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ACKNOWLEDGEMENT OF COUNTRY
WE ACKNOWLEDGE THE BOANDIK PEOPLES AS THE TRADITIONAL CUSTODIANS
OF THE LAND WHERE WE MEET TODAY. WE RESPECT THEIR SPIRITUAL
RELATIONSHIP WITH THE LAND AND RECOGNISE THE DEEP FEELINGS OF
ATTACHMENT OUR INDIGENOUS PEOPLES HAVE WITH THIS LAND.

2

APOLOGY(IES)
Nil

3

CONFIRMATION OF MINUTES
Council Assessment Panel - 27 August 2020

RECOMMENDATION
That the minutes of the Council Assessment Panel meeting held on 27 August 2020
be confirmed as an accurate record of the proceedings of the meeting.

4

INVITEES
The Presiding Member read the following statement to the Applicant/Owner/Representor
that attended the meeting:
 As from 1 October 2017, every Council is required to establish an Assessment Panel
under provisions within the Planning, Development and Infrastructure Act 2016 to
determine and make decisions on development applications as delegated to the Panel.
 When the Panel is considering an application, it must assess the proposal against
Council’s Development Plan.
 The meeting itself is informal, however, all decisions made by the Assessment Panel are
formal.
 Representors will be allocated 5 minutes to make their presentation, after which, Panel
Members may ask questions to clarify any issues. It is solely a question and answer
session. There will be no debate entered into.
 Council Officers will advise you of the decision as soon as practical after the meeting.
 invitees for Item 5.1, DA 381/05/2020
By video conferencing
Mr Mark Daniels, Planning and Development Manager, Borg Manufacturing
Mr Victor Bendevski, Environmental and Regulatory Compliance, Borg Manufacturing
In person
Ms Gail Green, Third Party Representor
Mr John Williamson, on behalf of Paul Yeates, Third Party Representor
Mr Andrew Donahue, Third Party Representor
Mr Ian Tollner, Third Party Representor
Mr Valter Cecotti, Third Party Representor
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 for Item 5.3, DA 381/0235/2020 the Applicant – Zac Doidge and the Representor - Tim
Angus
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5

REPORTS

5.1

TO CONSTRUCT ALTERATIONS AND ADDITIONS TO AN EXISTING TIMBER
PROCESSING PLANT – REPORT NO. AR20/58338

Development No:

381/0005/2020

Applicant:

Borg Manufacturing Pty Ltd

Property Address:

400-410 Commercial Street West, Mount Gambier

Property Owner:

Borg Manufacturing Pty Ltd

Report No:

AR20/58338

CM9 Reference:

AF19/488

Author:

Tracy Tzioutziouklaris, Manager Development Services

Authoriser:

Judy Nagy, General Manager City Growth

Nature of
Development:

Consent/Category 3/EPA referral/Commissioner of Highways
referral

Description:

To construct alterations and additions to an existing particle
board processing plant (timber processing plant) including
chemical works, waste processing and fuel burning.

Zoning:

General Industry

Policy Area:

N/A

Heritage:

N/A

REPORT RECOMMENDATION
1.

That Council Assessment Panel Report No. AR20/58338 titled ‘To construct alterations and
additions to an existing timber processing plant’ as presented on 17 September 2020 be
noted.

2.

After consideration of the Development Application and supporting documentation, the
development as proposed is not considered to be at serious variance to the provisions of
the Development Plan and warrants the granting of Development Plan Consent subject to
the following conditions and notes:
Conditions of the City of Mount Gambier
1. The development shall be carried out in accordance with the Plan/s and associated
documentation as approved by Council and with the Conditions of Approval.
2. All of the buildings, including the roof/s shall be constructed using a non reflective
material.
3. All of the carparking, driveway areas, footpath crossovers and vehicle manoeuvring areas
shall be graded, paved and sealed with bitumen or other similar material and be
maintained in a good condition at all times.
4. The carparking spaces shall measure not less than 2.6 metres in width and 5.5 metres in
length and shall be linemarked and maintained in a useable condition at all times.
5. Driveways, parking and manoeuvring areas and footpaths must be lit in accordance with
the relevant Australian Standards Association Code during the hours of darkness that
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Page 5

City of Mount Gambier
Council Assessment Panel Agenda

17 September 2020

they are in use. Such lights must be directed and screened so that overspill of light into
nearby premises is avoided and the potential for driver distraction is minimised.
6. The remainder of the yard areas shall be appropriately graded and surfaced at all times
so as to ensure maximum dust suppression and to avoid dust and mud being carried out
by vehicles onto public roads.
7. Landscaping shall be established in accordance with the Plan approved by Council and
shall incorporate the use of established trees and shrubs, and be maintained in good
condition at all times. Should any tree, shrub, ground cover or other plant die, become
diseased or otherwise fail to thrive at any time, it shall be replaced.
8. All fences shall be constructed in accordance with the approved plans and be maintained
in a useable condition at all times.
9. Any lights on the subject land must be directed and screened so that overspill of light into
nearby premises is avoided and drivers are not distracted.
10. All waste generated on the site must be managed appropriately and removed on a
regular basis so as to not unreasonably impact upon the adjacent properties.
11. The subject land and all improvements thereon shall be maintained in a state of good,
tidy and attractive repair and condition at all times.
12. During construction external impacts (i.e. noise, dust etc.) shall be managed to ensure
external impacts are minimised and compliant with the relevant legislation. A
construction management plan shall be provided as part of the Building Rules Consent
application, prior to full Development Approval being obtained.
13. A Soil Erosion and Drainage Management Plan (SEDMP) must be prepared and
implemented in accordance with the EPA’s Code of Practice for the building and
construction industry to prevent soil sediment and pollutants leaving the site or entering
the stormwater system and drainage bores during development of the site and
construction of the building and carparking areas. This SEDMP must include (but not
necessarily be limited to) the following elements:
a. the installation of a shaker pad at the entrance/exit to the development site
b. avoiding unnecessary cut and fill
c. protecting exposed soil through temporary vegetation or jute matting, hay bales or
silt fences, and fencing and containing of stockpiles.
15. All road works including footpath crossovers on Commercial Street West shall be
designed and constructed to Council’s standards and be in accordance with Austroads
Guides/Australian Standards. All associated costs (including project management and
any necessary road lighting and drainage upgrades) shall be borne by the Applicant.
Prior to undertaking any detailed design, the applicant shall contact Councils Manager
Operations and Engineering, Mr Abdullah Mahmud on telephone 0407574629, or via
email at amahmud@mountgambier.sa.gov.au to obtain approval and discuss any
technical issues regarding the required works.
All road works on Jubilee Highway West shall be designed and constructed to the
satisfaction of the DPTI and be in accordance with Austroads Guides/Australian
Standards. All associated costs (including project management and any necessary road
lighting and drainage upgrades) shall be borne by the Applicant.
Prior to undertaking any detailed design, the applicant shall contact DPTI’s Senior
Technical Officer, Rural, Mr Tim Wilson on telephone 7223 6079, or via email at
Tim.Wilson@sa.gov.au, to obtain approval and discuss any technical issues regarding
the required works.
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Conditions of the Environment Protection Authority
1. The stormwater management system must be constructed (including vegetated swales
and basins, concrete channels to capture sediment and gross pollutants, and a propriety
device (such as a Humeceptor/Stormceptor) to remove hydrocarbons)) in accordance
with the letter received from Tonkin Consulting dated 3 April, 2020 and the Stormwater
Pollution Prevention Plan dated 21 November 2018, which includes the following:
(a) Stormwater treatment system must be sized to capture and treat a 1%AEP rain event.
(b) runoff must not be discharged to drainage bores and any active drainage bores on
site that may currently receive runoff should be decommissioned.
(c) all chemicals stored on site must be stored within bunded areas, sized to capture and
contain 120% - 130% of the tank volumes.
2. Prior to the operation of the development, the noise mitigation measures as
recommended within Section 5.4 (pages 18-20) of the amended Environmental Noise
Report (S610C2) prepared by SONUS dated July 2020, must be implemented at the
site.
3. All isolation valves to be installed in the stormwater treatment train shall be alarmed and
designed to operate automatically.
Notes of the Environment Protection Authority


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, including taking all reasonable and practicable operational steps to reduce off
site noise. This includes fitting all trucks and forklifts with broadband reverse beepers.



An environmental authorisation in the form of a licence is required for the operation of
the development. The applicant is required to contact the Environment protection
Authority before acting on this approval to ascertain licencing requirements. Information
on applying for a licence (including licence application forms) can be assessed 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.



The Applicant is reminded that noise from construction, demolition and site preparation
activities is required to meet the mandatory provision of part 6 Division 1 of the
Environment Protection (Noise) Policy 2007.



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

Conditions of the Commissioner of Highways
1. Access arrangements serving the development shall be in accordance within the Tonkin
Traffic Impact Assessment (Ref. 20181463R001B dated December 2019) and further
information provided to DPTI (Ref. 20181463L001A/NC/TPT), dated 3 April 2020.
2. The basic left turn treatment on Jubilee Highway identified in the Tonkin report dated 3
April 2020 (Ref. 20181463L001A/NC/TPT), shall be completed and open to traffic prior
to operation of the development.
3. All road works on Jubilee Highway West shall be designed and constructed to the
satisfaction of the DPTI and be in accordance with Austroads Guides/Australian
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Page 7

City of Mount Gambier
Council Assessment Panel Agenda

17 September 2020

Standards. All associated costs (including project management and any necessary road
lighting and drainage upgrades) shall be borne by the Applicant.
Prior to undertaking any detailed design, the applicant shall contact DPTI’s Senior
Technical Officer, Rural, Mr Tim Wilson on telephone 7223 6079, or via email at
Tim.Wilson@sa.gov.au, to obtain approval and discuss any technical issues regarding
the required works.
4. Prior to construction, a Construction Traffic Management Plan (CTMP)) shall be
developed to DPTI’s satisfaction. The CTMP shall show all traffic devices to be utilised
and any proposed traffic restrictions the construction phase. The applicant shall notify
DPTI’s Traffic Management Centre on Ph. 1800018313 prior to undertaking any works
that would impact the arterial road network and contractor(s) shall complete a ‘Notification
of Works’ form via the following link:
https://www.dpti.sa.gov.au/contractor_documents/works_on_roads_by_other_organisati
ons
5. All vehicles shall enter and exit the site in a forward direction.
6. Signage and/or line marking shall be installed to reinforce the desired flow of traffic to,
from and through the site.
7. Stormwater run-off shall be collected on-site and discharged without jeopardising the
safety and integrity of the road network. Any alterations to the road drainage
infrastructure required to facilitate this shall be at the applicant’s expense.
3. The Applicant be advised the reasons for the Conditions are:
(i) To ensure the development does not detrimentally impact upon the character and amenity
of the area.
(ii) To ensure orderly and proper development.
(iii) To minimise the impact of the development upon the adjoining properties during the
construction phase
(iv) To ensure the development minimises adverse impacts on the adjoining properties.
(v) To ensure the development does not detrimentally impact upon the environment and does
not degrade the water quality of the underground aquifer.

Item 5.1
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BACKGROUND
The subject land is located at 400 – 410 Commercial Street West, Mount Gambier and has road
frontages to Commercial Street West, Jubilee Highway West, Graham Road and Milton Street. The
subject land is approximately 60 hectares in area and contains an existing reconstituted timber
panels manufacturing plant, a disused commercial nursery, an existing administration building and
various warehouses and sheds.
The subject site is located within the General Industry Zone. To the west of the subject site is land
located within the District Council of Grant which is zoned Industry, Primary Production and to the
north west of the subject site the land is zoned Rural Living.
To the north of the subject site the land is located within the City of Mount Gambier and is zoned
Commercial, Neighbourhood Centre and Bulky Goods. To the east of the subject site is land zoned
Light Industry and General Industry. To the south of the subject site is land zoned General Industry
and Country Living.
There is a diverse range of land uses within the subject locality ranging from residential, agricultural,
commercial and industrial developments generally developed in the appropriate zones.
The subject site operated as a large scale timber sawmill for an extensive period with operations
ceasing in 2013. This sawmill operated at a similar volume of timber to what is being proposed as
part of this Development Application.
PROPOSED DEVELOPMENT
The proposed development involves the expansion of the existing timber particle board processing
facility (Borg Manufacturing Pty Ltd) which will result in a proposed increase in production at the
subject site up to 500,000m3 per year.
The particle board manufacturing involves both the processing of virgin wood, residual wood waste
from sawmills and the recycling and processing of appropriate used wood to create suitable sized
particles which are then processed to form particle board.
The new facility is to be constructed to the west of the existing facility to enable existing operations
to continue during the construction of the new plant. When the new particle board facility is
completed and operational, the new particle board line would be gradually decommissioned and
repurposed for other industrial uses.
The proposed development involves the following:


Construction of a new and improved Particle Board Manufacturing facility, including a new
chipping facility



The installation of a new continuous particle board production line to replace the existing
production line



Installation of new finishing laminating lines and the expansion of a wood preparation area



Construction of a new large scale warehouse building to store finished products ready for
distribution



Construction of weather protected hardstand areas for raw material storage



Construction of a chemical production and storage facility to create Amino resins to be used in
the production of particle board.

The proposed development is to be constructed in stages as follows:
Stage 1

all site clearing, bulk earthworks, sediment and erosion controls, drainage, temporary
construction access, essential utility services and demolition of an existing structures

Stage 2

Construction of warehouse building and associated hardstand, driveways and drainage

Item 5.1
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Stage 3

Installation and construction of production lines, machinery, equipment and associated
infrastructure to support the operation of the new facility

Stage 4

Chemical production and storage

The existing facility currently operates 24 hours per day, seven days a week. There are no changes
proposed to the existing hours of operation.
Further details regarding the proposed development are outlined in the following documents which
are attached to this report for Members information and perusal:


Planning Assessment/Development Overview

Borg Manufacturing November 2019



Environmental Noise Assessment

Sonus



Air Quality Assessment

Enviroscan



Air Quality Assessment Appendum

Enviroscan



Traffic Impact Assessment

Tonkin



Stormwater Management Plan

Tonkin

As a result of the public notification and formal referral processes with the Environment Protection
Authority and the Department of Planning, Transport and Infrastructure some amendments have
been made to the proposed development. Plans specifically identifying the amendments have been
attached to this report for Members perusal and information and are contained namely on the
elevations and site plans.
Further investigations and reports have also been undertaken in relation to the Environmental Noise
Assessment and Air Quality Assessment, with these updated reports also attached for Members
information and perusal.
DEVELOPMENT PLAN PROVISIONS
The Development Application was received by Council on 10th January, 2020.
The relevant Development Plan for the assessment of this Development Application is the City of
Mount Gambier development Plan consolidated 21st April, 2016.
The objectives and principles of Development Control relevant to this development include the
following:
Crime Prevention
Objective 1.
Principle 1, 3 and 5
Design Appearance
Objective 1:
Principle 1, 2, 7, 8, 14 & 15.
Building Setbacks from Road Boundaries
Principle 17 and 19.
Energy Efficiency
Objective 1 and 2.
Principle 1 and 2.
Form of Development

Item 5.1
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Objective 1 and 2.
Principle 1, 2 and 5.
Industrial and Commercial Development
Objective 2, 3, 6 and 7.
Principle 1, 3, 4, 5, 6, 7, 10, 11, 12, 13, 14, 15, 16, 17, 19, 20,21, 22, 23, 24, 25, 26, 27, 28, 29, 30,
31, 32, 33, 34, 35, 36, 37, 38, 39, 40, 41, 42, 43, 45, 48, 49, 50, 51, 52, 53, 54, 55, 56, 57, 58, 60
and 61.
Infrastructure
Objective 1, 4 and 5.
Principle 1, 2, 4, 5,
Interface between land uses
Objective 1 and 2.
Principle 1, 2 and 3.
Noise
Principle 6 and 7.
Orderly and Sustainable Development
Objective 1, 2, 3, 4, 5 and 6.
Principle 1, 3, 4 and 8.
General Industry Zone
Objective 1 and 2.
Principle 1, 2 and 7.
Table MtG(C)/2
Table MtG(C)/3
PLANNING ASSESSMENT
The Development Application was publicly notified as a Category 3 development, where the
adjoining property owners as well as the general public were notified of the proposed development.
At the conclusion of the public notification period six (6) representations were received.
The issues raised within the statement of representations include:


Impacts from the construction phase and the expansion



Chemical production



Noise



Pollution



Vibrations



Truck movement and access along Commercial Street West, Milton Street and Jubilee Highway
West



Air emissions, smoke and pollution



Dust Control



Staff carparking

Item 5.1

Page 11

City of Mount Gambier
Council Assessment Panel Agenda


Location of weighbridge



Visual impact
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Copies of the representations have been attached to this report for Members information and
perusal.
The Applicant has provided a written response to the representations. A copy of this response is
attached to the report for Members information and perusal.
In summary the Applicant has advised:
Noise

Borgs engaged an acoustic consultant to undertake noise assessments and modelling
for the proposed development to help understand the likely impacts and what noise
mitigation can be implemented.
Based on the acoustic assessment, the proposed development will avoid adverse
impacts and will not detrimentally affect the amenity of the locality or cause unreasonable
interference.

Air & Dust Environscan air quality consultants were engaged to undertake an air quality assessment
for the proposed development, that looked at the potential impacts on sir quality in the
surrounding area as a result of increased production of particle board on the site as part
of the proposal.
The modern design of the proposed upgrade Particle Board plant includes best available
emission control technology which will significantly reduce emissions compared to the
existing plant which has operated for many decades on this site, without any reports of
nuisance dust from neighbours.
Traffic

It is considered that traffic associated with the development will be appropriately
managed and can vehicles associated with the development will be able to be
accommodated on site, reducing general traffic congestion within the subject locality.

Chemicals The production of chemicals is limited to resins and solutions that are used in particle
productions, with all chemicals stored in a bunded and alarmed tank farm.
As required by the Development Act, the Development Application was referred to the Environment
Protection Authority as the development involves alterations and additions to an existing particle
board processing facility (timber processing works) which also involves the following ancillary uses:
 Chemical Works
 Waste Processing; and
 Fuel Burning
The Environment Protection Authority have assessed the proposed development in respect to:
 Separation distances to the nearest sensitive land uses
 Site specific assessment of potential impact of air quality
 The generation of noise from various sources such as vehicle movements, docking saws, band
saws, moulders and dust extraction fans. Significant noise sources include dry mills, flakers,
screens, drier fans, processing and pressing and the chipping plant.
 Waste management, including of sawdust, pine chips and timber off cuts, and liquid waste
 Water quality, including run off from the chemical production and storage area and stormwater
management system.
The Environment Protection Authority (EPA) have advised the proposal is unlikely to have a
detrimental environmental impact or cause environmental nuisance provided it is constructed in
accordance with the development application documentation and is operated in an environmentally
sensitive manner. Should any operational issues arise as a consequence of the development, these
Item 5.1
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can be managed via the existing EPA Licence. The EPA have directed a number of conditions and
notes be attached to any approval. A copy of the advice received from the EPA is attached to this
report for Members information and perusal.
The Development Application was also required to be referred to the Commissioner of Highways as
the proposed development may alter vehicular movement adjacent a main arterial road. The
Commissioner of Highways have advised that the traffic movements as identified within Traffic
Impact Assessment (TIA) undertaken by Tonkin is generally supported. The proposed development
is supported by the Department of Planning Transport and Infrastructure and have advised of a
number of conditions to attach to any approval.
The subject site has previously operated as a large scale timber saw mill for a long time, with the
mill operations ceasing early in 2013. This mill produced volumes of timber products similar to what
is proposed as part of the proposed development. The existing infrastructure including roads and
access are sufficient to handle the proposed scale of operations. The proposed development will
modernise processes and is envisaged to reduce overall impacts on adjoining properties.
Currently the majority of the existing timber processing is undertaken on the South Eastern corner
of the subject allotment, with warehousing and the tree nursery located on the western portion of the
subject site.
As part of the proposed development, the processing works will remain predominantly located at the
eastern portion of the allotment and in the middle of the allotment. This will help to reduce the impact
of the proposed development on the adjoining more sensitive land uses such as the residential
properties.
The most visually intrusive part of the development involves the construction of the proposed new
warehouse and particle pressing line which involves the construction of a building 215 metres wide
by 430 metres in length, being approximately 92450 square metres in area, with a height of 14metres
to one part and 24 metres at the highest part. This building will have a setback of approximately 60
metres to Milton Street, 190 metres to Commercial Street West and 160 metres to Jubilee Highway
West, Mount Gambier.
The bulk, size and scale of this building is considered acceptable when considering the setbacks of
the building to the street frontages.
Three hundred and 90 (390) car parking spaces will be provided on site, with space available to
develop additional car parking spaces if required. For General Industrial developments, the
Development Plan identifies car parking to be provided at 1 per 100 square metres of total floor area
or 1 per 2 employees. As a major component of the development is for warehousing, carparking is
required to be provided at 1 car parking space per 150 square metres of total floor area. The
carparking as proposed is considered acceptable for the type and nature of the development.
The subject site is located within the General Industry Zone and is an appropriate form of
development within the Zone. As outlined within the reports submitted as part of the application the
development has been located, designed and developed to minimise the potential impact on
adjoining premises with adverse impacts such as noise and emissions minimised to levels
considered acceptable by the Environment Protection Authority.
The Development Plan further identifies a number of more general provisions for industrial
development, which provide additional requirements for the proposed development to be assessed
against. When considering these objectives and principles of Development Control, the
development as proposed is considered and acceptable form of development.
A number of design modifications have been undertaken, which include raising the heights of
exhaust systems and stacks to further minimise impacts on the adjoining land uses. These
modifications have been as a result of discussions and negotiations with the Environment Protection
Authority.
There will be substantial cut and fill on the allotment to facilitate the development, however this is
due to the size in area of the proposed warehouse to be constructed as part of the development.
Item 5.1
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The impact of the cut and fill will be minimal on surrounding properties when considering the location
and setback of the cut and fill to the property boundaries.
There will be an upgrade to the existing stormwater disposal system to appropriately manage
stormwater on the subject site, which includes the decommissioning of some stormwater bores.
Some existing buildings, including the dairy factory with frontage to Commercial Street West, a
number of sheds and the forestry compound will also be demolished as part of the proposed
development.
Landscaping is proposed to be planted along the western, portion of the northern and portion of the
southern property boundaries. These boundaries are the closest to the adjoining residential
development. This land scaping will help to screen the development in these locations.
The chemical production and storage areas are located within the centre of the subject site and will
be a significant distance from any adjoining property. This will help to minimise the impacts of this
part of the proposed development.
CONCLUSION
The subject site has previously operated as a large scale timber saw mill for a long time, with the
mill operations ceasing in early 2013. This mill produced volumes of timber products similar to what
is proposed as part of the proposed development. The existing infrastructure including roads and
access are sufficient to handle the proposed scale of operations. The proposed development will
modernise processes and is envisaged to reduce overall impacts on adjoining properties.
Modifications have also been proposed to ensure the development will comply with the requirements
of the Environment Protection Authority, in particular in ensuring any impacts on the adjoining more
sensitive land uses, such as dwellings are minimised.
When considering all of the relevant provisions within the Development Plan, the Application and
supporting documentation, referral advice and issues raised within the representations the proposed
development warrants the support of the Council Assessment Panel and the granting of
Development Plan Consent as it is not considered to be seriously at variance to the provisions of the
Development Plan.

INVITES
By video conferencing
Mr Mark Daniels, Planning and Development Manager, Borg Manufacturing
Mr Victor Bendevski, Environmental and Regulatory Compliance, Borg Manufacturing
In person
Ms Gail Green, Third Party Representor
Mr John Williamson, on behalf of Paul Yeates, Third Party Representor
Mr Andrew Donahue, Third Party Representor
Mr Ian Tollner, Third Party Representor
Mr Valter Cecotti, Third Party Representor
ATTACHMENTS
1.
2.
3.

CAP Report Attachment - Environment Protection Authority referral response
Transport Assessment - Schedule 8 referral - DA 381/05/2020 - Borg Manufacturing Pty Ltd 400 Commercial Street West, Mount Gambier
Statement of Representation - DA 381/05/2020 - 400 Commercial Street West, Mount Gambier
- Gayle Green
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7.
8.
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10.
11.
12.
13.
14.
15.
16.
17.
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19.
20.
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Statement of Representation - DA 381/05/2020 - 400 Commercial Street West, Mount Gambier
- ASW Lawyers Pty Ltd - Paul Yeates
Statement of Representation - DA 381/05/2020 - 400 Commercial Street West, Mount Gambier
- Andrew Donehue
Statement of Representation - DA 381/05/2020 - 400 Commercial Street West, Mount Gambier
- Ian Tollner
Statement of Representation - DA 381/05/2020 - 400 Commercial Street West, Mount Gambier
- Valter Cecotti
Statement of Representation - DA 381/05/2020 - 400 Commercial Street West, Mount Gambier
- Chrisoula & Neil Lucas
Planning Only - Lodgement - DA 381/05/2020 - 400 Commercial Street West, Mount Gambier
- Borg Manufacturing Pty Ltd
Planning Assessment Development Overview - DA 381/05/2020 - 400 Commercial Street
East, Mount Gambier
DA 381/05/2019 - Borg Manufacturing - 400 Commercial Street West, Mount Gambier - Traffic
Impact Assessment
Stormwater Management Plan - DA 381/05/2020 - 400 Commercial Street West, Mount
Gambier
Air Quality Assessment Report - DA 381/05/2020 - 400 Commercial Street East, Mount
Gambier
Borg Reponse to Representation DA 381/05/2020 - 400 Commercial Street West, Mount
Gambier
Final plans for Development Plan Consent - 10/09/2020 - Borg Manufacturing - 400
Commercial Street West, Mount Gambier
Sonus - Updated Acoustic Report - Borg Manufacturing - DA 381/05/2020 - 400 Commercial
Street West, Mount Gambier
Air Quality Assessment Appendum - Odour Dispersion Modelling - Borg Manufacturing - DA
381/05/2020 - 400 Commercial Street West, Mount Gambier
Jubilee Highway West and Graham Road Street Elevations - Borg Manufacturing - DA
381/05/2020 - 400 Commercial Street West, Mount Gambier
Commercial Street West and Milton Street Elevations - Borg Manufacturing - DA 381/05/2020
- 400 Commercial Street West, Mount Gambier
Proposed Site Plan - Borg Manufacturing - DA 381/05/2020 - 400 Commercial Street West,
Mount Gambier
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1 STABLEFORD COURT, WORROLONG – REPORT NO. AR20/59080

5.2

Development No:

DA381/0222/2020

Applicant:

Mr Glen Shephard

Property Address:

1 Stableford Court, Mount Gambier

Property Owner:

Glen Shepherd and Tracey Shepherd

Report No:

AR20/59080

CM9 Reference:

AF19/488

Author:

Emily Ruffin, Planning Officer

Authoriser:

Tracy Tzioutziouklaris, Manager Development Services

Nature of
Development:

Non-complying/Category 3

Description:

To construct a store to be used in association with the existing
residential use of the subject property

Zoning:

Country Living

Policy Area:

N/A

Heritage:

N/A

REPORT RECOMMENDATION
1.

That Council Assessment Panel Report No. AR20/59080 titled ‘1 Stableford Court,
Worrolong ’ as presented on 17 September 2020 be noted.

2.

The Applicant and Owner be advised that having regard to the Development Plan and all
supporting documentation, the proposed development is considered not to be at serious
variance with Council’s Development Plan and is granted Development Plan Consent, with
the following conditions;
(a)

The development shall be carried out in accordance with the Plan/s as approved by
Council, and maintained in a good condition thereafter.
Reason: To ensure the proposed development contributes to the amenity and
character of the area

(b)

The store shall only be used for purposes in association with the existing residential
land use of the subject property by the occupants of the subject property, and not for
any commercial purposes.
Reason: To ensure orderly and proper development
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BACKGROUND
The Council Assessment Panel at its meeting held 23rd July 2020 resolved to proceed with the
assessment of this non-complying application. The application was subsequently notified publically
as a Category 3 Development, with no representations received.
As such the application is now before the Council Assessment Panel for assessment. Due to an
amendment of the Development Regulations no concurrence of SCAP is required for this application.
The subject site is an irregular shaped corner allotment with a street frontage to Stableford Court of
approximately 31.61 metres and a frontage to Eldridge Drive of approximately 85.03 metres, and
extends to depth of 70 to 72 metres, comprising a total land area of approximately 4456 square
metres.
The allotment is located adjacent improved country living properties, which are developed for single
storey residential dwellings, detached outbuildings, open style fencing and extensive landscaping.
A single storey dwelling, with double garage and pergola under main roofline is located on the subject
site.
The subject site is located within the Country Living Zone.

PROPOSED DEVELOPMENT
The proposed development involves;
-

the construction of a store with:
o a total floor area of 162 square metres;
o a wall height of 3.6 metres; and
o an overall height of 4.493 metres

The proposed store is to be built to behind the existing dwelling, to the rear corner of the allotment,
with minimum setback to 2 metre from the rear boundary.
The store is proposed to be colourbond clad.
Three roller doors of approximately 2.4 meters height, and 2.65 metres width are proposed to be
installed inward facing to the allotment, along with a pedestrian access door.
The applicant has identified the use of the proposed store is;
-

the parking of a caravan with a height of 3.1 metres
the parking of a boat
storage area for garden maintenance equipment
workbench area for hobbies
games/rumpus/gym area

There is no proposed separation between the different uses/areas within the proposed building.
The existing dwelling located on the subject property has a double garage under the main roofline.
A copy of the relevant plans and statement of effect is attached for Members information and perusal.
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DEVELOPMENT PLAN PROVISIONS
The application to construct a store at 1 Stableford Court, Worrolong, has been considered based
on the information provided by the applicant. The proposed development is defined as a ‘store’
based on the definitions as identified by the Development Regulations 2008;
“a building or enclosed land used for the storage of goods, and within or upon which no trade
(whether wholesale it retail) or industry is carried on, but does not include a junk yard, timber yard
or public service depot”
Council has also sought legal advice in relation to the classification of applications large
garages/outbuildings associated with a residential development, which has confirmed the definition
of the land use would be most appropriately defined as a store.
Given the overall size and height of the proposed building, the scale is incongruent with the scale of
building that would usually be defined as a domestic outbuilding, and as such cannot be classified
as a residential outbuilding.
As the proposed development is for a store the proposed development is a non-complying form of
development within the Country Living Zone.
As such the objectives and principles relevant to this proposal are contained within the Mount
Gambier (City) Development Plan – Consolidated 21 April 2016 and include the following:
Country Living Zone
Objectives 1
Desired Character Statement
Principle of Development Control 1, 2, 3
Mount Gambier (City)
Design and Appearance
Objective 1
Principles of Development Control 1, 2, 3, 4, 5, 7, 17
Form of Development
Objective 1
Principle of Development Control 2, 5
Interface between Land Uses
Objective 1, 2
Principles of Development Control 2,3
Orderly and Sustainable Development
Objective 1,3, 4, 6, 7
Principles of Development Control 1, 4
Residential Development
Objective 1
Principles of Development Control 8, 9, 10, 11, 12, 13, 17, 18, 19, 20, 21, 22, 28, 34, 38
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PLANNING ASSESSMENT
Within the Country Living Zone a ‘Store’ is not an envisaged land use and is identified as a noncomplying form of development.
The applicant has provided a Statement of Effect for the proposed store which has discussed the
merit of the proposal against the relevant Mount Gambier (City) Development Plan Provisions, which
has been attached for Members information.
The proposed store has a floor area, wall height and overall height greater than what is specified to
occur within the Country Living Zone. The Development Plan identifies a floor area for outbuildings
is to be no greater than 60 square metres, a maximum wall height of 3 metres and an overall height
of 4 metres for a proposed outbuilding to be complying. The Country Living Zone specifically
envisages low profile buildings, with significant boundary setbacks to reduce visual impact.
The location of the proposed store is significantly set back from the existing dwelling to the rear
corner of the allotment which will reduce potential visual impacts. Side boundary setbacks provide
appropriate separation from adjoining properties. The store is to be colourbond clad, a low light
reflective surface.
The proposed store design includes a low roof pitch, reducing the overall height of the proposed
building, and aiding in delivering the objective of low scale buildings within the Country Living Zone.
Within the locality outbuilding/sheds associated with dwellings vary in size, with the original
outbuildings constructed alongside dwellings in the late 90s/early 2000’s generally being of 80
square metres in area to 120 square metres, with 2.7 metres wall height, and more recently approved
outbuildings in the locality having wall heights of 3.4 to 3.6 metres, with floor areas exceeding 120
square metres.
The proposed use of the store is relative passive, as detailed with the proposed development section
of this report, and is not to be used for commercial purposes. The scale of the building being
incongruent with the scale of building that would usually be defined as a domestic outbuilding, has
resulting in the classification, however the proposed uses and activities within the building are
considered unlikely to have an impact on the amenity of the locality.
Based on the information provided by the applicant, the scale of the proposed store, the intent for
the store to be used by the occupants of the dwelling, the location to the rear of the allotment and
the existing nature of sheds/outbuilding existing in the locality the proposed use is not considered
inappropriate in the locality.

CONCLUSION
Whilst a store is specifically listed as a non-complying use within the Country Living Zone, given the
-

location of the proposed store,
passive nature of the proposed use,
intent for to store to be used by the occupants of the dwelling only,
large allotment size and;
having consideration for the established pattern of development in the location;

the proposed development is not at serious variance to the provisions of the Mount Gambier (City)
Development Plan.
The proposal warrants the support of the Council Assessment Panel, subject to the conditions as
detailed in the recommendations.
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INVITES
Nil
ATTACHMENTS
1.
2.
3.

Statement of Effect
Plans and supporting information
Map - DA 381/0222/2020 - 1 Stableford Court, Worrolong
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8 RAMSAY AVENUE, MOUNT GAMBIER – REPORT NO. AR20/59094

5.3

Development No:

DA 381/0235/2020

Applicant:

Zac Doidge

Property Address:

8 Ramsay Avenue, Mount Gambier

Property Owner:

RJ & C Grunden

Report No:

AR20/59094

CM9 Reference:

AF19/488

Author:

Emily Ruffin, Planning Officer

Authoriser:

Tracy Tzioutziouklaris, Manager Development Services

Nature of
Development:

Consent/Category 3

Description:

To change the use of the property to that of an indoor recreation
centre (gymnasium)

Zoning:

Light Industry

Policy Area:

N/A

Heritage:

N/A

REPORT RECOMMENDATION
1.

That Council Assessment Panel Report No. AR20/59094 titled ‘8 Ramsay Avenue, Mount
Gambier ’ as presented on 17 September 2020 be noted.

2.

The Applicant and Owner be advised that having regard to the Development Plan and all
supporting documentation, the proposed development is considered not to be at serious
variance with Council’s Development Plan and is granted Development Plan Consent, with
the following conditions;
(a)

The development shall be carried out in accordance with the Plan/s as approved by
Council, and maintained in a good condition thereafter.

(b)

The building and surroundings shall be maintained in a state of good repair and tidy
condition at all times.

(c)

The building and land shall not be used for purposes other than those approved by
Council.

(d)

Before the use commences onsite the car parking and driveway areas and footpath
crossover as shown on the plan/s approved by Council, shall be graded, paved and
sealed with bitumen or other similar material and line-marked and maintained in a
useable condition at all times.

(e)

Provision shall be made for the onsite disposal of storm water and surface drainage.

(f)

All waste materials and refuse shall be contained within the proposed building or
alternatively a screened holding place for waste materials.

(g)

The operation on the Indoor Recreation Centre (Gymnasium) shall occur with the
operating criteria as detailed with the Acoustic Report as provided to Council
(Reference - 8 Ramsay Avenue, Mt Gambier. Noise Assessment, Rp 001 20200803
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dated 3 September as prepared by Marshall Day Acoustics) so as to not create a
nuisance and/or disturbance for any person/s and/or property in the immediate area.

3.

(h)

The illumination from any floodlighting shall not spill over into adjacent areas.

(i)

The advertising sign/s shall be maintained in a state of good repair and tidy condition
at all times.

The applicant and owner be advised of the following reasons for Councils conditions of
approval:
(a)

To ensure that the proposed development improves and enhances the amenity and
the character of the area.

(b)

To ensure orderly and proper development.

(c)

The approved development is considered not to be at serious variance with Council’s
Development Plan.
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BACKGROUND
The subject site is an irregular shaped allotment, having a street frontage of approximately 42.81
metres to Ramsay Avenue and a depth of 62.84 metre to 63.54 metres, with a rear boundary width
of 23.89 metres, comprising a total land area of 2114.9 square metres.
An existing light industrial workshop, with a total floor area of 637.38 square metres is located on the
subject property.
It is noted that the use of the subject property as a gymnasium commenced without first obtaining
Development Approval which is a breach of the Development Act 1993. As a development
application is currently being assessed, the outcome of the assessment should be determined prior
to Council commencing any enforcement action to correct the breach of the Development Act 1993.
The subject site is located within a Light Industrial Zone, with a residential zone boundary to the
north. The allotment shares immediate boundaries with light industrial uses to the east, south and
west, with a landscaped reserve located between the subject property and a kindergarten and
dwelling which are to the north of the subject site.

PROPOSED DEVELOPMENT
The proposed development is to change the use of the subject site from a light industrial workshop
to an indoor recreation centre (gymnasium).
The building is divided in two sections:
• The main building at the front, used for group classes, equipment and weights
• Rear area at the back, separated by a roller door to the front building, proposed to be used as a
running track.
The operating criteria includes that the area east end roller door is to be maintained closed at all
times, while the roller door on the west may be partially open during summer.
The Applicant has advised that the proposed daily hours of operation for the gymnasium will be;
-

6 am to 11 am, and

-

3 pm to 6.30 pm

The proposed use includes two permanent staff onsite, with additional staff as necessary for group
classes.
The envisaged patronage is 15 to 25 persons at any one time.
Signage is proposed to include a single non illuminated sign of 3.050 metres by 1.5 metres, and a
small access sign providing after hours contact details.
The plans as submitted to Council proposed to develop 17 onsite carparks, which are included to be
sealed and landmarked. Despite the use having commenced onsite the proposed car parking has
not been formally established.
Onsite waste is proposed to be stored away front the street front to the southern side of the building.
Onsite deliveries are proposed on a rare occasion via a small delivery truck.
DEVELOPMENT PLAN PROVISIONS
The objectives and principles relevant to this proposal are contained within the Mount Gambier (City)
Development Plan – Consolidated 21 April 2016 and include the following:
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Mount Gambier (City) Wide Provisions
Crime Prevention
Objective: 1.
Principles of Development Control: 1, 4 and 5.
Form of Development
Principles of Development Control: 2, 5 and 10.
Interface between land uses
Objectives: 1 and 2.
Principles of Development Control: 1, 2, 6 and 7.
Orderly and Sustainable Development
Objectives: 1, 3, and 4.
Principles of Development Control: 1
Outdoor Advertisements
Objectives: 1, 2, and 3
Principles of Development Control: 1, 2, 3, 5, 6 and 8
Light Industry Zone
Objectives: 1, 2, 3.
Principles of Development Control: 1, 5, 8, 9, and 10.
Table MtG/3 – Car and Bicycle Parking Requirements.

PLANNING ASSESSMENT
In accordance with the Development Act 1993 and Development Regulations 2008, the development
application was publicly notified as a Category 3 development.
As a result of the public notification process, one (1) representation was received by Council.
The Representor raised concerns about;
-

Potential noise

-

Hours of operations

-

Vibration

-

Car parking

-

Alarmed security system impact

-

The commercial use in a Light Industry Zone
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-

Amenity impacts

-

Buffer requirements

-

The applications merits when consider against the Mount Gambier City Development Plan

-

The ability of the proposal to operate within the provisions of the Environmental Protection
(Noise) Policy

The Applicant has provided a response to the Representor, highlighting;
-

The existing landscaped buffer between the subject property and the nearest residence

-

Additional cladding and a wall that has bene built to mitigated noise impacts

-

Alarmed security which is installed, being a requirement for insurance

-

Proposal to not operate with the eastern roller door open

The applicant has also provided an acoustic report which has addressed the proposed use in relation
to the relevant Environmental Protection Policy noise provisions for an interface location perspective.
A copy of the representation and the Applicants response has been attached for Member perusal.
A gymnasium is not a specifically envisaged land use in a Light Industrial Zone, it is however not
listed as a non-complying use, and as such an application should be considered on its merits against
the relevant development plan provisions.
As a result of the notification of the application a number of concerns have been raised, which do
relate to the merit of the development from a planning perspective, and are based on the relevant
development plan provisions.
The applicant has provided an acoustic report, which confirms the proposed use will operate with
the Environmental Protection Policy noise provisions. This addresses the Development Plan
requirements relating to the interface between land uses in regard to noise, and whilst a gymnasium
is not a specially envisaged use in the locality, this does indicate this use, including the proposed
hours of operation, will not result in adverse noise impacts.
The application has not provided detail of outdoor lighting. Outdoor lighting should not overspill into
adjoining properties, however is supported to ensure security and safe access for patrons. Any
lighting should be conditioned to ensure no impact results.
The applicant has proposed to establish 17 on site carparks, based on a maxim patronage of 25
people the proposed development is deficient some 8 car spaces. However patronage will likely
range from 15 -25 at any one time, thus at the lower end of the range sufficient car spaces are
provided. No onsite bicycle spaces are proposed, the Development Plan would envisage 4 bicycle
parks be provided.
It is also noted that an existing landscaped buffer reserve already exists and is established between
the subject property and the nearest residential property.
The primary impact of the proposal in its current form would be potential adverse traffic impacts on
adjoining residential areas, given the large numbers in attendance at any one time, and the slight
car parking deficiency.
It is noted that the closest adjoining property within the residential zone is a kindergarten, and there
is additional on street car parking spaces in front of the property, and in front of the landscaped buffer
reserve. The residential property adjoin the subject property is located to the rear, and not to the
primary street frontage, as such car parking impacts and traffic will largely be contained to within the
near vicinity of the subject property, and is unlikely to overspill into the residential area of Ramsay
Avenue.
The proposed signage is appropriate scaled, relates to the use of the building, is not illuminated and
is supported by the relevant development plan provisions.

Item 5.3

Page 25

City of Mount Gambier
Council Assessment Panel Agenda

17 September 2020

The proposed use does not jeopardise the continuance of adjoining authorised land uses, or
prejudice the achievement of the provisions of the Development Plan.
CONCLUSION
The proposed change of use to an Indoor Recreation Centre (Gymnasium), whilst not specifically
envisaged by the Light Industry zoning;
- does not jeopardise the continuance of adjoining authorised land uses, or;
- prejudice the achievement of the provisions of the Development Plan,
- will not have an adverse impact on the amenity of the adjoining residential area,
- will operate within the Environmental Protections Policy noise provisions, and;
is not considered to be at significance variance from the relevant provision of the Mount Gambier
(City) Development Plan.
The application warrants the support of the Council Assessment Panel, and should be granted
Development Plan Consent subject the conditions as detailed in the recommendations section of
this report.
INVITES
The Applicant – Zac Doidge
The Representor - Tim Angus
ATTACHMENTS
1.
2.
3.
4.
5.

Plans and Use Description
Acoustic Report
Statement of Representation
Response to Representation
Map - DA 381/0235/2020 - 8 Ramsay Avenue, Mount Gambier
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88 JUBILEE HIGHWAY WEST, MOUNT GAMBIER – REPORT NO. AR20/59377

5.4

Development No:

381/0224/2020

Applicant:

Joy Ireland

Property Address:

88 Jubilee Highway West, Mount Gambier

Property Owner:

86-88 Jubilee Highway West Pty Ltd

Report No:

AR20/59377

CM9 Reference:

AF19/488

Author:

Jessica Porter, Planning Officer

Authoriser:

Tracy Tzioutziouklaris, Manager Development Services

Nature of
Development:

Consent/Category 3

Description:

To change the use of the property from a service trade premises and
dwelling to an indoor recreation centre (gymnasium) and dwelling

Zoning:

Local Centre

Policy Area:

N/A

Heritage:

N/A

REPORT RECOMMENDATION
1.

That Council Assessment Panel Report No. AR20/59377 titled ‘88 Jubilee Highway West,
Mount Gambier’ as presented on 17 September 2020 be noted.

2.

The Applicant and Owner be advised that having regard to the Development Plan provisions
and all supporting documentation, whilst the proposed development is not considered to be
at serious variance with the Council’s Development Plan, the application does not warrant
Development Plan Consent and is refused.

3.

The Applicant and Owner be advised that the reason for the application being refused is due
to the absence of car parking on the site. The reliance on, and use of the Jubilee Highway
for car parking will create an unsafe traffic environment for gymnasium users, pedestrians
and road users. In addition, it will create unsafe traffic flow movements along the Jubilee
Highway and for the existing properties along the Jubilee Highway.
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BACKGROUND
The subject site is a regular shaped allotment, having a street frontage of approximately 20.5 metres
to Jubilee Highway West and a depth of approximately 38 metres. The total site area of the subject
site is approximately 779 square metres. Currently existing on the subject site is a single storey
vacant building (previous use was a dry cleaner). At the rear of the vacant building is a dwelling and
an associated garage. Vehicular access to the site is via a driveway from Jubilee Highway West.
The subject site is located within a Local Centre Zone and adjoins the Residential Zone to the north
and south of the subject site. The subject site is surrounding be a mix of commercial and residential
land uses.
The Development Application has been presented to the Council Assessment Panel as there is a
significant shortfall of car parking provided.
PROPOSED DEVELOPMENT
The proposed development is to change the use of the subject site from a service trade premises
(i.e. dry cleaner) and dwelling to an indoor recreation centre (gymnasium) and dwelling. The
gymnasium comprises three “gym” areas, a storage/kitchen area and toilet facilities.
The Applicant has advised that the proposed gymnasium will operate 24 hours per day, with
gymnasium staff being present on site for a minimum of 6 hours per day. Further, the Applicant has
advised that there will be 3 staff members employed at the gymnasium. The number of clients
accessing the gymnasium will be capped at a maximum of 20 during staffed hours and a maximum
of 10 clients during those hours where staff are not present.
Music will be played through a ‘basic background music system’. No on-site car parking will be
provided and signage will be erected over the existing signage on the site (i.e. front of verandah
and window).
The Applicant has advised that the existing dwelling will continue to be used as a dwelling and is
not associated with the proposed gymnasium.
DEVELOPMENT PLAN PROVISIONS
The objectives and principles relevant to this proposal are contained within the Mount Gambier (City)
Development Plan – Consolidated 21 April 2016 and include the following:
Council Wide Provisions
Centres and Shops
Objectives: 1 and 6.
Principles of Development Control: 3 and 9.
Crime Prevention
Objective: 1.
Principles of Development Control: 1 and 4.
Form of Development
Principles of Development Control: 1, 2, 5, 6 and 10.
Interface between land uses
Objectives: 1 and 2.
Principles of Development Control: 1, 2 and 7*.
Orderly and Sustainable Development
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Objectives: 1, 2, 3, 4 and 6.
Principles of Development Control: 1, 4, 6 and 8.
Local Centre Zone
Objectives: 1 and 2.
Desired Character
Principle of Development Control
Land Use: 1, 2, 3 and 4.
Form and Character: 9.
Table MtG/3 – Car and Bicycle Parking Requirements.
PLANNING ASSESSMENT
Public Notification
In accordance with the Development Act 1993 and Development Regulations 2008, the development
application was publicly notified as a Category 3 development. As a result of the public notification
process, one (1) representation was received by Council. The Representor raised concerns about
car parking, particularly clients parking along the Jubilee Highway, particularly in front the
Representors property. The Representor has suggested that their concerns would be overcome by
ensuring the gym clients do not park in front of their premises.
The Applicant has provided a response to the Representor, and has advised that they will
recommend that their clients park at the front of the gymnasium or at the front of the industrial
properties either side of the subject site.
Proposed Land Use
The proposed development provides a 24 hour a day gymnasium for members only. The proposed
development is to occur within a Local Centre Zone, which is a zone that is to include shopping and
local community facilities that serve the day-to-day needs of the local community.
Further, development within the Local Centre Zone should ensure that the access to car parking,
and the movement of people and goods does not cause inconvenient and unsafe traffic and
pedestrian movements, does not cause congestion or detract from the safety of traffic on abutting
roadways. In addition, development within the Local Centre Zone should not be detrimental to the
abutting Residential Zone in regard to land use, noise, traffic movement, parking and light spill.
The proposed development does not provide for onsite car parking. Instead it will rely on the car
parking that is available along the Jubilee Highway. The Jubilee Highway is listed as a ‘Primary
Arterial Road’ (see Map MtG(C)/1 (Overlay 1) as contained within the Mount Gambier (City)
Development Plan); and therefore falls under the care and control of the Department of Planning,
Transport and Infrastructure (DPTI). Relying on the existing car parking space located along the
Jubilee Highway is not a desirable outcome as it is highly likely to create unsafe traffic and pedestrian
movements which have the potential to impact the surrounding residential road networks. Car
parking requirements for the proposed development are discussed in the following section.
The proposed development will provide some level of passive surveillance to the immediate locality,
particularly as it will be in operation for 24 hours per day. In addition, the proposed development can
be considered to be orderly and economic, as it is utilising a vacant building and will improve the
condition of the building and immediate locality. The proposed development will not jeopardise the
continuance of adjoining authorised land uses, nor will it prejudice the development of the zone for
its intended purpose.
In accordance with the Council Wide Objectives and Principles of Development Control regarding
Interface Between Land Uses, development should not detrimentally affect the amenity of the area
or cause unreasonable interference through the emission of effluent, odour, smoke, fumes, dust or
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other airborne pollutants; noise; vibration; electrical interference; light spill, glare; hours of operation;
or traffic impacts. Through the assessment of the application, particular attention has been given to
the likelihood of the proposed development detrimentally affecting the amenity of the area and/or
causing unreasonable interference through the emission of noise, hours of operation and traffic
impacts.
As identified above, it is highly likely that the proposed development will cause unreasonable
interference with traffic flows, due to the absence of onsite car parking and the reliance of utilising
on-street car parking along the Jubilee Highway. Given that the hours of operation are to be 24 hours
per day, there is potential for the proposed development to affect the existing residential amenity of
the immediate locality. Details and assessment regarding the likely noise impacts of the proposed
development to the surrounding residential areas are considered later in this report.
Car parking
The Mount Gambier (City) Development Plan, Table MtG/3 – Car and Bicycle Parking Requirements
provides the following rates for dwellings and gymnasiums.
Car parking for dwelling: 2 spaces per dwelling (one of which is undercover)
Car parking for gymnasium: related to peak patronage – assess on needs basis.
Bicycle parking for dwelling: Nil requirement listed.
Bicycle parking for gymnasium: 1 per 4 employees & 1 per 200 square metres of floor area.

The subject site and existing built form, allows enough car parking spaces for the existing dwelling
(being 2 car parking spaces, one of which is undercover). However, there is no opportunity to provide
onsite car parking for the proposed gymnasium use. Therefore, clients would be required to park
along the Jubilee Highway or access car parking spaces on the adjoining properties. Parking along
the Jubilee Highway in front the existing dwellings may created unsafe traffic movements, as
residents enter and exit their properties. Please refer to the aerial photograph below highlighting the
location of the subject site relative to the surrounding commercial/retail land uses.
Based on the information provided by the Applicant, it is envisaged that a maximum of 23 persons
could access the site during staffed hours. During non-staffed hours, there is the potential to have a
maximum of 10 people accessing the gymnasium at any given time. Due to the location of the
gymnasium, it is likely that clients will drive to the subject site. Therefore, based on the car parking
rates defined in Table MtG/3, the proposed gymnasium should provide a minimum of an additional
23 car parks, in addition to the 2 car parks that are to be provided for the existing dwelling. It is noted
that no bicycle facilities are proposed to be available on the subject site.
Illustration 1: Subject site and adjoining car parking areas
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Noise and Acoustic Report
The Applicant has provided an acoustic report detailing the likely noise impacts that the proposed
land use will have on the surrounding residential areas. In accordance with Council Wide Interface
Between Land Uses Principle of Development Control 7, development should be consistent with the
relevant provisions in the current Environment Protection (Noise) Policy. The acoustic report
provided by the Applicant has concluded that ‘the predicted noise levels from the development will
achieve the relevant noise criteria, derived in accordance with the Development Plan and
Environment Protection (Noise) Policy 2007, without any specific acoustic treatment of the site,
provided it is operated in accordance with the assumptions within this report’. The report provides
the following details in relation to the assumptions that have been applied to the acoustic
assessment:
 Music will only be played at a background level which would not require voices to be raised
and is inaudible at any dwelling;
 Any dropping of weights will be on a vibration isolating rubber floor system which is a
minimum of 50mm thickness;
 The access doors into the gym shall remain normally closed other than for access via the
Jubilee Highway doors into the “main” gym space during the night (after 10pm and before
7am);
 Car parking will not occur on the premises;
 Any changes to the mechanical services arrangement considered in this assessment achieve
the requirements of the Environment Protection (Noise) Policy 2007.
A copy of the acoustic report has been attached for Members perusal.
CONCLUSION
The proposed development is to change the use of the subject site from a service trade premises
(i.e. dry cleaner) and dwelling to an indoor recreation centre (gymnasium) and dwelling. The
proposed development will utilise and existing vacant building and, as concluded in the acoustic
report, the use of a gymnasium on this site will meet the relevant provisions in the current
Environment Protection (Noise) Policy.
A gymnasium within a Local Centre Zone may generally be considered to be an appropriate land
use, however in this instance, the lack of on-site car parking and the likely resulting traffic flow, car
parking and pedestrian safety issues that will arise from utilising the property as a 24 hour gym, it is
determined that the change of land use does not warrant the granting of Development Plan Consent.
Therefore, it is recommended that the development application be refused.
INVITES
Nil
ATTACHMENTS
1.
2.
3.
4.

Working Copy - DA 381/0224/2020
Map - DA 381/0224/2020 - 88 Jubilee Highway West, Mount Gambier
Representation from R & J Clayson
Applicant response to Representation
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11 RITANA ROAD, MOUNT GAMBIER – REPORT NO. AR20/59643

5.5

Development No:

DA 381/0258/2020

Applicant:

Concept Design Group

Property Address:

11 Ritana Road, Mount Gambier

Property Owner:

Gambier Kustom Auto

Report No:

AR20/59643

CM9 Reference:

AF19/488

Author:

Emily Ruffin, Planning Officer

Authoriser:

Tracy Tzioutziouklaris, Manager Development Services

Nature of
Development:

Consent/Category 3

Description:

To change the use of the premises to that of an industrial
workshop to be utilised for the repair and restoration of motor
vehicles, including panel beating and spray painting

Zoning:

Light Industry

Policy Area:

N/A

Heritage:

N/A

REPORT RECOMMENDATION
1.

That Council Assessment Panel Report No. AR20/59643 titled ‘11 Ritana Road, Mount
Gambier ’ as presented on 17 September 2020 be noted.

2.

The Applicant and Owner be advised that having regard to the Development Plan and all
supporting documentation, the proposed development is considered not to be at serious
variance with Council’s Development Plan and be granted Development Plan Consent, with
the following conditions;
(a)

The development shall be carried out in accordance with the Plan/s as approved by
the Council and with the Conditions of Approval, and maintained thereafter.

(b)

The building and surroundings shall be maintained in a state of good repair and tidy
condition at all times.

(c)

The car parking and driveway areas and footpath crossover as shown on the plan/s
approved by Council, shall be graded, paved and sealed with bitumen or other similar
material and line-marked and maintained in a useable condition at all times.

(d)

The operation of the site shall occur within the provisions of the Environmental
Protection (Noise) Policy.

(e)

Oils, chemicals and the like shall be stored in bunded areas appropriately designed so
as to prevent entry to stormwater and to contain any spill materials.

(f)

No loading or off-loading of motor vehicles shall be carried out on the adjacent public
roads.

(g)

All loading and off-loading of motor vehicles and goods shall be conducted on the
subject land.
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(h)

Any areas used for the washing, cleaning or degreasing of vehicles shall be paved
and graded to an appropriately design grease trap connected to the sewer carriage
system to the reasonable satisfaction of SA Water and Council. (Note: SA Water
should be consulted in relation to the Departments Requirements for the proposed
wash bay, etc.).

(i)

All waste materials and refuse shall be contained within the proposed building.

(j)

The illumination from any proposed floodlighting shall not spill over into adjacent
areas.

The applicant and owner be advised of the following reasons for Councils conditions of
approval:
(a)

To ensure that the proposed development improves and enhances the amenity and
the character of the area.

(b)

To ensure orderly and proper development.

(c)

The approved development is considered not to be at serious variance with Council’s
Development Plan.
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BACKGROUND
The subject site is a regular shaped allotment, with a street frontage of approximately 40.27 metres
to Ritana Road and a depth of 52 metres, comprising a total land area of 2094 square metres.
An existing light industrial workshop, with a total floor area of 2034 square metres, with an upper
storey mezzanine floor area of 189 square metres, is located on the subject property.
The site is developed boundary to boundary, with a small car parking area and fenced yard located
to the Ritana Road Street frontage.
The subject site is located within a Light Industrial Zone, with a General Industry Zoned allotment
located to the rear of the subject property. The allotment shares boundaries with general and light
industrial land uses including a sandblaster, workshop and truck parking.
It is noted that the use of the subject property as an industrial workshop to be utilised for the repair
and restoration of motor vehicles, including panel beating and spray painting has commenced
without first obtaining Development Approval which is a breach of the Development Act 1993. As a
development application is currently being assessed, the outcome of the assessment should be
determined prior to Council commencing any enforcement action to correct the breach of the
Development Act 1993.

PROPOSED DEVELOPMENT
The proposed development is to change the use of the subject site from a light industrial workshop
to an industrial workshop to be used for the repair and restoration of motor vehicles, including panel
beating and spray painting
The building layout includes;
-

Three offices
A reception and showroom area
The main workshop area to be divided up into;
- a hoist area;
- assembly/tyre fitting area;
- preparation welding/panel beating area;
- drop off/pick up area;
- A spray booth, paint and preparation area; and
- car storage area.
With the mezzanine area to be utilised an and office and storage area

The applicant has advised that the proposed daily hours of operation for the will be Monday to Friday
8 am – 5pm.
The proposed use includes five permanent staff onsite, one being a spray painter, three panel
beaters, and an office/administration/account staff member.
Signage is not proposed as part of the application, and will be subject to a separate application (if
required).
The site has 5 existing onsite carparks.
A small landscaped area exists to the north western boundary.
Onsite waste is proposed to be stored within the building.
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DEVELOPMENT PLAN PROVISIONS
The objectives and principles relevant to this proposal are contained within the Mount Gambier (City)
Development Plan – Consolidated 21 April 2016 and include the following:
Mount Gambier (City) Wide Provisions
Interface between land uses
Objectives: 1 and 2.
Principles of Development Control: 1, 2, 6 and 7.
Orderly and Sustainable Development
Objectives: 1, 3, and 4.
Principles of Development Control: 1
Industrial and Commercial Development
Objectives: 1 and 7
Principles of Development Control: 1, 4, 5, 6, 7, 11, 12, 13, 14, 15, 23, 24, 25, 26, 27, 29, 30, 31, 32,
37, 38, 39
Light Industry Zone
Objectives: 1, 2, 3.
Principles of Development Control: 1, 5, 8, 9, and 10.
Table MtG/3 – Car and Bicycle Parking Requirements.
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PLANNING ASSESSMENT
In accordance with the Development Act 1993 and Development Regulations 2008, the development
application was publicly notified as a Category 3 development.
As a result of the public notification process, one (1) representation was received by Council.
The Representor raised concerns about;
-

The use having already commenced onsite

The Applicant has not provided a response to the representation.
The representor did not request to be heard.
An industrial workshop to be utilised for the repair and restoration of motor vehicles, including panel
beating and spray painting is not a specifically envisaged land use in a Light Industrial Zone, it is
however not listed as a non-complying use, and as such an application should be considered on its
merits against the relevant development plan provisions.
As a result of the notification of the no concerns were raised relating to the merit of the development
from a planning perspective. Notable there were no concerns relating to potential adverse impacts
on the immediate locality.
The location of the property within the Light Industry Zone, with General Industry Zone to the rear,
and being a significant distance from any sensitive (notably residential) uses, the proposal delivers
on the Light Industrial Zone Objectives and mitigates any concern relating to potential adverse
impacts from noise and fumes.
No sensitive uses are located with 100 m of the proposed spray booth, and the usage of the spray
booth is less than 100 litres of paint per day, as such the proposed use is appropriately located
based on the EPA evaluation distances guidelines for effective air quality and noise management
relating to noise, air, odour and polluting air emissions and sound not result in amenity issues within
the locality. The applicant is reminded of the General Environmental Duty under Environmental
Protection (Noise) Policy 2007, including a recommendation that this form a condition of approval in
this regard.
Further, whilst not identified in the application, it is noted that should any vehicle washing occur this
should occur with an appropriated bunded area, and chemical should be stored in appropriately
bunded areas. Condition in this regard have been recommended.
The application has not provided detail of outdoor lighting. Outdoor lighting should not overspill into
adjoining properties, however is supported to ensure security and safe access for patrons. Any
lighting should be conditioned to ensure no impact results.
The site is already developed, no changes to the built form are proposed as part of this application.
The existing site development provides 5 onsite car spaces. Based on the floor area 27 car spaces
should be provided. Noting that there is no floor area expansion proposed, given that the car parking
requirements are no greater than previous uses, that vehicle/s being works on will be stored within
the building, and given the onsite staff number are proposed to be 5 only, the car parking
arrangement is supported.
It is also noted that the existing landscaping is deficient, however already existing onsite, and there
is not capacity to make alteration or improvements to this.
There are no changes to existing onsite fencing.
Waste is proposed to be stored within the building, and this will be condition as part of the approval.
Further loading and unloading of vehicles should occur entirely within the subject property, this forms
part of the proposed floor plan layout and will be conditioned according to ensure no impact on the
street resulting from loading and unloading.

Item 5.5

Page 36

City of Mount Gambier
Council Assessment Panel Agenda

17 September 2020

The proposed use does not jeopardise the continuance of adjoining authorised land uses, or
prejudice the achievement of the provisions of the Development Plan. Whilst not envisaged within a
Light Industry Zone, this particular property is well located within the Light Industry Zone area, is
located adjoining uses which will not be adversely impacted by potential noise or fumes resulting
from panel beating and spray painting and delivers on the objectives of the Development Plan.

CONCLUSION
The proposed change of use to an industrial workshop to be utilised for the repair and restoration of
motor vehicles, including panel beating and spray painting, whilst not specifically envisaged by the
Light Industry zoning;
- does not jeopardise the continuance of adjoining authorised land uses, or;
- prejudice the achievement of the provisions of the Development Plan,
- will not have an adverse impact on the amenity of the locality, and
is not considered to be at significance variance from the relevant provisions of the Mount Gambier
(City) Development Plan.
The application warrants the support of the Council Assessment Panel, and should be granted
Development Plan Consent subject the conditions as detailed in the recommendations section of
this report.

INVITES
Nil
ATTACHMENTS
1.
2.
3.

Plans and use detail
Statement of Representation
Map - 11 Ritana Road, Mount Gambier
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1/20 HARRALD STREET, MOUNT GAMBIER – REPORT NO. AR20/59952

5.6

Development No:

DA 381/0278/2020

Applicant:

Limestone Coast Pantry

Property Address:

1/20 Harrald Street, Mount Gambier

Property Owner:

Woollen Mill Pty Ptd

Report No:

AR20/59952

CM9 Reference:

AF19/488

Author:

Emily Ruffin, Planning Officer

Authoriser:

Tracy Tzioutziouklaris, Manager Development Services

Nature of
Development:

Non-Complying/Category 3

Description:

To change the use of the property from a shop/cafe, warehouse
and wholesale premises to that of a shop (café) and entertainment
venue to be used for private and community events, including
associated storage, warehouse, wholesale, kitchen and office
space

Zoning:

Light Industry

Policy Area:

N/A

Heritage:

N/A

REPORT RECOMMENDATION
1.

That Council Assessment Panel Report No. AR20/59952 titled ‘1/20 Harrald Street, Mount
Gambier’ as presented on 17 September 2020 be noted.

2.

The Council Assessment Panel resolve to proceed with the assessment of the application.
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BACKGROUND
The subject site is a regular shaped allotment with frontage to Harrald Street, Mount Gambier.
The allotment is set generally at street level, and has a frontage of 75.84 metres to Harrald Street a
depth of 193.9 to 204.82 metres and having a total land area of 1.497 hectares.
An existing shop/café, warehouse and wholesale premises is located on the subject site, with a floor
area of approximately 470 square metres, and a total land area of approximately 2068 square
metres. Within the allotment and the building there are other tenancies, including a gymnasium and
storage area/s.
The property is zoned Light Industry within the Mount Gambier (City) Development Plan.
The subject property is located on a zone boundary with the Residentially Zone, with residential
dwellings located along the eastern property boundary, with a variety of light industrial uses including
engineering firm, window manufacturing located to the southern and western boundaries.
PROPOSED DEVELOPMENT
The proposed development is seeking to change the use of the property from a shop/cafe,
warehouse and wholesale premises to that of a shop (café) and entertainment venue to be used for
private and community events, including associated storage, warehouse, wholesale, kitchen and
office space.
The proposed change of use application involves a proposed increase in the total floor area to be
used for the business and the inclusion of onsite entertainment.
The proposed shop and entertainment venue is to occupy an area within the building of
approximately 585 square metres, with the total site of the development comprising 2,183 square
metres, representing an increase in floor area of 115 square metres overall.
No changes to the built form are proposed as part of the application.
The applicant has indentified the operating hours will be:
-

7 Days a week – 9am to 7pm
With functions and events operating other hours (undefined)
And choir rehearsals and jazz academe rehearsals Monday and Thursday evening
(undefined hours)

The applicant has also indicated that events and functions generally run between 9 am and 12 am,
or later with permits. And that their liquor licence is until 12 am.
On this basis is would appear the operating hours would be 9 am – 12 am 7 days a week.
Staff numbers currently vary between 2-8 staff at any one time onsite.
Seated dining is offered for up to 100 people. With events held for up to 300 people including a
combination of outdoor and indoor even space utilised.
Entertainment to be provided onsite is proposed to include bands, duos, acoustic bands/musicians,
poetry reading, comedy, dinner and show events, cabaret, jazz and recorded music.
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A copy of the site plan and business operating details are attached for the Members information and
perusal.
DEVELOPMENT PLAN PROVISIONS
The objectives and principles relevant to this proposal are contained within the Mount Gambier (City)
Development Plan – Consolidated 21 April 2016 and include the following:
Light Industry Zone
Objectives 1, 2, 3
Principles of Development Control 1, 5, 8
Mount Gambier (City)
Centers and Shops
Objectives 1, 2, 3
Principles of Development Control 1, 2, 3, 9
Form of Development
Objectives 1
Principles of Development Control 2, 5, 9, 10
Outdoor Dining
Principles of Development Control 1, 2, 3, 5
Interface Between Land Uses
Objectives 1, 2
Principles of Development Control 1, 2, 3, 6, 7
PLANNING ASSESSMENT
The proposed development comprises a shop with a floor area in excess of 250 square metres, and
as such is a non-complying form of development within the Light Industry Zone.
The Light Industry Zone does not envisage shops (with a shop with a gross leasable area greater
than 250 sqm identified as non-complying) and entertainment venues. However as this is an existing
use, with a proposed expansion in floor area and introduction of entertainment, the application should
be considered in regard to the ability for the proposal to operate within the relevant provisions of the
Mount Gambier (City) Development Plan.
The proposed expansion of the existing operation into include entertainment and to increase the
overall floor area, which results in a non-complying classification, will require the applicant to
document and design the development to ensure off site impacts are managed appropriately, with
such impacts and design considerations to be considered should the panel proceed with the
assessment of the application.
The proposal, whilst defined as a non-complying use within the zone, warrants the assessment of
the application.
As the development is a non-complying form of development, the Council Assessment Panel as the
relevant planning authority must resolve to:
1.

Refuse the application pursuant to Section 39(4)(d) of the Development Act and notify the
Applicant accordingly; or
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Resolve to proceed with an assessment of the application.

CONCLUSION
Whilst the proposed use is identified as a non-complying form of development within the Light
Industry Zone the proposal warrants the support of the Council Assessment Panel and the resolution
to proceed with an assessment of the application.

INVITES
Nil
ATTACHMENTS
1.
2.

Plan of proposed floor area and supporting information
Map - DA 381/0278/2020 - 20 Harrald Street, Mount Gambier
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6

URGENT MOTIONS WITHOUT NOTICE

7

MEETING CLOSE
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