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City of Playford
Special Council Assessment Panel Meeting

AGENDA
MONDAY, 7 JUNE 2021 AT 6:00PM
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ATTENDANCE RECORD
1.1

Present

1.2

Apologies

1.3

Not Present

CONFIRMATION OF MINUTES

RECOMMENDATION
The Minutes of the Council Assessment Panel Meeting held 17 May 2021 be confirmed as a
true and accurate record of proceedings.
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APPLICATIONS WITHDRAWN

4

DECLARATIONS OF INTEREST

5

APPLICATIONS FOR CONSIDERATION – PERSONS WISHING TO BE HEARD
5.1

Construction of an integrated service station complex with associated
vehicle parking, one freestanding advertising display and landscaping
(DA 292/1870/2020) (Attachments) .................................................................6

Representors:
Applicant:

6

Mr S Tsanaktsidis and Others (adjacent Land Owner)
PC Infrastructure Pty Ltd

APPLICATIONS FOR CONSIDERATION – NO PERSONS TO BE HEARD
Nil

7

APPLICATIONS FOR CONSIDERATION - CATEGORY 1
Nil

8

OUTSTANDING MATTERS – APPEALS AND DEFERRED ITEMS
Nil
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OTHER BUSINESS

9.1

STAFF REPORTS

4

Nil
10

CONFIDENTIAL MATTERS
Nil

11

DEVELOPMENT PLAN POLICY DISCUSSION FORUM
Nil
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APPLICATIONS FOR CONSIDERATION

APPLICATIONS FOR
CONSIDERATION – PERSONS
WISHING TO BE HEARD
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CONSTRUCTION OF AN INTEGRATED SERVICE STATION COMPLEX WITH
ASSOCIATED VEHICLE PARKING, ONE FREESTANDING ADVERTISING
DISPLAY AND LANDSCAPING (DA 292/1870/2020)

Snapshot
Author:

Tom Gregory

Proposal:

Construction of an integrated service station complex with
associated vehicle parking, one freestanding advertising display
and landscaping

Development Number:

292/1870/2020

Date of Lodgement:

12 October 2020

Owner:

White Angelica Pty Ltd

Applicant:

PC Infrastructure Pty Ltd

Location:

Lot 34 - 37 Old Port Wakefield Road, Virginia

Zone:

Town Centre Zone

Classification:

Merit

Public Notification
Category:

2

Representation
Received:

Yes

Development Plan:

Consolidated 30 April 2020

Request for Additional
Information Made?

Yes

Recommendation:

To Grant Development Plan Consent

Attachments:

1⇩ .
2⇩ .
3⇩ .
4⇩ .
5⇩ .
6⇩ .
7⇩ .
8⇩ .
9⇩ .
10⇩ .
11⇩ .

Certificate of Titles
Cover Letter and Planning Report
Zone Map
Precinct Map
Site, Floor and Elevation Plans
Landscape Plan
Noise Assessment Report
GTA Reports and Correspondance
Civil and Stormwater Plans
EPA Referral Response
Statement of Representation
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1. The Subject Land
The subject land is 34-37 Old Port Wakefield Road, Virginia. The land is comprised of 4
(four) separate allotments that are all located within Deposited Plan 17499 in the Hundred of
Munno Para. The allotments are further identified as:
 Allotment 34 – Certificate of Title reference: Volume 5662 Folio 177.
 Allotment 35 – Certificate of Title reference: Volume 6161 Folio 400.
 Allotment 36 – Certificate of Title reference: Volume 5081 Folio 455.
 Allotment 37 – Certificate of Title reference: Volume 5081 Folio 456.
There are no easements, Land Management Agreements or encumbrances registered to the
land.
The land retains a combined area of approximately 4046m² with a frontage to the eastern
side of Old Port Wakefield Road of 80.5 metres and a secondary frontage to the northern
side of Thomas Street of 50.3 metres.
The topography of the land is relatively flat as is land within the broader locality. It is however
noted that the land is slightly lower than Old Port Wakefield Road and on a similar grade to
Thomas Street.
The land contains a single storey detached dwelling of light weight and masonry construction
together with a number of smaller additions and outbuildings. The built form is centrally
located on the land and located across two allotments.
The land is devoid of any significant features however scattered vegetation is noted to the
rear of the dwelling, and a row of established and unmaintained olive trees are present along
the Thomas Street frontage and a second row to the north of the dwelling along the common
boundary of the two northern allotments. No trees on site are of a size to be classified as
Regulated or Significant.
1.1

Subject Land Plan
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2. Locality
The locality comprises a combination of uses including service trade premises to the south,
north and north-west; a petrol filling station to the west; light industry and service industries to
the north and residential development immediately to the east; south-west and further south.
There is no distinct pattern of development within the locality in that, for example, not all
commercial and industrial uses are established along the main road frontage with dwellings
located behind. Instead, it would appear that the locality has been established somewhat
more organically with commercial/industrial type uses interspersed with limited residential
development leading to a unique character generated by an eclectic mix of uses. It should be
noted that the strength of the residential character increases further south along Old Port
Wakefield Road, and further north towards the intersection of Penfield Road the township
character of a more commercial nature is evident.
Old Port Wakefield Road is a notable aspect within the locality. North of the site the road is
recognised as a secondary arterial road, however this classification is not present along the
section of road abutting the site. Old Port Wakefield Road is formed to permit single lane twoway movement with a parking lane on its western side and has a daily estimated traffic
volume of 5900 vehicles (2018). The road is lined with kerb and gutter with limited footpath
infrastructure that is primarily evident adjacent to bus stops or limited to pram ramps at street
crossings. Stormwater infrastructure is noted by the presence of side entry pits.
Thomas Street is narrowly formed with no kerb or gutter infrastructure. A slight swale is noted
along the secondary frontage of the land which appears to drain towards the main road.
Thomas Street is described as a low order access road with limited traffic volumes.
The locality is considered to have a moderate level of amenity given the eclectic mix of uses,
varied arrangement of uses and buildings, and the lack of substantial or consistent
landscaping.
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The subject land is depicted on Zone Map Play/35 in the Mapping Section of the
Development Plan.
By virtue of its location, the land is entirely within:


The Town Centre Zone; and



The Virginia Centre Precinct 32.

The Town Centre Zone envisages a wide range of retail, office, administrative,
community, cultural and entertainment facilities appropriate to the needs of the
community. The Precinct envisages the area to be a trade and service centre for the
surrounding northern Adelaide Plains market gardening region, and seeks the
enhancement of the Old Port Wakefield Road streetscape.
The land is also illustrated within Concept Plan Map Play/23 – Virginia Neighbourhood
Centre which outlines the intended/anticipated location of retail, commercial
development, mixed use areas and car parking together with key vehicle access points.
The land and its immediate surrounds are identified within the ‘Neighbourhood Centre
Boundary’ and identified for ‘retail/commercial’ development.
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3. The Proposal
The Applicant is seeking Development Plan Consent for a 24-hour integrated service station
complex incorporating a petrol filling station, retail and drive-through facility, carwash, and
associated advertising signage including a 7.0 metre pylon sign, landscaping, fencing and
car parking.
In detail, the development comprises:
 a 499m² ‘control building’ including retail display area, sales counter, a co-branded
quick service restaurant (QSR) (Hungry Jack’s) with drive-through facility, associated
common and dining areas including an outdoor dining areas, cool rooms, storerooms,
offices, food preparation areas and staff areas;
 seating for 34 patrons within the control building and additional 12 seats in the
outdoor area;
 six (6) vehicle refuelling points located beneath a canopy and arranged in three (3)
rows of fuel pumps;
 six (6) carwash bays (including one (1)) enclosed automated carwash bay beneath a
canopy together with associated plant room;
 two (2) vacuum bays with four (4) vacuuming positions;
 refuse storage, loading and storage areas;
 two (2) underground fuel storage tanks (70,000 litres each);
 drive-through facility with one (1) waiting bay;
 one (1) 7.0 metre freestanding back-illuminated pylon sign, and various backilluminated face signs to building and canopy facades together with generic signage
to fuel pumps;
 26 on-site car parking spaces;
 three (3) vehicle crossovers including an ingress from Old Port Wakefield Road, an
egress from the drive-through to Thomas Street, and a combined ingress and egress
point to Thomas Street;
 a 2.1 metre high ‘Colorbond’ fence to the northern and eastern boundaries of the site;
 a 2.4 metre high boundary fence with acoustic absorption material along portion of the
eastern boundary; and
 associated landscaping including a range of trees, shrubs and ground covers.
It is evident that the proposed development includes a range of land uses and built form. The
aggregation of uses does not neatly fit within the definitions outlined in Schedule 1 of the
Development Regulations 2008 (the Regulations) and the proposal has therefore been
identified as an ‘undefined’ use.
Further, as it is understood that the development will be centrally managed the proposal is
considered to be an ‘integrated development’ for assessment purposes.
4. Procedural Matters
4.1

Classification

As above, the proposal is considered to be a form of ‘integrated development’
comprising a range of land uses and built form elements. As such, the development is
‘undefined’ in that it does not neatly fit within the land use definitions contained within the
Regulations.
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Upon review of the Procedural Matters section of the Town Centre Zone it is confirmed
that irrespective of this classification none of the elements (apart from where clarified
below) are identified as ‘complying’ or ‘non-complying’ for assessment purposes.
‘Advertisement and/or advertising hoarding’ is identified as a non-complying form of
development within the Zone except where it does not involve animated advertisements
or third-party advertisements. During the course of the assessment it was established
that although the proposal incorporates signage elements that are backlit with some
having LED screens for interchangeable messages/displays, that this in itself is not
considered to be ‘animated’ or animation. In addition no third party advertisements are
proposed.
The proposal was therefore determined to be a ‘consent on-merit’ form of development
for assessment purposes and processed accordingly.
4.2

Public Notification

The application was processed as a Category 2 development for the purposes of public
notification pursuant to Schedule 9 Part 1,6(1)(a) of the Regulations.
Public notification occurred in accordance with Section 38 of the Development Act 1993
(the Act) between 19 March and 7 April 2021 with notice of the application being sent to
adjoining properties inviting inspection of the application and written representations.
One (1) representation was received by Council during the public notification period from
an adjoining party to the west. Although not identified in the representation it is
understood that the affected land is Lot 1 Old Port Wakefield Road which contains the
Mobil X-Convenience service station to the west and opposite the intersection of Old
Port Wakefield Road and Thomas Street.
The principal concerns of the Representor include:
 Inappropriate land use and scale within the Precinct 32 Virginia Centre of the
Town Centre Zone.
 Height and bulk of the buildings is not in character with the area (particularly the
character area to the north).
 Excessive advertising, especially the plethora of fascia signage on the control
building and number of large (7 metre) high freestanding pylon signs.
 Insufficient details regarding traffic analysis.
 Insufficient landscaping to screen the large control building.
In accordance with the Regulations the Applicant was afforded the ability to respond to
the matters raised by the Representor. The response provided additional advice from
Stantec (experienced and qualified traffic engineers) which focused on matters relating
to: car parking; access; vehicle movements; and overall traffic impact.
No additional comments were provided in relation to the proposed land use or
bulk/scale. This and other matters such as signage were addressed through the
assessment process in response to concerns and issues raised by Council staff. This
resulted in changes (at least to the signage) following the public notification period. The
amendments did not change the nature of the development or significantly alter the
proposal and therefore additional public notification was not required
A copy of the Applicant’s response is included in the attachments.
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Statutory Referrals

Pursuant to Section 37 of the Act and Schedule 8 Item 11 of the Regulations, the
application was formally referred to the Environment Protection Authority (EPA). Item 11
refers to ‘activities of major environmental significance’ requiring development that
involves specific activities to be referred for ‘direction’. Pursuant to Schedule 22 of the
Regulations the proposed development is an activity of ‘major environmental
significance’ as it involves ‘…a facility for the storage and retail sale of petroleum
products or other liquid organic chemical substances.’
On this basis the EPA assessment and referral response was limited to the potential
environmental impacts associated with the proposed petroleum storage and dispensing
activity only.
The EPA is satisfied that the proposed petroleum storage activity would not cause
unacceptable air quality, water quality or site contamination impacts for the following
reasons:
 Given the proposed installation of both a State 1 and Stage 2 vapour recovery
system, the EPA considers the petroleum storage would not result in
unacceptable air quality impacts.
 The proposal includes the installation of a Puraceptor Class 1 full retention
oil/water separator to treat run-off prior to discharge to the Council stormwater
system.
 The proposed fuel storage methods and protection measures for minimisation
and/or detection of leakage are considered satisfactory.
The recommended conditions of consent from the EPA are included in the below staff
recommendation.
As a separate matter, the EPA recommended that Council seek to ensure that noise
impacts are appropriately considered in accordance with the Environment Protection
(Noise) Policy 2007, particularly given that the site would operate 24 hours per day, 7
days per week. Further analysis and consideration of this is outlined within the below
assessment.
4.4

Internal Referrals

Internal referrals were undertaken in relation to traffic management (car parking,
manoeuvring and access) and stormwater. The plans and concepts were generally
supported however it was identified that a number of infrastructure upgrades are
required to Thomas Street to enable appropriate movement of fuel tankers from the site
towards Old Port Wakefield Road. The necessary works are to be undertaken by the
applicant/developer and outlined within a Bonding Agreement which has been entered
into between Council and the applicant/developer.
The external site works required within Thomas Street to facilitate the movement of fuel
tankers between the Thomas Street site exit and Old Port Wakefield Road
(approximately 40 metres of road include road widening, kerbing, and stormwater works.
This portion of the road also requires reconstruction and resurfacing given the increased
weight of fuel tankers.
The agreed bonded works are in the order of $80,000. Detailed design plans have not
yet been prepared/approved and as such are identified within the below
recommendation as a Reserve Matter.
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5. Key Issues
The following matters are considered pertinent in reaching a recommendation for the
proposal:
 Whether the land use, built form and signage elements are suitable within the context
of the Town Centre Zone, Virginia Centre Precinct 32.
 Whether the development will create an adverse impact and conflict between other
land uses within the locality.
 Whether the site and surrounding road network can function appropriately and cater
for the additional movement of vehicles.

6. Planning Assessment
6.1 Desired Outcome, Objectives and Land Use
As above, the Objectives of the Town Centre Zone envisages a wide range of retail,
office, administrative, community, cultural and entertainment facilities appropriate to the
needs of the expanding community. The Objectives seek a rationalisation of vehicle
access, car parking and pedestrian movement paths to provide a safer, more efficient
and more attractive environment.
The Precinct is identified within the Objectives as a trade and service centre for the
surrounding region which is further reinforced through reference to Concept Plan Play/23
which identifies the extent of the neighbourhood centre and outlines the
intended/anticipated location of various commercial forms of development within it. The
subject land and surrounding allotments are identified within the Concept Plan for
‘retail/commercial’ development.
Further, upon review of the envisaged land uses within the Zone it is evident that the
proposed integrated development aligns with more than one envisaged land use,
including: café; petrol filling station; restaurant; shop.
The proposed control building would primarily be used for the retailing of food and other
convenience goods which is supported by these Development Plan provisions. Likewise,
the refuelling points would align with the intent of the petrol filling station albeit that the
retail component exceeds the floor area requirement of a petrol filling station by definition.
The other elements that comprise the overall development are equally supported by zone
policy given the commercial and service nature of the proposal.
The fact that other commercial uses are identified within the envisaged land uses for the
Zone provides a degree of comfort that the floor area of the retail component is
appropriate and broadly anticipated within the Zone. This is highlighted by Principle of
Development Control (PDC) 3 of the Zone which identifies that; development should
primarily consist of small-scale convenience shops, offices, businesses and services, and
local community facilities.
The ERD Court has given consideration to the above-mentioned small-scale
development test in the matter of Shahin Enterprises P/L v Development Assessment
Commission & Ors (2018) SAERD 31. The appeal proposal was similar in terms of land
use and function to this proposal.
The Court judgement suggested that ‘…the term ‘small-scale’ may be constructed as a
free-standing concept...’ and accepted the advice of retail experts whose opinions
focussed on whether the development is likely to put at risk either the retail function of the
nearby centre or put at risk its overall economic viability.
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In this instance, whilst the floor area of the retail component may exceed that of other
service stations within the locality, the floor area, specifically that of the shop/restaurant
component is not considered to be excessive in the wider context. The proposed floor
area is not of a size that would compete with larger scale retail within the Zone such as
the nearby Woolworths located within the Town Centre Zone to the north of the locality.
From a high-level land use perspective, the proposed development is considered to be inkeeping with the intent of the Development Plan in providing ancillary retail offerings.
6.2 Built Form and Streetscape Character
The built form design of the proposed service station complex is typical of most
contemporary services stations, with a main control building, canopies, carwash,
advertising, and associated driveways, fencing and landscaping. The design aesthetic is
modern and commercial in nature.
The control building is to be located within in south eastern quarter of the land with the
fuel canopy set between it and Old Port Wakefield Road. To the north is the car wash,
plant room and vacuuming areas/canopies. The main bulk of the buildings are setback
from the road which will give the effect of an open and spacious site by providing site
lines through the site.
External materials include a combination of: precast concrete panels; painted fibre
cement sheet wall cladding; timber pattern cladding; profiled fibre cement panels;
extensive glazing; painted steel frame supporting structures.
It is evident that the ubiquitous design is a form of commercial branding in itself and little
regard appears to have been had in tailoring a site-specific design that is guided by local
policies.
The Council-wide Design and Appearance module of the Development Plan seeks
development of a high standard and appearance that responds to and reinforces positive
aspects of the local and environment and built form.
Objective 5 of the Town Centre Zone envisages: Enhancement of the Old Port Wakefield
Road streetscape and the approaches to Precinct 32 Virginia Centre via this road and
Penfield Road.
Principle of Development Control 17 of Precinct 32 Virginia Centre seeks:
PDC 17 Development on allotments fronting Old Port Wakefield Road should:
(a)

Be built to the road reserve of Old Port Wakefield Road;

(b)

Be small-scale and compatible with development in the vicinity of buildings
having local heritage significance, particularly in terms of height, profile, colour,
materials, landscaping and setbacks;

(c)

Incorporate pitched iron roofs with gables facing Old Port Wakefield Road and
rendered or exposed masonry walls which complement the texture and colour of
sandstone or limestone;

(d)

Have posted verandah extending over the footpath of Old Port Wakefield Road.

In considering this provision it is noted that:
(a)

The proposed development is not built to the road reserve of Old Port Wakefield
Road, with the majority of built form set back from the boundary providing an
open forecourt area for the fuel filling canopy and carwash.
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Whilst the siting of the structures and built form may be contrary to this
provision, the layout of buildings and vehicle manoeuvring areas is not
considered to be out of character with development on adjoining sites or those
within the locality with frontage to Old Port Wakefield Road. To the south is a
large Mitre 10 building with a setback comparable to the proposed control
building. Mitre 10 has a formed carpark between the principal building and Old
Port Wakefield Road and an informal loading area abutting Thomas Street. To
the north (and separated by a number of vacant allotments) are other examples
of commercial development with car parking/vehicle manoeuvring areas
abutting Old Port Wakefield Road. The same is seen on the western side of the
road with the exception of the Mobile X-Convenience facility (identified as the
Representors property) which presents as a service station complex, with the
fuel bowsers and canopy in close proximity to the road.
Although the proposed development has the opportunity of positively
contributing to the built form character sought by this provision, the development
outcome on balance is seen to be fitting and compatible with the existing
character of the area.
(b)

All Local Heritage Places within Virginia are located to the north of Penfield
Road and outside of the identified locality. This part of the provision has little to
no role to play in this assessment.

(c)

The design outcome is modern, contemporary and noticeably commercial in
nature. The desire within the policy for pitched iron gabled roofs and rendered
or exposed masonry walls relates to the desire for compatibility with the heritage
items to the north. Although there could have been some attempt in the design
to address this part of the policy, again on balance, given the mixed character of
surrounding development and the fact the heritage properties are located
outside of the identified locality, the design outcome is considered acceptable.

(d)

The policy regarding design is seen to relate more to small-scale commercial
uses within proximity to the heritage places and perhaps within close proximity
to the Virginia Shopping Centre where Old Port Wakefield Road has more of a
‘main street’ character as opposed to a the ‘main road’ character of the
identified locality.

Although the proposal is at variance to some degree with provisions of the Development
Plan in terms of siting and design, the proposed service station complex will play an
important role in the streetscape and improve/enhance the approach to the Town Centre.
The proposal therefore on balance is considered to be consistent with Objective 5 of the
Zone and generally complies with the Development Plan in this regard.
6.3 Adverting and Signage
The proposed development incorporates a considerable amount of advertising and
signage fixed to buildings, including: the control building; the fuel canopy; the fuel
bowsers; and the car wash. Directional signage will also be attached to the drive-through
entry and car-wash entry structures. A single free-standing pylon sign to a height of 7.0
metres is proposed adjacent the crossover from Old Port Wakefield Road (during the
assessment a second pylon sign was removed).
The majority of advertising and signage is proposed to be internally illuminated and all
messaging relates to the proposed use/s. Illumination of the signage is appropriate given
the 24/7 trading hours proposed. Signage on the eastern side of the building (towards the
neighbouring dwelling) is not proposed to be illuminated.
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It is noted that PDC 18 of the Precinct envisages: ‘Advertisements and/or advertising
hoardings in the precinct should be small in scale and designed and sited so as to not
dominate the streetscapes of Old Port Wakefield Road or Penfield Road.’
In undertaking an inspection of the locality it is noted that there is a plethora of signage
throughout the streetscape. Notable contributors include the Mitre 10 to the south, the
Mobile X-Convenience to the west, the Tyrepower business to the north-west and the
array of commercial buildings in the northern part of the locality.
The amount of signage proposed is considerable but not excessive to the degree that it
will dominate the streetscape as sought by the above provision. This in part is assisted by
the positioning of structures away from the Old Port Wakefield Road boundary and the
comparable signage within the locality.
The single 7.0 metre high pylon sign is appropriate as it is of a comparable size to the
neighbouring Mobile X-Convenience pylon sign. The proposed pylon sign is to be sited
approximately 35 metres north of the neighbouring pylon sign and away from the
intersection of Old Port Wakefield Road and Thomas Street. The pylon will be to the north
of the proposed crossover.
Despite there being a large number of signs proposed, overall the proposed development
is considered to comply the requirements of the Development Plan in this regard.
6.4 Interface and Amenity
The Development Plan seeks to ensure that development is located and designed to
prevent adverse impact and conflict between land uses; protect community health and
amenity; and to protect desired land uses from the encroachment from incompatible
development. Likewise the Development Plan seeks to ensure that the amenity of the
locality is not detrimentally affected by a variety of potential impacts.
The closest sensitive receptors are the existing residences to the immediate east and on
the opposite side of Old Port Wakefield Road to the west.
To address potential noise generating activities on site, the applicant provided an
Environmental Noise Impact Assessment (prepared by Sonus) which considers noise
generated from the following activities:
 On-site vehicle movements;
 General car park activity;
 Drive through activity;
 Rubbish collection;
 Mechanical plant serving the control building;
 Deliveries to the retail facility and fuel to the forecourt; and
 Operation of the automatic car wash and manual car washes.
Sonus compared the predicted noise levels from the development against the
requirements of the Development Plan and Environmental Protection (Noise) Policy
2007, and confirmed that with the inclusion of a number of treatments that the relevant
noise criteria are able to be achieved.
The treatments recommended form part of the application and include:
 Specific fence heights and constructions materials/methods;
 Installation of acoustic absorption materials in specific locations;
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 Installation of doors to the automatic car wash entry and exit;
 Reducing the noise from music under the canopy and from any alarms as far as
practical;
 Ensuring all inspection points, grated trenches, etc are correctly fixed;
 Restricting the times for rubbish collection and deliveries;
 Restricting the times manual wash bays and the vacuum bays are used; and,
 Specific screening of the mechanical plant.
The applicant has confirmed that the recommended acoustic measures will be
incorporated into the development. Sonus notes that with the inclusion of its
recommended measures that the facility has been designed to minimise negative
impacts, avoid unreasonable interference on amenity, and will not detrimentally affect the
locality by way of noise, thereby achieving the relevant provision of the Development Plan
related to environmental noise.
One recommendation is for a 2.4 metre high fence along a portion of the eastern
boundary separating the adjoining dwelling from the drive-through facility associated with
the QSR. Whilst a fence of this height is slightly larger than a standard domestic fence,
the overall height is not considered excessive and nor would the fence detrimentally
impact the amenity for the occupiers of the dwelling.
In relation to air quality the proposal includes both a Stage 1 and Stage 2 vapour
recovery system, which was confirmed by the EPA (in its referral response) as meeting
relevant criteria. The intent of this is to ensure that the petroleum storage would not result
in unacceptable air quality impacts.
Another aspect of the development with the potential to impact on the amenity is that of
increased traffic generation. This is discussed in further detail below.
In relation to food odour the applicant submits that it does not anticipate any nuisance for
neighbours. Per application documents, at present it operates 44 Subway, 9 Oporto, 5
Krispy Kreme, 8 Hungry Jacks, 20 Brumbys and 15 Wok in a Box outlets in South
Australia, and as of October 2020 it had not received any complaints from the EPA in
connection with food odour.
The mechanical design canopies and kitchen extraction exhaust systems will be
designed by to comply with relevant Building Code and Australian Standards. Having
regard to the EPA Guidelines for Separation Distances (December 2007), the applicant
notes that the proposal will not generate the minimum volume of deep frying and other
food processing activities identified by the Guidelines (30kgs of deep frying per hour) to
trigger such air separation distances to apply.
When all is considered it is suggested that the proposed development would not unduly
impact upon the amenity of nearby residential properties or the locality to a substantial
degree by way of noise, dust, fumes, traffic or vibration etc.
The proposed development is considered to generally accord with the relevant provisions
of the Development Plan in this regard.
6.5 Access, Traffic and Car Parking
The Transport and Access module in the General Section of the Development Plan seeks
to provide for the safe and efficient movement for all transport modes, access for vehicles
including commercial vehicles, and adequate off street parking. Development should
accommodate the type and volume of traffic likely to be generated by the development or
land use.
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The applicant engaged Stantec (formerly GTA Consultants-experienced and qualified
traffic engineers) to prepare a Traffic Compliance Statement which analysed the impact
of the proposed development on the surrounding area. The report finds:
 That the 26 car parking spaces provided is adequate and in accordance with the
Generic Parking and Traffic management Report formulated by GTA Consultants
for OTR sites.
 All parking spaces comply with the applicable Australian Standards for off-street
parking.
 The proposed access arrangements comply with the relevant Australian
Standards.
 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 demonstrate that the site can be accessed and traversed by
relevant classes of vehicle, including a 16.4 metre semi-trailer (for fuel delivery),
a 10.0 metre waste collection vehicle and an 8.8 metre medium rigid for general
delivers. Fuel deliveries will either occur via 16.4 metre semi-trailer or 19.1 metre
B-Double.
 The expected traffic generation (trips per hour) has been modelled on 419 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
Hungry Jacks QSR.
On the matter of car parking Stantec notes that the proposed use is not identified within
Table/3 – Off Street Vehicle Parking Requirements of the Development Plan, and clarifies
that an empirical rate of 2.5 car park spaces per 100m² was applied based on the parking
data obtained from a number of similar petrol station type development with drive-through
facilities located in South Australia.
By way of comparison it is noted that Table/3 envisages a rate of 7 spaces / 100m² for
‘shops or group of shops’ within the Town Centre Zone down to as little as 2 spaces /
100m² for the same use within the Commercial Zone.
In considering an appropriate rate it is noted that car parking associated with retail floor
space within service stations is relatively unique, as many customers park at the bowser
while purchasing convenience items rather than occupying dedicated car parking bays. In
addition, the provision of drive-through facilities further reduces demand for on-site car
parking by enabling customers to purchase goods without having to park their vehicles.
On this basis and together with the empirical data provided the extent of car parking
proposed is considered to be acceptable.
Whilst there is no mention of trailer hire or other like facilities as part of the proposed
integrated development it is understood that other facilities owned/operated by the
applicant provide this service. To ensure the dedicated car parks are retained for visiting
patrons as opposed to being occupied by trailers for hire it is suggested that a condition
of consent be placed on any consent ensuring that the car parking areas are available at
all times to patrons of the facility.
The proposal involves the formation of three (3) vehicle crossovers including an ingress
from Old Port Wakefield Road, an egress from the drive-through to Thomas Street, and a
combined ingress and egress point to Thomas Street. All crossovers have been designed
to accommodate the swept paths for the largest anticipated vehicles to ensure all
anticipated vehicles can enter and exit the site in a forward direction.
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Fuel deliveries are intended to occur weekly outside of peak use times. Fuel delivery
vehicles will enter site via Old Port Wakefield Road via a left turn movement and exit the
site from Thomas Street via a left turn movement. Minor flaring works would be required
for both access points which are anticipated to be resolved during detailed design.
The unloading point for the fuel delivery is located adjacent to the southern bowser which
enables simultaneous free flow of traffic through the site during fuel deliveries.
General deliveries by smaller vehicles are to be accommodated within the standard car
park. Swept path diagrams of a medium rigid vehicle up to 8.8 metres in length has been
tested to allow for larger deliveries to the site. A dedicated loading area is provided on the
northern side of the building which will aid in the separation of vehicles. Adjacent to this is
the refuge area which is to be serviced by a vehicle of up to 10.0 metres in length.
The swept path diagrams provided demonstrate adequate access for all vehicles
intended to access the site.
The report suggests that a high proportion of the traffic generated by the development will
be passing trade already present on Old Port Wakefield Road, and it is on this basis that
it submits that the development is not anticipated to have an adverse impact on the safety
or operation of the adjacent road network. These findings are agreed with, subject to the
works occurring by the applicant/developer to Thomas Street to enable the use to
function appropriately.
Council’s traffic engineer has reviewed the submitted information and has confirmed that
the detail provided is able to achieve the relevant Australian Standards, so as to provide
safe vehicle and pedestrian movements associated with the site. Overall, the proposed
development is considered to generally comply with the requirements of the Development
Plan in relation to transport, access and car parking.
6.6 Landscaping
The Development Plan seeks the amenity of land and development to be enhanced with
appropriate planting and landscaping that: complements built form; reduces visual impact
of buildings; enhances the appearance of road frontages, provides shade and shelter;
enhance and define outdoor spaces and car parking areas; and the like.
A landscaping plan (prepared by Oxigen) was provided which details perimeter
landscaping to all boundaries with additional landscaping around the centrally located
plant room and refuge area associated with the car wash, and the area immediately south
of the control building in the vicinity of the outdoor eating area and drive-through exit.
The landscaping plan denotes 17 trees and a large number of understory plantings.
There is also a mixture of both native and non-native species.
The proposed landscaping will enhance the amenity of the site and make an important
contribution to the streetscape on the basis that the locality is largely devoid of landscape
plantings. The site could be enhanced further with a slight increase in width to the
landscaping/garden beds along the Old Port Wakefield Road and Thomas Road
frontages, however it is noted that any increase in landscaping to these road frontages
would compromise the areas provided for vehicle manoeuvring throughout the site. On
balance of this, it is considered that the landscaping proposed is able to achieve an
appropriate balance.
As submitted, the landscaping plan in supported on the basis that it sufficiently
complements the built form and will enhance the appearance of the site and streetscape.
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7. Conclusion
Overall, the proposed development is not considered to be seriously at variance with the
relevant Objectives and Principles of Development Control of the Playford Council
Development Plan but rather is considered to generally comply to a sufficient degree that the
proposal warrants the issuing of Development Plan Consent.
The following reasons are given in support of this recommendation:
(a) The proposed land use is considered to be of scale and nature that is in-keeping with
the intent of the Town Centre Zone and Virginia Centre Precinct 32.
(b) The built form and streetscape appearance is a satisfactory outcome given the
context of the site and locality.
(c) The extent of signage has been reduced to an extent that generally complies with the
relevant polices.
(d) Interface matters to nearby sensitive receptors have been adequately addressed.
(e) Traffic and access matters including offsite upgrade works have been be resolved
through agreement with the Applicant.
8. Recommendation

STAFF RECOMMENDATION
That pursuant to the authority to the Council Assessment Panel by the Council, it is
recommended that the Council Assessment Panel:
A. DETERMINES that the proposed development is not seriously at variance with the
policies in the Playford Council Development Plan; and
B. GRANTS Planning Consent to the application by PC Infrastructure Pty Ltd for the

Construction of an integrated service station complex with associate vehicle
parking, one freestanding advertising display and landscaping at Allotments 34 –
37 Old Port Wakefield Road, Virginia, as detailed in Development Application
292/1870/2020 subject to the following reserve matter and conditions:
Reserve Matter:
Prior to the issuing of full Development Approval, the Applicant shall provide detailed design
drawings for approval relating to all external works in the vicinity of Thomas Street and Old
Port Wakefield Road. The extent of works is to consist of:
1.

Necessary works as a result of fuel delivery vehicle’s swept paths analysis

2.

Reconstruction and resurfacing of road (approximately 40 metres)

3.

Kerbing

4.

Stormwater and Earthworks

EPA Conditions:
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 page 5 of 7 tank during filling.
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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
refuelling.

3.

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.

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 Management Plan
(Project Number SA200043, Drawing number CO1A and CO2), prepared by Sagero,
dated February 2021 and must be directed via grates and grade changes to a forecourt
full retention oil/water separator (no bypass function) that:
a. has as a minimum spill capture capacity of 10,000 litres
b. has a audible/visible alarm
c. reduces oil content in the outlet to less than 5 mg/L (as confirmed by independent
third party scientific testing)
d. operates effectively in the event of a power failure
e. is maintained in accordance with the manufacturer operational and maintenance
requirements to ensure design capacity and treatment standards are available at
all times.

6.

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

Council Conditions:
7.

The development here in approved shall be undertaken and maintained in accordance
with the stamped approved plans, drawings, specifications and other documents
submitted to the Council, except where varied by the following conditions.
Reason: To ensure the development is undertaken in accordance with the approved
plans, drawings, specifications and other documents submitted.

8.

All recommendations contained within the Noise Assessment Report by Sonus
Document Reference S6458C2 dated January 2021, shall be implemented prior to
occupation of the site and complied with at all times.
Reason: to ensure the recommend measures are in place to minimise impacts on the
amenity of the locality.

9.

The external finishes to the building or structure herein approved shall be in
accordance with the materials as specified in the application now approved.
Reason: To maintain and enhance the visual amenity of the locality in which the subject
land is situated.

10. Landscaping shown on the plans herein approved shall be established to the
reasonable satisfaction Council prior to the operation of the development and shall be
maintained and nurtured at all times with any diseased or dying plants being replaced.
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Reason: To ensure landscaping is established and that it is well maintained.
11. All waste and rubbish shall be stored in covered containers prior to removal and shall
be screened from public view.
Reason: To maintain and enhance the visual amenity of the locality in which the subject
land is situated.
12. Air conditioning or air extraction plant or ducting shall be screened such that noise
emanating from the land is contained within the EPA's Noise Protection Policy.
Reason: To ensure the noise associated with the development does not have a
detrimental impact on the amenity of the locality.
13. All external lighting of the site, including, but not limited to car parking areas,
advertising signs, the car wash, the sitting area and all buildings shall be designed and
constructed to conform with Australian Standards and must be located, directed and
shielded and of such limited intensity so as to not, in the opinion of Council, create
unreasonable overspill onto any adjoining property or roadway which may create a
nuisance to any neighbour or road user.
Reason: To ensure that floodlighting does not cause nuisance or danger to adjoining
occupiers or road users thereby reducing the amenity of the locality and/or making road
use unsafe.
14. The nominated on site car parks are available at all times for customer or staff car
parking.
Reason: to ensure all on site car parks are available for staff or customers at all times.
15. All vehicle car parks, driveways and vehicle entry and manoeuvring areas shall be
designed and constructed in accordance with the relevant Australian Standards and be
constructed, drained and paved with bitumen, concrete or paving bricks in accordance
with sound engineering practice and appropriately line marked to the reasonable
satisfaction of Council prior to the occupation or use of the development.
Reason: To ensure that the proposed development meets the requirements of the
relevant Australian Standards.
16. Car parking areas, driveways and vehicle manoeuvring areas shall be maintained at all
times to the reasonable satisfaction of Council.
Reason: To ensure that access to the subject land is functional and to enhance the
appearance of the development.
17. All vehicles shall enter and exit the site in a forward direction.
Reason: To ensure the proposed development does not have an adverse impact on the
adjoining road network.
18. All fuel delivery vehicles and B-double trucks shall be restricted to enter the site via a
left turn only from Old Port Wakefield Road and exit the site via a right turn only onto
Thomas Street.
Reason: To ensure the proposed development does not have an adverse impact on the
adjoining road network.
19. All storm-water drainage shall discharge so that it does not flow or discharge onto land
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of adjoining owners or, in the opinion of Council, detrimentally affect structures on this
site, any adjoining land or public road.
Reason: To ensure storm-water is disposed of in a controlled manner.
EPA Notes:


The applicant is reminded of its general environmental duty, as required by Section 25
of the Environment Protection Act, 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.



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

Council Notes:


All Council, utility or state agency maintained infrastructure (i.e. roads, kerbs, drains,
crossovers, footpaths, etc.) that are demolished, altered, removed or damaged during
the construction of the development shall be reinstated to Council, utility or stateagency specifications. All costs associated with these works shall be met by the
proponent.



B-Doubles will require DIT’s review and approval to use the routes, i.e. Old Port
Wakefield Road north of Penfield Road and a short section of Penfield Road west end,
in conjunction with Council’s permit.
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