
 

 
 
21 October 2022 
 
 
Shoalhaven City Council 
Attention – Ms. Elizabeth Downing, Senior Development Planner 
 
Via NSW Planning Portal 
 
 
Dear Ms. Downing 
 
Application for development consent – 75 Queen Street, Berry 2535 
Council Reference – DS22/1239 
PAN Number – PAN-234289 
Application for modification under section 4.55(2) of the Environmental Planning and 
Assessment Act 1979 (EPA Act) 

This letter and the accompanying material comprise the applicant’s response to Council’s letter 
of 7 October 2022 requiring additional information in relation to the applicant’s modification 
application under section 4.55(2) of the EPA Act. 

Matters raised in Council’s letter are addressed below, using the same numbering as in Council’s 
letter.  Council’s comments are in italic text; the applicant’s responses are in bold text. 

1. Documentation addressing Council’s Development Engineer referral comments: 

(a) Details of proposed relocation of bus shelter and bus zone, and how this will impact the 
proposed access driveways.  It is suggested the driveways are currently excessively wide 
and can be reduced in width to allow a 14.5m bus stop between them. 

The site layout has been revised to adopt these changes, as demonstrated in the 
revised Site Plan accompanying this letter. 

The bus stop and shelter are retained in their existing positions.  The width of the 
crossovers as proposed in the modification plans previously submitted (9.6 metres for 
the western crossover, and 16.6 metres for the eastern crossover) have been reduced 
to 8 metres and 11.7 metres, respectively. 

(b) Swept paths for a 19m. semi-trailer to undertake fuel deliveries in accordance with 
Chapter G21, Shoalhaven Development Control Plan 2014 (SCDP 2014). 

Figure 1 is an excerpt from the swept path for a 19m. B-Double vehicle to access the 
site for fuel deliveries.  This will be supplemented by updated swept paths for all 
relevant vehicle movements as soon as possible, and in any event by Friday 18 
November 2022. 

The vehicle to be used for fuel deliveries to this site will be a 19m. B-Double vehicle. 

(c) Revised stormwater plan to address the revised layout. 

A revised stormwater plan is under preparation, however due to changes to the site 
layout to accommodate Council’s comments in relation to access driveways, setbacks, 
streetscape impacts and other matters, has not been completed within the 14 days 
required by Council in its letter. 

An extension until Friday 18 November 2022 is sought to provide this element of the 
applicant’s response to Council’s letter.
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Figure 1 – Swept path for 19m. B-Double vehicle to access site for fuel deliveries (excerpt) 
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2. Revised plans to improve the setting of the proposed development and its visual contribution 
to the streetscape and reduce its negative visual and heritage impact. 

The applicant does not accept the premise that the modification application submitted to 
Council will result in any negative visual or heritage impact.  The proposal is to modify a 
development that is the subject of an existing approval.  The modifications will materially 
improve the visual and heritage impacts of the development.   

Further detail in this regard is set out in the applicant’s response to public submissions 
annexed to this letter. 

(a) Delete the 9m. tall signage pylon as this appears to be redundant. 

Condition 27 of the existing approval, and associated plans, provide for a pylon 
adjacent to the bus stop, close to the centre of the subject land’s street frontage.  The 
proposed 9m. tall signage pylon located the western end of the street frontage is 
proposed in lieu of the pylon sign in the current approved location.  

The proposed 9m. tall signage pylon will be the only material free-standing signage 
element and the only such element visible off the site.  It will display prices for the 
various grades of fuel offered at the site in accordance with regulatory requirements.  
It will also inform customers of the convenience retail and other offers available at the 
site. 

Compared to the location close to the centre of the street frontage that is 
contemplated in the original approval, this will result in a less prominent visual impact 
for the sign when looking onto the site, while still allowing drivers and other customers 
to identify fuel prices and other information about offers on the site and allow them to 
decide whether or not to enter the site. 

As a result of changes made to the built form in response to Council’s comments and 
submissions received on public notification, several signage elements shown on the 
modification drawings previously submitted to Council, and described in the Statement 
of Environmental Effects (SEE), have been deleted or modified.  The following table 
updates the table in section 4.4 of the SEE, with changes revision-marked for clarity: 

Sign 
Reference  
(from 
Signage 
Elevations) 

Quantity Location Dimensions 
(h x d) (m.) 
and area (m2) 

Illumination? 

S1 1 At entry to drive-through 
car wash queue stack 

0.6 x 1.82 
1.09m2 

Back illuminated 

S2 1 On building (west 
elevation) 

4.46 x 2.2 
9.81m2 

Non-illuminated 

S3 1 On building (west 
elevation) 

1.355 x 2.04 
2.76m2 

Non-illuminated 

S4 1 On building (west 
elevation) 

0.774 x 1.44 
1.11m2 

Non-illuminated 

S5 1 On building (west 
elevation) 

1.5 x 4.0 
6m2 

Digital LED 

S6 6 Under fuel canopy 1.4 x 0.76 
1.064m2 

Non-illuminated 

S7 1 Adjacent control building 
entry (west elevation) 

1.98 x 0.71 
1.4m2 

Digital LED 
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Sign 
Reference  
(from 
Signage 
Elevations) 

Quantity Location Dimensions 
(h x d) (m.) 
and area (m2) 

Illumination? 

S8 1 On building (south 
elevation) 

1.512 x 2.65 
4m2 

Back illuminated 

S9 - 
DELETED 

1 On building (south 
elevation) 

1.79 x 1.463 
2.62m2 

Back illuminated 

S10 1 On fuel canopy (south 
elevation) 

1.2 x 1.5 
1.8m2 

Back illuminated 

S11 1 Free-standing pylon sign 9 x 2.05 
18.45m2 

Back illuminated/ 
Digital LED 

S12 - 
DELETED 

1 On building (south/west 
elevation) 

2.5 x 2.0 
5m2 

Digital LED 

(b) Return materials of building to painted brick work and corrugated iron. 

The updated Elevations accompanying this letter provide for the materials of the 
control building to be brickwork, painted fibre cement board and glazing.  Face 
brickwork will predominate to the south elevation of the control building (facing the 
Queen Street boundary). 

(c) Reduce maximum height of the retail building to a 4.2m maximum and 3m where less 
than 11m from the street. 

(d) Set the building a minimum of 900mm from the boundary. 

(e) Reposition the retail building either: 

(i) behind the alignment of the adjacent cottage to the east, or 

(ii) mirror its location to the western boundary, or 

(iii) preferably to the front and centre of the site with entry and exit driveways to either 
side and area for seating in front and the bowsers behind the building. 

The predominant height of the control building is reduced to 4.6 metres in the revised 
drawings accompanying this letter (from 4.95 metres in the modification drawings 
previously submitted), with the “blade wall” elements reduced to 6.1 metres in the 
revised drawings (reduced from 7.05 metres in the modification drawings previously 
submitted).  As demonstrated in the revised elevations accompanying this letter, all of 
these elements of the development will be below the highest point on the roof of the 
shop building adjoining along the eastern boundary of the subject land. 

The control building is set back from the front boundary to a greater extent than the 
neighbouring shop to the east, with landscaped open space in front.  The revised site 
plan accompanying this letter also provides for a 900mm. setback to the eastern 
boundary of the subject land. 

The updated Site Plan accompanying this letter complies with item (i) of Council’s 
comment.  While the applicant has considered adopting items (ii) and (iii) of this 
suggestion, these layouts are not consistent with safe and convenient access for all 
relevant vehicles to, from and over the site, including the swept path for the 19m. 
vehicle which has been provided in accordance with Council’s requirement.  
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3. Revised Waste Management Plan detailing the ongoing servicing arrangements (minimising 
reversing) and suitability of the proposed refuse area for garbage collection. 

 A Waste Management Plan is under preparation, however due to changes to the site 
layout to accommodate Council’s comments in relation to access driveways, setbacks, 
streetscape impacts and other matters, has not been completed within the 14 days 
required by Council in its letter. 

 An extension until Friday 18 November 2022 is sought to provide this element of the 
applicant’s response to Council’s letter. 

4. Written response and consideration to the submissions received from the exhibition period. 

 The applicant has comprehensively reviewed the submissions that have been made 
available to it,  The applicant’s response to submissions received is annexed to this letter. 

 As Council is aware, and some submitters may have overlooked, the application now 
before Council seeks to modify an existing DA which already allows for the construction of 
a new service station on the subject land. 

 The modification application seeks to substitute revised drawings for the built form of that 
service station, which the applicant says will materially improve both the function and 
appearance of the site without any material increase in the scale, bulk or visual impact 
compared with what is currently approved, and no potential for materially adverse 
amenity impacts of any kind. 

I trust that the information provided will assist in the completion of Council’s assessment of the 
proposed modification. 

If you require any further information, please do not hesitate to contact me on 0412 550 034 or 
by email at a.caspar@peregrine.com.au.  
 
Yours Sincerely  
 
 
 
Andrew Caspar 
General Manager Planning 
Peregrine Corporation



 

 

 

Application for modification under section 4.55(2) of the Environmental 
Planning and Assessment Act 1979 

Applicant’s response to submissions received on public exhibition 
The applicant recognises the high level of public interest in the modification application and welcomes 
the opportunity to respond to issues that have been raised. 

The applicant has carefully considered all of the submissions made in response to public exhibition of 
the proposed modification.  For the purposes of this response, particular issues are addressed in order 
based on the frequency with which submitters raised those issues. 

The applicant’s analysis of the issues raised and the frequency which with submitters raised them is 
set out Chart 1 following. 

Heritage 

The most common issue raised in submissions is the impact of the proposed modification on the 
heritage values of the street and precinct.  139 of the 209 submissions raised this issue in one way or 
another.   

Submitters are concerned that the development is out of character with and unsympathetic to the 
streetscape and to nearby items of heritage value; that the scale of the development is inconsistent 
with its context; and that the proposed development will stand as an anomaly amidst 19th and early 
20th century architecture.   

Some submitters suggested that the built form proposed in the modification application could be 
revised to be more attractive and harmonious with existing elements of the streetscape.   

Other submitters noted that the Heritage Impact Assessment submitted in respect of the DA as it 
currently stands was premised on the small scale and small footprint of the service station buildings.  
They noted that no Heritage Impact Assessment had been submitted in respect of the modification 
application to justify a departure from the heritage impacts of the DA as it stands. 

The applicant responds as follows: 

 The application is for modification of an existing approval that authorises the re-
development of a service station on the subject land.  The existing approval authorises a 
186m2 “pay point kiosk” and a 29m2 “attached retail shop”.  These elements are replaced 
in the modification application by a “control building” that integrates the separate 
elements, with a total floor area of 279m2.  This is an increase in total floorspace of 64m2.  

 Because of the proposed reduction in the number of fuelling positions (from 8 to 6), the 
roof area of the fuel canopy is reduced from 286m2 to 196m2.  This is a reduction in the 
area covered by the fuel canopy of 90m2.  Under the proposed modification, the total area 
of the car wash plant room and the manual car wash is increasing by 11m2. 

 If the proposed modification is approved, the development will be of substantially lesser 
visual impact than the development as currently approved from any off-site vantage point 
because: 

- The total covered area (considering together enclosed buildings and structures and 
the area covered by the fuel canopy) is decreasing by approximately 15m2. 

- The retail element of the development, revised in accordance with the proposed 
modification, is more visually prominent from the street and a more visually 
dominant overall element of use of the subject land than is the case under the 
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development as currently approved, and the fuel sales element is correspondingly 
less prominent.  This retail element of the site will read as a “shopfront” in the 
streetscape, consistent with other existing streetscape elements, to a materially 
much greater degree than is the case with the development as currently approved. 

- The fuel canopy, revised in accordance with the proposed modification, is smaller in 
scale and much less visually prominent than the same element as currently 
approved.  The minimum setback of the fuel canopy as currently approved appears 
to be in no more than 2.5 to 3 metres.  Under the revised site plan submitted with 
this letter, a uniform set back of 7.3 metres is provided for the fuel canopy from the 
site’s street frontage.  

While the canopy is contemporary structure, the “butterfly” design, with the roofing 
cantilevered upwards and outwards from the centre, is of much more visual interest 
and of much less visual bulk than a traditional service station fuel canopy, and 
provides a greater sense of openness when viewed from off the site. 

 Further, after considering the public submission responses and Council’s comments in its 
letter of 7 October 2022, the applicant has revised the proposed layout, built form and 
materials of the development in the following ways: 

- Substantial reduction in the width of the proposed crossovers, from a total of 26.2 
metres under the modification plans previously submitted, to 19.7 metres in the 
revised Site Plan accompanying this letter. 

- Revision of the materials of the control building, particularly the southern (Queen 
Street) elevation, to provide predominantly for brickwork, painted fibre cement 
board and blazing to that frontage. 

- Reduction of the predominant height of the control building to 4.6 metres (from 
4.95 metres in the modification drawings previously submitted) with highest 
element (the “blade wall”) reduced to 6.1 metres (from 7.05 metres in the 
modification drawings previously submitted).  All elements of the control building 
will be below the highest point on the roof of the shop building adjoining along the 
eastern boundary of the subject land. 

- Providing a 900mm setback between the control building and the eastern boundary 
of the subject land. 

Revised drawings accompanying this letter reflect the above changes.   

The cumulative effect of these changes is that the contribution of the development to the 
streetscape, modified as proposed in this application, will read less as a “traditional” 
service station, and more as an element of the retail built form that predominates in the 
locality.  

 The development, amended as proposed in the modification application, will have a 
heritage impact that does not in any respect differ materially from the development as 
considered by Council and approved under the existing approval.  In several respects, as 
outlined above, the modified development will have a reduced impact on the streetscape 
and on identified heritage values.  There is no adverse heritage impact from the proposed 
modification. 
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Noise, light and other amenity impacts 

61 of the 209 submissions expressed concerns about potential noise impacts of the modification 
application.  28 submissions raised concerns about potential light spill from the subject land, 16 
submissions raised general amenity concerns and 9 submissions raised issues in relation to litter or air 
quality impacts from the subject land. 

The applicant responds as follows on these matters: 

 The Environmental Noise Assessment report submitted with the modification application 
considers sources of noise from the development, including mechanical plant and 
equipment, vehicle movements and use of the manual car wash facilities.  It recommends 
measures including the provision of a specified enclosure to rooftop mechanical plant, and 
that the car wash be restricted to use between the hours of 7:00am and 10:00pm on 
weekdays, and 8:00am and 10:00pm on weekends and public holidays. 

 The existing approval limits the hours of fuel tanker deliveries to between the hours of 
7:00am and 10:00pm on weekdays, and 8:00am to 10:00pm on Sundays and public 
holidays.  No change to these hours is proposed. 

 The existing approval limits the hours of fuel tanker deliveries to between the hours of 
7:00am and 8:00pm.  No change to these hours is proposed. 

 Subject to implementation of these measures, the report finds that acoustic impacts of the 
proposed modification will meet the acoustic requirements of the EPA’s Noise Policy for 
Industry and Road Noise Policy, and will be an acceptable outcome. 

 The site will be lit in accordance with applicable Australian Standards in a manner that will 
not cause any materially adverse impact on the locality.  As outlined in the Statement of 
Environmental Effects submitted as part of the modification application, back-illuminated 
signage will be illuminated in a manner that does not result in direct glare and will be 
dimmed during curfew (night-time) hours to a maximum of 5 lux at the site boundary, and 
1 lux at the roadway. 

 The existing approval includes conditions to address any potential impact from fumes, 
including Condition 60(j) requiring vapours displaced during fuel delivery to be collected 
and re-directed into the tanker storage compartments.  The modification application does 
not propose any change to this condition.  This condition will be complied with in 
operation of the development and will be sufficient to address any potential impact of fuel 
vapours. 

 Before the development commences operation, litter bins will be placed at prominent and 
convenient locations within the control building and throughout the site to encourage and 
enable customers to dispose of all waste material.  The bins will be emptied on regular 
schedule and in addition on an as-needs basis.  Staff will regularly inspect the site and its 
immediate surrounds to address any litter impact on or emanating from the site. 

Operating hours 

65 of the 209 submissions raised issues in connection with trading hours proposed in the modification 
application.  Concerns are expressed that operation of the car wash and associated vacuum 
equipment until 10:00pm is not appropriate, and that there is no requirement or justification for 
operation of the service station (and ancillary convenience retail) on a 24 hour per day, 7 day per week 
basis. 

The proposed operation of the service station (including ancillary retail sales) extends beyond the 
6:00am to 10:00pm hours specified in the existing approval.  The applicant’s reputation and 
business model are based on giving customers the opportunity to meet day-to-day needs at a 
location and at times convenient to them.  As some of the submitters recognise, fuel and groceries 
are not currently available on a 24 hour, 7 day per week basis in the locality.  Availability of 
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groceries and fuel outside of traditional retail trading hours will benefit shift workers, tourists and 
travellers and other members of the community who are not able to access essential needs during 
traditional retail trading hours, as well as members of the community who need access to essential 
items such as nappies, off-the-shelf medicines or personal care items on an urgent or unexpected 
basis. 

The existing approval authorises operation of the approved car wash element of the development 
between the hours of 7:00am and 8:00pm.  As outlined above, the Environmental Noise Assessment 
demonstrates that there is no adverse acoustic impact from operation of the car wash during the 
extended hours proposed in the modification application, namely from 7:00am until 10:00pm on 
weekdays, and from 8:00am until 10:00pm on weekends and public holidays.  (Compared with the 
existing approval, the modification application seeks to commence use of the car wash facility an 
hour later on weekends and public holidays). 

Given the absence of any materially adverse noise or other amenity impact, there are no good 
planning grounds to restrict trading hours of the service station (including ancillary retail sales) nor 
to further restrict trading hours of the car wash facility beyond the hours applied for in the 
modification application.  

Traffic and safety 

59 of the 209 submissions raised issues in relation to traffic and safety impacts of the modification 
application, primarily the risk that vehicles using the development will create unsafe conditions for 
pedestrians or other traffic. 

The current approval allows for re-development of a service station on the subject land; the number 
of fuelling positions is reduced (from 8 as currently approved, to 6 as now proposed); this, and the 
associated improvement in the layout of the site, will allow better vehicle circulation through the 
site and a clearer path of entry and exit for vehicles turning in and out.  As a result the potential for 
congestion and conflict, including conflict between pedestrians and vehicles, at the crossovers into 
the site is reduced. 

A Traffic and Parking Impact Assessment has been submitted in support of the modification 
application (which some submitters seem not to be aware of) estimating that compared to the 
development consent as it currently stands, the development as proposed in the modification 
application will generate an additional 22 vehicle trips (11 site entries, 11 site exits) during the 
morning peak hour period, and 32 vehicle trips (16 site entries, 16 site exits) during the afternoon 
peak period.  The report finds that there is no detrimental impact to the performance of the site 
crossovers or to Queen Street as a result of the net increase in traffic generation, when compared to 
the development as currently approved. 

Signage 

59 of the 209 submissions raised issues in relation to signage proposed in the modification application, 
primarily in relation to height and visual impact of the main 9 metre high signage pylon. 

Condition 27 of the existing approval, and the application drawings submitted in relation to the 
original approval, specifically allow for establishment of a “free-standing main I.D. illuminated price 
sign”.  That element is still proposed, in a revised location towards the western end of the subject 
land’s street frontage.   

Compared to the location close to the centre of the street frontage that is contemplated in the 
original approval, this will result in a less prominent visual impact for the sign when looking onto 
the site, while still allowing drivers and other customers to identify fuel prices and other 
information about offers on the site and allow them to decide whether or not to enter the site. 

In the location proposed in the modification application, close to the site’s western boundary, the 
lower 2.1 metres of the proposed pylon sign will not be readily visible to vehicles approaching from 
the west. 
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In addition, much of the signage face of the proposed pylon sign (approximately 35%) will be 
required to display the mandated statutory information in relation to fuel prices. 

In the revised elevations accompanying this response, two significant signage elements previously 
shown on the elevations submitted to Council, elements S10 and S12 on the south and south/west 
elevations of the control building, have been deleted, in response to Council’s requirement to 
“improve the visual contribution to the streetscape and reduce its negative visual and heritage 
impact”.  The overall scale of signage is thereby significantly reduced. 

As outlined in the Statement of Environmental Effects submitted as part of the modification 
application, back-illuminated signage will be illuminated in a manner that does not result in direct 
glare and will be dimmed during curfew (night-time) hours to a maximum of 5 lux at the site 
boundary, and 1 lux at the roadway. 

In the circumstances, the proposed 9 metre pylon sign, combined with the other (reduced) signage 
elements that are proposed under the revised drawings submitted with this response, represents a 
moderate and reasonable outcome for the site and the locality. 

Commercial need and business impacts 

57 of the 209 submissions questioned the need for a service station on the subject land.  The related 
issue of impacts on local business was raised in 54 of the 209 submissions. 

The use of the subject land as a service station has a long previous history and the re-development 
of a service station on this land is already authorised under the current approval.  Most of the 
submissions do not recognise or acknowledge that the re-development is already approved. 

The applicant acknowledges that the economic impacts on the locality are among the matters for 
consideration when a development application is assessed by the consent authority.  The proposed 
modification to the existing development consent will not materially change the nature of the 
activity that occurs on the site, but will materially improve the presentation of the development and 
will enable an enhanced convenience retail offer. 

Particularly when the site trades outside of the hours of traditional and existing retail facilities, it 
will provide residents and visitors with the ability to obtain a wide range of groceries and other 
essentials during those hours when they are not currently available in the locality. 

By allowing the establishment of an improved retail outlet the proposed modification will make a 
positive contribution to retail choice and competition and will be of net economic and social benefit. 

Land use 

34 of the 209 submissions referred to land use issues, including the appropriateness of a service 
station being established on the subject land and concerns that a fast food outlet is proposed for the 
site. 

As mentioned above, the site has previously been used as a service station, and the re-development 
of a service station on this land is already authorised under the current approval. 

No part of the existing approval or the proposed modification will allow a fast food operation, a 
take-away food outlet, a restaurant, a café or other like activities on the subject land.  No provision 
is made for seating or dining-in within the control building and no drive-through facility of the kind 
invariably associated with a fast-food business is proposed. 

The retail offer which will be established is consistent with and authorised under element (e) of the 
definition of “service station” within the Shoalhaven Local Environmental Plan 2014, that is “the 
ancillary retail selling or hiring of general merchandise or services or both”. 

The general merchandise sold will comprise groceries and other goods from the operator’s standard 
range of groceries for OTR-branded service stations, and will include day-to-day items such as bread, 
milk and other dairy products, coffee, juice and other drinks, sweets, canned and packaged food, 
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personal care items, smallgoods, flowers, automotive and household items and a range of fresh 
food items. 

Prepared food including salads, sandwiches and wraps, hot dogs and pies will also be sold, but will 
be substantially prepared off-site and brought in.  On-site preparation will be limited to final 
assembly and re-heating of some items, for example hot dogs and toasted sandwiches, and to 
preparation of coffee and other beverages.  As mentioned, there will be no facility for on-site 
consumption of any of these items. 

Tourism 

21 of the 209 submissions raised the potential for the proposal to diminish the appeal of Berry to 
tourists. 

The modification application that is currently before Council for assessment, compared to the 
development as currently approved and to the existing state of the subject land as a vacant site, will 
have a material positive impact on the appeal of Berry to tourists: 

 The development, modified as proposed in the modification application, will be much less 
visually prominent in the streetscape, and much more consistent with the existing 
streetscape, than the development as currently approved. 

The convenience retail element of the development, revised in accordance with the 
proposed modification, is more visually prominent from the street and a more visually 
dominant overall element of use of the subject land than is the case under the development 
as currently approved.  This element of the site will read as a “shopfront” in the streetscape, 
consistent with other existing streetscape elements, to a materially much greater degree 
than is the case with the development as currently approved. 

The fuel canopy, revised in accordance with the proposed modification, is correspondingly 
smaller in scale and much less visually prominent than the same element as currently 
approved.  The minimum setback of the fuel canopy as currently approved appears to be in 
no more than 2.5 to 3 metres.  Under the revised site plan submitted with this letter, a 
uniform set back of 7.3 metres is provided for the fuel canopy from the site’s street 
frontage. 

 On approval of the modification application, 24-hour, 7 day per week operation of the 
development will provide tourists who arrive or depart outside of traditional retail trading 
hours to buy necessary retail items (including bread, milk, coffee and other groceries, for 
example for tourists who are commencing a short-term holiday stay in self-catered 
accommodation) as well as fuel for onward travel. 

Provision of EV charging facilities 

15 of the 209 submissions suggest that the approved service station should include electric vehicle 
charging facilities. 

The applicant is keen to adopt this suggestion and the technical feasibility and requirements of 
including electric vehicle charging facilities is under active investigation.  The applicant will add 
these facilities to the proposed development as and when feasibility is confirmed. 

Landscape 

11 of the 209 submissions raised concerns about the lack of any landscape plan submitted in relation 
to the modification application. 

The Site Plan submitted as part of the modification application, and the Site Plan that accompanies 
this response to Council, both make provision for substantial areas of landscaped open space within 
the subject land’s frontage to Queen Street, along its western boundary and along and within the 
northern boundary in and around the car wash and its accessways. 
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The total area proposed for landscaping on the Site Plan accompanying this letter is 175m2.  This is a 
substantial increase over the estimated 95m2 provided under the site layout currently approved. 

Condition 25 of the existing approval requires the submission of an amended landscape plan prior 
to issue of the initial Construction Certificate.  To assist Council with consideration of the 
modification application, the applicant has engaged a landscape architect to prepare a revised 
landscape plan including the information required by Condition 25.  The applicant will submit the 
updated landscape plan to Council by Friday 18 November 2022. 

Other issues 

A range of other issues were mentioned in submissions, each in fewer than 10 out of the total of 209 
submissions.  These include that the development (as modified) will not increase employment or 
income in the community, and that the purpose of the modification is to introduce a fast food outlet 
“by stealth”. 

The development, as approved, and as modified by the present application if approved by Council, 
will result in substantial investment in construction (estimated at $2,000,000) and resulting 
employment and income for contractors and their employees during the construction phase. 

It is estimated that following completion of the development, ongoing employment equivalent to 4-
5 full-time positions will be created, however those positions will be filled by a combination of full-
time, part time and casual employees.  These roles will offer flexible employment opportunities 
including roles which suit people who may choose not to or may not be able to work on a full-time 
basis during traditional retail trading hours. 

There is no part of the development as approved, and nothing in the modification application now 
before Council, which provides for the development of anything other than a service station (with 
ancillary car wash).  In particular, no approval exists or is sought for a take away food and drink 
premises, a restaurant or café or any other food and drink premises that would allow for the sale of 
“branded” fast food for consumption either on or away from the subject land. 
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Chart 1 – Applicant’s summary of submissions received on public exhibition 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Total number of submissions received - 209 




