility between vehicles leaving the site and pedestrians on the adjacent footpaths. 

 
22. All off-street commercial vehicle facilities shall be designed in accordance with AS 2890.2:2018. 

 
23. A Traffic Management Plan for the construction period of the development shall be produced 

to the satisfaction of DIT and Council prior to the commencement of construction. 
 

24. Stormwater run-off shall be collected on-site and discharged without jeopardising the 
integrity and safety of the adjacent road network. Any alterations to the road drainage 
infrastructure required to facilitate this development shall be at the applicant’s expense. 

 
Environment Protection Authority conditions: 

 
25. Prior to operation, all fuel storage tanks (apart from diesel and LPG) must be fitted with a Stage 

1 vapour recovery system (which includes underground storage tank vent pipes being fitted 
with a pressure vacuum relief valve) that directs the displaced vapours back into the tank 
during filling. 
 

26. Prior to operation, all fuel dispensers (apart from diesel and LPG) must be fitted with a Stage 
2 vapour recovery system that directs vapours back into the tank during vehicle refuelling. 

 
27. Prior to operation, all underground fuel storage tanks must be double-walled and fitted with 

a leak detection system designed and installed in accordance with clause 4.5 of Australian 
Standard 4897-2008 The design, installation and operation of underground petroleum storage 
systems. 

 
28. Prior to operation, all fuel lines between the underground storage tanks and fuel dispensers 

must be double contained and fitted with a leak detection system, designed and installed in 
accordance with clause 4.5 of Australian Standard 4897-2008 The design, installation and 
operation of underground petroleum storage systems. 
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29. Stormwater runoff from all hardstand areas (including the refuelling and fuel delivery areas) 
must be managed in accordance with the Stormwater Plan (Drawing number 2011006 - C1/PB) 
and stormwater calculations prepared by TMK Consulting dated 22 April 2022 and must be 
directed via grates and grade changes to a SPEL Puraceptor full retention oil/water separator 
(no bypass function) that: 

a. has as a minimum spill capture capacity of 10,000 litres 
b. reduces oil content in the outlet to less than 5 mg/L at all times (as confirmed by 

independent third party scientific testing 
c. operates effectively in the event of a power failure. 
 

30. Any sludge or oily residue collected within the SPEL Puraceptor full retention oil/water 
separator must be removed by an EPA licensed waste transporter to a licensed waste depot. 

 
Council notes: 
 
1. An On-site Wastewater Works Application (including payment of applicable augmentation / 

sewer infrastructure fees) and a Trade Waste Application, must be approved by Council prior 
to the commencement of building work for the approved development.  

 
2. Notification as a food business shall be provided to Council prior to operation of the 

development. For further information, please refer to Council’s website: 
https://www.mountbarker.sa.gov.au/community/food-safety/infoforfoodpremises. 

 
3. The development shall operate generally in accordance with Local Noise and Litter Control Act 

2016. 
 

4. If any works impact or require the usage of a public road, a hoarding permit may be required. 
For more information, please refer to the ‘Public Space Occupation (Hoarding)’ permit 
information on Council’s website at www.mountbarker.sa.gov.au. 

 
5. Any person proposing to undertake building work within the District of Mount Barker is 

reminded of their obligation to take all reasonable measures to protect Council infrastructure.  
Any incidental damage to the infrastructure - pipes, footpath, verge, street trees etc, must be 
reinstated to a standard acceptable to Council at the applicants’ expense. 

 
6. As your proposed development includes construction works on Council roads or connections 

to Council assets, you are advised that an ‘Undertake Works on Council Land’ Permit 
Application will need to be issued by Council prior to the commencement of the works. The 
permit application form is available on Council’s website. 

 
7. No work can commence on this development unless a Development Approval has been 

obtained. If one or more consents have been granted on this Decision Notification Form, you 
must not start any site works or building work or change of use of the land until you have 
received notification that Development Approval has been granted. 

 
8. The applicant has a right of appeal against the conditions which have been imposed on this 

Planning Consent. Such an appeal must be lodged at the Environment, Resources and 
Development Court within two months from the day of receiving this notice or such longer 
time as the Court may allow. The applicant is asked to contact the Court if wishing to appeal. 
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The Court is located in the Sir Samuel Way Building, Victoria Square, Adelaide (telephone 
number 8204 0289). 

 
9. This consent or approval will lapse at the expiration of 2 years from its operative date, subject 

to the below or subject to an extension having been granted by the relevant authority.  
Where an approved development has been substantially commenced within 2 years from the 
operative date of approval, the approval will then lapse 3 years from the operative date of the 
approval (unless the development has been substantially or fully completed within those 3 
years, in which case the approval will not lapse). 

 
Environment Protection Authority notes: 

 
10. 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. 
 

11. 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 

 
12. 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. 
 

13. If in carrying out the activity, contamination is identified which poses actual or potential harm 
to the health or safety of human beings or the environment that is not trivial, taking into 
account the land use, or harm to water that is not trivial, the applicant may need to remediate 
the contamination in accordance with EPA guidelines. 

 
14. If at any stage contamination is identified which poses actual or potential harm to water that 

is not trivial, a notification of contamination which affects or threatens groundwater (pursuant 
to section 83A of the Environment Protection Act 1993) must be submitted to the EPA. 
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30 September 2021 
 
 
Mr M Dickson 
Senior Planner – City Development  
Mount Barker District Council  
 
 
BY EMAIL – mdickson@mountbarker.sa.gov.au 
 
 
 
 
Dear Sir or Madam 
 
Application for Development Plan Consent – OTR Integrated Service Station Complex and 
third party bulky goods outlet at Lot 31 in DP 17656, 239 Wellington Road, Mount Barker 
SA 5251 

Thank you for the opportunity to discuss our proposed development on the above-
mentioned land in a meeting held at Council on 1 September 2020. Preliminary feedback 
provided during that meeting has been considered by the applicant and forms the basis of 
this development application.   

Accompanying this letter and comprising our development application are the following 
documents: 

• Development Application Form. 

• Electricity Declaration Form.  

• Site Plan (1 sheet), and Elevations (3 sheets) prepared by ADS Architects.  

• Copy of Certificate of Title Register Book Volume 5974 Folio 333. 

• Environmental Noise Assessment prepared by Sonus. 

• Site Traffic Compliance Statement (TCS) prepared by Stantec Consultants and a copy of 
the GTA Generic Parking and Traffic Updated Traffic Management Report which forms 
the basis of on-site parking provision referred to in the TCS. 

• Civil works plans and a stormwater management plan, prepared by TMK. 

• Landscape Plan prepared by Oxigen. 

I trust that the material provided with this letter is sufficient to allow Council to commence 
its assessment of the proposed development.  

Can you please provide us with a tax invoice in respect of the development fees and we will 
attend to prompt payment.  

BACKGROUND 

The applicant notes that the subject land is the site of an existing development authorisation 
(DA 580/1292/18) for a Petrol Filling Station and shop including associated fuel canopy, car 
parking, signage, underground fuel tanks, retaining walls, fencing, landscaping and 
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infrastructure. Council’s CAP resolved to grant Development Plan Consent for this 
Development Application on Wednesday 18 March 2020. The applicant has entered into a 
contract with the existing owner of the land to purchase the site. This new application has 
been lodged to amend certain aspects of DA 580/1292/18.  

By way of background we note the following: 

• The existing approved land use will remain largely unchanged; 

• The existing approved access points from Wellington Road and Heysen Boulevard 
will not change; 

• The previous condition limiting Wellington Road access to left-in and left-out 
manoeuvres remains unchanged;  

• The proposal is limited to an internal reconfiguration of the site layout with the 
introduction of auto and manual carwash facilities and a stand-alone third-party 
bulk goods tenancy; and 

• The manual wash bays and third-party bulky goods tenancy building are proposed to 
be located on the portion of the site previously identified as “Future Development”.   

Land division 

The subject land, allotment 31 in DP 17656, has been the subject of a number of 
development approvals for land division including DA 580/D047/12, DA 580/D009/17 and 
DA 580/D073/17. The result of these land divisions, being the creation of 5 allotments and 
road reserve that will be constructed by the developer and vested to Council as Heysen 
Boulevard.  

Of these 5 allotments the proposed integrated service station will be sited on Allotment 26 
which is located at the south eastern intersection of Wellington Road and future Heysen 
Boulevard, with frontages to Wellington Road (56 metres) and Heysen Boulevard (118 
metres) and a total area of 6865m2. 

Allotment 26 will be considered the “subject site” for the purposes of the planning 
assessment below.    
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EXECUTIVE SUMMARY OF SITE  

Site Address The address of the site is 239 Wellington Road, Mount Barker.  

 
The subject land comprises allotment 31 in Deposited Plan 17656.  It is 
comprised in Certificate of Title Volume 5974 Folio 333. The subject site 
identified as Allotment 26 is shown in yellow.  

Local 
Government 

Mount Barker District Council  

Development 
Plan 

Mount Barker Development Plan  
(Consolidated 20 August 2020)  

Existing Use Vacant 

Zoning 
 
 
 
 
 

 

 

The site is located within the Residential Neighbourhood Zone which 
encompasses the entirety of the subject land and much of the immediate 
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locality. Land to the north west on the western side of Wellington Road is 
located with the Residential Zone.  

 
DEVELOPMENT DESCRIPTION 

The proposed development involves the establishment of an integrated OTR service station 
complex. 

Control 
Building 

A control building of approximately 389m2 in total, including: 

• retail display and sales areas. 

• cool rooms, storeroom, offices, food preparation area and staff 
amenities. 

• A co-branded quick service restaurant (QSR) and drive-thru facility.  

• Associated common and dining areas including an outdoor dining 
area.     

Fuel Canopies 
& Refuelling 

Fuelling facilities as shown on the site plan, comprising a retail fuel 
canopy and 4 rows of fuel pumps with 8 fuel filling positions. 

Fuel Tanks The fuel storage capacity will be 140,000 litres in two (2) 70,000 litre 
tanks.  

Automated 
and manual 
Car Wash 
facility 

The installation of one auto car wash facility and four (4) manual car 
wash bays with associated plant room and the installation of four (4) 
vacuum bays and two (2) chamois bays. Two dog wash bays will be 
located adjacent the manual car wash bays.   

Stand-alone 
Building 

A free-standing building comprising 580m2 for use as a stand-alone third-
party bulky goods tenancy will be constructed adjacent the south eastern 
boundary of the site. A specific tenant is yet to be secured for the 
building.  

Retaining 
walls 

An assortment of retaining walls exceeding 1 metre in height are 
required to facilitate the development of the site. Details of the retaining 
walls are provided on the attached civil drawings.  

Car Parking The site will provide 36 shared car parking spaces (two of which are to be 
disabled car parking spaces).  

Designated refuse storage spaces are provided adjacent the manual car 
wash facility and on the eastern boundary of the site. 

The surrounding forecourt and driveway areas will be lit and landscaping 
will be provided at site frontages and at appropriate locations within the 
site. A Landscape Plan has been prepared by Oxigen.  

Signage 
  

The following free-standing signage elements form part of the proposed 
development: 

• A 9 metre pylon sign, to be installed adjacent the Wellington 
Road driveway crossover; 

• A 9 metre pylon sign, to be installed in the north western corner 
of the site adjacent the intersection of Wellington Road and 
Heysen Boulevard; and 

• A 9 metre pylon sign, to be installed adjacent the Heysen 
Boulevard driveway crossover.  
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The appearance of these signage elements are depicted on the Site Plan 
and Elevations, respectively, accompanying this application.   

Construction and operation of the proposed development will consider and address the 
following matters: 

Road Access 
 
 
 
 
  

The site will be provided with 2, two-way vehicle crossovers, to be 
located on Wellington Road and Heysen Boulevard.  

The road access and internal site configuration has been reviewed by 
GTA Consultants for the purpose of ensuring that the site layout will 
allow safe and efficient access by all relevant classes of vehicle for fuel 
delivery, rubbish removal and customer access, as further detailed later 
in this letter. 

Hours of 
Operation 

Service Station Complex: 24 hours per day, 7 days per week. The third-
party tenancy building will operate during standard retail business hours 
7 days per week.  

Noise In the operation of the site we will comply with the Environment 
Protection (Noise) Policy 2007.  As set out later in this letter an 
Environmental Noise Assessment has been undertaken by Sonus. The 
findings of the noise report have been taken into account in relation to 
the design and operation of the proposed development.  

Environmental 
Practices 
 
 
 

 
 

The proposal incorporates best environmental practices with respect to 
vehicle refuelling facilities. 

Fuel storage tanks will be fitted with vapour stage 1 recovery systems 
that ensure air quality is not compromised. 

The fuel infrastructure consists of double-walled fibreglass tanks. The 
underground fuel and LPG tanks are sited to comply with AS/NZ S1596 
and AS1940. These tanks carry a manufacturer warranty against internal 
and external corrosion of 40 years.  

Fuel variances are carefully monitored for signs of leakage. We utilise 
automatic tank gauging (ATG) which automatically detects discrepancies 
in the levels in the tanks, thereby allowing the operator to respond 
proactively to any anomalies.  

Our fuel lines are double walled and in respect of the fuel lines from the 
underground storage tanks to the dispensers, these fuel lines are fitted 
with a mechanical pressure leakage detection mechanism. The system 
tests the pressure within the fuel lines when the dispensers are not in 
use and should the system detect pressure anomalies, it will 
automatically shut off the fuel pump to prevent fuel from being pumped 
from the tanks and minimize any potential for fuel leakage. 

The fuel line from the tanker fill box to the underground storage tank is 
single walled and is not fitted with pressure leakage detection. We 
monitor the potential for leakage and spillage through visual inspection 
when fuel is dispensed from the fuel delivery vehicle to the tanker 
loading box and by submitting our daily fuel reconciliation data for 
Statistical Inventory Reconciliation Analysis, which is completed by a 
qualified third party. 

These measures enable us to identify and manage risks of leakage.  

We understand that all equipment installed at our sites is classified as 
Level 1 equipment pursuant to section 3, Table 3.1 of Australia Standard 
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4897: 2008. 

Stormwater 
 
 
 
 
 
 
 

Stormwater from high-risk areas will be diverted through a Class 1 full 
retention system comprising an Aquator oil separator T50 or approved 
equivalent, with no bypass and alarm. 

Sludge collected by the Class 1 full retention system will be pumped out 
on an annual maintenance schedule and disposed of by a qualified 
contractor. 

Civil engineering plans and calculations have been prepared by TMK and 
are submitted as part of this application to demonstrate how stormwater 
will be managed as part of the proposed development. 

Food Odour 
 
 
 
 
 
 
 
 
 
 
 
 

 

We do not anticipate that the proposal will generate any nuisance for 
neighbours by way of food odour or other air pollution on account of the 
co-branded food offer. At present, Peregrine operates 44 Subway, 9 
Oporto, 5 Krispy Kreme, 8 Hungry Jacks, 20 Brumbys and 15 Wok in a Box 
outlets in South Australia. To date we have not received any complaints 
from the EPA in connection with food odour. 
 
The mechanical design of canopies and kitchen extraction systems will be 
designed by a qualified engineer and will comply with the Building Code 
of Australia and the Australian Standard AS 1668.2:2012 (which is a 
building rules certification requirement). We adopt best industry 
practices in this regard to maintain the integrity of our franchise brands. 
 
Having regard to the EPA Guidelines for Separation Distances (December 
2007), we note that this proposal will not generate the volume of deep 
frying and other food processing activities set by the Guidelines (30 kgs of 
deep frying per hour), such that any air separation distances apply. 

Site and Locality 

The site (allotment 26) is located at the south eastern intersection of Wellington Road and 
future Heysen Boulevard. The allotment is one of 5 allotments created via a series of land 
division applications that together represent recent infill development in the locality.   

The site is irregular in shape with frontages to Wellington Road (approximately 56 metres) 
and Heysen Boulevard (approximately 118 metres) with a total area of approximately 
6865m2. The site is currently vacant and slopes down in a north westerly direction towards 
the intersection of Heysen Boulevard and Wellington Road.  

The land is part of the Residential Neighbourhood Zone which was rezoned by Ministerial 
Development Plan Amendment in 2010. The immediate locality is characterised by land 
transitioning from rural to residential and a mix of supporting retail and commercial land 
uses.  

Land on the northern side of Heysen Boulevard is the site of an approved shopping centre 
development comprising supermarket, additional retail tenancies and carparking. Land 
further north and on the western side of Wellington Road are subject to on-going residential 
infill developments in various stages of construction. Land to the south of the site is also 
located within the Residential Neighbourhood Zone and is currently developed with a mix of 
rural living allotments.    
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Figure 1: View of the site looking north east from Wellington Road. 
(Google Streetview) 

Planning Assessment  

This section assesses the proposal against relevant provisions of the Mount Barker District 
Council Development Plan, consolidated 20 August 2020.  Consideration has been given to 
the key aspects of the assessment below. 

Land Use 

The Residential Neighbourhood Zone seeks a predominately residential area comprising a 
range of dwelling types that are supported by local and neighbourhood centres that provide 
a range of shopping, community, business, and recreational facilities in locations indicated 
on Concept Plan MtB/16 – Mount Barker and Littlehampton (Objective 1).  

Neighbourhood centres are desired within the zone, each containing in the order of 5000 
square metres of retail floor space in addition to other business and community facilities. 
Each centre should be located to encourage access via a network of pedestrian and bicycle 
linkages, while not compromising the establishment of other envisaged centres. 

The use of land proposed in this application is an integrated service station complex, which is 
an undefined land use. It is not listed as a non-complying form of development in relation to 
the Residential Neighbourhood Centre Zone and is therefore a consent matter to be 
considered on merit. 

Whilst the proposed land use does not fulfil the definition of a petrol filling station as noted 
within the Development Regulations 2008, an integrated service station complex is a use 
that does contain elements of a petrol filing station which is listed as an envisaged land use 
within the centres identified on Concept Plan MtB/16 Mount Barker and Littlehampton. A 
shop and restaurant are also envisaged forms of development (PDC 2).   

Local and neighbourhood centres should be of a scale that does not impede the 
development of other centres by being evenly distributed through the zone (PDC 26). Local 
and neighbourhood centres should be designed to be physically connected with surrounding 
residential areas, include pedestrian and cycle linkages that enable residents to walk and 
cycle conformably to and from their homes. Sites should orient towards street frontages and 
building facades should create diversity of interest through articulation and use of materials 
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(PDC 27). Car parking should be provided in accordance with Table MtB/2 – Off Street 
Vehicle Parking Requirements.   

The proposed development will further the land use objectives of the Development Plan by: 

• Providing a wide range of services and facilities, within a designated Neighbourhood 
Centre, that will serve and support the projected residents and visitors to the locality. 

• The site layout has been configured to address both street frontages and the 
architecturally designed control building, car wash facilities and fuel canopy will utilise a 
range of materials and finishes to create visual interest and ensure the development 
displays high aesthetic qualities that enhance the visual character of the locality.    

• The proposed application seeks approval for a land use that is closely aligned with the 
existing approved land use on the subject site. The proposal will facilitate the 
development of the site in a more efficient and orderly manner, utilising the whole site 
by introducing car wash facilities and an auto repair garage. 

• Oxigen Landscape Architects have prepared a comprehensive landscape plan. The plan 
provides extensive landscaped area around the perimeter of the site and withing other 
select areas through the site. The end result being a pleasant development that 
complements the surrounding natural character of the locality. Soft landscaped edges 
of the site assist in the creation of meaningful pedestrian and cycle linkages that enable 
residents to walk and cycle to and from the site.   

Advertisements 

The general section – Advertisements seeks to ensure that urban and rural landscapes are 
not disfigured by advertisements and or advertising hoardings and that they do not create a 
hazard (Objectives 1 & 2). The number of advertisements associated with a development 
should be limited to avoid clutter, disorder and untidiness of buildings and their 
surroundings (PDC 3).  

The proposed development is on a site with two extensive road frontages (56 metres to 
Wellington Road, and 118 metres to Heysen Boulevard).  The three proposed 9 metre pylon 
signs, located at considerable intervals along the frontage to Wellington Road and Heysen 
Boulevard, will give pedestrians, cyclists and motorists clear advance guidance as to the 
extensive range of products and services offered on the site.  For motorists, this will allow 
ample time to turn into the site. 

The signage is appropriate having regard to the guidance and site identification it will 
provide, to the size and frontages of the site and to the position of the proposed signage, 
which will prevent it from having any impact on nearby sensitive land uses. 

The proposed signage meets relevant objectives of the General Section provision -  
Advertisements, in that it does not disfigure the urban landscape (Objective 1), does not 
create a hazard (Objective 2) and has been designed to enhance the appearance of the 
buildings and the locality (Objective 3).      

Design and Appearance 

The General Section – Design and Appearance seeks a high architectural standard and 
appearance that responds to and reinforces positive aspects of local environment and built 
form (Objective 1).  Buildings should reflect the desired character of the locality while 
incorporating contemporary designs that reduce visual bulk by having regard to factors 
including building height, mass and proportion, articulation, colour and detailing, the 
placement of windows and variations to facades (PDC 1 & 3). Building design should 
emphasise pedestrian entry points to provide perceptible and direct access from public 
street frontages and vehicle parking areas (PDC 9).  
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The proposed development includes a mix of contemporary architectural elements, 
materials, colours and finishes which, consistent with their functional purposes and 
operations, will add interest to the buildings and structures proposed.  Differing articulation, 
with both vertical and horizontal components incorporated into the buildings and structures, 
will achieve a human scale for pedestrians while allowing drivers to easily interpret the use 
and address of the buildings. 

The extensive landscaped areas proposed around the perimeter and within the site will 
soften the interface of the proposed development with surrounding areas. 

The control building has been specifically designed and oriented to address both public 
frontages of the site. The Oxigen Landscape plan emphasises opportunities for pedestrian 
and cycle movements and provides clear well-articulated linkages to and from the control 
building.      

Transportation and Access 

The General Section provisions for Transport and Access seek to provide for the safe and 
efficient movement of all transport modes, access for vehicles including commercial 
vehicles, and off-street parking (Objective 2). Development should provide for the on-site 
loading, unloading and turning of all traffic likely to be generated (PDC 18). Development 
should accommodate the type and volume of traffic likely to be generated by the 
development or land use and minimise induced traffic through over-provision (PDC 30). On-
site parking should be provided in accordance with Table MtB/2 – Off Street Vehicle Parking 
Requirements (PDC 39).  

The applicant engaged Stantec Traffic Engineers to prepare a Traffic Compliance Statement 
(TCS) which analyses the impact of the proposal on the surrounding area and provides 
comment on the provision of 36 shared on-site car parks to be provided. The report finds 
that: 

• The 36 car parking spaces proposed for the site exceeds the combined empirical 
parking demand of 22 spaces generated by the control building and the third party 
bulky goods tenancy. 17 of the on-site parking spaces are located within the 
immediate vicinity of the third party bulky goods tenancy which generates an 
isolated empirical demand for 12 car parks.  

• The parking spaces including the disability parking spaces and the shared spaces 
proposed for the site comply with the applicable Australian Standard/New Zealand 
Standard. 

• Both the crossover on Wellington Road providing left turn entry and left turn exit 
only movements and the crossover on Heysen Boulevard facilitating all turning 
movements were approved as part of the existing endorsement attached to the site. 
Stantec have reviewed these access arrangements and confirmed they comply with 
the applicable Australian/New Zealand Standard.  

• The proposed “Starter Gate” fuelling layout provides sufficient queuing space to 
accommodate anticipated bowser usage, with additional space allowed for vehicles 
to pass behind queued vehicles.   

• Turn paths provided with the TCS demonstrate that the site can be accessed and 
traversed by relevant classes of vehicle, including both 19 metre B Doubles and 16.4 
metre semi trainers (for fuel delivery) and 12.5 metre heavy rigid vehicles for waste 
collection and general deliveries.  

• The expected combined traffic generation (control building/bowsers, QSR and third 
party bulky goods tenancy) has been modelled on 375 trips per hour during the 
afternoon peak period. In reality most of the traffic to and from the site will be in 
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the form of passing trade, particularly due to the inclusion of a QSR. Therefore the 
actual traffic generation will be lower than the trips estimated in the TCS.     

• Traffic generation rates associated with the bulky goods tenancy are based off rates 
provided in the Transport for New South Wales’ (Formerly RTA) Guide to Traffic 
Generating Developments 2002, (henceforth referred to as the TNSW Guide) for a 
weekday peak period.  

• Other facilities including dog yard and car wash are assumed to be ancillary to the 
development and not generate additional trips.  

The TCS and a copy of GTA’s (now Stantec) Generic Parking and Traffic Management Report 
which will form the basis of the on-site parking provision referred to in the TCS have been 
included with this correspondence.   

Noise 

The Development Plan aims to prevent adverse impact and conflict between land uses 
(Council Wide provision Interface Between Land Uses, Objective 1).  In order to demonstrate 
that the proposed development will have no unacceptable acoustic impacts, an 
Environmental Noise Assessment has been prepared by Sonus and accompanies this letter. 

The Environmental Noise Assessment finds that: 

• The closest noise-sensitive locations are residences to the immediate south, south west 
and north of the subject land. 

• Considering noise sources and activities at the site (including mechanical plant, vehicle 
movement and parking, fuel delivery and waste collection, automatic and manual wash 
bays and third party retail building) certain measures are recommended to ensure that 
noise from the development does not unreasonably impact on the amenity of 
surrounding residences. 

The following measures are recommended in the Environmental Noise Assessment: 

• Construction of a 1.8m high fence on top to the southern boundary retaining wall. The 
extent of the fence is shown on page 11 of the assessment and should be constructed 
from no less than 0.42BMT sheet steel and sealed airtight at all junctions. 

• Reduce the noise from any alarms, amplified music played outside (under the canopy) 
as far as practical and ensure all inspection points, gated trenches etc. are correctly 
fixed. 

• Incorporation of solid screens around the mechanical services plant and equipment 
area extending at least 500mm above the tallest piece of equipment, such screens to be 
sealed airtight along vertical joints and constructed of sheet steel or material with an 
equivalent or greater surface density. 

• Ensure a proprietary in-line attenuator is incorporated into the discharge side of any 
significant exhaust fan. 

• Restrict use of the manual wash bays to the daytime period of the Policy, that is 7:00am 
to 10:00pm and use of specific constriction materials for the walls and roof of the auto 
car wash and install glass doors to the entry and exit which automatically close during 
operation.  

• Restrict hours of deliveries, including fuel to daytime hours under the Environment 
Protection (Noise) Policy 2007, that is 7:00am to 10:00pm. 

• Restrict hours for waste collection to the hours in Division 3 of the Policy, that is 
between 9:00am and 7:00pm on a Sunday or public holiday, and 7:00am and 7:00pm on 
any other day. 
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The Environmental Noise Assessment finds that with these measures in place, the facility has 
been located and design to prevent adverse impact and conflict between land uses, protect 
desired land uses and community health and amenity, thereby achieving the relevant 
provisions of the Mount Barker Council Development Plan related to environmental noise. 

The plans accompanying this application reflect the location and insulation measures 
recommended under the Environmental Noise Assessment.  As far as the recommendations 
relate to restricted hours of fuel delivery and waste collection, the applicant would abide by 
any conditions which might be included in a Development Plan Consent for the purpose of 
implementing these operational restrictions.  

Other amenity issues 

The Development Plan also requires that any development should not detrimentally affect 
the amenity of the locality or cause nuisance by the emission of effluent, odour, smoke, 
fumes, dust or other airborne pollutants (Interface Between Land Uses PDC 1).  The 
proposed development will be operated to ensure that no such material detrimental impacts 
occur.  The mechanical design of canopies and extraction systems will be designed by a 
qualified engineer and will comply with the Building Code of Australia and the Australian 
Standard AS 1668.2:2012. 

Landscaping 

Landscaping buffers are designed into the site to increase amenity and meet the 
requirements of the Development Plan. A landscaping plan has been prepared by Oxigen 
Landscape Architects in support of the application. Extensive landscaped areas have been 
included at the boundaries of the site and in particular those areas surrounding the control 
building.  The landscaped soft edges to the site reflect the importance of creating 
meaningful pedestrian and cycle linkages that enable residents to walk and cycle to and from 
the site.    

Conclusion 

On balance and taking into consideration the site and its association with surrounding land 
uses, the proposed development will contribute materially to the Objectives and Desired 
Character Statement of the Residential Neighbourhood Zone. Preliminary advice from Sonus 
and the supporting TCS prepared by Stantec indicate potential impacts on adjacent 
properties and the locality including noise generation, access and parking have been 
assessed and will not result in any unacceptable outcomes. 

The proposed development is not seriously at variance with the provisions of the Mount 
Barker District Council Development Plan.  Given that it furthers relevant objectives and 
principles under the Development Plan as outlined in this letter, the proposed development 
merits approval. 

We trust that the information provided in this letter will assist in assessment of the 
proposed development.  If you require any further information, please do not hesitate to 
contact me on 0439 993 977 or by email at t.beazley@peregrine.com.au  
 

Yours Sincerely  

 
Tim Beazley 
Town Planner  
Peregrine Corporation 
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BUILDING RULES CLASSIFICATION SOUGHT: Present classification: 

If Class 5, 6, 7, 8 or 9 classification is sought, state the proposed number of employees: Male:  Female: 

If Class 9a classification is sought, state the number of persons for whom accommodation is provided: 

If Class 9b classification is sought, state the proposed number of occupants of the various spaces at the premises: 

Does either Schedule 21 (Activities of Environmental significance ) or 22 (Activities of Major Environmental significance (EPA))     

of the Development Regulations, 2008 apply?                                            Yes    No 

DEVELOPMENT COST (do not include shop fitout costs):$__________________ 

I acknowledge that copies of this application and supporting documents may be provided to interested 

persons in accordance with the Development Regulations, 2008. 

SIGNATURE:   DATE: 
      Applicant / Owner / Agent 

RELEVANT FEES, COPIES OF PLANS & COPIES OF ANY OTHER RELEVANT SUPPORTING DOCUMENTATION
ARE DUE ON SUBMISSION OF THIS APPLICATION

PO BOX 54                               OR   6 Dutton Road 

MOUNT BARKER  SA  5251         MOUNT BARKER 

TELEPHONE: (08) 8391 7200     FAX: (08) 8391 7299 

www.mountbarker.sa.gov.au

Office use only 

DEVELOPMENT NUMBER: 

580 /           /        

Please use BLOCK LETTERS and Black or Blue ink so that photocopies can be made of your 
application

PLEASE TICK AS REQUIRED 

Development Plan Consent      Building Rules Consent     Development Approval (both)  

APPLICANT’S CONTACT DETAILS: 

Name: ______________________________________________  Email: _______________________________________________ 

Postal Address: _____________________________________________ Phone: ________________________________________ 

OWNER’S CONTACT DETAILS: 

Name: ______________________________________________  Email: _______________________________________________ 

Postal Address: _____________________________________________ Phone: ________________________________________ 

BUILDER’S CONTACT DETAILS: 

Name: ______________________________________________  Email: _______________________________________________ 

Postal Address: _____________________________________________ Phone: ________________________________________ 

CONTACT PERSON: 

Name: ______________________________________________  Email: _______________________________________________ 

Postal Address: _____________________________________________ Phone: ________________________________________

DESCRIPTION OF DEVELOPMENT: 

Proposed Development (e.g. Dwelling, Shop, Garage): 

Existing Use (e.g. Vacant, Dwelling, Grazing): _____________ 

LOCATION OF PROPOSED DEVELOPMENT: 

Assessment No:____________  Parcel No: ___________ 

House No: ________ Lot / Section No: Street: ______________________ 

Town: _______________________ Volume: Folio: 

Development application form
Development Act 1993 
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DEVELOPMENT REGULATIONS 2008 
Form of Declaration (Schedule 5 clause 2A) 

To: 

From: 

Date of Application:       /       / 

Location of Proposed Development: 

House No: _____  Lot No: _____   Street: _______________   

Town/Suburb: ___________________________________ 

Section No (full/part): __________  Hundred: _____ 

Volume: _____  Folio: _____  

Nature of Proposed Development: 

I ________________________________________being a person acting on behalf of 

the applicant for the development described above declare that the proposed 

development will involve the construction of a building which would, if constructed 

in accordance with the plans submitted, not be contrary to the regulations 

prescribed for the purposes of section 86 of the Electricity Act 1996. I make this 

declaration under clause 2A(1) of Schedule 5 of the Development Regulations 2008.  

Signed: ______________________________ Date:  /  / 
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Note 1  

This declaration is only relevant to those development applications seeking authorisation for a form of 

development that involves the construction of a building (there is a definition of ‘building’ contained in section 4(1) 

of the Development Act 1993), other than where the development is limited to –  

a) an internal alteration of a building; or  
b) an alteration to the walls of a building but not so as to alter the shape of the building.  

Note 2  

The requirements of section 86 of the Electricity Act 1996 do not apply in relation to:  

a) an aerial line and a fence, sign or notice that is less than 2.0 m in height and is not designed for a 
person to stand on; or  

b) a service line installed specifically to supply electricity to the building or structure by the operator of 
the transmission or distribution network from which the electricity is being supplied.  

Note 3  

Section 86 of the Electricity Act 1996 refers to the erection of buildings in proximity to powerlines. The regulations 

under this Act prescribe minimum safe clearance distances that must be complied with.  

Note 4  

The majority of applications will not have any powerline issues, as normal residential setbacks often cause the 

building to comply with the prescribed powerline clearance distances. Buildings/renovations located far away 

from powerlines, for example towards the back of properties, will usually also comply.  

Particular care needs to be taken where high voltage powerlines exist; or where the development:  

• is on a major road;  

• commercial/industrial in nature; or  

• built to the property boundary.  

Note 5  

An information brochure: ‘Building Safely Near Powerlines’ has been prepared by the Technical Regulator to 

assist applicants and other interested persons.  

This brochure is available from council and the Office of the Technical Regulator. The brochure and other 

relevant information can also be found at sa.gov.au/energy/powerlinesafety  

Note 6  

In cases where applicants have obtained a written approval from the Technical Regulator to build the 

development specified above in its current form within the prescribed clearance distances, the applicant is able to 

sign the form. 
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The Registrar-General certifies that this Title Register Search displays the records
maintained in the Register Book and other notations at the time of searching.

Certificate of Title - Volume 5974 Folio 333
Parent Title(s) CT 5099/770

Creating Dealing(s) SC 10485246

Title Issued 02/11/2006 Edition 8 Edition Issued 16/01/2020

Estate Type
FEE SIMPLE

Registered Proprietor
GRAHAM BRENTON LOVELOCK
EMILY NELL LOVELOCK

OF 239 WELLINGTON ROAD MOUNT BARKER SA 5251
AS JOINT TENANTS

Description of Land
ALLOTMENT 31 DEPOSITED PLAN 17656
IN THE AREA NAMED MOUNT BARKER
HUNDRED OF MACCLESFIELD

Easements
SUBJECT TO EASEMENT(S) OVER THE LAND MARKED A TO DISTRIBUTION LESSOR CORPORATION (SUBJECT
TO LEASE 8890000) (T 1762758)

Schedule of Dealings
Dealing Number Description

12930579 MORTGAGE TO NATIONAL AUSTRALIA BANK LTD. (ACN: 004 044 937)

12833221 MORTGAGE TO JANET FRANCES LAWSON AND SAMUEL ROBERT LAWSON AS JOINT
TENANTS

13143176 MORTGAGE TO CLOVER HILL (SA) PTY. LTD. (ACN: 145 217 590)

Notations
Dealings Affecting Title NIL

Priority Notices NIL

Notations on Plan NIL

Registrar-General's Notes NIL

Administrative Interests NIL

* Denotes the dealing has been re-lodged.

Product Register Search (CT 5974/333)

Date/Time 18/11/2020 03:01PM

Customer Reference PCI

Order ID 20201118006188

Land Services SA Page 1 of 2
Copyright: www.landservices.com.au/copyright | Privacy: www.landservices.com.au/privacy | Terms of Use: www.landservices.com.au/sailis-terms-of-use
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Product Register Search (CT 5974/333)

Date/Time 18/11/2020 03:01PM

Customer Reference PCI

Order ID 20201118006188

Land Services SA Page 2 of 2
Copyright: www.landservices.com.au/copyright | Privacy: www.landservices.com.au/privacy | Terms of Use: www.landservices.com.au/sailis-terms-of-use
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panel perpendicular to
building line

extended wall panels to
form plant screen

folded aluminium hood
over pick up window

painted precast
wall panelspay/pick up

otr app pick upfeature wall
tiles

unicote cladding
to fascia

control building

non illuminated
vinyl graphic

non illuminated
vinyl graphic

painted precast
wall panels

67
00

we never close

approx. natural ground line

corporate fascia cladding control building
beyond

order station
beyond

new retaining wall

autowashl building
beyond

WELLINGTON
ROAD

boundary retaining wall with hand
rail shown dashed for clarityN O R T H   E L E V A T I O N   1 : 1 0 0   A T    A 1

0 7 . 0 4 . 2 2

2 0 / JN1404 / s k 0 2 c

OTR MOUNT BARKER WELLINGTON RD
WELLINGTON ROAD, MOUNT BARKER
PLANNING APPLICATION A D S      A r c h i t e c t s

9 3   G i l l e s   S t r e e t   A d e l a i d e   5 0 0 0    T : 8 2 2 3 2 2 4 4

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 266



AUTOWASH

yellow fibre cement sheet
fascia cladding back illuminated

signage panel

yellow painted precast
wall panel

9m PYLON

retaining wall to
street front

VACUUM
approx. natural ground line

armco barrier on
retaining wall

W E S T    E L E V A T I O N   1 : 1 0 0   A T    A 1

9m PYLON

control building
beyond

canopy beyond

silicone butt joined
glass shopfront

64
50

30
00

fuel dispenser

 W E S T   E L E V A T I O N   1 : 1 0 0   A T    A 1

approx. natural ground line
CANOPY

handrail on retaining wall
to boundary

WELLINGTON
ROAD

drive thru

control building
outdoor area

raised garden bed with
perimeter timber fins and
climbing plants

painted precast
wall panels

extended wall panels to
form plant screen

back illuminated
signage panel
painted bagged brickwork

unicote wrapped
pergola posts

unicote cladding
to fascia

feature wall
tiles

unicote
cladding

non illuminated
graphic mural

corporate fascia
cladding

63
00

painted fibre
cement sheet
wall cladding

control building outdoor area raised garden bed with
perimeter timber fins and
climbing plants

back illuminated
signage panel

painted fibre cement
sheet blade wall

painted precast
wall panels

back illuminated
signage panel

drive thru

unicote cladding
to fascia

feature wall
tiles

non illuminated
vinyl graphic

fuel dispenser

CANOPY

handrail on retaining wall
to boundary

WELLINGTON
ROAD

corporate fascia
cladding
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tensile shade structure
over dog wash

CAR WASH

painted precast concrete
walls with signage panel

approx. natural ground line

yellow fibre cement sheet
fascia cladding

DOG WASH

tensile shade structures
over dog wash

CAR WASH
DOG WASH

tensile shade structures
over vacuum bays

HEYSEN
BOULEVARD

THIRD PARTY TENANT

concrete wall
on boundary

approx. natural ground line

painted precast wallsyellow fibre cement sheet
fascia cladding
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2.1m high black metal
slatted refuse enclosure

REFUSE

REFUSE

N O R T H  W E S T   E L E V A T I O N   1 : 1 0 0   A T    A 1

approx. natural ground linesignage panel painted precast
concrete walls

silicone butt joined

glass shopfront

painted fibre cement
sheet fascia cladding

colorbond
roller door

boundary
retaining wall

aluminium framed
windows

2.1m high black metal
slatted refuse enclosure

solid door, paint finish

textured boundary
retaining wall beyond

THIRD PARTY TENANT textured boundary
retaining wall beyond

textured boundary
retaining wall beyond

62
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56
00

S O U T H   W E S T    E L E V A T I O N   1 : 1 0 0   A T    A 1

THIRD PARTY TENANT

yellow fibre cement sheet
fascia cladding

CAR WASH

painted precast walls

colorbond roller door REFUSE

approx. natural ground line

refuse enclosure beyond

painted fibre cement sheet awning
over loading bay and refuse area

boundary retaining
wall beyond

textured boundary
retaining wall beyond
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TMK Consulting Engineers 
Level 6 100 Pirie Street   Adelaide   SA   5000 
 

Civil • Environmental • Structural 
Geotechnical • Mechanical • Electrical 
Fire • Green ESD • Lifts • Hydraulics 
 

Tel: 08 8238 4100 • Fax: 08 8410 1405 
Email:   tmksa@tmkeng.com.au 

 

STORMWATER CALCULATIONS 
(SWC-B) 

 
Client:  PC INFRASTRUCTURE PTY LTD Job Number:  2110107 

Project: PROPOSED OTR SERVICE STATION Date:  22/04/2022 

Project Location: 250 BELAIR ROAD TORRENS PARK   

 
ATTACHMENTS: 
SW1 – SW2   - Stormwater Detention Calculations 1:100 Yr ARI, ‘Critical Storm’ Duration 
  
DESIGN: 
 
Detention system has already been constructed with considerations for the OTR catchment with assumed catchment characteristics 
of 73% paved, 22% grasses, 5% supplementary. (pre-development) 
 
The detention system was designed taking into consideration the difference in flow between pre-development and post-
development.  
 
100% of the stormwater is to be detained within 4 x 22,730L ‘RI Industries’ underground detention tank for minor and major storm 
events & Stormwater is to be discharge to the existing side entry pit by pump GPV 80-230 flow rate 33.00L/s. The 0.9 coefficient is 
used as only the roof area is being considered for detention.  
 
Total Pre-development discharge: 100.56L/s  Total Post-Development Discharge: 33.00L/s 
 
Total Required Detention Volume: 89,397L  
Total Proposed Detention Volume: 90,920L (Underground detention tank) 
 
 
 “SPEL PURACEPTOR P.040” will be used for water quality purposes of the site. 
 
GENERAL NOTES: 
 
1. These calculations are to be read in conjunction with the relevant associated Drawings, Footing Construction Report, Civil 

Drawings and / or details. 
 
2. All work is to comply with relevant SAA Standards and Guides. 
 

AS 2200: Design charts for water supply and sewerage 
AS/NZS 3500: Plumbing and drainage 
AS 3798: Guidelines on earthworks for commercial and residential developments 
AS 4000: 

and 
AS 2124: 

General conditions of contract 

ARRB Special Report 35: Subsurface drainage of road structures 
Australian Rainfall and Run-off Volumes 1 and 2: A guide to flood estimation 
Austroads 2008 – Guide to pavement technology 
NAASRA 1987 – Pavement design 
Storm drainage design in small urban catchments: A handbook for Australian practice 
Water Sensitive Urban Design (WSUD) Engineering Procedure: Stormwater 
Water Services Association of Australia Code (WSAA). 

 
 
 
For and on behalf of 
TMK Consulting Engineers 
 
 
 
 
BRUNO FRUDELI 
CIVIL ENGINEER  
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JOB NUMBER: 2011006
DATE: 22/04/2022
PAGE: SW1

DESIGN: BF

STORMWATER CALCULATIONS - DETENTION VOLUMES 5 yr ARI

100 yr ARI
PRE-DEVELOPMENT:

1. CATCHMENT DETAILS

Area (m2) Area (%)
Roof: 338 5
Paving: 4930 73
Landscaping: 1486 22
Total Pre-Dev 6754 100

2. PRE-DEVELOPMENT SITE DISCHARGE

Design Storm Event yr ARI
Time of Concentration 5 min
Run-off Coefficient (C)
Rainfall Intensity mm/hr
Catchment Area m2

Allowable Discharge L/sec

POST-DEVELOPMENT:

Proposed Detained:
Roof:
Paving:
Landscaping:

Proposed Undetained:
Roof:
Paving:
Landscaping:

Total Post-Dev

3. REQUIRED DETENTION STORAGE - 5YR ARI (MINOR STORM EVENT)

yr ARI
m2

L/sec

Critical Detention Volume (L)

0.66

0.75
0.30

Coefficient
0.90

5

0.66
80.30

Coefficient Area (m2)

0.00 0

10 58.20 79.13

20 39.60 53.84 33.00

20.30

0.90 0 0
0.75 0

6754
99.20

0.30 870 13
0.72 6754 100

Coefficient Area (m2) Area (%)
0.90 1471 22
0.75 4413

0.72 6754 100

5

0.30 0

(L)

Design Storm Event

Discharge
Run-off Coefficient (Detained Areas)

Catchment Area to Detention 6754
0.72

33.00

34.70

Time of Rainfall

0

33.00

27678

27678
15 46.70 63.49 33.00 27445

Inflow Outflow Required
Concentration Intesity Volume

(L/sec)(mins) (mm/hr) (L/sec)

22853
0 0 0 0
5 80.30 109.18

27.60 33.00

25009

60 0
120 13.20 17.95 33.00 0

47.18 33.00 21268
30 31.10 42.28 33.00 16712
25

MINOR STORM EVENT

MAJOR STORM EVENT

0
0

65

0

Area (%)

33.00
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DESIGN: BF

4. PROPOSED UNDETAINED DISCHARGE RATE - 5YR ARI

Design Storm Event yr ARI
Run-off Coefficient (C)
Time of Concentration Min
Rainfall Intensity mm/hr
Catchment Area m2

Undetained Discharge L/sec

5. TOTAL SITE DISCHARGE RATE - 5YR ARI

Detained Discharge L/sec
Undetained Discharge L/sec
Total Development discharge L/sec
Pre Development Flow L/sec
Flow rate satisfies

6. STORAGE SIZE AND PUMP DISCHARGE RATE - 5YR ARI

Proposed Number of Detention Storage
Detention Storage Required (Total) L
Detention Storage Required (Per Tank) L
Pump discharge rate L/sec

7. REQUIRED DETENTION STORAGE - 100YR ARI (MAJOR STORM EVENT)

yr ARI
m2

L/sec

Critical Detention Volume (L)

8. PROPOSED UNDETAINED DISCHARGE RATE - 100YR ARI

Design Storm Event yr ARI
Run-off Coefficient (C)
Time of Concentration
Rainfall Intensity mm/hr
Catchment Area m2

Undetained Discharge L/sec

9. TOTAL SITE DISCHARGE RATE - 100YR ARI

Detained Discharge L/sec
Undetained Discharge L/sec
Total Development discharge L/sec
Pre Development Flow L/sec
Flow rate satisfies

Run-off Coefficient (Detained Areas) 0.72
Discharge

10.00

5
0.00

33.00

33.00
99.20

Design Storm Event

33.00
Rainfall Inflow Outflow Required
Intesity Volume

0.00

0
58.20

100
Catchment Area to Detention 6754

1
27678
27678
33.00

0.00

82755
87335

0 0 0 0
156.00 212.10 33.00
114.00 155.00 33.00 73198

53730

(mm/hr) (L/sec) (L/sec) (L)

11048
89397

100
0.00

68.10 92.59 33.00 89386
60.80 82.67 33.00 89397

25.40 33.0034.53
73560

60.80
0

0.00

33.00
0.00

33.00
99.20

39.30 53.43 33.00
120
60
30
25

10
5

Concentration
Time of 

30.00

15 91.90 124.95 33.00
20 77.80 105.78 33.00

0
(mins)
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10. STORAGE SIZE AND PUMP DISCHARGE RATE - 100YR ARI

Proposed Number of Detention Storage
Detention Storage Required (Total) L
Detention Storage Required (Per Tank) L
Pump Discharge Rate L/sec

11. OVERSIZED PIPE STORAGE VOLUME IF APPLICABLE

Pipe Diameter mm
Pipe Length m
EFFECTIVE VOLUME: L

11. ABOVE GROUND DETENTION BASIN VOLUMES IF APPLICABLE

BASIN 1

Area m2

Depth m
BASIN VOLUME = L

BASIN 1

Area m2

Depth m
BASIN VOLUME = L

BASIN 1

Area m2

Depth m
BASIN VOLUME = L

Total Basin Volume L
Total below ground storage L (only tank volume not including oversized pipes ie. RI industries etc)
Total Storage  L
Total Storage Required L

Therefore,
Total storage volume required has been achieved.

0
90920
90920
89397

0
0
0

0
0
0

0
0
0

0
0

89397
89397
33.00

1

0
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Document Title OTR Mount Barker Wellington Road – Environmental Noise Assessment 

Document Reference S6335.1C4 

Date   December 2021 

Author   Alexander Lee, MAAS 
 
Reviewer  Chris Turnbull, MAAS  
 
 

 
© Sonus Pty Ltd. All rights reserved.  
 
This report may not be reproduced other than in its entirety. The report is for the sole use of the client for the particular 
circumstances described in the report. Sonus accepts no responsibility to any other party who may rely upon or use this 
report without prior written consent. 
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INTRODUCTION 

An environmental noise assessment has been made of a proposed integrated service station facility (the 

facility) to be located at Wellington Road, Mount Barker. 

 

An environmental noise assessment was previously made within Sonus report S6335.1C3, dated September 

2021. This report is based on the updated site plans and provides additional information in response to the 

Mount Barker Council review of the report. Changes are marked in BLUE text. 

 

The subject site is located within an activity centre which is under development, with new commercial 

developments in the immediate vicinity and residential subdivisions in the surrounding area. There is 

currently vacant land to the north which is understood to be approved for a shopping centre and land to the 

immediate east and on the opposite side of Wellington Road to the west which are also understood to be for 

future retail/commercial developments. 

 

The site benefits from being previously approved for use as a service station facility. The proposal seeks to 

modify the site layout and include automatic and manual wash bays, vacuum units, a dog wash, a drive 

through and a third party retail tenancy in addition to fuel service. The assessment has therefore been made 

to consider noise levels from the proposed use of the facility, including the following: 

 On-site vehicle movements;  

 General car park activity; 

 Rubbish collection; 

 Automatic and manual car wash bays; 

 Dog wash activity; 

 Drive through activity; 

 Fuel and store deliveries; and 

 Mechanical plant serving the facility, including the third party retail building. 

 

The noise at the sensitive locations in the vicinity, from these activities has been considered. The sensitive 

locations include existing residences to the immediate south, northwest and north of the site. The 

residentially subdivided (vacant) land has also been considered to be noise sensitive in the assessment, in 

accordance with the Environment Protection (Noise) Policy 2007.  
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The location of the site relative to noise sensitive areas is shown in Appendix A and the site layout is provided 

as Appendix B of this report.  

 

The assessment has been based on: 

 ADS Architects drawings of the proposal titled “OTR Mount Barker Wellington Rd”, dated 17 November 

2021; 

 TMK drawing titled “Civil Plan – Levels and Retaining Walls”, dated 09 December 2020; 

 The service station site potentially operation 24 hour per day, while the third party retail tenancy will 

operate only during the day period; 

 The site not incorporating any LPG facilities; 

 Previous measurements of the existing background noise environment from 3 to 10 June 2021, in a 

location representative of the nearby sensitive receiver locations (results provided as Appendix C); and, 

 Previous noise measurements of plant and equipment and car park related activities at other similar 

sites. 

 

 

CRITERIA 

Although new applications are now assessed using the Planning and Design Code, at the time of submitting 

the application, the Mount Barker Council Development Plan provisions were most relevant. The assessment 

has therefore been conducted to address the provisions of the Mount Barker Council Development Plan 

rather than the Code.  

 

The Development Plan has been reviewed and particular regard given to the following noise related 

provisions: 

General Section – Interface Between Land Uses 

Objective 1: Development located and designed to prevent adverse impact and conflict between land 

uses. 

Objective 2: Protect community health and amenity from adverse impacts of development.  

Objective 3: Protect desired land uses from the encroachment of incompatible development. 
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PRINCIPLES OF DEVELOPMENT CONTROL 

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

interference through any of the following: 

…. 

(b) Noise 

… 

2. Development should be sited and designed to minimise negative impact on existing and potential 

future land uses desired in the locality. 

6. Non-residential development on land abutting a residential zone should be designed to minimise 

noise impacts to achieve adequate levels of compatibility between existing and proposed uses. 

 

Noise Generating Activities 

8. 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 noise sensitive premises. 

 

Environment Protection (Noise) Policy 2007 

The provisions of the Development Plan reference the Environment Protection (Noise) Policy 2007 (the 

Policy), which provides goal noise levels to be achieved at noise sensitive locations from general activity at a 

site and specific provisions for other activity such as rubbish collection. 

 

The Policy is based on the World Health Organisation Guidelines to prevent annoyance, sleep disturbance 

and unreasonable interference on the amenity of an area. Therefore, compliance with the Policy is 

considered to also satisfy the subjective provisions in the Development Plan which are related to 

environmental noise.  

 

Noise from Rubbish Collection  

The Policy deals with rubbish collection by effectively limiting the hours to the least sensitive period of the 

day. Division 3 of the Policy requires rubbish collection to only occur between the hours of 9am and 7pm on  

Sundays or public holidays, and between 7am and 7pm on any other day, except where it can be shown that 

the maximum (Lmax) noise level from such activity is less than 60 dB(A).  
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General Activity 

For the assessment of activity other than rubbish collection, the Policy provides goal noise levels based on 

the principally promoted land use of the current zones in which the noise source (the facility) and the noise 

receiver (the existing residences and vacant residential allotments) are located.  

 

The goal noise levels apply at both existing residences and at approved allotments intended for future 

residential development. The Policy applies goal noise levels which are 5 dB(A) more onerous at existing 

residences.   

 

The South Australian Planning and Design Code (the Code) provides the most contemporary zones and land 

uses which are used to determine the Policy goal noise levels. The subject site and the area in the immediate 

vicinity are within the Master Planned Neighbourhood Zone (Emerging Activity Centre Subzone) and 

designated as a “Local Activity Centre” (the Local Centre) in the concept plan for the zone.  

 

The sub-divided vacant residential land is within the Master Planned Neighbourhood Zone, while the existing 

residences in the vicinity are either: 

 within the Local Activity Centre immediately adjacent the site; 

 within the Neighbourhood Zone to the west of Wellington Road; or, 

 within the Master Planned Neighbourhood Zone to the north, south and south east of the Local 

Activity Centre. 

 

Each of the zones and the Local Activity Centre are shown in Appendix A. 

 

Based on the zones, sub-zones and the Local Activity Centre, the following goal noise levels are provided by 

the Policy: 

 At all vacant allotments in the vicinity and at the existing residences to the south within the Local 

Activity Centre:  

o an average (Leq) noise level of 57 dB(A) during the day (7am to 10pm); and, 

o an average (Leq) noise level of 50 dB(A) at night (10pm to 7am);  
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 At all other existing residences within the vicinity of the site: 

o an average (Leq) noise level of 52 dB(A) during the day (7am to 10pm); 

o an average (Leq) noise level of 45 dB(A) at night (10pm to 7am); and, 

o a maximum (Leq) noise level of 60 dB(A) at night (10pm to 7am). 

 

When measuring or predicting noise levels for comparison with the Policy, penalties may be applied to the 

average goal noise levels for each characteristic of tone, impulse, low frequency and modulation of the noise 

source. To apply a penalty, the characteristic must be considered dominant in the existing ambient noise 

environment. The noise from patrons, vehicle movements and car wash facilities can often attract a penalty 

for the noise character of modulation, where it is at or above the level of existing activity.   

 

The application of penalties is discussed further in the following section, with reference to the noise 

monitoring conducted in the vicinity of the site.  
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ASSESSMENT 

Rubbish Collection  

In order for rubbish collection to achieve the requirements of the Policy, the hours should be restricted to 

that of Division 3 of the Policy. That is, rubbish collection should only be between the hours of 9am and 7pm 

on a Sunday or public holiday, and 7am and 7pm on any other day.  

 
General Activity 

Noise levels resulting at the sensitive receivers from use of the facility have been predicted based on a range 

previous measurements and observations at similar facilities. These include: 

 Car park activity such as people talking as they vacate or approach their vehicles, the opening and 

closing of vehicle doors, vehicles starting, vehicles idling, and vehicles moving into and accelerating 

away from their park position; 

 General vehicle movements on site; 

 Drive through activity including order units and pick-up windows;  

 Operation of automatic car wash facilities, including the wash and dry cycles; 

 Use of high pressure spray in manual wash bays; 

 Use of dog wash and vacuum bay facilities; 

 Fuel delivery trucks; and, 

 Mechanical plant serving the control building. 

 

At the Development Application stage of a project, it is usual practice that the mechanical plant is not yet 

designed or selected. Therefore, the assessment has considered typical air conditioning, refrigeration and 

exhaust fans operating at other similar facilities to provide an indicative assessment. It has been assumed 

that mechanical plant will be located on the roof of the control building and the third party retail tenancy. 

 

Predictions of the noise from operation of plant and equipment have been made based on manufacturer’s 

data and previous noise measurements of the following indicative plant;  

Equipment Quantity  Equipment Quantity 

Control Building  Retail Tenancy 

Display fridges 2  Packaged cooling units 2 

Freezers 2    

Packaged cooling units 3    

Kitchen Exhaust Fan 2    

Evaporative Cooler 1    

Amenity exhaust fan 1    
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The sound power levels for the above activities and equipment are provided as Appendix D. 

 

Should the extent of plant or the sound power levels of the plant be higher than are provided in Appendix D 

of this report, the assessment and associated acoustic treatments should be reviewed. The final design of 

mechanical plant should ensure that the relevant goal noise levels of the Environment Protection (Noise) 

Policy 2007 are achieved at all residences when accounting for the other noise sources on the site. 

 

A noise model of the site has been developed to predict the noise level resulting at receivers using SoundPlan 

software. The model considers the noise generated by each source, the distance to receivers, the effect of 

topography and barriers, including fences and buildings and worst case meteorological conditions resulting in 

the highest noise level at the receiver. It is noted that the noise model has been developed based on the 

inclusion of retaining walls around the site and the finished ground levels, as shown in the TMK drawing “Civil 

Plan – Levels and Retaining Walls”. 

 

The predictions of noise from use of the facility, other than rubbish collection, have also been based on the 

following operational assumptions for the level of activity in any 15-minute1 period: 

 Day Time (7am to 10pm) 

o Continuous operation of mechanical plant on the control building and retail tenancy roofs; 

o Continuous operation of the automatic car wash; 

o Continuous use of 3 vacuum bays; 

o 5 minutes of high pressure spray use in each of the four manual wash bays; 

o Continuous use of the dog wash, including wash and dry functions; 

o Continuous operation of plant in both “Plant Room” buildings; 

o 10 Vehicle movements through the drive through facility, including: 

 A vehicle idling continuously at the order unit and pick-up areas; and, 

 2 vehicles idling continuously behind the car at the order unit and pick-up areas. 

o 20 vehicle movements through the site using the petrol filling stations or car park bays 

associated with the control building; 

o 10 vehicle movements into or out of the site using the third party retail tenancy car park bays; 

                                                
1 Default assessment period of the Policy. 
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o A stationary vehicle idling at each of the refuelling bays, (while waiting to use the filling 

station); and, 

o A single fuel delivery. 

 Night Time (10pm to 7am) 

o Continuous operation of mechanical plant on the control building roof; 

o Continuous operation of the automatic car wash; 

o Continuous use of 3 vacuum bays; 

o Continuous use of the dog wash, including wash and dry functions; 

o Continuous operation of plant in both “Plant Room” buildings; 

o 5 vehicle movements through the drive through facility, including: 

 A vehicle idling continuously at the order unit and pick-up areas; and, 

 A single vehicle idling for half of the assessment period behind the car at the order unit 

and pick-up areas. 

o 10 vehicle movements through the site using the petrol filling stations or car park bays 

associated with the control building. 

 

Based on the above, the following acoustic treatments are recommended for the facility to achieve the goal 

noise levels of the Policy: 

 General Activity 

o Construct a 1.8m high fence on top of the boundary retaining wall at the south of the site. 

The extent of the fence is shown in the diagram below as ORANGE and should be 

constructed from no less than 0.42BMT sheet steel (Colorbond or similar), which is sealed 

airtight at all junctions, including at the ground. No other solid fences are required from an 

acoustic perspective based on the proposed site levels and retaining/batters; 

o Reduce noise from any alarms produced by site equipment, such as for compressed air, as 

far as practical2;  

o Reduce noise from any amplified music played outdoors (under the canopy) as far as 

practical2; and; 

o Ensure there are no irregularities on the site and all inspection points, grated trenches, etc. 

are correctly fixed to remove the potential for impact noise being generated when driven 

over. 

                                                
2
 Taken to be inaudible at any residence. 
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 Car Wash Activities 

o Restrict use of the manual wash bays to the day time period of the Policy only. That is, only 

between the hours of 7:00AM to 10:00PM on any day. 

o Construct the walls of the automatic carwash from laminated glass which is a minimum of 

10.38mm thick and/or precast concrete panels; 

o Install glass doors to the entry and exit of the automatic car wash which automatically close 

during operation (i.e., close before the start of the wash cycle, and do not open until the end 

of the wash cycle, including any drying). The doors should be constructed from a minimum of 

10.38mm thick laminated glass (or a material with a higher surface density in kg/m2) and be 

sealed as close to airtight as possible at all junctions when closed; 

o Incorporate a layer of 6mm thick compressed fibre cement sheet (or equivalent material 

with surface density of at least 8kg/m2) to the underside of the roof structure and include 

insulation in the cavity (with a density of at least 11 kg/m3). Install acoustic absorption 

material to the underside of the lining, such as 50mm thick insulation (minimum density of 

32kg/m3), in accordance with the following detail; 

 

 Deliveries 

o Restrict the hours of deliveries to the site, including fuel, to the day time hours of the Policy. 

That is, only between the hours of 7:00AM and 10:00PM on any day.  

50mm thick acoustic insulation with a 
minimum density of 32 kg/m

3
. The 

insulation should be installed to the full 
extent of the ceiling.  

Fixing to roof 
structure Roof structure with 

11kg/m
3
 insulation in 

the cavity 

6mm CFC 
sheeting 

Perforated material with an open 
area greater than 15%, spaced from 
the insulation to provide 
waterproofing. Examples include 
perforated sheet steel, slotted 
timber, etc. 
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 Noise from Mechanical Plant 

o Incorporate an in-line attenuator to the discharge side of any significant exhaust fan if 

installed (such as may serve a kitchen);  

o Construct a mechanical plant barrier on the southern and eastern sides of the control 

building plant (as shown in the following detail as a RED line) which is a minimum of 0.5m 

higher than the equipment and ensure it is sealed air tight at all vertical junctions and 

extends down to the roof as close as is practicable. The barrier may be constructed from a 

material such as sheet steel (“Colorbond” or similar) or a material with a greater surface 

density (4.3kg/m3).  

 
 

With the inclusion of the acoustic treatments described above and the assumed level of activity at the site, 

the highest predicted average (Leq) noise level at the closest residences (within the Local Centre) is 47 dB(A) 

during the day period and 45 dB(A) during the night. 
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Outside of the Local Centre, the noise levels at the residential subdivisions on vacant land are predicted to be 

45 dB(A) and 42 dB(A) during the day and night periods respectively. For the other existing residences 

outside of the Local Centre noise levels are predicted to be no more than 40 dB(A) during the day period and 

35 dB(A) during the night.  

 

The predictions have been compared against the existing background noise levels in the vicinity of the site to 

determine the likelihood of penalties applying for noise character. Appendix C provides the results of noise 

monitoring previously undertaken in a position representative of the nearby noise sensitive locations. The 

results indicate that there are times when the background noise levels will be less than that of the noise form 

the site and therefore modulation on the site may be considered “dominant” in the environment. 

 

Based on the noise character of modulation being dominant, a 5 dB(A) penalty may apply to the predicted 

noise levels at times when the background noise level is low. Notwithstanding, even where a penalty is 

applied, the average goal noise levels of the Policy will still be achieved. The following table provides a 

summary of the predicted noise levels at each of the noise sensitive locations, with the inclusion of penalties 

and a comparison against the relevant noise criteria. 

Location 

Day Period Night Period (10:00PM to 7:00AM) 

Policy Criterion 
Highest Prediction 

(Inclusive of 5 dB(A) 
Penalty) 

Policy Criterion 
Highest Prediction 

(Inclusive of 5 dB(A) 
Penalty) 

Existing Residences 
within Local Centre 

57 52 50 50 

Residential Subdivisions 
outside Local Centre 

57 50 50 47 

Existing Residences 
outside of Local Centre 

52 45 45 40 

 

In addition, the maximum instantaneous noise level from activity on the site, such as vehicles accelerating 

and car doors closing has been predicted at the existing residences outside the Local Centre. The noise level 

at the closest existing residence is predicted to be no more than 50 dB(A), easily achieving the 60 dB(A) 

criterion. 

 

Based on the above, the noise criteria derived in accordance with the Policy will be achieved at all noise 

sensitive locations in the vicinity.  
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CONCLUSION 

An environmental noise assessment has been made of the proposed integrated service station facility at 

Wellington Road, Mount Barker. 

 

The assessment considers noise at the surrounding noise sensitive locations from operation of mechanical 

plant serving the control building and third party retail tenancy, vehicle movements, drive through activity, 

car and dog wash facilities, vacuum bays, car park activity, fuel deliveries and rubbish collection. 

 

Appropriate noise criteria for the assessment are determined in accordance with the Environment Protection 

(Noise) Policy 2007 (the Policy). Predictions of the noise from activity at the site are made at existing 

residences as well as vacant land, which is intended for future residential development. 

 

In order to achieve the criteria at all locations, the assessment recommends specific acoustic treatment 

measures for the site, including boundary fence constructions, mechanical plant barriers, specific 

constructions of the automatic car wash and restricting the times of manual wash bay use, rubbish collection 

and deliveries. 

 

It is therefore considered that the facility has been located and designed to prevent adverse impact and 

conflict between land uses, protect desired land uses and community health and amenity, thereby achieving 

the relevant provisions of the Mount Barker Council Development Plan related to environmental noise.  
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APPENDIX A: Subject Site and Noise Sensitive Locations 

     

Subject Site 

Residential Subdivision 

Residential Subdivision 

Emerging Activity Centre Sub-Zone 

Neighbourhood Zone 

N 

Local Activity Centre 

Closest Existing 
Residences 
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APPENDIX B: Site Layout 
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APPENDIX C: Noise Monitoring Results 
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APPENDIX D: Sound Power Level Data 
 

Equipment Sound Power Level 

Car Park Activity 

General Activity 83 dB(A) 

Idling Vehicle 75 dB(A) 

Vehicle Movement 82 dB(A) 

Order Unit 78 dB(A) 

Fuel Truck 96 dB(A) 

Car Wash Activity 

Auto Wash Cycle (inc. wash and dry) 89 dB(A) 

Manual Wash High Pressure Spray 96 dB(A) 

Vacuum Bay Loaded 82 dB(A) 

Vacuum Bay Not Loaded 76 dB(A) 

Dog Wash Activity 

Dog Wash Activity 81 dB(A) 

Mechanical Plant 

Display fridge 76 dB(A) / 81 dB(A) 

Freezer 85 dB(A) 

Packaged cooling unit 75 dB(A) 

Evaporative Cooler 80 dB(A) 

Kitchen Exhaust Fan 80 dB(A) 

Amenity Exhaust Fan 67 dB(A) 
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Proposed OTR Integrated Service Station  

 

 

VIC  |  NSW  |  QLD  |  SA  |  WA 

Level 5, 75 Hindmarsh Square 
ADELAIDE SA 5000 

t//  +618 8334 3600 

ABN  17 007 820 322 

www.stantec.com 

 

Site: OTR Mount Barker, 

Wellington Road 

GTA Reference: 301401112.1050 Date Issued: 01 October 2021 

Site Layout 

Location 239 Wellington Road, Mount Barker 

Description of Subject Site 

• 6,865 sq.m Total Site Area (approx.) 

• 389 sq.m Total Floor Area Control Building 

• Retail premises of 580 sq.m GFA 

• 8 fuelling points in Starter Gate Layout. 

Relevant Documents 
(attached) 

• ADS Drawing 20/JN1404/sk01d, dated 10.06.21 

• GTA Sketch S1177756-01_06-P3-01 to S1177756-01_06-P3-04, dated 

01/10/21 

Technical Layout Review 

This review should be read in conjunction with the GTA ‘Generic Parking and Traffic Updated Traffic Management 

Report’, Issue 3, dated 29/11/2017. 

Parking Provision 

Proposed layout 

provides adequate 

parking in 

accordance with the 

‘Generic Parking and 

Traffic Updated 

Traffic Management 

Report’, Issue 3, 

dated 29/11/2017? 

Land Use 
Applicable 

Rates 
Required 
Spaces 

Provided Spaces Complies 

OTR 

Control 

Building 

2.5/100sq.m 

(with drive-

thru facilities) 

10 

36 

 
✔ 

3.3/100sq.m 

(without drive-

thru facilities) 

N/A 

Bulky 

Goods 

(580 sq.m) 

2/100sq.m 12 

Additional 

Comments: The proposed OTR building of 389 sq.m generates a parking demand of 10 spaces.  

The Mount Barker District Council Development Plan Table MtB/2 outlines a parking rate of 4 spaces 

per 100 sq.m of gross leasable floor area for bulky goods outlets. Based on a total GLFA of 580 sq.m 

the additional tenancy will generate a parking requirement of 23 parking spaces.This is considered 

high for this class of land use so an empirical parking demand assessment has been completed.  

Transport for NSW (TfNSW) published an amended guide to traffic generating developments in 2013 

which included revised survey data to their previous RTA document published in 2002.  Based on the 

updated survey data, the guide provides weekday parking rates of between 0.65 and 3.17 spaces per 

100sq.m GFLA for Bulky Goods Outlets, with an average of 1.57 spaces per 100sq.m GFLA.  

The development plan parking rates for a bulky goods outlet is considered high and based on a 

conservatively adopted rate of 2 spaces per 100sq.m GFLA based on the TfNSW survey data, it is 

estimated that a realistic parking demand would equate to 12 parking spaces. The proposed layout 
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provides a total of 36 spaces which exceeds the combined parking requirement for the petrol station 

and retail tenancy. 

17 of the spaces provided within the site are within the immediate vicinity of the retail premises. 

Parking Layout 

Proposed car parking 

layout conforms with 

Australian 

Standard/New 

Zealand Standard for 

Off Street Car 

parking 

(AS/NZS2890.1:2004 

and 

AS/NZS2890.6:2009) 

Parking Space Typical Dimensions Complies 

Parking 

2.6-2.7m wide, 4.8m long (with 600mm 

overhang), set within a minimum 6.6m wide 

aisle. 

2.6m wide, 5.4m long, set within a minimum 

6.6m wide aisle. 

2.7m wide, 4.8m long(with 600mm overhang), 

set within a minimum 6.2m wide aisle. 

✔ 

Disability Parking and 

Shared Space 

2.6m wide, 4.8m long (with 600mm overhang), 

set within a minimum 6.6m wide aisle. 
✔ 

Additional 

Comments:  

Access Points 

The proposed access 

arrangements comply 

with Figure 3.1 in 

AS/NZS2890.1:2004 

Comments Complies 

A new 8 metre wide two-way crossover will be constructed on Wellington Road 

at the southern corner of the site (approximately 16 metres from the tangent 

point at the roundabout) and will facilitate left turn entry and left turn exit only.  

A new 18 metre two-way crossover will be provided at the north-eastern corner 

of the site (approximately 80 metres from the tangent point at the roundabout) 

on Heysen Boulevard which will facilitate all turning movements into and out of 

the site. 

All crossovers to be constructed are located outside of the prohibited zone in 

accordance with the requirements of Figure 3.1 of AS/NZS2890.1:2004.  

✔ 

Additional 

Comments: The crossover on Wellington Road is located outside of the prohibited zone as identified within Figure 

3.1 of AS/NZS2890.1.2004 and is also located as far away from the intersection as practical within 

the site boundary. It is noted that minor flaring has been partially located within the prohibited zone 

which is associated with the swept path for larger vehicles into the site.  

Queuing 

Proposed fuelling 

layout provides 

sufficient queue 

spaces as per the 

‘Generic Parking and 

Traffic Updated 

Traffic Management 

Report’, Issue 3, 

dated 29/11/2017 

Fuelling Layout Required Queue 

Space 

Provided Queue 

Space 
Complies 

Starter Gate 1 1 ✔ 

Domino N/A N/A N/A 

Additional 

Comments: The fuel bowsers are positioned in a Starter Gate layout parallel to Heysen  Road with a minimum of 

6.6-metre-wide aisle either side of the bowsers to permit vehicle entry and exit.  
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Turn Paths 

Design vehicles able 

to traverse through 

the proposed layout?  

Swept paths of the 

heavy vehicles are 

enclosed at the end 

of the checklist 

Vehicle Design Vehicle Complies 

Fuel Delivery 10.2m Rigid Vehicle N/A 

16.4m Semi Trailer ✔ 

19.0m B Double ✔ 

Waste Collection 12.5m HRV N/A 

8.8m MRV ✔ 

Deliveries 12.5m HRV N/A 

8.8m MRV ✔ 

Additional 

Comments: Fuel delivery vehicles can enter and exit the site in a forward direction via the Heysen Road access.  

Refuse and loading vehicles can enter the site in a forward direction via Heysen Boulevar d, proceed 

around the site in an anticlockwise direction, and exit in a forward direction onto Heysen Boulevard. 

Traffic Generation 

What is the expected 

traffic generation of 

the proposed 

development? 

Traffic Generator Applicable Rate 

(per hr) 

Traffic Generation 

(trips per hr) 

Control Building/Bowsers 

(389 sq. m) 
0.6 trips x 398 sq. m 239 

OTR QSR 120 120 

Bulky Goods 2.7 per 100sq.m GFLA 16 

Total PM Peak Period 375 

Additional 

Comments: The nature of petrol stations is to capture passing trade, therefore most of the traffic to and from the 

site will be in the form of passing, particularly due to the inclusion of the QSR and the traffic will 

already be present on the road network.   

The estimate of 120 trips for the QRS is based on a typical dedicated fast -food outlet such as KFC. 

The QSR on this site will offer the OTR line of products typically found within the stores, and as such 

is expected to generate far fewer trips. Data sourced from sim ilar OTR drive-throughs in metro areas 

suggest trips range between 8 trips and 40 trips per hour.  

Traffic generation rates associated with the bulky goods tenancy are based off rates provided in the 

Transport for New South Wales’ (Formerly RTA) Guide to Traffic Generating Developments 2002, 

(henceforth referred to as the TNSW Guide) for a weekday peak period. Other facilities including dog 

yard and car wash are assumed to be ancillary to the development and not generate additional trips. 
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Traffic Impact 

What is the expected 

traffic impact that the 

traffic generated by 

the proposed 

development will 

have on the 

surrounding road 

network? 

Traffic Impact 

Petrol stations are typically located to capture passing trade based on a convenient location 

and access arrangement. 

Due to the location of the proposed development on the corner of Wellington Road and 

Heysen Boulevard, it is expected that a high proportion of the traffic generated by the 

subject site will be passing trade already present on Wellington Road.  

Given the expected high proportion of passing trade, the proposed development is not 

anticipated to have an adverse impact on the safety or operation of the adjacent road  

network. 

Additional 

Comments:  

DPTI Comments and Response 

No formal comments received 
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ID: 211001tcs-301401112.1050-OTR Mount Barker - Wellington 

Road - TCS FINAL C.docx 

5 

TRAFFIC COMPLIANCE STATEMENT CERTIFICATION 

It is hereby certified that the proposed development described in this document and shown on the attached drawings is 

in accordance with the “On the Run” Service Stations Generic Parking and Traffic – Updated Traffic Management 

Report (updated July 2017) with regards to the parking and traffic operation specified.  

The proposed development has been designed with consideration of Austroads Guidelines and Australian Standards, 

and Traffic Code applicable to the design of traffic management and parking in South  Australia. 

GTA verifies that the detailed design will be able to meet the requirements of the relevant guidelines, standards and 

code. 

 

GTA NOW STANTEC 

 

Ian Bishop Meng (Hons) MIEAust 

Senior Transportation Engineer 

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 297



 

 

 

 

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 298



SI
TE

 A
RE

A
68
65
 m
²

SITE BOUNDARY

SITE BOUNDARY

SI
TE

 B
OU

ND
AR

Y

SIT
E B

OU
ND

AR
Y

SITE BOUNDARY

SITE BOUNDARY

SITE BOUNDARY

SITE BOUNDARY

SI
TE

 B
OU

ND
AR

Y

ca
no

py

FL
 36

0.0
0

co
nt

ro
l b

ui
ld

in
g

ca
r

w
as

h

9m
 p

yl
on

9m
 p

yl
on

au
to

w
as

h

ad
ja

ce
nt

 s
ite

ac
ce

ss

pl
an

t

en
tr

y

va
cu

um

1

11

19

38
9s

qm

pi
ck

 u
p

ca
r a

nd
 s

m
al

l
tr

uc
k 

ac
ce

ss
 o

nl
y

em
ba

nk
m

en
t

ex
is

tin
g 

tr
ee

1 :
 2 

0 0
    

A 
T 

   A
 1

or
de

r

va
cu

um

va
cu

um

do
g 

ya
rd

pl
an

t

re
fu

se

re
fu

se

1

2

3

4

ou
td

oo
r r

oo
m

do
g

w
as

h

ou
td

oo
r

ca
fe

10

ch
am

oi
s

20

23

1

9

3

7

5

1

1

0

0

0

co
ol

fzr

sa
les pr

ep

c
o

o
l

fzr

wc

re
ta

il
di

sp
lay

of
fic

e

st
or

e

1
2

3
4

5
6

7
8

9m
 p

yl
on

fu
el 

ve
nt

s

ap
pr

ox
 lo

ca
tio

n 
of

un
de

rg
ro

un
d 

fu
el 

ta
nk

s

58
0s

qm

30

st
af

f

w
c

of
fic

e

lo
ad

in
g

th
ir

d 
pa

rt
y 

te
na

nc
y

1

1

9

6

0

en
tr

y

1 0
. 0

 6 
. 2

 1

2 0
 / J

N1
40

4 /
 s 

k 0
 1 

d

O
TR

 M
O

U
N

T 
B

A
RK

ER
 W

EL
LI

N
G

TO
N

 R
D

W
EL

LIN
GT

ON
 R

OA
D,

 M
OU

NT
 B

AR
KE

R
PL

A
N

N
IN

G
 A

PP
LI

CA
TI

O
N

A
 D

 S
   

   
A

 r 
c 

h 
i t

 e
 c

 t 
s

9 3
   G

 i l
 l e

 s 
  S

 t r
 e 

e t
   A

 d 
e l

 a 
i d

 e 
  5

 0 
0 0

    
T 

: 8
 2 

2 3
 2 

2 4
 4

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 299



SITE BOUNDARY

SITE BOUNDARY

SI
TE

 B
OU

ND
AR

Y

SIT
E B

OU
ND

AR
Y

SITE BOUNDARY

SITE BOUNDARY

SITE BOUNDARY

SITE BOUNDARY

SI
TE

 B
OU

ND
AR

Y

FL
 36

0.0
0

1

11

19

38
9s

qm

10

20

23

co
ol

fzr

sa
les pr

ep

co
ol

fzr

wc

re
ta

il
di

sp
lay

of
fic

e

1
2

3
4

5
6

7
8

fu
el 

ve
nt

s

ap
pr

ox
 lo

ca
tio

n 
of

un
de

rg
ro

un
d 

fu
el 

ta
nk

s

58
0s

qm

24

30

31

36

0
2.5

5
10

1:5
00

A3
SC

AL
E

DE
SI

GN
ED

AP
PR

OV
ED

 B
Y

DA
TE

 IS
SU

ED

DE
SI

GN
 C

HE
CK

DR
AW

IN
G 

NO
.

SH
EE

T
IS

SU
E

CA
D 

FI
LE

 N
O.

W
AR

NI
NG

TH
E 

LO
CA

TI
ON

S 
OF

 U
ND

ER
GR

OU
ND

 S
ER

VI
CE

S 
AR

E
AP

PR
OX

IM
AT

E 
ON

LY
 A

ND
 T

HE
IR

 E
XA

CT
 P

OS
IT

IO
N

SH
OU

LD
 B

E 
PR

OV
EN

 O
N 

SI
TE

. N
O 

GU
AR

AN
TE

E 
IS

GI
VE

N 
TH

AT
 A

LL
 E

XI
ST

IN
G 

SE
RV

IC
ES

 A
RE

 S
HO

W
N.

BE
W

AR
E 

OF
 U

ND
ER

GR
OU

ND
 S

ER
VI

CE
S

c
o

n 
s u

 l 
t a

 n
 t 

s
G
TA

PR
EL

IM
INA

RY
  P

LA
N

FO
R D

ISC
US

SIO
N P

UR
PO

SE
S O

NL
Y

SU
BJE

CT
 TO

 CH
AN

GE
 WI

TH
OU

T
NO

TIF
ICA

TIO
N

N
O
W

-0
1

S
3

0
1

4
0

1
1

O
F

S3
01

40
11

12
-0

1_
06

-P
3.

D
W

G

S.
 H

AR
TL

AN
D

I. 
BI

SH
O

P

I. 
BI

SH
O

P

1 
O

C
TO

BE
R

 2
02

1

O
T

R
 M

O
U

N
T

 B
A

R
K

E
R

W
E

L
L

IN
G

T
O

N
 R

O
A

D
, 

M
O

U
N

T
 B

A
R

K
E

R
S

W
E

P
T

 P
A

T
H

 A
S

S
E

S
S

M
E

N
T

1
9

.1
 B

-D
O

U
B

L
E

1
4

P
3

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 300

AutoCAD SHX Text
heysen boulevard

AutoCAD SHX Text
SITE AREA  6865 m²

AutoCAD SHX Text
wellington road

AutoCAD SHX Text
canopy

AutoCAD SHX Text
control building

AutoCAD SHX Text
car wash

AutoCAD SHX Text
9m pylon

AutoCAD SHX Text
9m pylon

AutoCAD SHX Text
auto wash

AutoCAD SHX Text
adjacent site access

AutoCAD SHX Text
plant

AutoCAD SHX Text
entry

AutoCAD SHX Text
vacuum

AutoCAD SHX Text
pick up

AutoCAD SHX Text
car and small truck access only

AutoCAD SHX Text
embankment

AutoCAD SHX Text
existing tree

AutoCAD SHX Text
order

AutoCAD SHX Text
vacuum

AutoCAD SHX Text
vacuum

AutoCAD SHX Text
dog yard

AutoCAD SHX Text
plant

AutoCAD SHX Text
refuse

AutoCAD SHX Text
refuse

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
outdoor room

AutoCAD SHX Text
dog wash

AutoCAD SHX Text
outdoor cafe

AutoCAD SHX Text
chamois

AutoCAD SHX Text
store

AutoCAD SHX Text
9m pylon

AutoCAD SHX Text
staff

AutoCAD SHX Text
wc

AutoCAD SHX Text
office

AutoCAD SHX Text
loading

AutoCAD SHX Text
third party tenancy

AutoCAD SHX Text
entry

AutoCAD SHX Text
WELLINGTON ROAD

AutoCAD SHX Text
HEYSEN BOULEVARD

AutoCAD SHX Text
PROPOSED GIVEWAY LINEMARKING

AutoCAD SHX Text
19.1m OTR B-DOUBLE

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
19.1m OTR B-DOUBLE

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
19.1m OTR B-DOUBLE

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
(c) 2021 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
19.1m OTR B-DOUBLE

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
(c) 2021 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
\\CORP.ADS\GTADATA\PROJECTFILESADL\301401112\1050_OTR_WELLINGTON_RD_MT_BARKER\DRAWINGS\TRANSPORTATION\S301401112-01_06-P3.DWG    PLOTTED BY WARE, JOSHUA ON 01/10/2021 AT 11:54

AutoCAD SHX Text
19.1m OTR B-DOUBLE

AutoCAD SHX Text
8.89

AutoCAD SHX Text
6.00

AutoCAD SHX Text
1.46

AutoCAD SHX Text
3.78

AutoCAD SHX Text
2.32

AutoCAD SHX Text
0.20

AutoCAD SHX Text
1.65

AutoCAD SHX Text
6.39

AutoCAD SHX Text
6.20

AutoCAD SHX Text
1.00

AutoCAD SHX Text
0.21

AutoCAD SHX Text
ARTICULATING ANGLE

AutoCAD SHX Text
LOCK TO LOCK TIME

AutoCAD SHX Text
:

AutoCAD SHX Text
2.50

AutoCAD SHX Text
TRAILER WIDTH

AutoCAD SHX Text
STEERING ANGLE

AutoCAD SHX Text
TRACTOR TRACK

AutoCAD SHX Text
TRAILER TRACK

AutoCAD SHX Text
:

AutoCAD SHX Text
2.50

AutoCAD SHX Text
2.50

AutoCAD SHX Text
:

AutoCAD SHX Text
TRACTOR WIDTH

AutoCAD SHX Text
2.50

AutoCAD SHX Text
:

AutoCAD SHX Text
METERS

AutoCAD SHX Text
27.8

AutoCAD SHX Text
:

AutoCAD SHX Text
70.0

AutoCAD SHX Text
:

AutoCAD SHX Text
6.0

AutoCAD SHX Text
:

AutoCAD SHX Text
VEHICLE CENTRE LINE

AutoCAD SHX Text
VEHICLE TYRE PATH

AutoCAD SHX Text
VEHICLE BODY PATH

AutoCAD SHX Text
500mm CLEARANCE FROM VEHICLE BODY

AutoCAD SHX Text
ASSUMED SPEED 5km/h

AutoCAD SHX Text
SWEPT PATH KEY



SITE BOUNDARY

SITE BOUNDARY

SI
TE

 B
OU

ND
AR

Y

SIT
E B

OU
ND

AR
Y

SITE BOUNDARY

SITE BOUNDARY

SITE BOUNDARY

SITE BOUNDARY

SI
TE

 B
OU

ND
AR

Y

FL
 36

0.0
0

1

11

19

38
9s

qm

10

20

23

co
ol

fzr

sa
les pr

ep

co
ol

fzr

wc

re
ta

il
di

sp
lay

of
fic

e

1
2

3
4

5
6

7
8

fu
el 

ve
nt

s

ap
pr

ox
 lo

ca
tio

n 
of

un
de

rg
ro

un
d 

fu
el 

ta
nk

s

58
0s

qm

24

30

31

36

0
2.5

5
10

1:5
00

A3
SC

AL
E

DE
SI

GN
ED

AP
PR

OV
ED

 B
Y

DA
TE

 IS
SU

ED

DE
SI

GN
 C

HE
CK

DR
AW

IN
G 

NO
.

SH
EE

T
IS

SU
E

CA
D 

FI
LE

 N
O.

W
AR

NI
NG

TH
E 

LO
CA

TI
ON

S 
OF

 U
ND

ER
GR

OU
ND

 S
ER

VI
CE

S 
AR

E
AP

PR
OX

IM
AT

E 
ON

LY
 A

ND
 T

HE
IR

 E
XA

CT
 P

OS
IT

IO
N

SH
OU

LD
 B

E 
PR

OV
EN

 O
N 

SI
TE

. N
O 

GU
AR

AN
TE

E 
IS

GI
VE

N 
TH

AT
 A

LL
 E

XI
ST

IN
G 

SE
RV

IC
ES

 A
RE

 S
HO

W
N.

BE
W

AR
E 

OF
 U

ND
ER

GR
OU

ND
 S

ER
VI

CE
S

c
o

n 
s u

 l 
t a

 n
 t 

s
G
TA

PR
EL

IM
INA

RY
  P

LA
N

FO
R D

ISC
US

SIO
N P

UR
PO

SE
S O

NL
Y

SU
BJE

CT
 TO

 CH
AN

GE
 WI

TH
OU

T
NO

TIF
ICA

TIO
N

N
O
W

-0
2

S
3

0
1

4
0

1
1

O
F

S3
01

40
11

12
-0

1_
06

-P
3.

D
W

G

S.
 H

AR
TL

AN
D

I. 
BI

SH
O

P

I. 
BI

SH
O

P

1 
O

C
TO

BE
R

 2
02

1

O
T

R
 M

O
U

N
T

 B
A

R
K

E
R

W
E

L
L

IN
G

T
O

N
 R

O
A

D
, 

M
O

U
N

T
 B

A
R

K
E

R
S

W
E

P
T

 P
A

T
H

 A
S

S
E

S
S

M
E

N
T

1
6

.4
 S

E
M

I-
T

R
A

IL
E

R
2

4
P

3

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 301

AutoCAD SHX Text
heysen boulevard

AutoCAD SHX Text
SITE AREA  6865 m²

AutoCAD SHX Text
wellington road

AutoCAD SHX Text
canopy

AutoCAD SHX Text
control building

AutoCAD SHX Text
car wash

AutoCAD SHX Text
9m pylon

AutoCAD SHX Text
9m pylon

AutoCAD SHX Text
auto wash

AutoCAD SHX Text
adjacent site access

AutoCAD SHX Text
plant

AutoCAD SHX Text
entry

AutoCAD SHX Text
vacuum

AutoCAD SHX Text
pick up

AutoCAD SHX Text
car and small truck access only

AutoCAD SHX Text
embankment

AutoCAD SHX Text
existing tree

AutoCAD SHX Text
order

AutoCAD SHX Text
vacuum

AutoCAD SHX Text
vacuum

AutoCAD SHX Text
dog yard

AutoCAD SHX Text
plant

AutoCAD SHX Text
refuse

AutoCAD SHX Text
refuse

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
outdoor room

AutoCAD SHX Text
dog wash

AutoCAD SHX Text
outdoor cafe

AutoCAD SHX Text
chamois

AutoCAD SHX Text
9m pylon

AutoCAD SHX Text
WELLINGTON ROAD

AutoCAD SHX Text
HEYSEN BOULEVARD

AutoCAD SHX Text
PROPOSED GIVEWAY LINEMARKING

AutoCAD SHX Text
16.4m Rural OTR Tanker

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
(c) 2020 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
16.4m Rural OTR Tanker

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
(c) 2020 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
16.4m Rural OTR Tanker

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
16.4m Rural OTR Tanker

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
\\CORP.ADS\GTADATA\PROJECTFILESADL\301401112\1050_OTR_WELLINGTON_RD_MT_BARKER\DRAWINGS\TRANSPORTATION\S301401112-01_06-P3.DWG    PLOTTED BY WARE, JOSHUA ON 01/10/2021 AT 11:54

AutoCAD SHX Text
ARTICULATING ANGLE

AutoCAD SHX Text
LOCK TO LOCK TIME

AutoCAD SHX Text
:

AutoCAD SHX Text
2.50

AutoCAD SHX Text
TRAILER WIDTH

AutoCAD SHX Text
STEERING ANGLE

AutoCAD SHX Text
TRACTOR TRACK

AutoCAD SHX Text
TRAILER TRACK

AutoCAD SHX Text
:

AutoCAD SHX Text
2.50

AutoCAD SHX Text
2.59

AutoCAD SHX Text
:

AutoCAD SHX Text
TRACTOR WIDTH

AutoCAD SHX Text
2.50

AutoCAD SHX Text
:

AutoCAD SHX Text
METERS

AutoCAD SHX Text
42.9

AutoCAD SHX Text
:

AutoCAD SHX Text
70.0

AutoCAD SHX Text
:

AutoCAD SHX Text
6.0

AutoCAD SHX Text
:

AutoCAD SHX Text
3.88

AutoCAD SHX Text
1.57

AutoCAD SHX Text
12.21

AutoCAD SHX Text
2.65

AutoCAD SHX Text
1.00

AutoCAD SHX Text
8.63

AutoCAD SHX Text
0.25

AutoCAD SHX Text
16.4m Rural OTR Tanker

AutoCAD SHX Text
VEHICLE CENTRE LINE

AutoCAD SHX Text
VEHICLE TYRE PATH

AutoCAD SHX Text
VEHICLE BODY PATH

AutoCAD SHX Text
500mm CLEARANCE FROM VEHICLE BODY

AutoCAD SHX Text
ASSUMED SPEED 5km/h

AutoCAD SHX Text
SWEPT PATH KEY



SITE BOUNDARY

SITE BOUNDARY

SI
TE

 B
OU

ND
AR

Y

SIT
E B

OU
ND

AR
Y

SITE BOUNDARY

SITE BOUNDARY

SITE BOUNDARY

SITE BOUNDARY

SI
TE

 B
OU

ND
AR

Y

FL
 36

0.0
0

1

11

19

38
9s

qm

10

20

23

co
ol

fzr

sa
les pr

ep

co
ol

fzr

wc

re
ta

il
di

sp
lay

of
fic

e

1
2

3
4

5
6

7
8

fu
el 

ve
nt

s

ap
pr

ox
 lo

ca
tio

n 
of

un
de

rg
ro

un
d 

fu
el 

ta
nk

s

58
0s

qm

24

30

31

36

0
2.5

5
10

1:5
00

A3
SC

AL
E

DE
SI

GN
ED

AP
PR

OV
ED

 B
Y

DA
TE

 IS
SU

ED

DE
SI

GN
 C

HE
CK

DR
AW

IN
G 

NO
.

SH
EE

T
IS

SU
E

CA
D 

FI
LE

 N
O.

W
AR

NI
NG

TH
E 

LO
CA

TI
ON

S 
OF

 U
ND

ER
GR

OU
ND

 S
ER

VI
CE

S 
AR

E
AP

PR
OX

IM
AT

E 
ON

LY
 A

ND
 T

HE
IR

 E
XA

CT
 P

OS
IT

IO
N

SH
OU

LD
 B

E 
PR

OV
EN

 O
N 

SI
TE

. N
O 

GU
AR

AN
TE

E 
IS

GI
VE

N 
TH

AT
 A

LL
 E

XI
ST

IN
G 

SE
RV

IC
ES

 A
RE

 S
HO

W
N.

BE
W

AR
E 

OF
 U

ND
ER

GR
OU

ND
 S

ER
VI

CE
S

c
o

n 
s u

 l 
t a

 n
 t 

s
G
TA

PR
EL

IM
INA

RY
  P

LA
N

FO
R D

ISC
US

SIO
N P

UR
PO

SE
S O

NL
Y

SU
BJE

CT
 TO

 CH
AN

GE
 WI

TH
OU

T
NO

TIF
ICA

TIO
N

N
O
W

-0
3

S
3

0
1

4
0

1
1

O
F

S3
01

40
11

12
-0

1_
06

-P
3.

D
W

G

S.
 H

AR
TL

AN
D

I. 
BI

SH
O

P

I. 
BI

SH
O

P

1 
O

C
TO

BE
R

 2
02

1

O
T

R
 M

O
U

N
T

 B
A

R
K

E
R

W
E

L
L

IN
G

T
O

N
 R

O
A

D
, 

M
O

U
N

T
 B

A
R

K
E

R
S

W
E

P
T

 P
A

T
H

 A
S

S
E

S
S

M
E

N
T

B
9

9
4

6
P

3

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 302

AutoCAD SHX Text
heysen boulevard

AutoCAD SHX Text
SITE AREA  6865 m²

AutoCAD SHX Text
wellington road

AutoCAD SHX Text
canopy

AutoCAD SHX Text
control building

AutoCAD SHX Text
car wash

AutoCAD SHX Text
9m pylon

AutoCAD SHX Text
9m pylon

AutoCAD SHX Text
auto wash

AutoCAD SHX Text
adjacent site access

AutoCAD SHX Text
plant

AutoCAD SHX Text
entry

AutoCAD SHX Text
vacuum

AutoCAD SHX Text
pick up

AutoCAD SHX Text
car and small truck access only

AutoCAD SHX Text
embankment

AutoCAD SHX Text
existing tree

AutoCAD SHX Text
order

AutoCAD SHX Text
vacuum

AutoCAD SHX Text
vacuum

AutoCAD SHX Text
dog yard

AutoCAD SHX Text
plant

AutoCAD SHX Text
refuse

AutoCAD SHX Text
refuse

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
outdoor room

AutoCAD SHX Text
dog wash

AutoCAD SHX Text
outdoor cafe

AutoCAD SHX Text
chamois

AutoCAD SHX Text
9m pylon

AutoCAD SHX Text
WELLINGTON ROAD

AutoCAD SHX Text
HEYSEN BOULEVARD

AutoCAD SHX Text
PROPOSED GIVEWAY LINEMARKING

AutoCAD SHX Text
B99

AutoCAD SHX Text
STANDARDS 2004 (AU_NZ)

AutoCAD SHX Text
(c) 2020 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
B99

AutoCAD SHX Text
STANDARDS 2004 (AU_NZ)

AutoCAD SHX Text
(c) 2020 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
\\CORP.ADS\GTADATA\PROJECTFILESADL\301401112\1050_OTR_WELLINGTON_RD_MT_BARKER\DRAWINGS\TRANSPORTATION\S301401112-01_06-P3.DWG    PLOTTED BY WARE, JOSHUA ON 01/10/2021 AT 11:54

AutoCAD SHX Text
LOCK TO LOCK TIME

AutoCAD SHX Text
WIDTH

AutoCAD SHX Text
TRACK

AutoCAD SHX Text
:

AutoCAD SHX Text
:

AutoCAD SHX Text
:

AutoCAD SHX Text
METERS

AutoCAD SHX Text
B99

AutoCAD SHX Text
6.0

AutoCAD SHX Text
1.84

AutoCAD SHX Text
1.94

AutoCAD SHX Text
3.05

AutoCAD SHX Text
0.95

AutoCAD SHX Text
5.20

AutoCAD SHX Text
STEERING ANGLE

AutoCAD SHX Text
33.9

AutoCAD SHX Text
:

AutoCAD SHX Text
VEHICLE CENTRE LINE

AutoCAD SHX Text
VEHICLE TYRE PATH

AutoCAD SHX Text
VEHICLE BODY PATH

AutoCAD SHX Text
500mm CLEARANCE FROM VEHICLE BODY

AutoCAD SHX Text
ASSUMED SPEED 5km/h

AutoCAD SHX Text
SWEPT PATH KEY



SITE BOUNDARY

SITE BOUNDARY

SI
TE

 B
OU

ND
AR

Y

SIT
E B

OU
ND

AR
Y

SITE BOUNDARY

SITE BOUNDARY

SITE BOUNDARY

SITE BOUNDARY

SI
TE

 B
OU

ND
AR

Y

FL
 36

0.0
0

1

11

19

38
9s

qm

10

20

23

co
ol

fzr

sa
les pr

ep

co
ol

fzr

wc

re
ta

il
di

sp
lay

of
fic

e

1
2

3
4

5
6

7
8

fu
el 

ve
nt

s

ap
pr

ox
 lo

ca
tio

n 
of

un
de

rg
ro

un
d 

fu
el 

ta
nk

s

58
0s

qm

24

30

31

36

0
2.5

5
10

1:5
00

A3
SC

AL
E

DE
SI

GN
ED

AP
PR

OV
ED

 B
Y

DA
TE

 IS
SU

ED

DE
SI

GN
 C

HE
CK

DR
AW

IN
G 

NO
.

SH
EE

T
IS

SU
E

CA
D 

FI
LE

 N
O.

W
AR

NI
NG

TH
E 

LO
CA

TI
ON

S 
OF

 U
ND

ER
GR

OU
ND

 S
ER

VI
CE

S 
AR

E
AP

PR
OX

IM
AT

E 
ON

LY
 A

ND
 T

HE
IR

 E
XA

CT
 P

OS
IT

IO
N

SH
OU

LD
 B

E 
PR

OV
EN

 O
N 

SI
TE

. N
O 

GU
AR

AN
TE

E 
IS

GI
VE

N 
TH

AT
 A

LL
 E

XI
ST

IN
G 

SE
RV

IC
ES

 A
RE

 S
HO

W
N.

BE
W

AR
E 

OF
 U

ND
ER

GR
OU

ND
 S

ER
VI

CE
S

c
o

n 
s u

 l 
t a

 n
 t 

s
G
TA

PR
EL

IM
INA

RY
  P

LA
N

FO
R D

ISC
US

SIO
N P

UR
PO

SE
S O

NL
Y

SU
BJE

CT
 TO

 CH
AN

GE
 WI

TH
OU

T
NO

TIF
ICA

TIO
N

N
O
W

-0
4

S
3

0
1

4
0

1
1

O
F

S3
01

40
11

12
-0

1_
06

-P
3.

D
W

G

S.
 H

AR
TL

AN
D

I. 
BI

SH
O

P

I. 
BI

SH
O

P

1 
O

C
TO

BE
R

 2
02

1

O
T

R
 M

O
U

N
T

 B
A

R
K

E
R

W
E

L
L

IN
G

T
O

N
 R

O
A

D
, 

M
O

U
N

T
 B

A
R

K
E

R
S

W
E

P
T

 P
A

T
H

 A
S

S
E

S
S

M
E

N
T

M
R

V
 8

.8
m

 (
F

R
O

M
 H

E
Y

S
E

N
 B

O
U

L
E

V
A

R
D

)
4

4
P

3

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 303

AutoCAD SHX Text
heysen boulevard

AutoCAD SHX Text
SITE AREA  6865 m²

AutoCAD SHX Text
wellington road

AutoCAD SHX Text
canopy

AutoCAD SHX Text
control building

AutoCAD SHX Text
car wash

AutoCAD SHX Text
9m pylon

AutoCAD SHX Text
9m pylon

AutoCAD SHX Text
auto wash

AutoCAD SHX Text
adjacent site access

AutoCAD SHX Text
plant

AutoCAD SHX Text
entry

AutoCAD SHX Text
vacuum

AutoCAD SHX Text
pick up

AutoCAD SHX Text
car and small truck access only

AutoCAD SHX Text
embankment

AutoCAD SHX Text
existing tree

AutoCAD SHX Text
order

AutoCAD SHX Text
vacuum

AutoCAD SHX Text
vacuum

AutoCAD SHX Text
dog yard

AutoCAD SHX Text
plant

AutoCAD SHX Text
refuse

AutoCAD SHX Text
refuse

AutoCAD SHX Text
1

AutoCAD SHX Text
2

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
outdoor room

AutoCAD SHX Text
dog wash

AutoCAD SHX Text
outdoor cafe

AutoCAD SHX Text
chamois

AutoCAD SHX Text
9m pylon

AutoCAD SHX Text
WELLINGTON ROAD

AutoCAD SHX Text
HEYSEN BOULEVARD

AutoCAD SHX Text
PROPOSED GIVEWAY LINEMARKING

AutoCAD SHX Text
MRV

AutoCAD SHX Text
STANDARDS 2018 (AU)

AutoCAD SHX Text
(c) 2021 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
MRV

AutoCAD SHX Text
STANDARDS 2018 (AU)

AutoCAD SHX Text
(c) 2021 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
MRV

AutoCAD SHX Text
STANDARDS 2018 (AU)

AutoCAD SHX Text
MRV

AutoCAD SHX Text
STANDARDS 2018 (AU)

AutoCAD SHX Text
\\CORP.ADS\GTADATA\PROJECTFILESADL\301401112\1050_OTR_WELLINGTON_RD_MT_BARKER\DRAWINGS\TRANSPORTATION\S301401112-01_06-P3.DWG    PLOTTED BY WARE, JOSHUA ON 01/10/2021 AT 11:54

AutoCAD SHX Text
VEHICLE CENTRE LINE

AutoCAD SHX Text
VEHICLE TYRE PATH

AutoCAD SHX Text
VEHICLE BODY PATH

AutoCAD SHX Text
500mm CLEARANCE FROM VEHICLE BODY

AutoCAD SHX Text
ASSUMED SPEED 5km/h

AutoCAD SHX Text
SWEPT PATH KEY

AutoCAD SHX Text
Lock to Lock Time

AutoCAD SHX Text
MRV

AutoCAD SHX Text
Width

AutoCAD SHX Text
Track

AutoCAD SHX Text
Steering Angle

AutoCAD SHX Text
1.50

AutoCAD SHX Text
5.00

AutoCAD SHX Text
meters

AutoCAD SHX Text
:

AutoCAD SHX Text
:

AutoCAD SHX Text
:

AutoCAD SHX Text
6.0

AutoCAD SHX Text
2.50

AutoCAD SHX Text
2.50

AutoCAD SHX Text
34.0

AutoCAD SHX Text
:

AutoCAD SHX Text
8.80



    

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 304



 OTR Service Station Generic  

Parking and Traffic Management 

Report (updated July 2017) 

 

 

Client //   OTR 

Office //   SA 

Reference // S1177712 

Date // 29/11/2017 

 

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 305



 

 

© GTA Consultants (GTA Consultants (SA) Pty Ltd) 2017 

The information contained in this document is confidential and 

intended solely for the use of the client for the purpose for which it has 

been prepared and no representation is made or is to be implied as 

being made to any third party. Use or copying of this document in 

whole or in part without the written permission of GTA Consultants 

constitutes an infringement of copyright. The intellectual property 

contained in this document remains the property of GTA Consultants. B
la

n
k
 R

e
p

o
rt

 (
1
6
0
8
0
5
 v

1
.8

) 

 

Melbourne | Sydney | Brisbane 

Canberra | Adelaide | Perth 

Gold Coast | Townsville 

OTR Service Station Generic  

Parking and Traffic Management 

Report (updated July 2017) 

Issue: 3   29/11/2017 

 

Client: OTR 

Reference: S1177712 

GTA Consultants Office: SA 

 

 

 

 

Quality Record 

Issue Date Description Prepared By Checked By Approved By Signed 

1 27/06/2017 Final Paul Morris Paul Morris Paul Morris PMO 

2 13/07/2017 Minor text changes Lydia Kairl Paul Morris Paul Morris PMO 

3 29/11/17 Minor text changes Paul Morris Paul Morris Paul Morris 

 

 

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 306



 

S1177712 // 29/11/2017 

Report (updated July 2017) // Issue: 3 

OTR Service Station Generic , Parking and Traffic Management 

Table of Contents 

1. Introduction 1 

1.1 Purpose 1 

1.2 Methodology 1 

1.3 Scope and Limitations 1 

2. Site Selection and Characteristics 2 

2.1 OTR Fullarton 2 

2.2 OTR Surrey Downs 4 

2.3 OTR Thorngate 6 

2.4 Site Summary 7 

3. Car Parking 8 

3.1 Car Parking Supply 8 

3.2 Car Parking Demand 8 

3.3 Temporal Car Parking Profiles 8 

3.4 Summary 10 

4. Traffic Generation 11 

4.1 Traffic Generation 11 

4.2 Temporal Traffic Profile 11 

4.3 Drive-Thru Traffic Generation 12 

4.4 Summary 15 

5. Queuing Characteristics 16 

5.1 Introduction 16 

5.2 OTR Fullarton 16 

5.3 OTR Surrey Downs 17 

5.4 OTR Thorngate 18 

5.5 Drive-Thru Queuing 19 

5.6 Summary 19 

6. Conclusions 20 

6.1 Parking 20 

6.2 Traffic 20 

6.3 Drive-Thru 21 

6.4 Bowser Queueing 21 

  

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 307



 

S1177712 // 29/11/2017 

Report (updated July 2017) // Issue: 3 

OTR Service Station Generic , Parking and Traffic Management 

Figures 

Figure 2.1: OTR Fullarton Site and Surrounds 2 

Figure 2.2: OTR Fullarton Site Layout 3 

Figure 2.3: OTR Surrey Downs Site and Surrounds 4 

Figure 2.4: OTR Surrey Downs Site Layout 5 

Figure 2.5: OTR Thorngate Site and Surrounds 6 

Figure 2.6: OTR Thorngate Site Plans 7 

Figure 3.1: Car Parking Demand Profiles 9 

Figure 4.1: Temporal Traffic Profile 12 

Figure 4.2: Drive-Thru Temporal Demand – Every 15mins 13 

Figure 5.1: “Starter gate” fuel pump arrangement 16 

Figure 5.2: “Domino” fuel pump arrangement 16 

 

Tables 

Table 2.1: Land Use Details 7 

Table 2.2: Services at Each Site 7 

Table 3.1: Car Parking Supply 8 

Table 3.2: Peak Car Parking Demand 8 

Table 3.3: Peak Car Parking Rates 8 

Table 3.4: Car Parking Rate Comparison 10 

Table 4.1: Surveyed Traffic Generation 11 

Table 4.2: Oporto Drive-Thru Traffic Generation 13 

Table 4.3: Hungry Jacks Drive-Thru Traffic Generation 14 

Table 4.4: Subway Drive-Thru Traffic Generation 14 

Table 5.1: OTR Fullarton Queuing 17 

Table 5.2: OTR Surrey Downs Queuing 17 

Table 5.3: OTR Thorngate Queuing 18 

 

 

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 308



 

S1177712 // 29/11/2017 

Report (updated July 2017) // Issue: 3 

OTR Service Station Generic , Parking and Traffic Management 1 

1. Introduction  

1.1 Purpose 

The purpose of this report is to provide an update to traffic and parking demands for OTR 

Integrated Service Station sites from the previous Traffic Management Report (GHD, 23 

December 2014).  

The Traffic Management Report (2014) provided recommendations based on data collected at 

the time of that study as well as relevant guidelines including Austroads and best engineering 

knowledge at the time. 

This report will supersede the previous report and inform development applications for new sites 

and provide guidance on appropriate levels of parking and access arrangements for each site.  

This report will be based on new surveys of recently developed OTR sites to provide a comparison 

to the previous traffic and parking demands, and determine if revised application rates should be 

considered. 

This report considers three different OTR petrol station sites in Fullarton, Surrey Downs and 

Thorngate. 

1.2 Methodology 

1.2.1 Objectives 

 Review the parking demand at each site and subsequent peak parking demand rates 

 Review the traffic movements and subsequent generation rates at each site 

 Review the degree of queuing 

1.2.2 Site Inspections 

Observations of the sites were made on Thursday 25th May 2017 with video recordings of each site 

by AusTraffic. These observations over a 24-hour period enable a record of: 

 Parking demand at each site; 

 Traffic movements to and from the site at each access point; 

 Use of the drive-thru lane (where present); 

 Queuing at the bowsers. 

1.3 Scope and Limitations 

The following report sets out the results of the analysis of three sites – Fullarton, Surrey Downs and 

Thorngate. Surrey Downs site is further from the Adelaide CBD whereas Fullarton and Thorngate 

sites are in reasonably similar proximity to the CBD. The opinions, conclusions and any 

recommendations in this report are based on the conditions encountered at each of these sites 

and the information reviewed for the preparation of this report. Three sites are not generally 

considered sufficient to draw conclusions regarding trends or patterns of car parking behaviour, 

traffic generation or queuing characteristics. 

These surveys and analysis are based on metropolitan sites which may have a different operation 

to regional sites. 
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2. Site Selection and Characteristics 

Three sites have been selected to be analysed as part of this assessment. Details of the three sites 

are set out in the following sections. 

2.1 OTR Fullarton 

OTR Fullarton is located at 390 Fullarton Road in Fullarton, on the north-eastern corner of Fullarton 

Road and Fisher Street.  The location of the Fullarton site and its surrounds is shown in Figure 2.1 

and layout shown in Figure 2.2. 

Figure 2.1: OTR Fullarton Site and Surrounds 

 

Access to the site is via two one-way crossovers to Fullarton Road (one ingress and one egress) 

and one two-way crossover to Fisher Street. The site includes a Brumby’s, Moe’s Dog and Shake, 

Happy Wash and C Coffee.  

The site is configured as a three pump “starter gate” parallel to Fullarton Road providing six petrol 

filling positions under one canopy area, as shown on the site plans (Figure 2.2). Six parking spaces 

are provided immediately adjacent the control building, with another four spaces available 

adjacent the dog wash on the northern edge of the site. The site also includes an auto carwash 

with vacuum bays on the eastern boundary. 
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Figure 2.2: OTR Fullarton Site Layout 

 

Fullarton Road carries approximately 25,500 vehicles per day (DPTI Annual Average Daily Traffic 

Volumes, dated 14 September 2015). 
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2.2 OTR Surrey Downs 

OTR Surrey Downs is located at 665 Golden Grove Road in Surrey Downs on the eastern side of 

Golden Grove Road to the north of Grenfell Road.  The location of the Surrey Downs site and its 

surrounds is shown in Figure 2.3 with the site layout shown in Figure 2.4. 

Figure 2.3: OTR Surrey Downs Site and Surrounds 

 

This site includes a Wok in a box (QSR), Moe’s Dog & Shake, EAT Bakery, C Coffee and CHILL. 

Access to the site is via two one-way crossovers to Golden Grove Road (one ingress and one 

egress). 

The site is configured as a six pump “starter gate” perpendicular to Golden Grove Road providing 

twelve petrol filling positions under one canopy area, as shown on the site layout.  

A total of 15 parking spaces are provided with six parking spaces are provided immediately 

adjacent the control building, with another nine spaces available on the north-eastern edge of 

the site. 
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Figure 2.4: OTR Surrey Downs Site Layout 

 

Golden Grove Road carries approximately 15,800 vehicles per day (DPTI Annual Average Daily 

Traffic Volumes, dated 14 September 2015). 
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2.3 OTR Thorngate 

OTR Surrey Downs is located at 20A Main North Road in Thorngate on the western side of Main 

North Road on the corner of Carter Street.  The location of the Thorngate site and its surrounds is 

shown in Figure 2.5 with the site layout shown in Figure 2.6. 

Figure 2.5: OTR Thorngate Site and Surrounds 

 

This site includes an Oporto (Drive-thru, QSR), C Coffee, Moe’s and EAT. Access to the site is via 

two one-way crossovers to Main North Road (one ingress and one egress) and one two-way 

crossover and one one-way egress (drive-thru) crossover to Carter Street. 

The site is configured as a four pump “domino” perpendicular to Main North Road providing eight 

petrol filling positions under one canopy area, as shown on the site layout. Eight parking spaces 

are provided immediately adjacent the control building, with another two spaces singularly 

placed in landscaping areas. The site includes a drive-thru (for Oporto) which exits onto Carter 

Street. 
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Figure 2.6: OTR Thorngate Site Plans 

 

Main North Road carries approximately 52,900 vehicles per day (DPTI Annual Average Daily 

Traffic Volumes, dated 14 September 2015). 

2.4 Site Summary 

Table 2.1 and Table 2.2 summarise the site details for each of the three sites. 

Table 2.1: Land Use Details 

Site Location Retail Floor 

Area 

Total Floor 

Area 
Site Area 

No Refilling 

Positions 

Parking Spaces 

OTR Fullarton 150 sq.m 276 sq.m 2,050 sq.m 6 12 

OTR Surrey Downs 164 sq.m 310 sq.m 1,575 sq.m 6 15 

OTR Thorngate 143 sq.m 363 sqm 1,600 sq.m 8 10 

Table 2.2: Services at Each Site 

Site Location 
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3. Car Parking 

3.1 Car Parking Supply 

The car parking provision, as well as the different areas of the site for comparison, at each of the 

three OTR sites is summarised in Table 3.1.  

Table 3.1: Car Parking Supply 

Site Location 

Floor Areas No 

Refilling 

Positions 

Car Parking Supply 

Retail Floor 

Area 

Total Floor 

Area 
Site Area 

Retail Vacuum 

Bays 

Total 

OTR Fullarton 150 sq.m 276 sq.m 2,050 sq.m 6 10 2 12 

OTR Surrey 

Downs 
164 sq.m 310 sq.m 1,575 sq.m 6 15 0 15 

OTR Thorngate 143 sq.m 363 sqm 1,600 sq.m 8 10 0 10 

3.2 Car Parking Demand 

Based on the surveys undertaken Table 3.2 summarises the peak parking demands observed at 

each site. 

Table 3.2: Peak Car Parking Demand 

Site Location Spaces 

Available 

Peak Parking 

Demand 

Surplus 

Spaces 

Peak Parking 

Time 

Parking 

Occupancy 

OTR Fullarton 12 9 3 8:15 AM 75% 

OTR Surrey Downs 15 10 5 7:00 PM 67% 

OTR Thorngate 10 6 4 12:00 PM 60% 

Based on the above peak parking rates Table 3.3 sets out the peak parking demand rates based 

on these survey results. Rates have been calculated for spaces per 100sq.m of retail floor, gross 

floor and site area. 

Table 3.3: Peak Car Parking Rates 

Site Location 
Spaces per 100sq.m Retail 

Floor Area 

Spaces per 100sq.m Total 

Floor Area 

Spaces per 100sq.m 

Site Area 

OTR Fullarton 6.0 3.3 0.4 

OTR Surrey Downs 6.1 3.2 0.6 

OTR Thorngate 4.2 1.7 0.4 

3.3 Temporal Car Parking Profiles 

3.3.1 Demand Profiles 

Figure 3.1 compares the car parking rates for the three sites across the 24-hour period surveyed. 
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Figure 3.1: Car Parking Demand Profiles 

 

The above shows that the daytime period is generally busier than the very late night and very 

early morning for all sites. The Fullarton site sees a large peak in the morning at around 8:25am 

which coincides with the morning commuter peak hour.  

The Surrey Downs site has a significant evening peak at 7:00pm likely due to the fact this site also 

contains a Wokinabox which would provide a dinner service.   

While Thorngate has Oporto, this offers a drive-thru option which Wokinabox does not.  

Thorngate does not have a significant spike in parking.  

3.3.2 Car Parking Demand Rate 

By way of comparison the GHD report considering 8 different OTR sites resulted in the following 

car parking generation rate; 

 2.5 spaces per 100sq.m GFA for sites < 300sq.m without quick service restaurant 

 3.3 spaces per 100sq.m GFA for sites between 300sq.m and 400sq.m with quick service 

restaurant 

 1.8 spaces per 100sq.m GFA for sites > 400sq.m with quick service restaurant 

The above was based off a 99th percentile parking generation rate but excluded staff parking. 

Table 3.4 summarises the comparison of the above rates when applied to the three sites assessed 

within this report. 
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Table 3.4: Car Parking Rate Comparison 

Site Location 
Total Floor Area 

(sq.m) 
No. Fuel Points 

Peak Demand 

(spaces) 

Spaces per 

100sq.m Total Floor 

Area 

OTR Fullarton 276 6 9 3.3 

OTR Surrey Downs 310 6 10 3.2 

OTR Thorngate 363 8 6 1.7 

 

Table 3.4 shows how the Thorngate sites peak parking demand differs significantly from the other 

2 sites when relating simply to Total Floor Area. 

3.4 Summary 

Peak parking was recorded at each site as follows; 

 OTR Fullarton peak parking demand 9 spaces of 12 at 8:15am 

 OTR Surrey Downs peak parking demand 10 spaces of 15 at 7:00pm 

 OTR Thorngate peak parking demand 6 spaces of 10 at 12:00pm 

Peak parking was calculated at each site as the following parking rates; 

 OTR Fullarton 

 3.3 spaces per 100sq.m Total Floor Area 

 OTR Surrey Downs 

 3.2 spaces per 100sq.m Total Floor Area 

 OTR Thorngate 

 1.7 spaces per 100sq.m Total Floor Area 

Given the available sample, it is recommended to use apply peak parking rates of: 

3.3 spaces per 100sq.m Total Floor Area for sites without drive-thru, and 

2.5 spaces per 100sq.m Total Floor Area for sites with drive-thru. 
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4. Traffic Generation 

These sections set out the observed traffic generation relating to the operation of petrol pumps 

and facilities, excluding drive through. Drive-thru is considered in Section 4.3 for the one site that 

had drive-thru facilities. 

4.1 Traffic Generation 

Table 4.1 sets out the recorded traffic generation for each site. This includes daily volumes (24 

hour), the AM and PM road network peak hours (approximately 8:00am to 9:00am and 5:00pm to 

6:00pm respectively) as well as the site AM and PM site peak periods where they differ from the 

network peaks. 

Table 4.1: Surveyed Traffic Generation 

Site Location Daily 
Road Network 

AM Peak Hour 

Road Network 

PM Peak Hour 

AM Site Peak Hour PM Site Peak Hour 

Time Trips Time Trips 

OTR Fullarton 2260 230 165   2:30-3:30pm 179 

OTR Surrey 

Downs 
1953 144 166     

OTR Thorngate 1550 56 80 11am-12pm 107 2:30-3:30pm 141 

Based on the above survey results the following is noted; 

 daily traffic generation ranges from 1,550 vehicles per day to 2,260 vehicles per day for 

the sites surveyed; 

 the AM road network peak ranges from 56 to 230 vehicles per hour; 

 This correlates to a maximum PM peak hour generation of 0.83 trips per square metre of 

total floor area; 

 the PM road network peak ranges from 80 to 165 vehicles per hour; 

 this correlates to a maximum PM peak hour generation of 0.6 trips per square metre of 

total floor area; 

 Thorngate had a peak in the AM between 11:00am and 12:00pm; 

 Fullarton and Thorngate both had a peak in the PM with up to 179 vehicles per hour 

between 2:30pm to 3:30pm. 

4.2 Temporal Traffic Profile 

Figure 4.1 shows the temporal traffic profile across the 24-hour period surveyed, in 15 minute 

intervals for the three sites surveyed. 

4 

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 319



 

S1177712 // 29/11/2017 

Report (updated July 2017) // Issue: 3 

OTR Service Station Generic , Parking and Traffic Management 12 

Figure 4.1: Temporal Traffic Profile 

 

The above shoes that while the overall trend is similar across all three sites, the Fullarton site has a 

clear peak between 8am and 9am, which corresponds to the commuter peak period. The Surrey 

Downs site has a peak during the network peak, but also has a substantial peak at 6:30am.  

4.2.1 Traffic Generation Rate Comparison 

The Traffic Management Report (2014) referred to the RTA Guide for traffic generation rates for 

service stations (petrol stations) as follows; 

Evening peak hour vehicle trips = 0.04 A(S) + 0.3 A(F). 

Or Evening peak hour vehicle trips = 0.66 A(F) 

Where A(S) = area of site (m2) and A(F) = Total Floor Area of convenience store (m2). 

Hence, a typical OTR store has been previously calculated to generate in the order of 260 trips in 

the evening peak hour based on the RTA Guide.  

Analysis of the highest PM Network Peak (165 trips) for OTR Fullarton suggests a similar relationship 

to the RTA Guide based on Total Floor Area (A(F) below) of 276 sq.m: 

OTR evening peak hour vehicle trips = 0.6 A(F) 

Based on the analysis across three sites, it was established that a similar relationship to the RTA 

Guide exists with the sites ranging from 0.22 to 0.6 times the Total Floor Area. All three sites were 

recorded as lower than the RTA Guide calculations. 

4.3 Drive-Thru Traffic Generation 

The below drive-thru traffic analysis has been undertaken based on surveys conducted by 

AusTraffic at the OTR Thorngate site’s Oporto drive-thru, as well as data provided by OTR for the 

number of customers served through the drive through window on an hourly basis for the 12 June 

2017. GTA notes these consider number of vehicles utilising the drive-thru, which corresponds to 

two trips per vehicle (one entry and one exit movement per vehicle). 
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4.3.1 Oporto 

Table 4.2 summarises the traffic generation of Oporto drive-thru sites based on the surveyed 

Thorngate site and three other sites provided by OTR. 

Table 4.2: Oporto Drive-Thru Traffic Generation 

Site Location 
Daily 

Volume 

Network Peak Volume Site Peak Volume 

8:00am to 

9:00am 

5:00pm to 

6:00pm 
Time 

Peak Volume 

Thorngate 118 1 1 12:15pm-1:15pm 9 

Glenside 123 1 10 4:00pm-5:00pm 13 

Mawson Lakes 125 0 10 6:00pm-7:00pm 12 

Pulteney Street 134 0 7 12:00pm-1:00pm 14 

MAXIMUM 134 1 10  14 

AVERAGE 125 1 7  12 

Based on the above the use of Oporto drive-thru’s are very low, particularly in the network peak 

periods. Of the sites two peaked during the lunchtime period, and the other two around the 

evening period but just outside of the typical network peak. 

Temporal Use 

Figure 4.2 shows the temporal traffic profile across the 24-hour period surveyed for the Thorngate 

Oporto drive-thru, in 15-minute intervals. 

Figure 4.2: Drive-Thru Temporal Demand – Every 15mins 

 

4.3.2 Hungry Jacks 

Table 4.3 summarises the traffic generation of Hungry Jacks drive-thru sites based on information 

provided by OTR. 
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Table 4.3: Hungry Jacks Drive-Thru Traffic Generation 

Site Location 
Daily 

Volume 

Network Peak Volume Site Peak Volume 

8:00am to 

9:00am 

5:00pm to 

6:00pm 
Time 

Peak Volume 

Nuriootpa 373 8 33 12:00pm-1:00pm 53 

Aldinga 450 5 46 5:00pm-6:00pm 46 

Dry Creek 215 7 14 12:00pm-1:00pm 25 

Glen Osmond 360 14 29 12:00pm-1:00pm 33 

Murray Bridge 

Adelaide Road 
314 9 28 

12:00pm-1:00pm & 

1:00pm-2:00pm 38 

Renmark 176 3 14 1:00pm-2:00pm 18 

MAXIMUM 450 14 46  53 

AVERAGE 315 8 27  36 

The above shows that the traffic generation for a Hungry Jacks is significantly more than that of 

an Oporto, in the order of 3 times the traffic generation. The above also indicates that Hungry 

Jacks drive-thru’s typically peak during the lunchtime period (somewhere between 12:00pm and 

2:00pm), although typically still have a reasonable spike in usage during the PM peak. 

4.3.3 Subway 

Table 4.4 summarises the traffic generation of Subway drive-thru sites, based on information 

provided by OTR. 

Table 4.4: Subway Drive-Thru Traffic Generation 

Site Location 
Daily 

Volume 

Network Peak Volume Site Peak Volume 

8:00am to 

9:00am 

5:00pm to 

6:00pm 
Time 

Peak Volume 

South Plympton 336 7 16 12:00pm-1:00pm 30 

Given information for only one Subway drive-thru site was provided the conclusions that can be 

drawn are limited. The above data suggests that while the daily volume is relatively high 

(compared to Oporto and Hungry Jacks) the peak periods have lower volumes. 

4.3.4 Conclusion 

The traffic generation of the drive-thru is much less than suggested by the RTA Guide (typically in 

the order of 180 trips (90 vehicles) per hour in the PM peak), and as used in current assessments.  

The above analysis suggests Oporto drive-thru’s have up to 135 vehicles use them per day, and 

up to 14 vehicles per hour in the site peak hour (10 in the PM peak). For the Hungry Jacks sites, 

higher volumes were indicated but these still fall well short of the RTA Guide (180vph). Daily 

Hungry Jacks volumes were recorded up to 450 vehicles per day, with up to 53 in the site peak 

hour recorded (46 in the PM peak). These volumes are well below the RTA Guide (and current 

assessment rate) of 180 trips in the PM peak hour. 

Based on the above it is recommended that 60 vehicles entering and exiting per hour 

(corresponding to 120 trips per hour) be used to test the drive-thru facilities in the overall traffic 

generation of the site. For some uses this may be particularly conservative and is thus an 

appropriate sensitivity analysis. 
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4.4 Summary 

The traffic surveys indicate that the traffic generation recommended in the Traffic Management 

Report 2014 are still applicable (based on the RTA Guide) from the sample of sites surveyed for 

the PM network peak hour. Hence, the calculation of 0.6 trips x (Total Floor Area sq.m) should be 

applied for testing the traffic impacts of OTR sites for the PM road network peak hour. During the 

AM road network peak hour, a calculation of 0.83 trips x (Total Floor Area sq.m) should be 

applied. 

The recorded traffic generation of drive-thru’s is much less than calculated using the RTA Guide 

rates, and as used in current assessments. Typical development applications for OTR sites with fast 

food outlets are assessed based on in the order of 180 trips in the evening peak. This is significantly 

higher than observed use. Hence it is recommended that a sensitivity analysis of 120 vehicles per 

hour (two-way trips) based on 60 vehicles entering and exiting could be used to test drive-thru 

facilities. 

Further data should be collected to provide a metropolitan sample suitable for more detailed 

analysis with regards to traffic generation. 
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5. Queuing Characteristics 

5.1 Introduction 

At the same time as the traffic and parking surveys the queues at each bowser were recorded 

for all three sites. GTA notes that the Fullarton and Surrey Downs sites have their fuel pumps 

arranged in a “starter gate” arrangement, while the Thorngate site fuel pumps are in a “domino” 

arrangement. 

Figure 5.1 and Figure 5.2 show the two arrangements of fuel pumps. 

Figure 5.1: “Starter gate” fuel pump 

arrangement 
 Figure 5.2: “Domino” fuel pump arrangement 

 

 

 

5.2 OTR Fullarton 

OTR Fullarton’s fuel pumps are set out in a starter gate arrangement. Table 5.1 sets out the peak 

queues observed at each fuel bowser at the Fullarton site and the number of times the peak 

queue occurred across the 24-hour survey period. 

5 
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Table 5.1: OTR Fullarton Queuing  

Fuel Pump Peak Queue at Bowser (not including 

vehicle using fuel pump) 

Number of times this length queue 

occurred 

Bowser 1 1 16 

Bowser 2 1 5 

Bowser 3 1 15 

Bowser 4 1 3 

Bowser 5 2 1 

Bowser 6 1 4 

Queue capacity would be technically counted as 1, although would be possible depending on 

bowser and direction for a second car to queue without blocking access to other bowsers. 

The occurrence of queuing was relatively infrequent. Not every bowser had someone waiting to 

access it at the same time as all the other bowsers had a queue. GTA notes that some queuing 

would have occurred even when there were free bowsers, given the preference of drivers to 

have the fuel pump on the same side of the vehicle as the vehicle fill point. 

During the AM Network Peak of the 122 inbound vehicles into the site, 19 queued for a pump, 

meaning 16% of vehicles queued. During the PM Network Peak of the 80 inbound vehicles into 

the site, 2 queued for a pump, meaning 2.5% of vehicles queued. The queues were not observed 

reaching the roadway at any point during the 24-hour period surveyed. 

5.3 OTR Surrey Downs 

OTR Surrey Downs’ fuel pumps are set out in a starter gate arrangement. Table 5.2 sets out the 

peak queues observed at each fuel bowser at the Surrey Downs site and the number of times the 

peak queue occurred across the 24-hour survey period. 

Table 5.2: OTR Surrey Downs Queuing  

Fuel Pump Peak Queue at Bowser (not including 

vehicle using fuel pump) 

Number of times this length queue 

occurred 

Bowser 1 0 - 

Bowser 2 2 1 

Bowser 3 0 - 

Bowser 4 2 1 

Bowser 5 0 - 

Bowser 6 1 1 

Bowser 7 0 - 

Bowser 8 0 - 

Bowser 9 0 - 

Bowser 10 1 6 

Bowser 11 0 - 

Bowser 12 0 - 

Queue capacity would be technically counted as 1, although would be possible depending on 

bowser and direction for a second car to queue without blocking access to other bowsers. 
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The occurrence of queuing was infrequent and minor. At this site, many of the bowsers did not 

have a queue at any point across the day. GTA notes that some queuing would have occurred 

even when there were free bowsers, given the preference of drivers to have the fuel pump on 

the same side of the vehicle as the vehicle fill point. 

During the AM Network Peak of the 50 inbound vehicles into the site, 0 queued for a pump, 

meaning 0% of vehicles queued. During the PM Network Peak of the 78 inbound vehicles into the 

site, 5 queued for a pump, meaning 6.4% of vehicles queued. The queues were not observed 

reaching the roadway at any point during the 24-hour period surveyed, which was expected 

given the very low amount of queuing observed. 

5.4 OTR Thorngate 

OTR Thorngate’s fuel pumps are set out in a domino arrangement. Table 5.3 sets out the peak 

queues observed at each fuel bowser at the Thorngate site and the number of times the peak 

queue occurred across the 24-hour survey period 

Table 5.3: OTR Thorngate Queuing  

Fuel Pump Peak Queue at Bowser (not including 

vehicle using fuel pump) 

Number of times this length queue 

occurred 

Bowser 1 1 1 

Bowser 2 2 3 

Bowser 3 2 2 

Bowser 4 2 1 

Bowser 5 0 - 

Bowser 6 0 - 

Bowser 7 0 - 

Bowser 8 1 1 

Queue capacity would be technically counted as 1, although would be possible depending on 

bowser and direction for a second car to queue without blocking access to other bowsers. 

Queueing into the crossover would be plausible depending on direction of access and how 

vehicles park in queue, generally though 2 car queues should not spill into crossover/onto 

adjacent road network. 

The occurrence of queuing was infrequent. At this site, several of the bowsers did not have a 

queue at any point across the day. GTA notes that some queuing would have occurred even 

when there were free bowsers, given the preference of drivers to have the fuel pump on the 

same side of the vehicle as the vehicle fill point. 

During the AM Network Peak of the 29 inbound vehicles into the site, 0 queued for a pump, 

meaning 0% of vehicles queued. During the PM Network Peak of the 46 inbound vehicles into the 

site, 9 queued for a pump, meaning 20% of vehicles queued. The queue was not observed 

reaching the roadway at any point during the 24-hour period surveyed. 
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5.5 Drive-Thru Queuing 

Peak queues of 3 vehicles queuing in the Thorngate Oporto drive-thru occurred in the following 

15 minute blocks; 

 12:15pm-12:30pm 

 7:15pm-7:30pm 

 12:15am-12:45am 

A queue length of 3 vehicles is considered minor and was not observed impacting the function of 

the rest of the site or the road network. 

5.6 Summary 

In the AM peak period between 0% and 16% of vehicles queued to use a fuel pump. In the PM 

peak period between 2.5% and 20% of vehicles queued to use a fuel pump. 

At all three sites the peak queue was two vehicles waiting for a fuel pump. At the Fullarton site this 

peak queue occurred once, at Surrey Downs twice and 6 times at Thorngate. As such there was 

very minimal queuing observed, and at no point was the queue observed impacting upon the 

surrounding road network. 

Based on the above analysis and discussion, a peak bowser queue of one vehicle should be 

assessed in the design of OTR sites with a “starter gate” arrangement of fuel points. A peak 

bowser queue of two vehicles should be assessed in the design of OTR sites with a “domino” 

arrangement of fuel points. 
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6. Conclusions 

The following conclusions are made from the analysis contained in this report: 

6.1 Parking 

i Peak parking was observed at each site as follows: 

 OTR Fullarton peak parking demand 9 spaces of 12 at 8:15am 

 OTR Surrey Downs peak parking demand 10 spaces of 15 at 7:00pm 

 OTR Thorngate peak parking demand 6 spaces of 10 at 12:00pm 

ii Peak parking was calculated at each site as the following parking rates: 

 OTR Fullarton: 3.3 spaces per 100sq.m Total Floor Area 

 OTR Surrey Downs: 3.2 spaces per 100sq.m Total Floor Area 

 OTR Thorngate: 1.7 spaces per 100sq.m Total Floor Area 

Given the available sample, it is recommended to use apply peak parking rates of: 

3.3 spaces per 100sq.m Total Floor Area for sites without drive-thru, and 

2.5 spaces per 100sq.m Total Floor Area for sites with drive-thru. 

6.2 Traffic 

i Daily Traffic generation was observed as follows for each site; 

 OTR Fullarton: 2260 trips  

 OTR Surrey Downs: 1953 trips 

 OTR Thorngate: 1550 trips 

ii AM network peak hour traffic generation was observed as follows for each site; 

 OTR Fullarton: 230 trips  

 OTR Surrey Downs: 144 trips  

 OTR Thorngate: 56 trips 

iii PM network peak hour traffic generation was observed as follows for each site; 

 OTR Fullarton: 165 trips 

 OTR Surrey Downs: 166 trips 

 OTR Thorngate: 80 trips 

iv The OTR Thorngate site has an AM peak outside of the Network peak; 

 11:00am-12:00pm 107 trips 

v The OTR Fullarton and OTR Thorngate sites have a PM peak outside of the Network 

peak; 

 OTR Fullarton 2:30-3:30pm 179 trips 

 OTR Thorngate 2:30-3:30pm 141 trips 

The traffic surveys indicate that the traffic generation recommended in the Traffic Management 

Report 2014 are still applicable (based on the RTA Guide) from the sample of sites surveyed for 

the network PM peak hour.  

6 
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Hence, the calculation of 0.6 trips x (Total Floor Area in sq.m) should be applied for testing the 

traffic impacts of OTR sites during the PM road network peak hour. During the AM road network 

peak hour, a calculation of 0.83 trips x (Total Floor Area sq.m) should be applied. 

6.3 Drive-Thru 

It is recommended that 120 vehicles per hour (two-way trips from 60 vehicles) be applied to the 

drive-thru component of an OTR site for a sensitivity analysis, based on assessment of a variety of 

Oporto, Hungry Jacks and one Subway drive-thru at various OTR sites that revealed the actual 

generation is significantly lower than assessed in typical traffic impact statements. 

6.4 Bowser Queueing 

i OTR Fullarton  

 “Starter gate” arrangement of fuel points 

 16% and 2.5% of vehicles queued in the AM and PM peak respectively 

 Peak queue of 2 vehicles waiting occurred once 

ii OTR Surrey Downs 

 “Starter gate” arrangement of fuel points 

 0% and 6.4% of vehicles queued in the AM and PM peak respectively 

 Peak queue of 2 vehicles waiting occurred twice 

iii OTR Thorngate 

 “Domino” arrangement of fuel points 

 0% and 20% of vehicles queued in the AM and PM peak respectively 

 Peak queue of 2 vehicles waiting occurred 6 times 

Therefore, site designs should allow sufficient space for at least to 1 vehicles to queue at 

each pump aisle where the fuel pumps are in a “starter gate” arrangement, and at least to 2 

vehicles to queue at each pump aisle where the fuel pumps are in a “domino” arrangement. 
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Stantec Australia Pty Ltd. 
Level 5, 75 Hindmarsh Square 
Adelaide SA  5000 

19 January 2022 

Project/File:   

Mr Tim Beazley 

270 The Parade 

Kensington Park 

SA 5068 

Dear Tim, 

Reference: 30140112-1050 

I refer to the request for information (RFI) received from Mount Barker District Council on 19 October 
2021 for the proposed On The Run Site located at Wellington Road, Mount Barker. Stantec has 
reviewed the RFI and have completed additional analysis of the site to address the queries raised. Our 
response to the RFI is outlined below. 

Request for a Traffic Management Plan 

Stantec understands that concerns have been raised regarding the management of vehicle conflict 
points within the site. The layout of the forecourt area, including drive through and car wash areas has 
been designed as a typical service station shared area. Typically, these areas are shared between 
pedestrians and vehicles, are low speed and the layout is subject to T intersection priorities under the 
Australian Road Rules (ARRs), reducing the risk of major vehicle conflict. 

To assist clarifying priorities within the site, Stantec has prepared a high-level concept traffic 
management plan. A copy of the plan is attached (SK02) and the traffic control devices aims to manage 
the conflict in the following ways: 

Quick Service Restaurant (QSR): There is a slight offset to the exit from the Auto Car wash exit, the 
intersection essentially forms a T with the main priority being the circulation road into the forecourt. A 
Give Way sign and line marking are proposed at the QSR exit to reinforce the priorities at the 
intersection. 

Manual Car Wash Exit: One-way priority from the southeast through the manual car wash area is 
reinforced by the provision of the following traffic control devices: 

▪ Pavement arrows at the entry and exit points to the carwash forecourt

▪ R2-4 “No Entry” signs restricting access from the northwest to the Chamois area

▪ R1-2 “Give Way” sign and line marking across the northern exit from the carwash area,
adjacent to a chamois area.

▪ A continuity line has also been provided across the access to the car wash area to provide
delineation between the apron and circulatory road adjacent to the bulky goods store.

Auto Car Wash Exit: Similar to the QSR exit, a Give Way sign and line marking will be applied at the 
auto car wash exit to clarify the priority is the circulation road into the forecourt. 
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17 January 2022 
Mr Tim Beazley 
Page 2 of 3  

Reference: 30140112-1050 

  
  

 

Detail for Pedestrian Movements 

Proposed pedestrian routes into the site from Wellington Road, and between the forecourt and bulky 
goods tenancy are shown in the attached sketch SK01. To facilitate the routes, Stantec has proposed 
the footpath connections as shown in SK01 and SK02. To facilitate a suitable crossing location to the 
control building from Wellington Road, it is proposed that two parking spaces are removed to enable 
DDA compliant kerb ramps to be provided. 

However, an addition two spaces can be gained outside the bulky goods tenancy, so the overall parking 
supply remains unchanged. 

We understand Council has requested that the footpath enter the site adjacent to the vehicular access 
from Wellington Road, but believe the alternate proposal will allow the provision of DDA compliant kerb 
ramps to the control building. This can be further discussed with Council and addressed at detailed 
design. 

Review of Alternate Tanker Movement to B-Double 

In response to Council’s RFI regarding the maximum design vehicle for fuel deliveries, Stantec has 
previously completed turn paths for a 19.1m B-double combination which we understand will be the 
proposed fuel delivery vehicle for the site. Notwithstanding, at the request of Council we have 
completed turn paths for a smaller design vehicle, a 16.4m semi-trailer which are shown in AT01 and 
demonstrate that the vehicle can enter the site in a forward direction, decant at the fill points and then 
exit the site in a forward direction onto Heysen Boulevard. 

We understand that the request to complete turn paths for an alternate vehicle arose in the event that a 
B-double was not supported. It should be noted however that while the 19.1m combination is referred to 
as a “B-double”, under the PBS classification guidelines, being less than 20m long, the vehicle is 
permitted to use roads subject to general access arrangements. The B-double combination tends to 
perform better at manoeuvring than a standard 19m semi-trailer as a result of the intermediate hitch 
point, so we so no reason this vehicle cannot be supported on the surrounding road network. 

Refuse Turn Paths for Collection Adjacent to Control Building 

In response to Council’s RFI, Stantec has completed turn paths for an MRV refuse vehicle collecting 
refuse directly from the designated refuse storage area adjacent to the control building. The turn paths 
for the refuse vehicle are attached in sketch AT02. 

The turn paths demonstrate the vehicle can enter the site in a forward direction, collect refuse from the 
designated area and then exit the site onto Heysen Boulevard in a forward direction. 

I trust this addresses the queries raised in the RFI, should you have any further questions, please feel 
free to contact me 8334 3603. 
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Sincerely, 

 
Ian Bishop MEng (Hons) MIEAust 

Senior Transportation Engineer 
Phone: +61 8 8334 3603 
Mobile: +61 459 951 840 
ian.bishop@stantec.com 

 

Attachment: Traffic Management Plan & Turn Paths 

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 333



 

 

 

 

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 334



L=210.00m

B=158°13'51"

L=
46

.5
9m

B=
78

°1
4'

1"

R
=-

10
0.

00
m

L=
15

.5
1m

35
6.

89
1

35
6.

55
6

35
6.

13
4

35
5.

93
0

35
5.

77
6

FO
R D

ISC
US

SIO
N P

UR
PO

SE
S O

NL
Y

SU
BJ

EC
T T

O 
CH

AN
GE

 W
ITH

OU
T

NO
TIF

ICA
TIO

N

PR
EL

IM
IN

AR
Y 

 P
LA

N

D
AT

E
19

/0
1/

20
22

FI
G

U
R

E 
N

O
.

SK
01

P
E

D
E

S
T

R
IA

N
 P

A
T

H
S

 T
O

C
O

N
T

R
O

L
 B

U
IL

D
IN

G
 A

N
D

T
H

IR
D

 P
A

R
T

Y
 T

E
N

A
N

C
Y

P
A

R
K

IN
G

 S
P

A
C

E
S

A
D

JU
S

T
E

D
 T

O
 M

A
IN

T
A

IN
P

A
R

K
IN

G
 P

R
O

V
IS

IO
N

A
C

R
O

S
S

 T
H

E
 S

IT
E

P
A

R
K

IN
G

 S
P

A
C

E
S

A
D

JU
S

T
E

D
 T

O
 P

R
O

V
ID

E
P

E
D

E
S

T
R

IA
N

 C
O

N
N

E
C

T
IO

N

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 335

AutoCAD SHX Text
WELLINGTON  ROADROAD

AutoCAD SHX Text
HEYSEN  BOULEVARDBOULEVARD



L=210.00m

B=158°13'51"

L=
46

.5
9m

B=
78

°1
4'

1"

R
=-

10
0.

00
m

L=
15

.5
1m

35
6.

89
1

35
6.

55
6

35
6.

13
4

35
5.

93
0

35
5.

77
6

FO
R D

ISC
US

SIO
N P

UR
PO

SE
S O

NL
Y

SU
BJ

EC
T T

O 
CH

AN
GE

 W
ITH

OU
T

NO
TIF

ICA
TIO

N

PR
EL

IM
IN

AR
Y 

 P
LA

N

D
AT

E
19

/0
1/

20
22

FI
G

U
R

E 
N

O
.

SK
02

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 336

AutoCAD SHX Text
WELLINGTON  ROADROAD

AutoCAD SHX Text
HEYSEN  BOULEVARDBOULEVARD



L=
46

.5
9m

B=
78

°1
4'

1"

R
=-

10
0.

00
m

L=
15

.5
1m

35
6.

55
6

35
6.

13
4

35
5.

93
0

35
5.

77
6

FO
R D

ISC
US

SIO
N P

UR
PO

SE
S O

NL
Y

SU
BJ

EC
T T

O 
CH

AN
GE

 W
ITH

OU
T

NO
TIF

ICA
TIO

N

PR
EL

IM
IN

AR
Y 

 P
LA

N

D
AT

E
19

/0
1/

20
22

FI
G

U
R

E 
N

O
.

AT
01

F
U

E
L
 F

IL
L
 P

O
IN

T

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 337

AutoCAD SHX Text
WELLINGTON  ROADROAD

AutoCAD SHX Text
HEYSEN  BOULEVARDBOULEVARD

AutoCAD SHX Text
16.4m Rural OTR Tanker

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
(c) 2022 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
16.4m Rural OTR Tanker

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
(c) 2022 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
16.4m Rural OTR Tanker

AutoCAD SHX Text
GTA-SA



FO
R D

ISC
US

SIO
N P

UR
PO

SE
S O

NL
Y

SU
BJ

EC
T T

O 
CH

AN
GE

 W
ITH

OU
T

NO
TIF

ICA
TIO

N

PR
EL

IM
IN

AR
Y 

 P
LA

N

D
AT

E
19

/0
1/

20
22

FI
G

U
R

E 
N

O
.

AT
02

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 338

AutoCAD SHX Text
10m REFUSE VEH.

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
(c) 2022 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
10m REFUSE VEH.

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
(c) 2022 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
10m REFUSE VEH.

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
(c) 2022 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
10m REFUSE VEH.

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
(c) 2022 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
10m REFUSE VEH.

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
(c) 2022 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
10m REFUSE VEH.

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
(c) 2022 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
10m REFUSE VEH.

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
10m REFUSE VEH.

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
(c) 2022 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
10m REFUSE VEH.

AutoCAD SHX Text
GTA-SA

AutoCAD SHX Text
(c) 2022 Transoft Solutions, Inc. All rights reserved.

AutoCAD SHX Text
10m REFUSE VEH.

AutoCAD SHX Text
GTA-SA



 
  
 
30 September 2022 
 
 
Client Services Officer Mr M Dickson 
Environment Protection Authority                           Senior Planner 
                                                                      Mount Barker District Council 
  
 
BY EMAIL – epa.planning@sa.gov.au  BY EMAIL – mdickson@mountbarker.sa.gov.au 
 
 
 
Dear Officers, 

Development Application 580/1446/20 
239 Wellington Road, Mount Barker SA 5251 

I refer to the letter (EPA reference 35057) dated 11 May 2022. 

Air Quality 

The separation distance between the site boundary of the dwelling at 261 Wellington Road, which 
abuts the southern boundary of the subject land and the closest of the fuel dispensing positions in 
the proposed OTR is approximately 43 metres.  This is the shortest distance between the fuel 
dispensers and a sensitive receiver boundary. 

It is noted that the proposed separation distance is less than the distance determined through 
application of the EPA’s methodology in the publication Evaluation Distances for Effective Air Quality 
and Noise Management (August 2016). 

In the circumstances the applicant agrees that any development plan consent that issues in respect 
of the proposed development would include a condition requiring the installation of a Stage 2 vapour 
recovery system. 

Our consultants are currently in discussion with the EPA to finalise an OTR Site Emissions Modelling 
Report, which is intended to serve as a reference document and to demonstrate that in many 
circumstances there is no unacceptable risk to human health or amenity despite separation distances 
which may be less than the distance determined under the present standards. 

We may therefore at a later time apply for a variation to any planning or development approval to 
remove a condition requiring a Stage 2 vapour recovery system.  Subject to demonstrating that there 
is no unacceptable risk from doing so, we would appreciate a continuation of the constructive 
dialogue we have had with the EPA so far, if and when such a variation application is lodged for 
assessment. 

Water Quality  

The fuel fill points for the proposed underground storage tanks are to be located adjacent fuel filling 
positions 2 and 3 within the bunded area under the fuel canopy. The location of the fuel fill points is 
shown on the attached site plan.    

The attached stormwater and civil site works plan prepared by TMK Engineers demonstrates that 
deliver tanker spills are adequately captured on site within a SPEL Puraceptor P.040 class 1 full 
detention system with an alarm. These details are noted on the attached TMK civil and stormwater 
plan. 

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 339



2 
 

I trust that this information will assist in completing assessment of the proposed development. 

Please contact me on telephone 0439 883 977 or by email if you wish to discuss the above. 

 
Yours faithfully 

 
Tim Beazley 
Town Planner 
Peregrine Corporation 
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View south-west of the site from future Heysen Boulevard 

 
View south-east of the site from future Heysen Boulevard 
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View of the site from Wellington Road 

View of site from Wellington Road 
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MOUNT BAl~KER 

DISTRICT COUNCIL 

Chief Executive Officer 

District Council of Mt Barker 

PO Box 54 

Mt Barker SA 5251 
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PO Box 996 1 
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1 9 MAY 2022 

File: ffi~ '2QZcJ ·\4~ 
Doc: --------- 

RE: Development Number 580/1446/20 (Perigrine Corporation) 

I' 

11 , I 

: I 11 I 
' I Pl ' 

( 
I . 

I l; ' 

I
t I , ~I' 

1

f I i !fl·\ 
I'. =: 

I offer this notice of objection on behalf and myself (Robert W Ellis) and my wife (Julie's 

Ellis). Our home address is 110 Frampton Road, Bugle Ranges. Our postal address ii as . 
1 

above - PO Box 996 Mt Barker SA 5251, I 1 

Ou~ tele~hone number is 839~ ~415 (w~ do not have reliable mobile phone coverage al ;i1d 
11 

! ': 
residential address). My e-mail 1s gullywind@bigpond.com. · , 

We oppose the application as the owners of property which will be impacted by the proposal 

particularly should a bushfire threaten us and the development restrict our ability to safely 

exit our property via Wellington Road to Mt Barker, Adelaide or an appropriate alterna ive ' . 
1 

safety refuge o.r for fire control vehicles to access the area east ~f t~e proposed ; : H• 
1 1 

j;j 
development site. 1 1 ', , • I 
I offer the following comments in support of this objection. 

1. The proposal is not consistent with the current Mt Barker Development Plan except 

by presentation of an innovative and contorted non sequitur argument such as'is ~- ' 

provided in this application for an 'Integrated Service Station Complex' and an las y~t 
1
: 

unidentified 'Bulky Goods' tenancy as consistent with a 'Neighbourhood Centre' in t'' ' 
that Plan and an earlier development approval granted for the site in March 20~d. fl · 

2. The application notes that a Service Station is an undefined landuse in the , , 

Development Plan. It is not clear from the application whether an 'Integrated Service i 

Station Complex' is a defined landuse but that does not appear to be the case, It ~. i 
would appear that the proponent has sought to present the development appliaa~i9~ j 

for the major 'Integrated Service Complex and Bulky Goods tenancy' as equiv· lent tol;i 

an already approved, but undefined, 'Service Station'. It is not. : 1 I; :.1 
3. Further, its location within and abutting a Residential Neighbourhood is inappropriate 

as adequate fuel supply, car wash and takeaway food outlets already exist in the 

near area and no need is demonstrated for the planned development complex'apart 

from expansion of a privately owned fuel supplier seeking to enhance his profit and', , 

extension of influence: I; '' ! l'i 
4. ;[he proposal to erect three 9m pylon signs is excessive and will significantly i'rN:i,acfi; i'I 

deleteriously the entrance appearance to Mt Barker from Wellington Road. One of . 

··1 ',,, I 

iii 
I ' 
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the 9m signs is planned to be erected on the edge of the car wash area on the' side 
1
. 

of Wellington Road where it will have maximum impact on road users. That is ~ot ;! ! 
desirable and will likely cause distraction to drivers The proposal of a 24 hour, 7 day 

a week operation will likewise have a significant deleterious impact on the local area 

and its presentation. 

5. The Development Application Form submitted to Mt Barker District Council gives the 

name of the owner of the subject land as Graham Lovelock and his postal address as 

239 Wellington Road, Mr Barker. Elsewhere the ownership is depicted as a joi~t , ij: I 
benefit. The land at 239 Wellington Road is uh inhabited, has been the subiect :Of ~ I 
extensive earthmoving (contrary to a dated photo on page 7 of the application) and · 

has not had, nor does it have, a postal delivery service. The application is 

consequently not correctly drafted, provides incorrect information and should be 

rejected until the details including ownership and an actual postal address are 

correct. ' , , 

6. The Landscape Plan provided by Oxygen Landscape Architects (page 8, 5/10~21) is 
1 

'! 

: tokenistic and inadequate. The site is essential reduced to an industrial landscape. 
1 

' 

7. Most significantly, the application does not consider the role and potential impact of 

the proposal with respect to the possibility of a bushfire in the area north and east of 

the subject land. Instead, it treats the locality as an inner city location with resultant 

supplementary comment on noise and similar events. This is despite the fact that the 

area is within presently surrounded by vegetated rural land and is proposed to jhostil, 

two 70,000 litre fuel tanks. There is no mention of firefighting equipment which would 

be required should the area be subject to bushfire. Access to the site by the (single) 

available MFS and volunteer CFS fire fighting units would be limited by traffic ' 

obstructing Wellington Road. 
' 8. While the application notes that the earlier approval for the entire site included 

inclusion of a service station it does not note or address the fact that this app~~v~I II. ; : 
was subject to access conditions which include a left exitinto the planned, but:not ~: 'j 
completed Heysen Boulevard. Approval for the application in circumstances which , 

currently provide only for access and egress via Wellington Road has potential to 

endanger life should a bushfire arise. 

9. W911ington Road is currently the only exit route available for landowners living east 

and south east of the proposed development. Should a bushfire begin in the area or 

south-east of the area and extend to the general locality such as has previously 1', 

bccurred, congestion of Wellington Road is almost certain to or-cur and result ih l ; 

threats to the life of drivers delayed or blocked on the road. 

10. The proposal which is one of at least two applications for major commercial , 

development at this potential bottle-neck on either side of Wellington Road envisages 

enhanced vehicle numbers and would severely restrict traffic flow on Wellington 

Road on the outskirts of Mt Barker township. Traffic flow on Wellington Road js , r:. ii 
already affected as a result of major speculative housing 8evelopment in the g~ner~I 'I 
area and at Strathalbyn. 

11. The proposal provides for 36 car parks, multiple vehicle access with left turn exit only 

on to Wellington Road. This would ensure that vehicles escaping the site in the face , 

of bushfire threat would feed traffic on to Wellington Road in a confusing wrong 
1 

·, ; 

direction and contribute to congestion and blockages. (HErysen Boulevard, the other, 
1 

identified exit is yet to be created and therefore offers no alternative to Wellingtorl I ~: i.l 
Road at present). The application is consequently premature and should not be • 

1 
• i 

considered until an alternative safe exist exists. ·~ 

[. I 
I ' I, ' 
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.1 

We suggest that Council reject the application in its present inadequate form and require 

that the proponent present information as to how the development would respond ~o 

bushfire in its near vicinity. The application should also be delayed until the completion of 

Heysen Boulevard which remains years from finalisation. I, i 

Yours Sincerely, 
/ 

/ 
/ 

' '• 

R. W. (Bob) Ellis 

I 

.i. I 
i 

1 •1 
I' I 

I 
I 
' 

I 
,, ·I 

I 

I; 'I 
I I 

I 

I, I 
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29 June 2022  

Mr M Dickson 
Senior Planner – City development 
Mount Barker District Council  
 
BY EMAIL – mdickson@mountbarker.sa.gov.au  
 
Dear Michael, 
 
 
Response to Representations (DA 580/1446/20) Lot 31 in DP 17656 239 Wellington Road, 
Mount Barker  

On behalf of the applicant, we herein respond to the letters of representation received in 
relation to the proposed construction of an integrated petrol filling station complex (24hr) 
including new control building comprising ‘On the Run’ retail services with integrated quick 
service restaurant & drive-thru-through facility, freestanding bulky goods outlet, canopy and 
fuel filling facilities, automatic and manual car wash facilities, dog wash facility, underground 
fuel storage tanks, free-standing illuminated signage & building signage, car parking, retaining 
walls, fencing, landscaping and associated infrastructure at the above-mentioned land.  

During the Category 3 notification of the application, two (2) letters of representation were 
submitted to Council. Both representors are either owners or occupiers of land in the board 
locality surrounding the proposed development site.  

• RW & JB Ellis – 110 Frampton Road, Bugle Rangers 

• P & D White – 8 Monterey Place, Mount Barker 

Both representors have indicated their opposition to the proposal and at least one has 
expressed a desire to be heard personally at any subsequent Council Assessment Panel (CAP) 
meeting.  

The concerns of the representors can be summarised as follows: 

• Land use not consistent with the Mt Barker Development Plan and Residential 
Neighbourhood Zone. 

• Excessive advertising. 

• Impact of proposed development in respect of possible bushfire.  

• Impacts from 24 hour operation noise and light spill. 

• Insufficient details regarding traffic analysis. 

• Insufficient landscaping. 

• Density of service stations. 

The concerns of the representor have been addressed under heading below: 
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Inappropriate land use 

The proposed development accords with the Objectives of the Residential Neighbourhood 
Zone by providing a range of shopping and business generating land uses in locations 
designated as a Neighbourhood Centre on Concept Plan MtB/16 – Mount Barker and 
Littlehampton (Objective 1).  

The proposed land use described as ‘an integrated petrol filling station complex’ and bulky 
goods outlet are appropriate uses for the Residential Neighbourhood Zone. The term 
‘integrated petrol filling station complex’ is not a defined land use, however the component 
elements of the use including, restaurant, petrol filling station and shop are all listed as 
envisaged within parts of the Residential Neighbourhood Zone that are identified as a centre 
(PDC 2). Again, consistent with the objectives, these components provide a convenient level of 
service to both the local community, the expanding Mount Barker region and through traffic. 

As a side note under the new planning and development framework (PDI Act 2016) which 
came into effect on 19 March 2021, the proposed development would be defined as a Retail 
Fuel Outlet. A review of the Planning and Design Code reveals that Retail Fuel Outlets are an 
envisaged land use within the new Master Planned Neighbourhood Zone and more specifically 
the Emerging Activity Centre Subzone that now applies to the subject land. A Bulky Goods 
outlet being a ‘Shop’ is also envisaged within the Emerging Activity Centre Subzone.       

Excessive advertising 

Signage elements of the proposed development have been carefully considered as being 
appropriate for the site and its context, including the fact that the proposed development is on 
a substantial allotment with road frontages exceeding 174 metres and a total area of 
approximately 6,865m2.  The proposed signage will give pedestrians, cyclists and motorists 
clear advanced guidance as to the goods and services offered on the site, and will give 
motorists ample time to decide to enter the site when travelling along Wellington Road, 
through the roundabout or along Heysen Boulevard.  

The signage is appropriate having regard to the size of the site, its context and the position of 
the proposed signage evenly dispersed at different points along the site frontage.  In the 
circumstances it will not contribute unduly to visual clutter or driver distraction, and will not 
have any detrimental impact on any sensitive uses in the locality. 

The control building signage is consistent with other contemporary integrated petrol filling 
station complexes of this size. The proposed signage will integrate within the buildings and be 
designed to inform customers of the products and services available at the site without 
detracting from the visual amenity of the locality.   

OTR integrated service station complexes offer a far greater range of products and services 
than traditional service stations. Many of these products and services, unique to OTR, are sold 
under trademarked brands such as “C Coffee” and “Eat”. In addition to OTR, the third-party 
retail tenancy will also have its own branding requirements and space within the pylons will be 
required to inform customers of offers and products specific to the third-party retail offer. The 
three signage pylons are an integral part of OTR branding and are required to inform 
customers of the products available within each OTR.   

Bushfire Impacts 

The proposed development is not expected to result in any adverse safety impacts or 
exacerbate prevailing conditions during a bushfire event. The design of the subject land will 
provide a level site, accommodating safe and efficient access to emergency service vehicles 
including rigid and articulated heavy vehicles from Heysen Boulevard. All buildings and 
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structures on site are proposed to be constructed using fire resistant materials including steel 
substructure, concrete tilt slab walls, Colorbond roofing, glazing and will be equipped with 
essential fire safety equipment including fire hose reels and fire extinguishers. The fuel tank 
farm is located underground and will be isolated from above ground infrastructure in the 
event of a fire on the subject land.  Furthermore, the buildings are within close proximity to 
both Wellington Road and Heysen Boulevard and the site is serviced by mains water. The 
subject land has excellent vehicle permeability, and a safe means of evacuation is possible by 
utilising the proposed and existing road infrastructure.         

Impacts of 24 hour operation - Noise 

24-hour operation of the proposed integrated petrol filling station complex is in keeping with 
industry standards and contemporary expectations for land uses of this type. The 
Environmental Noise Report prepared by Sonus confirms the development will comply with 
the EPA Noise (2007) Policy for both day and night-time operation. The applicant has 
committed to operating within the bounds of the recommendations outlined in the Sonus 
report and in doing so contends the proposal will not detrimentally affect the amenity of the 
locality as a result of 24 hour operation.  

Impacts of 24 hour operation – light spill 

Lighting standards are uniform across the OTR network and while light spill is occasionally 
raised as a pre-development issue, it is invariably resolved and does not cause further concern.  

All external lighting is designed with the use of spill guards to direct light within the site and 
away from adjoining land and nearby sensitive receivers. Additional protection against light 
spill to adjoining properties will be provided through built form and retaining walls constructed 
on the eastern and south eastern boundaries of the site. 

The amenity impact ought to be assessed having regard to existing and future development 
factors which will arise from the locality of the site, such as lighting generated by street 
lighting which will operate through the night along Wellington Road, the adjacent roundabout 
and Heysen Boulevard which are currently under construction.  

The subject land forms part of a locality that is in transition, shopping centre and hotel 
developments to the north and east of the subject land, when constructed, will create an 
ambient light situation which is higher than one would expect to occur within other parts of 
the broader locality. 

The overhead drone photo taken at night at the Tailem Bend OTR site and included in this 
letter as Figure 1 highlights the effectiveness of LED down Lighting and spill guards in 
containing light spill within the boundaries of an integrated petrol filling station complex site. 

On this basis, the applicant submits that the concerns regarding light spill are able to be 
addressed.  
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Figure 1: Drone photo taken at OTR Tailem Bend (Motorsport Park) 

Traffic Assessment 

The Site Traffic Compliance Statement (TCS) prepared by GTA Consultants and provided in 
support of the proposed development demonstrates that the proposed layout of the site is 
appropriate, and the capacity of the nearby road network is more than sufficient, to 
accommodate that anticipated traffic movements generated by and associated with the 
proposed development.  In particular it finds that: 

• The 36 car parking spaces proposed for the site exceeds the combined empirical 
parking demand of 22 spaces generated by the control building and the third party 
bulky goods tenancy. 17 of the on-site parking spaces are located within the 
immediate vicinity of the third party bulky goods tenancy which generates an isolated 
empirical demand for 12 car parks.  

• The parking spaces including the disability parking spaces and the shared spaces 
proposed for the site comply with the applicable Australian Standard/New Zealand 
Standard. 

• Both the crossover on Wellington Road providing left turn entry and left turn exit only 
movements and the crossover on Heysen Boulevard facilitating all turning movements 
were approved as part of the existing endorsement attached to the site. Stantec have 
reviewed these access arrangements and confirmed they comply with the applicable 
Australian/New Zealand Standard.  

• The proposed “Starter Gate” fuelling layout provides sufficient queuing space to 
accommodate anticipated bowser usage, with additional space allowed for vehicles to 
pass behind queued vehicles.   

• Turn paths provided with the TCS demonstrate that the site can be accessed and 
traversed by relevant classes of vehicle, including both 19 metre B Doubles and 16.4 
metre semi trainers (for fuel delivery) and 12.5 metre heavy rigid vehicles for waste 
collection and general deliveries.  
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• The expected combined traffic generation (control building/bowsers, QSR and third 
party bulky goods tenancy) has been modelled on 375 trips per hour during the 
afternoon peak period. In reality most of the traffic to and from the site will be in the 
form of passing trade, particularly due to the inclusion of a QSR. Therefore the actual 
traffic generation will be lower than the trips estimated in the TCS.     

In regard to specific representor comments relating to perceived traffic issues associated with 
a bushfire event the applicant provides the following comments: 

• Both Heysen Boulevard and the two-way crossover providing access to the site from 
Heysen Boulevard are proposed to be constructed and completed prior to the 
operation of the proposed integrated petrol filling station.   

• There is no evidence to suggest that the proposed petrol filling station complex will 
result in vehicle congestion travelling south along Wellington Road during a bushfire 
event.  

• The two-way driveway crossover from Heysen Boulevard has been design to facilitate 
safe and convenient access for emergency service vehicles in the event of a bushfire or 
other emergency.  

The applicant submits that the proposal has satisfactorily addressed the traffic and safety 
concerns raised by the representors.       

Insufficient Landscaping 

The applicant engaged Oxigen Landscape Architects to prepare a landscape plan in support of 
the proposed development. The development includes landscaping areas to the street 
frontage and other interfaces with the remainder of the subject land. Numerous landscaping 
areas are provided enabling planting to be established within the building setbacks and 
adjacent car parking areas, in a manner that will retain visibility between the subject land and 
the public realm. The Oxigen landscape plan includes details of plant species appropriate to 
local climatic conditions, surface treatment facilitating on-site infiltration and reduced runoff, 
provides appropriate shading and contributes to the character and amenity of the site and 
streetscape. The proposed landscaping exceeds comparable offers at other commercial 
developments of a similar scale.  

Density of service stations   

This is not a valid planning concern.  The level of current supply and demand for a particular 
use within the surrounding area is a business consideration for the applicant and the planning 
system leaves the number and density of particular retail and commercial land uses to be 
determined by market forces.  The commercial viability of the proposed integrated petrol 
filling station complex and the determination of an acceptable density of commercial land uses 
is beyond the scope of the planning system.     

We trust that the information provided above will assist Council in completing its assessment 
of the proposed development. 

Should Council require any further details or clarification please contact the writer on 0439 
883 977. 

 
Yours sincerely 

 
Tim Beazley 
Town Planner 
Peregrine Corporation   
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#19080877 

OFFICIAL 

In reply please quote 2022/02412, ID: 0473 
Enquiries to Reece Loughron 
Telephone (08) 7109 7876 
E-mail dit.landusecoordination@sa.gov.au 
 
 
 11 August 2022 
 
 
Mr Michael Dickson 
Mount Barker District Council 
PO Box 54 
MOUNT BARKER SA 5251 
 
Dear Mr Dickson, 
 

SCHEDULE 8 - REFERRAL RESPONSE 
 

Development No. 580/1446/20 
Applicant PC Infrastructure Pty Ltd 
Location Lot 31 in DP 17656 (CT 5974/333), 239 Wellington Road, Mount Barker 
Proposal Integrated petrol filling station complex (24hr) including new control 

building, quick service restaurant & drive through facility, free standing 
bulky goods facility, car wash facilities, underground fuel tanks, free-
standing illuminated signage, car parking, retaining walls, landscaping 
and infrastructure 

 
I refer to the above development application forwarded to the Commissioner of Highways (CoH) in 
accordance with Section 37 of the Development Act 1993. The proposed development involves 
development adjacent a main road as described above. 
 
The following response is provided in accordance with Section 37(4)(b) of the Development Act 
1993 and Schedule 8 of the Development Regulations 2008. 
 
CONSIDERATION 
 
The subject site abuts Wellington Road, an arterial road under the care, control and management 
of the CoH, as well as the future Heysen Boulevard, which will be a local collector road under the 
care, control and management of the Council. At this location, Wellington Road carries 
approximately 7,200 vehicles per day (8.5% commercial vehicles) and has a posted speed limit of 
80 km/h. 
 
It is understood that the future Wellington Road/Heysen Boulevard intersection will be a roundabout 
and that the location of this junction was determined as part of a previous development application. 
Delivery of the roundabout has commenced with early works currently underway.  
 
DIT provided comments on DA 580/1292/18 for a similar proposal for an integrated petrol filling 
station on 6 September 2019. It is understood that the subject development will not alter the 
approved access points to Wellington Road and Heysen Boulevard and that the access to 
Wellington Road will service passenger vehicles only and operate on a left in and left out basis only 
as per the previous approval. The proposal will make modifications to the internal layout with the 
introduction of an auto and manual car wash facility and a standalone bulky goods development 
that will be constructed on the area of land identified for “Future Development” 
 
DIT acknowledges that an updated Traffic Compliance Statement was undertaken by Stantec (refer 
GTA ref: 301401112.1050, dated 1 October 2021) and the conclusions are supported. DIT is aware 
that early works have begun for the Wellington Road/Heysen Boulevard roundabout, and it may be 

 
 
 

      
POLICY, STRATEGY AND 
PROGRAM DEVELOPMENT 
 
Transport Assessment and 
Policy Reform 
 
GPO Box 1533 
ADELAIDE SA 5001 
 
ABN 92 366 288 135 
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necessary for an interim access arrangement to be put in place to serve the site. The interaction 
between the proposed Wellington Road access will need further consideration to ensure that 
vehicular conflict is minimised. 
 
It is noted that the topography of the site will require the driveways to be ramped and that retaining 
walls are proposed, as shown on the plans prepared by ADS Architects (Plans 20/JN1404/sk02c 
and sk02e (dated 7 April 2022) and sk02f (dated 8 April 2022). The proposed access points should 
be designed to provide appropriate gradients and sight lines for pedestrian safety in accordance 
with AS/NZS 2890.1:2004 and satisfy the Safe Intersection Sight Distance requirements in 
accordance with the Austroads Guide to Road Design Part 4A. 
 
Signage and Lighting 
 
Illuminated signage is proposed on the site, including a pylon sign that appears to incorporate LED 
technology for the fuel price board. The Department for Infrastructure and Transport (DIT) has 
assessed the proposed signage against the “Advertising Signs - Assessment Guidelines for Road 
Safety” publication. The following conditions are recommended to ensure the signs operate in a 
manner consistent with this guideline: 
 
 Signage shall not contain any element of LED or LCD display, except for the fuel prices on the 

pylon sign. 
 
 Signage shall not flash, scroll, move or change, with the exception of the LED fuel price signs, 

which may change on an as-needs basis. 
 
 Signage shall not be permitted to operate in such a manner that could result in impairing the 

ability of a road user by means of high levels of illumination or glare. Accordingly, all illuminated 
signs visible from the adjacent roads should be limited to a low level of illumination (i.e. < 
150Cd/m2), except in the case of electronic signage, which shall be limited to the following 
stepped luminance levels: 

 

Ambient Conditions 
Sign Illuminance 

Vertical Component 
(Lux) 

Sign Luminance 
(Cd/m2) 

Max 
Sunny Day 40000 6300 
Cloudy Day 4000 1100 

Twilight 400 300 
Dusk 40 200 
Night <4 150 

 
 Signage shall, in the case of electronic signage, incorporate an automatic error detection system 

which will turn the display off or to a blank, black screen should the screen or system 
malfunction. 

 
In addition to the above, any external lighting shall be appropriately located and/or shielded in 
order to minimise the potential for driver distraction or discomfort. It is also noted that due to the 
elevation of the subject development above the height of Wellington Road that headlight glare from 
vehicles circulating through the site may impact on the safety of users of the adjacent roads. 
Consequently, it will be necessary to review this and install any necessary screening/landscaping 
to address this issue. 
 
ADVICE 
 
The Department for Infrastructure and Transport supports the proposed development and directs 
the following conditions to be applied: 
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1. A traffic and access plan detailing the interim access arrangements (in the event that the 
adjacent section of Heysen Boulevard is not constructed prior to development becoming 
operational) shall be prepared to the satisfaction of DIT and Council. 
 

2. Access to Wellington Road and Heysen Boulevard shall be constructed as shown on ADS 
Architects Site Plan, Drawing No. 20/JN1404/sk01h, dated 27 April 2022 and updated Stantec 
Traffic Compliance Statement, GTA ref: 301401112.1050, dated 1 October 2021 and Turn Path 
Diagrams, Drawing No. S3014011-01, 02, 03 and 04, Issue P3, dated 1 October 2021. 

 
3. All vehicles shall enter and exit the site in a forward direction. 
 
4. Signage and line marking shall be utilised to reinforce the desired flow of traffic to, from and 

through the site. 
 
5. The largest vehicle permitted on-site shall be a 19 metres articulated vehicle. All vehicles larger 

than 6.4 metres shall access the site via Heysen Boulevard only. 
 
6. All off-street car parking shall be designed in accordance with AS/NZS 2890.1:2004 and 

AS/NZS 2890.6:2009. Clear sightlines, as shown in Figure 3.3 ‘Minimum Sight Lines for 
Pedestrian Safety’ in AS/NZS 2890.1:2004, shall be provided at the property line to ensure 
adequate visibility between vehicles leaving the site and pedestrians on the adjacent footpaths. 

 
7. All off-street commercial vehicle facilities shall be designed in accordance with 

AS 2890.2:2018. 
 
8. A Traffic Management Plan for the construction period of the development shall be produced to 

the satisfaction of DIT and Council prior to the commencement of construction. 
 
9. Stormwater run-off shall be collected on-site and discharged without jeopardising the integrity 

and safety of the adjacent road network. Any alterations to the road drainage infrastructure 
required to facilitate this development shall be at the applicant’s expense. 

 
Yours sincerely, 

 
A/MANAGER, TRANSPORT ASSESSMENT 
for COMMISSIONER OF HIGHWAYS 
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EPA Reference: 35057

13 October 2022

Mr Michael DIckson
Senior Planner - City Development
District Council of Mount Barker
PO Box 54
MOUNT BARKER SA 5251

Dear Mr DIckson

DIRECTION - Activities of Major Environmental Significance

Development Application No. 580/1446/20

Applicant PC Infrastructure Pty Ltd

Location A31 DP17656 HD Macclesfield, 239 Wellington
Road, Mount Barker SA 5251

Activity of Environmental Significance Schedule 8 Item 11; Schedule 22 Part A
Activities, Item 22-1(5a)

Proposal Integrated petrol filling station complex
(24hr) including new control building
comprising On the run retail services with
integrated quick service restaurant &
drive-through facility, free-standing bulky
goods outlet, canopy and fuel filling
facilities, automatic and manual car wash
facilities, dog wash facility, underground fuel
storage tanks, free-standing illuminated
signage & building signage, car parking,
retaining walls, fencing, landscaping and
associated infrastructure

Decision Notification A copy of the decision notification must be
forwarded to:
Client Services Officer
Environment Protection Authority
GPO Box 2607
ADELAIDE SA 5001

I refer to the above development application forwarded to the Environment Protection Authority (EPA)
in accordance with Section 37 of the Development Act 1993. The proposed development involves an
activity of major environmental significance as described above.
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The following response is provided in accordance with Section 37(4)(b)(ii) of the Development Act
1993 and Schedule 8 Item 11 of the Development Regulations 2008.

In determining this response the EPA had regard to and sought to further the objects of the
Environment Protection Act 1993, and also had regard to:

• the General Environmental Duty, as defined in Part 4, Section 25 (1) of the Act; and
• relevant Environment Protection Policies made under Part 5 of the Act.

Please direct all queries relating to the contents of this correspondence to Helen Malone on telephone
(08) 82042078 or facsimile (08) 81244673 or email helen.malone@epa.sa.gov.au.

THE PROPOSAL

The proposal is for an integrated On the Run petrol filling station complex including a new control
building. The control building would comprise a service restaurant with a drive through facility and
bulky goods outlet. The petrol station would also include a canopy, car wash facility, dog wash
facility, thirty six shared car parking spaces, landscaping and associated infrastructure.

The proposal includes four rows of fuel pumps with eight fuel filling positions, with fuel storage
capacity being 140,000 litres in two 70,000 litre tanks.

The site is proposed to operate twenty four hours a day, seven days a week.

SITE DESCRIPTION

The site of the proposed development is located at the south eastern intersection of Wellington Road
and future Heysen Boulevard. The allotment is one of five allotments created via a series of land
division applications that together represent recent infill development in the locality.

The site is irregular in shape with frontages to Wellington Road (approximately 56 metres) and Heysen
Boulevard (approximately 118 metres) with a total area of approximately 6865m². The site is currently
vacant and slopes down in a north westerly direction towards the intersection of Heysen Boulevard
and Wellington Road.

The separation distance between the site boundary of the closest dwelling located at 261 Wellington
Road (which abuts the southern boundary of the subject land) and the closest proposed fuel dispensing
position is approximately 43 metres. The EPA acknowledges this is the shortest distance between the
fuel dispensers and a sensitive receiver boundary.

CONSIDERATION

Advice in this letter includes consideration of the location with respect to existing land uses and is
aimed at protecting the environment and avoiding potential adverse impacts upon the locality.

The ‘Discussion Relating to Direction’ is provided in accordance with section 37(4)(b)(ii) of the
Development Act 1993 and Schedule 8 Item 11 of the Development Regulations 2008.

It should be noted that the referral trigger to the EPA for assessment was for storage and retail sale of
petroleum products only, as per Schedule 22, (5a) of the Development Regulations . The EPA has
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therefore provided an assessment of the potential environmental impacts associated with the
proposed ‘petroleum storage and dispensing activity only’.

The 'Other Comments' section of this response is to assist the relevant authority to undertake an
environmental assessment of those parts of the application outside the scope of the activity of
environmental significance that triggered the referral to the EPA.

DISCUSSION RELATING TO DIRECTION

Interface Between Land Uses

The EPA publication Evaluation distances for effective air quality and noise management (August
2016) recommends an evaluation distance of 200 metres between a service station/retail outlet
operating 24 hours a day not on a highway/freeway and a sensitive receiver (i.e. dwelling, Residential
Zone etc.). From an air quality perspective (human health and amenity) the EPA considers the 50
metre evaluation distance to be appropriate.

Given the distance from the fuel bowsers to the nearest sensitive receiver boundary is identified as 43
metres, potential air quality impacts are discussed in more detail below.

In relation to noise, as the referral trigger to the EPA only relates to petroleum storage and
dispensing potential noise impacts have been outlined in the 'Other Comments' section below.

For further information on potential interface impacts, please refer to the Evaluation distances for
effective air quality and noise management (August 2016) publication is available at:
http://www.epa.sa.gov.au/files/12193_eval_distances.pdf

Air Quality

Petrol vapour emissions at retail petrol stations are a significant and growing source of air pollution in
South Australia. Emissions of volatile organic compounds contribute to air pollution and are emitted
from storage systems holding hydrocarbon (other than diesel and LPG), as well as from fuel bowsers
and tanker deliveries.

Vapour recovery systems are designed to reduce petrol emissions into the atmosphere from
underground storage systems. The EPA notes the proponent has proposed that a Stage 1 vapour
recovery system be fitted to the underground storage tanks, including that the underground storage
tank vent pipes be fitted with a pressure vacuum relief valve, to minimise loss during the unloading
and storage of fuel.

As the closest sensitive receiver is identified as being approximately 43 metres from the closest
bowser, the EPA acknowledges that a Stage 2 vapour recovery system has also been proposed. The
Stage 2 vapour recovery system would direct vapours from the bowsers back into the tank during
vehicle refuelling.

Given the proposed installation of both a Stage 1 and Stage 2 vapour recovery system, the EPA
considers the petroleum storage would not result in unacceptable air quality impacts. Conditions are
directed below in this regard.
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Water Quality

Potentially contaminated stormwater runoff can be generated at retail petrol stations from the hard
surfaced forecourt areas including re-fuelling areas, parking areas, footpaths, loading areas and other
trafficable areas.

The provided Stormwater Plan (Drawing number 2011006 - C1/PB) and stormwater calculations
prepared by TMK Consulting dated 22 April 2022, identifies the fuel fill points for the proposed
underground storage tanks are to be located adjacent fuel filling positions two and three, both
located within the bunded area under the fuel canopy. The provided stormwater information further
identifies that all runoff from hardstand areas would be collected via a series of grated inlet pits and
pass to a SPEL Puraceptor Class 1 full retention oil/water separator with an alarm. This is satisfactory
to the EPA and a condition to this effect is directed below.

The development application Planning Report states that any sludge from the Class 1 full retention
oil/water separator (no bypass) would be collected by an EPA licensed contractor. This is satisfactory
to the EPA and a condition is directed below to ensure that the waste is removed as necessary by a
waste transporter licensed by the EPA to carry such material to an appropriate waste facility.

Potential Site Contamination

Leak Detection

The EPA recommends that to demonstrate the general environmental duty (as required under section
25 of the Environment Protection Act) has been met, the proposed leak monitoring systems should be
designed and installed in accordance with Australian Standard 4897-2008 The design, installation and
operation of underground petroleum storage systems.

The development application states that the new underground storage tanks are proposed to be
double contained fiberglass with leak detection system. In addition, the delivery pipework (tanks to
pumps) would be double contained with a leak detection system. Both are proposed to be designed
and installed in accordance with Australian Standard 4897-2008 The design, installation and operation
of underground petroleum storage systems.

The proposed fuel storage methods and protection measures for minimisation and/or detection of
leakage are considered satisfactory to the EPA. Conditions are directed below in this regard.

Environmental Authorisation

The operation of a petrol station requires an Environmental Authorisation (EPA Licence) pursuant to
the Environment Protection Act. A note is included below to remind the applicant of the need to
obtain a licence.

OTHER COMMENTS

Noise

Integrated petrol/service station complexes comprise many varied noise sources, including the
following:
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• cars and trucks entering, operating within and leaving the premises
• closing of vehicle doors, and customer voices
• fuel deliveries and rubbish collection
• operation of fuel pumping equipment
• operation of fixed plant and equipment (including refrigeration and air conditioning plant)
• drive thru facilities
• car and dog wash facilities

As the referral to the EPA relates to petroleum storage and dispensing only, the EPA has not
undertaken an assessment of any potential noise impacts. As the proposed facility would operate
during night time hours, seven days a week, and a sensitive receiver is located adjacent the subject
site to the west, the relevant authority should be satisfied that the proposed development would
comply with the Environment Protection (Noise) Policy 2007.

Car Wash

The proposed development incorporates a car wash and pet wash facility. As the referral trigger to the
EPA only relates to petroleum storage and dispensing only, the EPA has not undertaken an assessment
of how vehicle or animal washdown water would be managed at the site.

It should be noted that clause 10 of the Environment Protection (Water Quality) Policy 2015 states
that 'a person must not discharge a class 1 pollutant into any waters or onto land in a place from
which it is reasonably likely to enter any waters (including by processes such as seepage or infiltration
or carriage by wind, rain, sea spray or stormwater or by the rising of the water table)'. Washdown
water from cleaning vehicles is defined as a class 1 pollutant.

As such, the planning authority is advised to consider how any waters (including the stormwater
system) would be protected from entry of anticipated vehicle washdown water. Guidance on this issue
can be found in the EPA Information Sheet: Stormwater Management for Wash Bays (updated March
2016) (found at: http://www.epa.sa.gov.au/files/7593_water_wash.pdf ).

CONCLUSION

Based on the information provided with the application and provided the conditions are implemented
below, the EPA is satisfied that the proposed petroleum storage and dispensing activity would not
cause unacceptable environmental impacts.

DIRECTION

The planning authority is directed to attach the following conditions to any approval:

1. Prior to operation, all fuel storage tanks (apart from diesel and LPG) must be fitted with a
Stage 1 vapour recovery system (which includes underground storage tank vent pipes being
fitted with a pressure vacuum relief valve) that directs the displaced vapours back into the
tank during filling.

2. Prior to operation, all fuel dispensers (apart from diesel and LPG) must be fitted with a
Stage 2 vapour recovery system that directs vapours back into the tank during vehicle
refueling.

3. Prior to operation, all underground fuel storage tanks must be double-walled and fitted
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with a leak detection system designed and installed in accordance with clause 4.5 of
Australian Standard 4897-2008 The design, installation and operation of underground
petroleum storage systems.

4. Prior to operation, all fuel lines between the underground storage tanks and fuel
dispensers must be double contained and fitted with a leak detection system, designed and
installed in accordance with clause 4.5 of Australian Standard 4897-2008 The design,
installation and operation of underground petroleum storage systems.

5. Stormwater runoff from all hardstand areas (including the refuelling and fuel
delivery areas) must be managed in accordance with the Stormwater Plan (Drawing
number 2011006 - C1/PB) and stormwater calculations prepared by TMK Consulting dated
22 April 2022 and must be directed via grates and grade changes to a SPEL Puraceptor full
retention oil/water separator (no bypass function) that:

a. has as a minimum spill capture capacity of 10,000 litres
b. reduces oil content in the outlet to less than 5 mg/L at all times (as confirmed by

independent third party scientific testing)
c. operates effectively in the event of a power failure.

6. Any sludge or oily residue collected within the SPEL Puraceptor full retention
oil/water separator must be removed by an EPA licensed waste transporter to a licensed
waste depot.

The following notes provide important information for the benefit of the applicant and are
requested to be included in any approval:

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

• 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

• 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.

• If in carrying out the activity, contamination is identified which poses actual or potential
harm to the health or safety of human beings or the environment that is not trivial, taking
into account the land use, or harm to water that is not trivial, the applicant may need to
remediate the contamination in accordance with EPA guidelines.

• If at any stage contamination is identified which poses actual or potential harm to water
that is not trivial, a notification of contamination which affects or threatens groundwater
(pursuant to section 83A of the Environment Protection Act 1993) must be submitted to
the EPA.
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Yours faithfully

Courtney Stollznow
Delegate
ENVIRONMENT PROTECTION AUTHORITY
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5.1.3. CATEGORY 2 APPLICATIONS 
 Nil. 
 
5.1.4. CATEGORY 1 APPLICATIONS 

Nil. 
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5.2 PLANNING, DEVELOPMENT AND INFRASTRUCTURE ACT APPLICATIONS 
 
5.2.1 APPLICATION SUMMARY 
 

Development No. 21017282 
Applicant Susanna Verco 
Subject Land 63 Mueller Close, Bugle Ranges 
Ward South Ward 
Nature of Development Horse Keeping, Training of Equestrian Students, Tourist 

Accommodation, construction of Horse Keeping Yards, 
associated Fencing and removal of Condition 2 from 
Development Application 580/490/19. 

Planning and Design Code Ver
Number 

2022.6 

Zone Rural 
Relevant Authority Council Assessment Panel 
Categorisation Performance Assessed 
Notification Yes 
Representations Four (4)  
Persons to be heard Nil  
Referrals - Statutory  SA Country Fire Service  

 Department for Environment and Water  
Referrals – Non-Statutory  Council’s Assets and Infrastructure Officer 

 Council’s Environmental Health Officers 
Responsible Officer Randall Richards – Senior Planner 
Recommendation Grant Planning Consent subject to conditions and notes 

 
 
APPENDIX 1:    Relevant Planning and Design Code Policies 
ATTACHMENT 1:  Application Documents 
ATTACHMENT 2:  Site Photos 
ATTACHMENT 3:  Representations 
ATTACHMENT 4:  Response to Representation 
ATTACHMENT 5:  Statutory Referral Responses 
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1. PROPOSAL 
 
The proposal is for Horse Keeping, Training of Equestrian Students, and Tourist 
Accommodation, construction of Horse Keeping Yards, associated Fencing and removal of 
Condition 2 from Development Application 580/490/19. The proposal includes the following: 
 
 Horse keeping for up to 15 horses; 
 Training of equestrian students; 
 To retain the existing four (4) bedroom dwelling for accommodation use by equestrian 

students attending the property; 
 Nine (9) horse keeping day yards and associated fencing; and 
 Removal of Condition 2 from Development Application 580/490/19. 

 
The applicant and owner is a qualified Equestrian Australia Level 1 coach and has a certificate 
III in horsemanship. The proposal includes providing Equestrian training for up to two (2) 
students at any one time. The training includes: 
      Private Lessons: 1 x Student at any one time up to 10 x per week and/or 
      Event Lessons: 2 x Students at any one time up to 3 x per week.  

 
Operational times for training include;  
 November to March 7am-8.30pm 
 March to April 7am -6pm 
 May to August 7am-5.30pm 
 September to October 7am-7pm 

 
The private lessons and event lessons will not overlap as the arena only provides space for 
two (2) horses at one (1) time. As the students may travel distances either from interstate or 
locally, the existing dwelling that was to be demolished as part of application number 
580/490/19 (Demolition of Existing Dwelling and Construction of New Detached Dwelling) is 
to be used for the accommodation of overnight stay by students.   
 
The wastewater system for the proposed accommodation building is to be directed into the 
wastewater system for the dwelling to avoid an additional wastewater system on the 
property. The wastewater system has been approved by Councils Environment Health 
Officers. The proposed accommodation has a two (2) car parking spaces with an accessible 
parking space. 
 
The proposal includes the keeping of up to 15 horses at any one time, as the owner is member 
of the SA Elite Show Jumping Squad 7-8 horses are kept on the property on a permanent basis 
for personal use. The existing stables are able to house 3 horses. Nine (9) horse keeping yards 
are proposed with five (5) yards to the south of the stables and a further four (4) to the east of 
the dressage arena. The day yards are designed to house horses for training and health 
purposes. The fencing proposed is designed to meet the relevant horse keeping standards.  
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The proposal further seeks the removal of condition 2 of Development Authorisation 
580/490/19 to support the conversion of the former dwelling to tourist accommodation in 
association with the training of equestrian students. Condition 2 currently reads as follows;  
 
The existing dwelling must be demolished (as detailed on the Site Location Plan – received by 
Council 27 June 2019, Drawn by Royal Green House, Date 21/05/2019, Sheet 01, Revision F and 
the associated wastewater system removed from the land within three (3) months of 
occupation of the new dwelling, and no concurrent occupation of the dwellings shall occur. 
 
Refer to Attachment One (1) for details of the proposed development. 
 

 
2.     BACKGROUND 

 
The land at 63 Mueller Close has been used for horse keeping and horse riding instruction for 
a period of five (5) years with an average of two (2) lessons per week with associated 
horsekeeping. There is an approval in place for “The Demolition of existing Dwelling and 
Construction of new Detached Dwelling (580/490/2019)”. The new dwelling has been 
constructed and has now been occupied.  

 
 
3. SUBJECT LAND 
 

The subject land is identified as in the Hundred of Macclesfield and is held in Certificate of 
Title Volume: 5653 Folio: 572, Lot 19, FP 159696 and commonly referred to as 63 Mueller Close, 
Bugle Ranges. 
 
The land is 8.1 hectares is size and is rectangular in shape, and has a frontage of 220.15 metres 
to Mueller Close and a depth of 382.71 metres. The land generally slopes from the south to 
the north by approximately 8 metres with a high point to the centre where the new dwelling 
is located. There is a watercourse feeding a dam to the north west. The eastern side of the 
land has an additional fall towards the north east and the road, the runoff feeds a ‘Turkey 
Nest Dam’. The dams are fenced.  
 
The subject land also contains an existing detached dwelling (proposed tourist 
accommodation building), machinery shed with three (3) stables, hay storage shed, horse 
arena, four (4) horse day yards five (5) fenced paddocks and a designated fenced re-
vegetation belt. The land is further scattered with mature vegetation. There is minimal 
roadside vegetation. 
 
The land is serviced by one formal and one informal existing access points from Mueller Close.  
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Figure 1. Subject Land  
 

 
 
Refer to Attachment Two (2) for site photos. 
 
 

4. THE LOCALITY 
 

The subject land is wholly within the Rural Zone. 
 
The locality contains large rural living allotments with existing dwellings and associated 
outbuildings, agricultural buildings and animal keeping. In addition, primary production in 
the form of grazing and cropping are evident within the locality.  
 
The character of the locality comprises an open and undulating landscape with natural 
elements of high aesthetic value such as native vegetation and watercourses.   
 
The closest sensitive receiver to the property boundary is 58 metres to the east and 60 metres 
to the south, with others 115 metres and 175 metres respectively.   
 
Mueller Close is an unsealed road from Stamps Road. Overall, the locality provides a high 
level of rural amenity for its residents and visitors to the area and provides for a range of 
primary production and rural living opportunities.  
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4.1 Locality Plan 

 
 
 
5. ZONING  
 
The subject land is wholly located within the Rural Zone, and is covered by the following overlays: 
 
 
Overlays 
 Environment and Food Production Area 
 Hazards (Bushfire High Risk) 
 Hazards (Flooding Evidence Required) 
 Limited Land Division 
 Murray-Darling Basin 
 Native Vegetation 
 Prescribed Water Resources Area 
 River Murray Tributaries Protection Area 
 Water Resources 
 

 
  

Subject Land 

Locality 
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6. PROCEDURAL MATTERS 
 
6.1  Categorisation 

 
The proposed development is not categorised as an Accepted or Impact Assessed 
Development and is therefore required to be assessed as a code assessed development 
(Performance Assessed) pursuant to Sections 105 and 107 of the Planning, Development and 
Infrastructure Act 2016.  
 

6.2  Public Notification 
 
All Performance Assessed development requires public notification unless, pursuant to 
Section 107(6) of the Act, whereby Classes of development can be excluded from notification 
by virtue of Table 5 – Procedural Matters (PM) of the relevant Zone within the Planning and 
Design Code. 
 
The proposed development is identified as a Class of development that is not excluded from 
the requirement of public notification (Equestrian Training). 
 
Public Notification of the Application was undertaken in accordance with 107(3) of the 
Planning, Development and Infrastructure Act 2016 (Act) and Section 47 Planning, 
Development and Infrastructure (General) Regulations  2017 (Regulations). 
 

6.3  Representation 
 
During the public notification period four (4) representations were received. One (1) was in 
favour with concerns, and three (3) opposed the development and did not indicate they 
would like to speak to their representation. 
 
The representations covered a range of matters, including: 
- Relationship to the existing use of the land; 
- The scale of the proposal; 
- Tourist accommodation and use of building; 
- Concern of manure runoff into the creek and surrounding properties; 
- Amenity loss to the area; 
- Noise impacts and hours of operation and; 
- Vehicle parking and increased traffic to an unsealed road will cause the road to 

deteriorate quicker. 
 

Representations received  
1. Kerri Clements – Lot 98 Mueller Close, Bugle Ranges - (opposed) 
2. Geoffry and Dianne Bowden - 62 Mueller Close, Bugle Ranges  – (opposed) 
3. Hugh Fair - 52 Mueller Close, Bugle Ranges  – (in support, with concerns)  
4. Norman Thomas - 88 Mueller Close, Bugle Ranges – (opposed) 

 
  

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 370



 
 

Location of Representor’s Residences 
 

  
 
Refer to Attachment three (3) for a copy of the representations received.  

 
6.4    Response to Representations 

 
The Applicant has provided a written response to the representations received. 
Refer to Attachment four (4) for a copy of the applicant’s response to the representations. 
 
 

7 REFERRALS – STATUTORY 
 

7.1    Department for Environment and Water (DEW) 
 

As the proposed development includes horse keeping within a River Murray Tributaries 
Protection Area a statutory referral was undertaken pursuant to Schedule 9, Table 3, Item 
16(a) &( b) of the Planning, Development and Infrastructure (General) Regulations 2017.   
 
The Department for Environment and Water are not opposed to the development and have 
recommended a number of notes be added should planning consent be granted.  

 
  

Proposed 
Development 
Site 

1. Kerrie 
Clements 

4. Norman Thomas 

2. Geoffry and 
Dianne Bowden 

3. Hugh Fair 
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7.2    SA Country Fire Service (CFS) 
 

As the proposed development includes tourist accommodation within a High Bushfire Risk 
Area, a referral to the CFS was undertaken pursuant to Schedule 9, Table 3, Item 2(a) of the 
Planning, Development and Infrastructure (General) Regulations 2017.  

 
The CFS do not oppose the development and have directed several conditions and notes be 
attached if the development is granted planning consent.  

 
 

8 REFERRALS – NON-STATUTORY 
 
8.1    Council’s Assets and Infrastructure Officer 
  

Councils Assets and Infrastructure Officer noted that the proposed use, volume of traffic and 
types of vehicles indicated by the applicant did not constitute any additional concerns with 
the road surface. Mueller Close has a maintenance regime of grading 1 to 2 times per year 
depending on condition of the road and weather events. Sight lines from the existing access 
to the land were also considered sufficient.  

 
8.2  Council’s Environmental Health Officer 
  

Councils Environmental Health Officer has approved a modification to the existing 
wastewater system for the proposed tourist accommodation to incorporate a pump to 
deliver wastewater to the existing septic system (new dwelling).  

 
 
9 KEY ISSUES 

 
The following matters are considered pertinent in reaching a recommendation for the 
proposal: 
 

 Consideration if the proposed development is consistent with the Desired Outcome 
and provisions of the Rural Zone; 

 Consideration if the proposed development is consistent with the Hazards (Bushfire 
High Risk) Overlay; 

 Consideration if the proposed development is consistent with the River Murray 
Tributaries Protection Area Overlay;  

 Consideration if the development achieves the relevant assessment provisions for 
Interface between Land Uses provisions;  

 Consideration if the development achieves the relevant assessment provisions for 
Tourism development and; 

 Consideration of the proposed development is consistent with the Transport, Access 
and Parking provisions. 
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10 ASSESSMENT 
 

All provisions of the Planning and Design Code applicable to the proposal are specified in 
APPENDIX 1. The most relevant provisions are discussed in detail below. 

 
Refer to APPENDIX 1 for a copy of Planning and Design Code extract.  

 
 
10.1 Consideration if the proposed development is consistent with the Desired Outcome and 

provisions of the Rural Zone; 
 

The land use and intensity provisions of the Planning and Design Code within the Rural Zone 
seek to supports, maintain and protect primary production activities, and for the 
diversification of existing businesses through value-adding development such as tourist 
accommodation. 
 
Within the Land Use and Intensity provisions of the Zone horse keeping and tourist 
accommodation are envisaged forms of development. The proposal is considered to meet 
the Desired Outcomes of the Zone as tourist accommodation and horse keeping supports the 
economic prosperity, diversification and value adding opportunities within the Rural Zone, 
and is not considered to jeopardise existing primary production pursuits on the allotment or 
adjoining land given the scale and management proposed.  
 
The proposed tourist accommodation is associated with the training of equestrian students  
and is wholly contained within an existing building, and does not exceed 150 square metres. 
Therefore achieves DTS/DPF 6.3. and PO 8.1 is for the adaptive reuse of existing building. 
 
The land is serviced by an all-weather trafficable public road and the building is located on a 
site that is not greater than 10% (1-in-10) as the site is relatively flat which, meets the siting 
and design criteria of the zone. 
 
It is considered that the use will continue to preserve the primary production value and 
function envisaged within the Zone.  
 

10.2  Consideration if the proposed development is consistent with the Hazards (Bushfire 
High Risk) Overlay; 
 
As the proposed tourist accommodation functions as a habitable building the application 
was  referred to the CFS for assessment. The CFS have indicated their support and a low 
Bushfire Attack Level (BAL) rating of 12.5.  
 
The proposal is considered to achieve the relevant Planning and Design Code’ Hazards 
(Bushfire – High Risk) Overlay as they relate to access, water supply, buffer and asset 
protection zones.  
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The CFS have recommended that a Bushfire Survival Plan be designed and displayed 
specifically for the purpose of any guests that may be in the proposed tourist accommodation 
during a bushfire event, especially during the Fire Danger Season. It is also recommended 
that the applicant reduce the hours and restrictions on days of heightened bushfire danger 
and/or bushfire event to protect guests that may not be familiar with the area and locality.  
 
The proposed tourist accommodation is mainly surrounded by landscaping that will require 
the applicant to maintain an asset protection zone of 50 metres to unmanaged grassland and 
100 metres to hazardous bushland vegetation to comply with the CFS requirements and 
DTS/DPF 4.2.  
 
It is considered the proposal will achieve the relevant provisions of the Hazards (Bushfire High 
Risk) Overlay with appropriate conditions and notes of the CFS to be included should 
planning consent be granted.  
 

10.3  Consideration if the proposed development is consistent with the River Murray 
Tributaries   Protection Area Overlay. 

 
The proposal is for Horse Keeping within the River Murray Tributaries Protection Overlay and 
was referred to the Department for Environment and Water for assessment who have raised 
no objection to the proposed development. 
 
The applicant commissioned a report by Charles Kidd from Insight Agriculture (Agronomist) 
to inform the land capacity (i.e. number) of horses that can be kept on the property at any 
one time given the assets the owner maintains for the use of horses. The report discusses a 
strategy of how the animal manures are managed and what management regimes could be 
instituted on the pasture paddocks to provide optimum nutrition whilst maintaining the 
quality of the plant species as well as the soil. Further, this would avoid any activities that 
create potential for contamination of the waterways that leave the property. 
 
The desired Outcome for the River Murray Tributaries Protection Area Overlay is for 
sustainable water use and conservation of riverine environments within the River Murray 
Tributaries area. The assessment includes the general provisions relating to animal keeping 
and horse keeping within the rural zone. 
 
DO 1 requires animals are to be kept at a density that is not beyond the carrying capacity of 
the land and in a manner that minimises their adverse effects on the environment, local 
amenity and surrounding development. The proposal notes that the permanent population 
of horses to be kept would vary from between 7-8 horses most of the time, but could be up to 
the maximum 15 occasionally depending on what activities may be taking place. It is 
expected that only 5-8 horses at any one time will be free grazing on the pasture paddocks 
within the property, while the remainder are in training or work and are kept in stables or 
yards and do not have unfettered access to the pasture paddocks. Therefore, the report notes 
that given this proposed structure there needs to be a strategy of how the animal manures 
are managed and what management regimes could be instituted on the pasture paddocks to 
provide optimum nutrition whilst maintaining the quality of the plant species as well as the 
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soil.  Further, there is are manure management practices that have been recommended for 
the yards and stables. 
 
The report notes that to protect the waterways from introducing contaminants and 
pathogens into the water supply, manure needs to be regularly broken up and dispersed over 
the paddocks in a relatively even layer. This can most effectively be done using a set of 
harrows to break up the segments which disperses them into the pasture.  The introduction 
of dung beetles is another management practise that can be used. However, the 
recommended effective management, is the use of harrows as dung beetle are seasonal.  
 
PO 2.2 requires stables, horse shelters or associated yards to be sited appropriate distances 
away from sensitive receivers and/or allotments in other ownership to avoid adverse impacts 
from dust, erosion and odour. As the existing stables are 30 metres or more from a sensitive 
receiver, it is considered meets DTS/DPF 2.2. The report discusses the use of bagging up the 
manure with the straw bedding and selling it as garden compost, and or/ composting it in a 
3 sided concrete bin to be spread over the pasture after a 6 month period. The stables are 
setback over 150 metres from the watercourse and are located on a slope of less than 10% to 
meet DTS/DPF 2.4 and 2.5.  
 
The report notes that composting with microbiological agents also controls some of the more 
dangerous microbiological pathogens that are often associated with animal faeces in 
catchment areas that are subsequently found in water supplies including Giardia, Shigella, 
Hepatitis A, Norovirus, Cryptosporidiu, Campylobacter, Salmonella and E. coli.  
 
Should the development be maintained in accordance with the recommended management 
strategies provided within the application the performance outcomes of the River Murray 
Tributaries Protection Area Overlay and the general provisions for horse keeping will be 
achieved.  
 

10.4 Consideration if the development achieves the relevant assessment provisions for   
Interface between Land Uses provisions.  

 
The desired outcome for a development to be located and designed to mitigate adverse 
effects on or from neighbouring and proximate land uses. The proposal will create additional 
traffic to the area by potential students visiting the site for equestrian training. The applicant 
has noted that no more than to one (1) student x ten times per week, or there may be the 
occasion where there could be two (2) students three (3) x times per week. The students 
generally arrive to the site with a towing vehicle and horse float and if they are to be taught 
over several days, they would either stay at the site or leave in the tow vehicle leaving the 
float and horse on-site which would alleviate the need for large commercial vehicle traffic on 
the unsealed road. As noted by Council’s Assets and Infrastructure Officer, the additional 
traffic is not of a volume that would require additional maintenance requirements.  
 
General noise from the proposal would be generated from the instructor offering verbal 
instructions to students as they conduct their lesson which, would not be considered a 
sustained noise under the EPA Noise Policy 2007. As the applicant has a full time teaching job 
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off site, the amount of lessons available would be limited and therefore the intensity would 
be considered low. The applicant has noted that as there is no lighting, the classes would only 
be within daylight hours which would allow the summer (day light saving) classes to end at 
8.30pm.  
 
The report by Charles Kidd discusses a strategy of how the animal manures are managed to 
ensure there are no adverse effects in relation to smell and runoff by composting the waste 
from the stables together with the pasture management. The composting of the manure is 
an effective use of microbiological agents which also controls some of the more dangerous 
microbiological pathogens that are often associated with animal faeces in catchment areas 
that are subsequently found in water supplies. 

 
The report notes that to protect the waterways and from introducing contaminants and 
pathogens into the water supply, manure needs to be regularly broken up and dispersed over 
the paddocks in a relatively even layer by the use of harrows.  
 
The proposal includes a car parking area for the proposed tourist accommodation and there 
is a large area adjacent to the horse stables to avoid any parking on the road or verge.  

 
Therefore, given the location of the access, hours of operation and the limited potential for 
sustained noise, it is considered that the proposed Horse Keeping, Training of Equestrian 
Students, Tourist Accommodation, construction of Horse Keeping Yards, associated Fencing 
and removal of Condition 2 from Development Application 580/490/19 meets the provisions 
of the Planning & Design Code with respect to Interface between Land Uses.  
 

10.5 Consideration if the development achieves the relevant assessment provisions for 
Tourism Development. 

 
DO 1 
Tourism development is built in locations that cater to the needs of visitors and positively 
contributes to South Australia's visitor economy. 
 
As noted above, the proposed tourist accommodation element is associated with equestrian 
training and it is to accommodate students whilst they receive tutoring over more than one 
day therefore, it caters for the needs of visitors and positively contributes to South Australia's 
visitor economy. 

 
10.6 Consideration of the proposed development is consistent with the Transport, Access 

and Parking provisions. 
 

Access to the site is via an existing driveway from Mueller Close which is an unsealed road 
from Stamps Road which is approximately one (1) kilometre to the south east. It was 
considered by Council’s Development Engineer that the traffic associated with the proposal 
can be accommodated within the existing road network.  
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Council’s Assets and Infrastructure Officer considered the sightlines when entering and 
exiting the site and considered to provide safe sight distances for the speed and condition of 
Mueller Close. The traffic and road network within the vicinity is considered to be acceptable 
to Council’s Assets and Infrastructure Officer and not require an additional maintenance 
regime.  
 
The existing parking area adjacent to the stables offers sufficient area to park within the site 
to load and unload horses. Council’s Assets and Infrastructure Officer determined that an all-
weather gravelled area for a car park adjacent to the proposed tourist accommodation with 
timber wheel stops is acceptable for the proposed use. The access and car parking layout 
provides a suitable all-weather surface for vehicles and two (2) car parking spaces, including 
an area for an accessible parking area adjacent to the building which is a flat area to enable 
appropriate access. The proposed car parking provisions require 1 car park per 
accommodation unit which is considered will meet the requirements of the proposed 
maximum of two (2) guests. 
 
Stormwater runoff from the car parking area will be managed through a grassed swale within 
the property. There is no watercourse within the property to be affected by the runoff. 
 
A condition is proposed to cover off-street car parking to be designed in accordance with 
AS/NZS 2890.1:2004 and AS/NZS 2890.6:2009, and internal manoeuvring areas in accordance 
with AS 2890.2:2018. Therefore, it is considered that the relevant Transportation and Access 
provisions are achieved. 

 
 
11 CONCLUSION 

 
The proposal for Horse Keeping, Training of Equestrian Students, Tourist Accommodation, 
construction of Horse Keeping Yards, associated Fencing and removal of Condition 2 from 
Development Application 580/490/19 encompasses elements that are Desired Outcomes for 
the Rural Zone. 
 
In its favour, the proposal: 
 

 Supports the principles of DTS/DPF 1.1 of the land Use and Intensity provisions of the 
zone as a type of development that protects and maintains the productive value of 
the rural land; 

 The proposed tourist accommodation is supported as an adaptive reuse of an existing 
building and is within the floor area requirements for tourist accommodation; 

 The proposed yards and fencing are a minimal visual intrusion to the locality; 
 As the proposed equestrian training is to be contained to an area that is not artificially 

lit, the times are limited to day light hours only which will be within the daylight hours 
of the EPA noise Policy 2007 the proposal is not considered to detrimentally impact 
on sensitive receivers or land uses within the locality due to the management of 
operations; and  

 Traffic and access provisions have been achieved. 
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On balance, given the proposal does not impact on primary production on the site or 
adjoining land, has minimal visual impact on the locality and maintains and appropriate 
interface with adjoining land, the proposal has sufficient merit to warrant Planning Consent. 

 
 
12 RECOMMENDATION 

 
It is recommended that the Council Assessment Panel resolves to: 
 
DETERMINE that the proposed development is not seriously at variance with the provisions 
of the Planning and Design Code. 
 
GRANT Planning Consent to the application by Suzanna Verco for the Horse Keeping, Training 
of Equestrian Students, Tourist Accommodation, construction of Horse Keeping Yards and 
associated Fencing at 63 Mueller Close, Bugle Ranges, as detailed in Development Application 
21017282 subject to the following conditions and advisory notes: 
 
1. The development herein approved shall be carried out and maintained in accordance 

with the plans and documentation accompanying this application, except where 
amended by the following conditions and requirements, including but not limited to the 
following: 

 
 Report by Peter Meline and Associates, for Susanna Verco, lot 19 No 63 Mueller Close, 

Bugle Ranges SA 5251; 
 Report by Charles Kidd, Insight Agriculture (Insight ag), on Susanna Verco Equine 

Enterprise, 63 Mueller Close Bugle Ranges; 
 Location Plan & Site Plans, by Royal Green House, Horse keeping, training of 

equestrian students, retention of existing dwelling and conversion to occasional 
student accommodation, construction of horse keeping yards and associated fencing, 
dated  23/2/22, Job No 466-19, Rev A; 

 Letter from Adelaide Development Services dated 20/10/2022 and; 
 Plan of Horse Yards as stamped and approved. 

 
2. Equestrian Tuition are to be limited to the following hours and Students: 

 November to March: 7am – 8.30pm 
 March to April: 7am – 6pm 
 May to August: 7am – 5.30pm 
 September to October: 7am – 7pm 
 Private Lessons: 1 x Student at any one time up to 10 x per week. 
 Event Lessons: 2 x Students at any one time up to 3 x per week. 

No private and event lessons will overlap, there will only be one private or one event 
lesson taking place at any one time. 
 

3. No more than Fifteen (15) horses are to be kept on the subject land at any given time.  
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4. The spelling of land shall occur to ensure suitable ground cover at all times to prevent 
dust, soil erosion and plugging.  
 

5. Paddock manure to be dispersed evenly over the land with harrows or similar in 
accordance with the Report by Charles Kidd, Insight Agriculture (Insight ag) on Susanna 
Verco Equine Enterprise, 63 Mueller Close,  Bugle Ranges. 

 
6. Stables, Holding Yards and Arena Manure will be managed in accordance with 5.4, 5.5 and 

5.6 of the Report by Charles Kidd, Insight Agriculture (Insight ag) on Susanna Verco Equine 
Enterprise, 63 Mueller Close, Bugle Ranges, and must not create any adverse impacts on 
the locality. 

 
7. Stormwater run-off from horse keeping yards and shelters must be managed to prevent 

erosion or pollution of the site and the environment, and diverted away from wastewater 
disposal areas, such as septic tanks and aerobic systems. 

 
8. Lighting shall be designed so as to not create unreasonable overspill onto any adjoining 

property or roadway which may create a nuisance to any neighbour or road user, to the 
reasonable satisfaction of Council. 

 
9. Traffic management, parking areas is to be in accordance with the submitted plans and 

achieve the following: 
 The parking of vehicles for patrons, staff and other entities shall, at all times, be 

restricted to the confines of the subject land; 
 Off-street car parking areas shall be designed in accordance with AS/NZS 

2890.1:2004 and AS/NZS 2890.6:2009; 
 The internal commercial vehicle manoeuvring areas shall be designed and 

constructed in accordance with AS 2890.2:2018 and; 
 The car parking areas shall be gravelled, drained and marked to accepted 

engineering standards (timber wheel stops or similar) and shall be maintained in 
good condition at all times. 

 
10. Effective measures are to be implemented during the construction of the development in 

accordance with this consent to: 
a) prevent silt run-off from the land to the environment; 
b) control dust arising from the construction and other activities, so as not to, in the 

opinion of Council, be a nuisance to residents or occupiers on adjacent or nearby 
land; 

c) ensure that soil or mud is not transferred onto the adjacent roadways by vehicles 
leaving the site; 

d) ensure that all litter and building waste is contained on the subject site in a 
suitable bin or enclosure; and 

e) ensure that no sound is emitted from any device, plant or equipment or from any 
source or activity to become an unreasonable nuisance, in the opinion of 
Council, to the occupiers of adjacent land and within the locality. 
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Country Fire Service conditions: 
 
11. SITING 

‘The Planning and Design Code’ Hazards (Bushfire – High Risk) Overlay (Performance 
Objective 2.1, 4.2, 4.3) details the mandatory requirements for buildings and structures 
to be located away from areas that pose an unacceptable bushfire risk in order to 
provide sufficient defendable space for occupants and fire fighters; ensure radiant heat 
levels at the buildings are minimised in line with the assessed bushfire attack level & 
construction level; whilst maintaining reduced fuel loads and ensuring it can be 
maintained in perpetuity by the occupants. 

 
 Outbuildings and other ancillary structures shall be sited no closer than 6m from the 

habitable building, unless built to relevant building standards for associated 
structures in Bushfire Prone Areas.  

 
12. ACCESS TO HABITABLE BUILDING 

‘The Planning and Design Code’ Hazards (Bushfire – High Risk) Overlay (Performance 
Objective 6.2) details the mandatory requirements for ‘Private’ roads and driveways to 
facilitate safe and effective use, operation and evacuation for firefighting and 
emergency personnel and evacuation of residents, occupants and visitors where 
required. These requirements apply when the furthest point of the building is more 
than 60m from the nearest public road.   

 
SA CFS has no objection to utilising the existing access driveway as detailed on 
drawing named SITE PLAN dated at last revision 23/02/2022 and upgraded, where 
necessary, to comply with the following conditions: 

 
 The driveway shall be connected to a formed, all-weather public road with the 

transition area between the road and driveway having a gradient of not more than 7 
degrees (1-in-8).  

 Access to the building site shall be of all-weather construction, with a minimum 
formed road surface width of 3 metres and must allow forward entry and exit for large 
fire-fighting vehicles, to within 60m of the furthest point of the building.   

 The all-weather road shall allow fire-fighting vehicles to safely enter and exit the 
allotment in a forward direction by incorporating either – 

1. A loop road around the building, OR 
2. A turning area with a minimum radius of 12.5 metres, OR 
3. A ‘T’ or ‘Y’ shaped turning area with a minimum formed length of 11 metres (for each 

‘leg’) and minimum internal radii of 9.5 metres OR 
4. A ‘U’ shaped ‘drive-through’ option. 
 Private access shall have minimum internal radii of 9.5 metres on all bends.  
 Private access shall provide overhead clearances of not less than 4.0m horizontally 

and vertically between the driveway surface and overhanging branches or other 
obstructions, including buildings and/or structures. 
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13. WATER SUPPLY & ACCESS (to dedicated water supply)  
Ministerial Building Standard MBS008 “Designated bushfire prone areas - additional 
requirements” 2020, as published under the Planning, Development and Infrastructure 
Act 2016, provides the technical details of the dedicated water supply for bushfire 
fighting for the bushfire zone. The dedicated bushfire fighting water supply shall also 
incorporate the installation of a pumping system, pipe-work and fire-fighting hose(s) in 
accordance with MBS008. 

 
‘The Planning and Design Code’ Hazards (Bushfire – High Risk) Overlay (Performance 
Objective 4.3) details the mandatory requirements for the site to provide a dedicated 
hardstand area in a location that allows fire fighting vehicles to safely access the 
dedicated water supply. 

 
SA CFS has no objection to the proposed location for the dedicated water supply as 
detailed on drawing named SITE PLAN dated at last revision 23/02/2022, providing 
the outlet is positioned to comply with the following conditions: 

 
 The water supply outlet shall be easily accessible and clearly identifiable from the 

access way and is no greater than 60m path of travel to the furthermost point of the 
building, to enable fire services to reach all parts of the building with no more than 
two lengths of hose from the hardstand area.   

 The dedicated water supply and its location should be identified with suitable signage 
(i.e. blue sign with white lettering “FIRE WATER”). 

 Access to the dedicated water supply shall be of all-weather construction, with a 
minimum formed road surface width of 3 metres. 

 Provision shall be made adjacent the water supply for a nominally level hardstand 
area (capable of supporting fire-fighting vehicles with a gross vehicle mass (GVM) of 21 
tonnes) that is a distance equal to or less than 6 metres from the water supply outlet.  

 SA CFS appliance’s inlet is rear mounted; therefore the outlet/water storage shall be 
positioned so that the SA CFS appliance can easily connect to it rear facing. 

 A gravity fed water supply outlet may be remotely located from the above ground tank 
to provide adequate access. 

 All non-metal water supply pipes for bushfire fighting purposes (other than flexible 
connections and hoses for fire-fighting) shall be buried below ground to a minimum 
depth of 300mm with no non-metal parts above ground level.  

 All water supply pipes for draughting purposes shall be capable of withstanding the 
required pressure for draughting.  

 
Please note that where the water supply is an above-ground water tank, the tank 
(including any support structure) must be constructed of non-combustible material, such 
as concrete or metal. 

 
14. MAINTAIN AN ASSET PROTECTION ZONE (APZ) - VEGETATION MANAGEMENT 
 

‘The Planning and Design Code’ Hazards (Bushfire – High Risk) Overlay (Performance 
Objective 4.2) details the mandatory requirements to establish and maintain an asset 
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protection zone. As such, landscaping shall include bushfire protection features that 
will prevent or inhibit the spread of bushfires and minimise the risk to life and/or 
damage to buildings and property and maintain a fuel reduced zone for safe movement 
of occupants and fire fighters. 

 
 Vegetation management shall be established and maintained within 20 metres of 

the habitable building (or to the property boundaries – whichever comes first) as 
follows: 

 
1. The number of trees and understorey plants existing and to be established within the 

VMZ shall be reduced and maintained such that when considered overall a maximum 
coverage of 30% is attained, and so that the leaf area of shrubs is not 
continuous. Careful selection of the vegetation will permit the ‘clumping’ of shrubs 
where desirable, for diversity, and privacy and yet achieve the ‘overall maximum 
coverage of 30%’.   

2. Reduction of vegetation shall be in accordance with SA Native Vegetation Act 1991 and 
SA Native Vegetation Regulations 2017.  

3. Trees and shrubs shall not be planted closer to the building(s) than the distance 
equivalent to their mature height. 

4. Trees and shrubs must not overhang the roofline of the building, touch walls, windows 
or other elements of the building. 

5. Shrubs must not be planted under trees and must be separated by at least 1.5 times 
their mature height from the trees’ lowest branches.  

6. Grasses within the zone shall be reduced to a maximum height of 10cm during the Fire 
Danger Season. 

7. No understorey vegetation shall be established within 2 metres of the habitable 
building (understorey is defined as plants and bushes up to 2 metres in height). 

8. Flammable objects such as plants, mulches and fences must not be located adjacent 
to vulnerable parts of the building such as windows, decks and eaves 

9. The VMZ shall be maintained to be free of accumulated dead vegetation. 
 

Council notes: 
 
1. No work can commence on this development unless a Development Approval has been 

obtained. If one or more consents have been granted on this Decision Notification Form, 
you must not start any site works or building work or change of use of the land until you 
have received notification that Development Approval has been granted. 
 

2. The applicant has a right of appeal against the conditions which have been imposed on 
this Planning Consent. Such an appeal must be lodged at the Environment, Resources 
and Development Court within two months from the day of receiving this notice or such 
longer time as the Court may allow. The applicant is asked to contact the Court if 
wishing to appeal. The Court is located in the Sir Samuel Way Building, Victoria Square, 
Adelaide (telephone number 8204 0289). 
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3. This consent or approval will lapse at the expiration of 2 years from its operative date, 
subject to the below or subject to an extension having been granted by the relevant 
authority. 

 
4. Where an approved development has been substantially commenced within 2 years 

from the operative date of approval, the approval will then lapse 3 years from the 
operative date of the approval (unless the development has been substantially or fully 
completed within those 3 years, in which case the approval will not lapse). 

 
5. The proposed development is required to be connected to an approved wastewater 

management system (includes new or alterations to existing on-site systems, sewer 
systems and associated underfloor plumbing). A wastewater management system 
should be approved by Council prior to the commencement of construction. 

 
Country Fire Service Notes  
 
6. BUILDING CONSIDERATIONS 

Ministerial Building Standard MBS008 “Designated bushfire prone areas - additional 
requirements” 2020, as published under the Planning, Development and 
Infrastructure Act 2016 applies to this site. 

 
Please refer to the National Construction Code (NCC), relevant standards and state 
provisions for construction requirements and performance provisions. 
 
A site Bushfire Attack Level (BAL) assessment was conducted in accordance with the 
NCC and Australian Standard™3959 (AS3959) “Construction of Buildings in Bushfire 
Prone Areas”. 
 
Category of Bushfire Attack Level: BAL 12.5 
This BAL rating is conditional upon the establishment and maintenance of a 20 metre 
Asset Protection Zone, in accordance with the Asset Protection Zone – Vegetation 
Management condition of consent placed on the planning consent with the same 
application reference. 
 
This report is considered relevant at the date of assessment with respect to the 
elevations detailed on proposed Site Plan, dated 23/02/2022 and shall not be 
considered as SA CFS endorsement of any subsequent development. 

 
7. TOURIST ACCOMMODATION - BUSHFIRE SURVIVAL PLAN  

CFS further recommends: 
 The applicants to prepare and display a BUSHFIRE SURVIVAL PLAN (BSP) designed 

specifically for the purpose of any guests that may be in residence during a bushfire 
event, especially during the Fire Danger Season. The BSP: 

1. should provide clear directions to persons that may be unfamiliar with the 
area/locality and unfamiliar with what protective actions they may need to take to 
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protect their lives during a bushfire event, including when to take such protective 
actions; and 

2. should address the possibility that the owners may not be present at the time of the 
bushfire event; and 

3. should not expect guests to be involved in fire-fighting operations. 
4. The SA CFS ‘Bushfire Safety Guide For Business’ document (refer to CFS website) 

should be utilised as a basis for information and the drafting of the (GUEST) BSP. 
5. The applicant should consider reducing operating hours and restrictions on days of 

heightened bushfire danger and/or bushfire events and consider including any 
alterations to bookings and services offered due to actual or predicted conditions 
during the Fire Danger Season in any booking/refund policy. 

 
8. MANIFEST BOX (or similar) 

Given the complexities that the subject site presents, SA CFS further recommends the 
installation of a Manifest Box at the entrance of the property. This box (which looks a 
bit like a small meter box), should be red with white writing ‘Fire Protection system’ or 
similar, and clearly visible to fire crews as they access the property. Information 
contained should include, but is not limited to, a list of emergency contact phone 
numbers and a site plan highlighting vehicle access, turning ability, building location, 
water i.e. fill locations, all fire protection equipment, and any on-site hazards or 
storage of dangerous materials i.e. LPG, fuels or chemicals. 

 
Department for Environment and Water Notes  

 
9. The applicant is reminded of the General Duty of Care under Section 23 of the River 

Murray Act 2003, which requires that a person must take all reasonable measures to 
prevent or minimise any harm to the River Murray through his or her activities. 

 
10. It is important to note that the following applies to the subject land: 

 The Prescription of the Water Resources in the Eastern Mount Lofty Ranges, 
which requires those that are or are proposing to use surface, 
watercourse and/or underground water for any purpose – other than 
stock and domestic use – at any time in the future, to apply for a water 
licence with the Department for Environment and Water (DEW);  

 The Notice of Authorisation to Take Water (Government Gazette 27 June 
2019, p2287) permits up to 1500 kilolitres of roof runoff to be taken per 
annum for commercial purposes within surface water prescribed areas; 

 If there is a proposal to take surface water, watercourse water or 
underground water (including additional to any quantity currently 
authorised) or if there are any existing water uses that may be impacted 
by the development, the interested parties should contact the DEW 
Water Licensing Branch (Berri office) on (08) 8595 2053 or visit: 
http://www.environment.sa.gov.au/topics/water/water-licences-and-
permits   
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11. The holder of Water Licence 115767 will be required to apply to the Department for 
Environment and Water to vary the licence such that it endorses the subject land 
(i.e. CT 5653/572). Any intention to use a well other than that currently endorsed on 
the licence, or roof runoff in excess of 1500 kilolitres per annum, will also require an 
application to vary the licence. For further information contact the DEW Water Licensing 
Branch on (08) 8463 6876 or visit: 
http://www.environment.sa.gov.au/topics/water/water-licences-and-permits. 
 

12. Section 119 of the Landscape South Australia Act 2019 requires the occupier of the land 
on which a well is situated to ensure that the well (including the casing, lining and 
screen of the well and any mechanism used to cap the well) is properly maintained. A 
permit is required from the Department for Environment and Water (DEW) for any work 
to be carried out on a well or for new wells to be drilled. Information on specific wells 
can be obtained from www.waterconnect.sa.gov.au. For information regarding permit 
applications contact the DEW Water Licensing Branch on telephone (08) 8735 1134 or 
visit: http://www.environment.sa.gov.au/topics/water/water-licences-and-permits  
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NEW DWELLING/ PROPOSED
TOURIST ACCOMODATION

63 MUELLER CLOSE,
BUGLE RANGES, 5251

N. WHYNITE & S. VERCO

LOCATION PLAN & SITE PLANS

 1 : 1000

SITE LOCATION PLAN

 1 : 200

SITE PLAN

 1 : 100

SITE LEGEND

 1 : 100

PROPOSED TOURIST ACCOMODATION

Horse keeping, training of equestrian students, retention of existing
dwelling and
conversion to occasional student accommodation, construction of
horse keeping yards and associated fencing

23/2/22
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Horse Yards 
Red squares are yards to put horses in, to ease pressure on paddocks. Blue squares are shelters. Horse keeping recommends a base in yards. 

We are going beyond this by having base, Geohex then dolomite sand to eliminate erosion risk. 
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ADELAIDE HILLS 
DEVELOPMENT SERVICES 

PO BOX 1508, Mt. BARKER, SA, 5251 

8391 3954 mobile 0448 395 299 
Email: petermeline@bigpond.com 

 
20/10/2022 

 

 
 

Mr R. Richards 
PO Box 54 
Mount Barker 

SA 5251 
 
Dear Randall, 

 
Development Application - 21017282 

63 Mueller Rd Bugle Ranges 
 
In response to the RFI dated 7/07/2022 and 19/10/2022 and 

20/210/2022 please be advised that: 
 

Proposed Hours of Operation: 
 
To Match Daylight Hours (as per bom.gov.au statistics) and with 

consideration to EPA Noise Levels Assessment Criteria. 
 
November to March: 7am – 8.30pm 

March to April: 7am – 6pm 
May to August: 7am – 5.30pm 

September to October: 7am – 7pm 
 
Proposed Equine Activities: 

 
Private Lessons: 
1 x Student at any one time 10 x per week. 

 
Event Lessons: 

2 x Students at any one time 3 x per week. 
 
NB: No private and event lessons will overlap, there will only be one 

private or one event lesson taking place at any one time. 
 

Private Lessons:  
 
Tuition lessons in horse management and skills development between 

one student and one instructor. 
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Event Lessons: 
 

Focused lessons between two students and one instructor; to refine skills 
for attending Horse Dressage, Horse Showjumping, Horsemanship, and 
Trail events etc. 

 
It is noted that predominately Suzie Verco will perform the Horse 

Instruction. However, during the lead up to major horse events guest 
instructors and students will have the option of utilizing the 
Student/Horse Instructor accommodation as per the proposed 

development application. This will in no way change the 
configuration of proposed hours or clientele numbers associated 

with the operation of the Equine Activities on the subject land. 
 
 

Equine Management and Strategies: 
 
Grazing and Pasture Production: 

 
6.0ha of Land is available for pasture production and subsequent 

grazing. 
 
Horse Numbers: 

 
7 permanent horses residing on the land with use of 6.0ha (though not 

unfettered access to pastures to maintain environmental sustainability). 
 
An additional 4-8 horses on occasion will be onsite (housed in holding 

/feeding yard) or in training on the Equestrian Arena, specifically related 
to training and events training as described earlier in this letter of advice. 
 

Manure and Organic Material Management: 
 

Paddock manure to be dispersed evenly over the land with harrow or 
similar (process will encourage microbial activity and promote healthy 
soils and agriculture. 

 
Stables, Holding Yard and Arena manure will be composted in large bins 

and once decomposed will be utilized for border gardens on the land 
holding. 
 

Pasture Management: 
 
Rotation of permanent horses on paddocks and tree lined land border 

areas to avoid overgrazing. 
 

Provide fodder seasonally to horses residing permanently on the land to 
avoid overgrazing the land to maintain healthy soils, waterways and 
horses. 
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Seeding practices involve slashing plant growth and fallow land periods 
and perennial seeding to ensure seed bank build up for sustainable land 

care and agricultural practices. 
 
Weed control is via benign chemical application of Tigrex or similar with 

no land disturbance or use (no horse grazing) for a fortnight annually. 
 

Horse Management for Lesson Riders and Instructors to the Site: 
 
All horses entering the site for lessons will kept in the horse yards and 

treed area associated with the arena. Visiting horses will receive dry 
fodder only or be able to lightly graze the treed area associated with the 

arena, or along designated horse trails within the locale. Water will be 
supplied by the existing Rain Water provisions on site. The owner’s of 
visiting horses are required to bring their own vessel for drinking water 

for their horses to ensure there is no spread of bio-organic materials and 
organisms associated with the visit to the site to minimize potential 
environmental, water, or horse health quality issues. 

 
Further Information: 

 
Proposed Student/Horse Instructor Accommodation: 
 

There are no modifications to the internal layout of the existing building 
to be retained for Student/Horse Instructor Accommodation. However, it 

is noted that all ESP’s required for the building will be installed to satisfy 
compliance with the NCC 2022. 
 

 
Traffic Management: 
 

The land holding has sufficient area for the entry and exit of vehicles and 
horse floats. No more than 2 private vehicles will enter and exit the site at 

any given time. 
 
 

Water Management: 
 

The proposed development does not include a variation to the water 
license that is associated with the subject land holders neighbouring 
property as outlined in the Report by Daniel Walton from the Department 

of Environment and Water Resources. Daniel addresses this in his email 
dated 20/10/2022 (attached with this letter of advice). 
 

On behalf of the land owners and applicants: 
Suzie Verco 

And 
Nick Wyntie 
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Sincerely, 
 

Adelaide Hills Development Services 
Peter Meline Planning level 1# APP 20200063 
 

20/10/2022 
 

 
WHAT BOUT THE NEW ONES? 
BUILT? 
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Site photos 63 Mueller Road, Bugle Ranges 

Horse Arena  

 
Proposed Tourist Accommodation 
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  View of site – towards the existing dwelling (in the background) 

 

  View of existing shed. 
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  Existing Dwelling 

 

  View across the Dressage area with paddocks in the background.  
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View of entrance form Mueller Road 
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PETER MELINE & ASSOCIATES 1 

 

 

PETER MELINE & ASSOCIATES 
TOWN AND COUNTRY PLANNERS 

PO BOX 1508, MT. BARKER, SA, 5251. 
MOBILE 0448 395 299 

petermeline@bigpond.com 
 

 
26/09/2022 

Mr R Richards, 
DC Mt Barker, 
6 Dutton Rd, 
Mt Barker SA 5251 
 
 
Dear Randall, 

21017282 
63 Mueller Rd, Bugle Ranges 

RESPONSE TO WRITTEN REPRESENTATIONS (amended) 
 

I have reviewed the written representations as sent to Council in response to the 
public exhibition process for the above DA as prescribed in Section 107(3) of the 
PDI Act 2016 and I have summarised them in the table below. 
 

REPRESENTOR SUMMARY OF ISSUES 

Kerrie Clements • Loss of amenity 

• Opposes tourist accommodation 

• Considers that the proposal is a form of commercial 
development 

• Traffic concerns 

• Biosecurity and water pollution concerns 

Geoffrey and 
Diane Bowden 

• Dust concerns 

• Road safety issues 

• On road parking concerns 

Hugh Fair • Supports the application with some concerns about 
road safety and noise 

Norman Thomas • Road and Traffic concerns 

• Acoustic amenity concerns 

• Draws attention to a recent DA for the land for a new 
dwelling 

• Concerns regarding overstocking 

• Water runoff concerns 

• Concerns re the development of rural lands 

 
It is noted that four valid representations have been received (three opposed and 
one supportive) regarding the proposal. The issues raised by the representor’s 
are addressed below in turn: 
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• TRAFFIC AND PARKING 
The proposal is minimal in scale and only marginally different to the current use of 
the land. Ms Verco is a qualified equestrian instructor and usually instructs one 
student at a time. 
The intent of the proposed accommodation is to allow for a specialist equestrian 
instructor to stay over night with perhaps occasionally one or two equestrian 
students. 
There is no proposal to operate this building as a BNB. 
 

It should be appreciated that  horse riding instruction has been undertaken 
on the land for many years. Susie Verco is an accredited riding instructor 
and this activity is very small in scale. The fact that it is of very small scale 
and an activity that might be considered routine on any farm is likely to 
point to the conclusion that it is of itself not development pursuant to the 
act in its own right. 

The current use is as follows: 

• The farm has for many years had a horse truck which on average has 
return trips 3 times per week. This is a 12 tonne single axle truck. 
This arrangement will not vary with this DA. 

• Currently on average Susie Verco would give up to 2 lessons per 
week to paying pupils. This has been happening on the property for 5 
years or more. Susie is a level 1 Qualified Equestrian Australia coach, 
soon to be accredited as Level 2 (the highest level being 3). Typically, 
the pupils come in a car and float. The only variation to this activity 
with the DA is that pupils may stay overnight in the former dwelling – 
this will actually lessen travel on the road as pupils coming from 
further afield that wish to have instruction over a course of several 
days will stay on sight rather than coming and going. 

 It should to be noted that on Mueller Close and in Bugle Ranges generally 
many owners have been keeping horses for many years, the horse keeping 
component of this DA represents nothing more than “a drop in the bucket” 
of the horse keeping that currently exists in the locality. 

 NOISE 

The noise produced by this proposal will be minimal with nothing more than 
verbal instructions and the sound of horses galloping as is the case with the 
current land use. 
Ms Verco is a teacher who works a regular teaching job off site, so the intensity of 
use will be very low. 
 

• POLLUTION 
The proposal includes augmentation of the existing Waste Control System that 
has been approved by Councils Health Section vide WW197/19 amended 
17/2/22. 
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All manure produced on the land is collected and placed in manure bins for 
composting. 
The land is of very gentle grades and well vegetated so that nutrients are easily 
held in the soil and do not run off easily. The potential for the pollution of adjacent 
water courses is very low. 
See the contour plan below. 
 

 
 

• INCREMENTAL DEVELOPMENT 
The proposal will not entail any additional building works, it will be entirely 
ancillary to the existing residential and agricultural uses which are longstanding 
on this land. It will create an appropriate use for an existing dwelling on the land 
which is in good condition. 
 
 

• CONCLUSION 
The proposal is minimal in scale and largely reflects the existing use of the land. 
It will be entirely ancillary to the existing residential and farming use of the land 
which has existed for many decades. 
 
The proposal is not considered to offend any relevant Performance Objectives of 
the PDI Code, indeed it demonstrates ample merit in the pragmatic use of this 
existing rural allotment. 
 
It is therefore recommended that the application should be submitted to the 
Council Assessment Panel for grant of Planning Consent subject to conditions. 
 
I respectfully request that I be permitted to address the Mt Barker CAP when it 
considers this DA. 
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Regards, 

          
Peter Meline  
RPIA, MAIBS, JP. 
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Coast and Marine Branch 

 
81-95 Waymouth Street 
Adelaide SA 5000 

GPO Box 1047 
Adelaide SA 5001 
Australia 

Ph: +61 8 8463 6850 

www.environment.sa.gov.au 

 

 

 
 
24 May 2022 
 
Randall Richards 
Senior Planner 
Mount Barker District Council 
PO Box 54 
MOUNT BARKER SA 5251 
 
Dear Randal 
 

Development Application No: 21017282 
Applicant: S. Verco 
Proposal: Horse keeping, training of equestrian students, tourist 

accommodation, construction of horse keeping yards and 
associated fencing 

Location: 63 Mueller Close, Bugle Ranges, 
CT 5653/572, F159696 A19 

Relevant Authority: Mount Barker District Council 
Date received by DEW: 10 May 2022 

 
Thank you for referring the above mentioned development application to the Minister for the time being 
administering the River Murray Act 2003 (‘the Minister’) in accordance with Section 122(1)(a) of the Planning, 
Development and Infrastructure Act 2016 and Schedule 9(3)(16) of the Planning, Development and 
Infrastructure (General) Regulations 2017.  
 
ASSESSMENT  
 
The subject land is within the Eastern Mount Lofty Ranges Prescribed Water Resources Area (EMLR PWRA), 
which requires the use of surface water (including roof runoff), underground water and watercourse water to 
be authorised pursuant to the Landscape South Australia Act. 
 
The development application proposes the keeping of up to 15 horses at any one time, including 
accommodating horses and students attending clinics and training programs on site. The Department for 
Environment and Water (DEW) Water Licensing Branch has determined that any water taken from the EMLR 
PWRA for use in the commercial activities on site constitutes an ‘industry’ use and must be licensed. 
 
Whilst the applicant holds water licence 115767 authorising the taking of underground water, it is the 
responsibility of the licensee to ensure that the allocation is sufficient to service all uses on site, including the 
proposed horse keeping and tourist accommodation activities, so as to not exceed the allocation. 
 
As the water licence currently only endorses the adjacent property (CT 5653/559), a variation to the licence will 
be required to include the property details of the subject land (CT 5653/572). 
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Should the applicant require a higher allocation, and/or use a well other than that which is currently endorsed 
on the licence, the applicant should consult the DEW Water Licensing Branch to ascertain relevant 
requirements of the Landscape South Australia Act. 
 
RESPONSE 
 
The Minister is not opposed to the approval of the development application, subject to the applicant holding 
the appropriate authorisation(s) under the Landscape South Australia Act with regard to the taking of surface 
water, underground water or watercourse water from the Eastern Mount Lofty Ranges Prescribed Water 
Resources Area for horse keeping activities. 
 
No conditions are directed, however it is advised that the following advisory notes be attached to any approval 
for the benefit of the applicant. 
 
Notes 

 
1. The applicant is advised of their general duty of care under the River Murray Act 2003 to take all 

reasonable measures to prevent any harm to the River Murray through his or her actions or activities.  
 

2. It is important to note that the following applies to the subject land: 

 The Prescription of the Water Resources in the Eastern Mount Lofty Ranges, which requires those that 
are or are proposing to use surface, watercourse and/or underground water for any purpose – other 
than stock and domestic use – at any time in the future, to apply for a water licence with the 
Department for Environment and Water (DEW);  

 The Notice of Authorisation to Take Water (Government Gazette 27 June 2019, p2287) permits up to 
1500 kilolitres of roof runoff to be taken per annum for commercial purposes within surface water 
prescribed areas; 

 If there is a proposal to take surface water, watercourse water or underground water (including 
additional to any quantity currently authorised) or if there are any existing water uses that may be 
impacted by the development, the interested parties should contact the DEW Water Licensing Branch 
(Berri office) on (08) 8595 2053 or visit: http://www.environment.sa.gov.au/topics/water/water-
licences-and-permits.  

 
3. The holder of Water Licence 115767 will be required to apply to the Department for Environment and 

Water to vary the licence such that it endorses the subject land (i.e. CT 5653/572). Any intention to use a 
well other than that currently endorsed on the licence, or roof runoff in excess of 1500 kilolitres per 
annum, will also require an application to vary the licence. For further information contact the DEW Water 
Licensing Branch on (08) 8463 6876 or visit: http://www.environment.sa.gov.au/topics/water/water-
licences-and-permits.   
 

4. Section 119 of the Landscape South Australia Act 2019 requires the occupier of the land on which a well is 
situated to ensure that the well (including the casing, lining and screen of the well and any mechanism 
used to cap the well) is properly maintained. A permit is required from the Department for Environment 
and Water (DEW) for any work to be carried out on a well or for new wells to be drilled. Information on 
specific wells can be obtained from www.waterconnect.sa.gov.au. For information regarding permit 
applications contact the DEW Water Licensing Branch on telephone (08) 8735 1134 or visit: 
http://www.environment.sa.gov.au/topics/water/water-licences-and-permits. 

 
In determining this response I have had regard to, and have sought to further, the Objects and Objectives of 
the River Murray Act 2003. 
 
These conditions and notes include consideration of social and cultural issues and they are applied in order to 
help achieve the balance between the economic and environmental sustainability of the regions that include 
the River Murray system. 
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Any comments or queries relating to the contents of this correspondence, and a copy of the decision 
notification form, may be directed to: DEW.RiverMurrayReferrals@sa.gov.au.   
 
Yours sincerely 

 
Daniel Walton 
Coast and River Planner, Coast and Marine Branch 
Delegate for the 
Minister for the time being administering the River Murray Act 2003 

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 581



 

 

 

 

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 582



 
6. REVIEW OF ASSESSMENT MANAGER DECISIONS 

Nil 
 

7. INFORMATION REPORTS 
 Nil. 
 
8. CONFIDENTIAL REPORTS 

Nil. 
 

9. POLICY MATTERS ARISING FROM THIS AGENDA 
 
10. OTHER BUSINESS 
 
11. CLOSE 

COUNCIL ASSESSMENT PANEL WEDNESDAY 9 NOVEMBER 2022
MOUNT BARKER DISTRICT COUNCIL 583


	TABLE OF CONTENTS
	1. APOLOGIES
	2. CONFLICT OF INTEREST DECLARATION
	3. CONFIRMATION OF MINUTES
	4. BUSINESS DEFERRED
	5. REPORTS BY OFFICERS
	5.1. DEVELOPMENT ACT APPLICATIONS
	5.1.1. NON-COMPLYING APPLICATIONS
	5.1.1.1 580/343/21 – NICK DUNCAN
	5.1.1.1 - Attachment One (1)
	5.1.1.1 - Attachment Two (2)
	5.1.1.1 - Attachment Three (3)
	5.1.1.1 - Attachment Four (4) 
	5.1.1.1 - Attachment Five (5)


	5.1.2 CATEGORY 3 APPLICATIONS
	5.1.2.1 580/1446/20 – PC INFRASTRUCTURE PTY LTD
	5.1.2.1 - Attachment One (1)
	5.1.2.1 - Attachment Two (2)
	5.1.2.1 - Attachment Three (3)
	5.1.2.1 - Attachment Four (4)
	5.1.2.1 - Attachment Five (5)


	5.1.3. CATEGORY 2 APPLICATIONS
	5.1.4. CATEGORY 1 APPLICATIONS

	5.2 PLANNING, DEVELOPMENT AND INFRASTRUCTURE ACT APPLICATIONS
	5.2.1 21017282 - SUSANNA VERCO
	5.2.1 - Appendix One (1)
	5.2.1 - Attachment One (1)
	5.2.1 - Attachment  Two (2)
	5.2.1 - Attachment Three (3)
	5.2.1 - Attachment Four (4)
	5.2.1 - Attachment Five (5)



	6. REVIEW OF ASSESSMENT MANAGER DECISIONS
	7. INFORMATION REPORTS
	8. CONFIDENTIAL REPORTS
	9. POLICY MATTERS ARISING FROM THIS AGENDA
	10. OTHER BUSINESS
	11. CLOSE

	Development Plan Consent_OBJ325: On
	Building Rules Consent_OBJ333: Off
	Development Approval both_OBJ338: Off
	Name_OBJ343: PC Infrastructure Pty Ltd
	Email_OBJ358: t.beazley@peregrine.com.au
	Postal Address_OBJ363: 270 The Parade, Kensington Park SA 5068
	Phone_OBJ368: 0439 883 977
	Name_2_OBJ373: Graham Lovelock
	Email_2_OBJ378: 
	Postal Address_2_OBJ382: 239 Wellington Road, Mount Barker
	Phone_2_OBJ387: 
	Name_3_OBJ391: 
	Email_3_OBJ395: 
	Postal Address_3_OBJ399: 
	Phone_3_OBJ403: 
	Name_4_OBJ407: Tim Beazley
	Email_4_OBJ412: t.beazley@peregrine.com.au
	Proposed Development eg Dwelling Shop Garage_OBJ417: Integrated service station complex
	Assessment No_OBJ422: 
	House No_OBJ428: 239
	Lot  Section No_OBJ433: DP17656
	Volume_OBJ440: 5974
	Folio_OBJ447: 333
	BUILDING RULES CLASSIFICATION SOUGHT_OBJ452: 
	Present classification_OBJ456: 
	If Class 5 6 7 8 or 9 classification is sought state the proposed number of employees Male_OBJ460: 
	Female_OBJ464: 
	If Class 9a classification is sought state the number of persons for whom accommodation is provided_OBJ468: 
	If Class 9b classification is sought state the proposed number of occupants of the various spaces at the premises_OBJ472: 
	Does either Schedule 21 Activities of Environmental significance  or 22 Activities of Major Environmental significance EPA_OBJ476: On
	Yes_OBJ482: Off
	DEVELOPMENT COST do not include shop fitout costs_OBJ487: 3 million 
	DATE_OBJ496: 16 November 2020
	Existing Use_OBJ501: vacant 
	Parcel No_OBJ506: 31
	Street_OBJ513: Wellington Road
	Town_OBJ518: Mount Barker
	Text5_OBJ530: 
	Text2_OBJ538: Construction of an integrated service station complex
	Text3_OBJ552: Mt Barker District Council
	Text4_OBJ557: PC Infrastructure Pty Ltd
	Text1_OBJ564: 16  11   2020
	House No_OBJ575: 239
	Lot No_OBJ579: 31
	Street_OBJ586: Wellington Road
	TownSuburb_OBJ590: Mount Barker
	Section No fullpart_OBJ595: DP17656
	Hundred_OBJ600: 
	Volume_OBJ612: 5974
	Folio_OBJ618: 333
	I_OBJ622: 


