DEVELOPMENT APPLICATION
NOTIFICATION DOCUMENTS
Development Application # 2022 / 125
Address: Parkes Road FORBES
Proposed Development: Service Station, Food
Premises, Signage • Food and drink premises,
including the provision of takeaway. • Signage,
to advertise the proposed land uses on the
land. • Vehicle manoeuvring areas, including
car, truck and caravan parking. • Associated
landscaping.
Notification Period Ends: 7 November 2022
Should you require a meeting to discuss this
development application with Council’s Assessment
Team, please see reception to arrange an appointment
within the notification period.
Written submissions will be accepted until 5:00pm on
the final date of notification, as indicated above.

Created on 27/09/2022 4:21 PM

Drawn By:

Jenny Watts

Projection:

GDA2020 / MGA zone 55

Important Notice!

2 Court Street
PO Box 333
Forbes NSW 2871
Phone: (02) 6850 2399
www.forbes.nsw.gov.au

This map is not a precise survey document. Accurate locations can only be determined by a survey on the ground.
This information has been prepared for Council's internal purposes and for no other purpose. No statement is made about the
accuracy or suitability of the information for use for any purpose (whether the purpose has been notified to Council or not).
While every care is taken to ensure the accuracy of this data, neither the Forbes Council nor the LPI makes any representations
or warranties about its accuracy, reliability, completeness or suitability for any particular purpose and disclaims all responsibility
and all liability (including without limitation, liability in negligence) for all expenses, losses, damages (including indirect or
consequential damage) and costs which you might incur as a result of the data being inaccurate or incomplete in any way and
for any reason.
© The State of New South Wales (Land and Property Information),
© Forbes Council.

Map Scale: 1:7232 at A4

Date:

27/09/2022 4:21 PM

Check Point Threat Extraction Secured This Document
22ADL-1092
13 September 2022

Statement of Environmental Effects
Lot 692 Parkes Road, Forbes

Get Original

Contents
Introduction............................................................................................................ 2
Subject Land and Locality ........................................................................................ 3
Proposed Development .......................................................................................... 4
Procedural Matters ................................................................................................. 6
Council and Zone ........................................................................................................................... 6
Assessment Pathway ..................................................................................................................... 6

Development Assessment ....................................................................................... 7
Land Use ........................................................................................................................................ 7
Appearance of Development ........................................................................................................ 8
Building Height .............................................................................................................................. 8
Setbacks ........................................................................................................................................ 9
Landscaping ................................................................................................................................... 9
Signage ........................................................................................................................................ 10
Parking......................................................................................................................................... 11
Traffic .......................................................................................................................................... 13
Stormwater Management ........................................................................................................... 13
State Environmental Planning Policy (Resilience and Hazards) 2021 ......................................... 13
Interface between Land Uses ...................................................................................................... 14
Other Matters ............................................................................................................................. 14

Summary .............................................................................................................. 15

1

Introduction
URPS has been engaged by the applicant to provide this Statement of Environmental Effects for the
proposed development as described further below.
Together with this report I enclose:
• Architectural Plans by Richmond + Ross Consulting Engineers.
• Civil Plans by Richmond + Ross Consulting Engineers.
• Site Plan by Richmond + Ross Consulting Engineers.
• Vehicle Manoeuvring Plan by Richmond + Ross Consulting Engineers.
• Landscaping Plans by Site Image Landscape Architects.
• Validation Report by ERM.
• Traffic Impact Assessment by Traffix.
• Risk Screening Documentation by Hazkem Pty Ltd (SEPP – Resilience and Hazards).
An appraisal of the proposal’s performance against the most pertinent provisions is set out within this
Statement of Environmental Effects.
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Subject Land and Locality
The subject land is allotment Lot 692 (DP562981) Parkes Road, Forbes.
The land is situated on the corner of Wyndham Avenue and the Newell Highway, with vehicle access
from each road. The land is irregular in shape as somewhat dictated by the angles of the surrounding
road network.
The land is generally flat yet has subtle gradients throughout and comprises an approximate area of
10,225 square metres.
The land is currently vacant however has previously contained a petrol station with associated areas
used for truck parking.
The locality is primarily characterised by the following features:
• The Newell Highway which accommodates heavy vehicle movements travelling north and south.
• Large allotments comprising a range of land uses.
• Large industrial buildings, primarily to the north and east.
• Electrical infrastructure at 48-54 Parkes Road to the south.
• Residential and grazing land neighbouring the land to the west but primarily to the south-east, on
the opposite side of the Newell Highway.
These characteristics present a mixed character for the locality.
The wider locality comprises farming land to the north and the town centre of Forbes approximately
1.9 kilometres south of the subject land.
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Proposed Development
The proposed development is for:
• Service station.
• Food and drink premises, including the provision of takeaway.
• Signage, to advertise the proposed land uses on the land.
• Vehicle manoeuvring areas, including car, truck and caravan parking.
• Associated landscaping.
The LEP defines these types of development as follows:
“Service station means a building or place used for the sale by retail of fuels and lubricants for
motor vehicles, whether or not the building or place is also used for any one or more of the
following—
(a) the ancillary sale by retail of spare parts and accessories for motor vehicles,
(b) the cleaning of motor vehicles,
(c) installation of accessories,
(d) inspecting, repairing and servicing of motor vehicles (other than body building,
panel beating, spray painting, or chassis restoration),
(e) the ancillary retail selling or hiring of general merchandise or services or both”.
“Food and drink premises means premises that are used for the preparation and retail sale of
food or drink (or both) for immediate consumption on or off the premises, and includes any of
the following—
(a) a restaurant or cafe,
(b) take away food and drink premises,
(c) a pub,
(d) a small bar”.
“Signage means any sign, notice, device, representation or advertisement that advertises or
promotes any goods, services or events and any structure or vessel that is principally designed
for, or that is used for, the display of signage, and includes any of the following—
(a) an advertising structure,
(b) a building identification sign,
(c) a business identification sign,
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but does not include a traffic sign or traffic control facilities”.
Specifically, the proposal includes:
• Demolition of all buildings, concrete slabs and removal of existing trees on the land.
• Provision of "service station buildings", including a control building for the sale of fuel and
convenience goods, separate car and diesel canopies, associated car, caravan and truck parking
areas.
• Provision of a free-standing sign to advertise the fuels available and other services available on
the land (i.e. convenience goods and foodstuffs). The free-standing sign will have a total height of
8 metres.
• Provision of other wall and fascia mounted signs on the control building and canopies.
• The proposed development will be available for use 24 hours per day, 7 days a week.
• Provision of landscaping.
The proposed development Is best presented on the attached architectural plans by by Richmond +
Ross Consulting Engineers.
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Procedural Matters
Council and Zone
The subject land is situated in the Forbes Shire Council, meaning that the following documents apply to
the development for assessment purposes:
• Forbes Local Environmental Plan 2013 (LEP).
• Forbes Shire Development Control Plan 2013 (V2) – (DCP).
The land is situated in Zone IN1 – General Industry as per the LEP.

Assessment Pathway
The proposal is not prescribed as “permitted” or “prohibited” development in the Zone.
The proposal is prescribed as “permitted with consent” and will therefore be assessed via this process.
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Development Assessment
Below is an assessment of the proposal against the most pertinent provisions of the Planning and
Design Code:

Land Use
The objectives of the Zone are:
• To provide a wide range of industrial and warehouse land uses.
• To encourage employment opportunities.
• To minimise any adverse effect of industry on other land uses.
• To support and protect industrial land for industrial purposes.
Although the proposal will not specifically provide an industrial or warehouse use, it will achieve the
objectives of the Zone as follows:
• The proposed land use will provide a service that complements surrounding industrial land uses
which commonly use large vehicles for the transport and distribution of goods. The proposal will
offer an essential fuel service to the surrounding land uses such that it enhances their efficiency
and supports their ongoing activities.
• The proposal will introduce more competitive fuel prices to the locality which is a benefit to
surrounding industrial land uses.
• The proposal will not displace industrial or warehouse development, noting that the subject land is
currently vacant and was previously used for “service station” purposes.
• The proposal will offer a convenient food source for employees of surrounding land uses, including
those employed at industrial and warehouse facilities.
• The proposal will directly employ at least 5 to 10 staff members who will attend customers as
needed, however will also indirectly contribute to wider employment by way of the following:
− Truck drivers who will refuel the proposed service station.
− Maintenance and service technicians.
− Cleaners and gardeners.
− Off-site administration and accounting staff.
• The proposal has been designed in a manner to ensure no adverse effect on surrounding land
uses. This Is explained further throughout this report and the supporting documents.
The proposal is compatible with, and supplementary to, industrial and warehouse type land uses
anticipated in the Zone. The proposed land use will revive the previous “service station” use of the land
and is appropriate.
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Appearance of Development
The DCP aims to ensure that new development contributes to and enhances the character of Forbes
Shire by promoting consistency in the streetscape and ensuring that new developments consider their
visual appearance and contribution to the streetscape.
The DCP also guides:
• That all developments are to be harmonious in terms of their size, scale and bulk with surrounding
properties and the general area.
• Storage and loading areas should be screened from public view.
• Landscape areas be considered between developments to reduce conflict.
• Highly reflective material, cladding or finishes are not permitted as wall cladding.
The proposed buildings have been designed in a manner that is fit for purpose, yet also attractive,
comfortable and functional for future users.
As explained further below, the proposed buildings satisfy applicable height guidelines with
appropriate setbacks. These characteristics ensure a scale and bulk that is suitable to the locality but
also enables the provision of landscaping to enhance the developments appearance, above that of the
existing land.
I further note that the proposal discreetly positions loading areas and service infrastructure (i.e. bin
storage, air-conditioning etc) to ensure they are not prominent features within the development,
streetscape or locality.
The façade of the control building will comprise good levels of visual permeability into the building, but
will also facility casual surveillance upon the refuelling areas which feature open-sided canopies for
shade and shelter to future customers.
Each building will feature non-reflective materials and finishes and colours that are coordinated and
complement each other.

Building Height
The LEP guides that the height of a building on any land is not to exceed the maximum height shown
for the land on the ‘Height of Buildings Map’.
Map HOB_005CA guides that the maximum building height on the land is 17 metres.
This is achieved with each building comprising the following maximum heights:
• Control building (i.e. shop) = 8 metres.
• Car canopy = 6 metres.
• Truck canopy = 6.5 metres.
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• Sign = 8 metres.
Each proposed building is substantially below the maximum building height guidelines for the land.

Setbacks
The DCP guides that the siting of buildings is to be harmonious with immediately adjoining buildings
and the existing streetscape within the vicinity of the proposed development.
The DCP also guides that the following setbacks apply to the Forbes Midstate Industrial Park:
• A 30-metre setback to the Newell Highway.
• A 10-metre setback from all other roads.
• A minimum side setback of 7.5 metres.
• Front setback areas used for landscaping and car parking purposes.
Technically, the proposal is not a form of industrial development and therefore it is questionable
whether these numeric provisions should apply.
Notwithstanding this, the proposed buildings will be setback as follows:
• Approximately 17.5 metres from the land’s primary frontage to the Newell Highway.
• Approximately 29.2 metres to the edge of the Newell Highway, noting its wide verge.
• Approximately 24 metres to the land’s frontage with Wyndham Avenue.
• Approximately 35 metres to the edge of Wyndham Avenue.
• Approximately 55 metres from the northern side boundary.
• Approximately 7.5 metres to the western side boundary.
The generally central location of buildings within the land is considered appropriate and harmonious to
development in the wider locality, without impacting upon the function of the Newell Highway or
Wyndham Avenue.
This is particularly evident when noting that the proposal is not a form of industrial development, and
its buildings have a much lower form and scale that is well below applicable height guidelines.
The proposed setbacks also facilitate good levels of landscaping to enhance the appearance of the
land as discussed in detail below.

Landscaping
The DCP guides that landscaping is provided to soften the potential impacts of development.
The applicant has engaged Site Image Landscape Architects to prepare the attached landscaping
plans to complement the proposed development and improve the appearance of the land.
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The landscaping plans will provide a mix of trees, shrubs, ground covers and grasses as per the
indicative plant list extracted below. The trees will have a mature height up to 10 metres and will
provide a meaningful visual contribution to the locality.

Notably, the land currently comprises some sparse vegetation and the proposed landscaping plan will
increase the existing tree canopy over the land and therefore enhance the appearance of the locality.

Signage
The DCP aims to prevent the proliferation of advertising and reduce the visual complexity of the
streetscape using effective advertising.
The proposal includes the provision of a freestanding sign adjacent the Newell Highway as well as
wall-mounted and fascia signs on the control building and canopies.
I note the following in accordance with the DCP:
• All signs will advertise activities that are proposed on the land. The signs will not comprise thirdparty advertising.
• The proposal only includes 1 free-standing pylon sign in accordance with the DCP.
• All advertising will be integrated into the respective building designs.
• The proposal does not include advertising affixed to trees, light poles, or other structures.
• No signage will be mounted above an awning or verandah.
• The proposal does not include the use of bunting for advertising purposes.
• The proposed advertisements will not be externally illuminated (internal only) and will not move,
flash, or scroll. This will assist to prevent distraction to motorists and ensures a coordinated
advertising appearance.
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• The proposed advertisements have been carefully positioned on the land to prevent distraction to
motorists and retain good sight lines for motorists, pedestrians, and cyclists.
It is also acknowledged that State Environmental Planning Policy (Industry and Employment) 2021
applies to the land, in which Division 3 specifically applies to advertisements with a display area
greater than 20 metres or a height greater than 8 metres.
The proposed freestanding pylon sign will have a display area of 16.38 metres each side and a total
height of 8 metres.
State Environmental Planning Policy (Industry and Employment) 2021 further provides an assessment
criterion within Schedule 5 for this particular sign. This criterion is addressed below:
• The proposal is reasonably compatible with the existing and future character of the area noting
that it will provide good visibility to vehicles that will continue to utilise the Newell Highway, and is
of a size and scale that is easy to interpret and compatible with industrial buildings anticipated in
the locality.
• The locality is not environmentally sensitive and does not feature heritage, natural or other
conservations areas, open spaces, waterways etc. Therefore, the proposal would not impact upon
important areas of conservation.
• The locality does not comprise important views and the proposal would not be positioned on a
ridge such that it would skyline.
• The scale is appropriate to the land noting its large area of approximately 10,225 square metres.
• The level of internal illumination will be managed to prevent glare or detract from the surrounding
amenity.
• The level of illumination will be managed to not affect safety for pedestrians, vehicles or aircraft.
In this circumstance, the proposed advertisements are acceptable in the context of the proposed
development, its locality and the applicable planning provisions.

Parking
The applicant has engaged Traffix to the prepare the attached Traffic Impact Assessment.
The Traffic Impact Assessment provides an assessment against the applicable car parking guidelines
and explains the following:
• The DCP nominally states that a minimum of 10 car parking spaces are to be provided for service
stations.
• The DCP nominally requires a minimum of 15 spaces for a takeaway food and drink premises
with a drive-thru facility.
• The proposal provides appropriate car parking, noting the following:
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− The proposed takeaway food and drink premises is ancillary to the service station, with most
visitors likely stopping to refuel as their primary purpose for entering the site.
− The proposal provides a convenient drive-thru facility which will be used by visitors not
stopping for fuel, hence reducing the requirement for short-term parking spaces.
− The proposed takeaway food premises will not be a large chain store such as KFC or
McDonalds and will be operated by the service station owner.
− The RMS Guide to Traffic Generating Developments (2002) recommends a parking rate of 1
space per 5 seats for takeaway premises with indoor and outdoor seating. The proposed
development provides approximately 46 seats (inside and outside) and would nominally
require nine (9) spaces under the former RMS guide. This parking requirement is for larger
takeaway chain stores (KFC etc.), and hence, the requirement for nine (9) spaces is considered
conservative.
The Traffic Impact Assessment concludes that the provision of 21 on-site car parking spaces is
appropriate for the scale and nature of the proposed development such that the proposal is
supportable from a parking perspective.
In addition to the 21 on-site car parking spaces identified by Traffix, I note that the proposal also
includes the following on-site parking spaces:
• 12 car parking spaces beside each fuel bowser. It is common for motorists using the service
station to park their vehicles beside the bowsers when paying for the fuel and before leaving the
land.
• 2 waiting bays are proposed in the drive-thru area, in addition to general queuing space. This
means that drive-thru customers will not rely upon other on-site car parking spaces while
awaiting their meals.
• 4 truck parking spaces beside each diesel fuel bowser. Once again it is common for truck drivers
using the service station to park their truck beside the bowsers when paying for the fuel and
before leaving the land.
• 8 general truck parking spaces for those truck drivers attending the shop.
• 2 caravan parking spaces.
• A designated loading bay is proposed in a convenient location adjacent the service yard.
• 10 bike parking spaces.
Overall, it is considered that the proposal comprises ample on-site parking spaces for all anticipated
vehicles.
The Traffic Impact Assessment further explains that all car parking, truck parking and loading facilities
comply with the applicable Australian Standards.
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Traffic
As above, the applicant has engaged Traffix to the prepare the attached Traffic Impact Assessment.
The Traffic Impact Assessment provides an assessment of the proposed traffic and transport impacts
in comparison to the existing traffic conditions.
The assessment concludes:
• The proposed internal configuration satisfies the applicable Australian Standards.
• Proposed access arrangements comply with Austroads Guidelines.
• The intersection of the Newell Highway and Wyndham Avenue will continue to perform with
spare capacity.
• The proposed access arrangements have been designed to minimise impacts to the intersection
of the Newell Highway and Wyndham Avenue.
• Sight distances at the Newell Highway exit driveways are sufficient.
Overall, it is considered that the proposal provides safe, efficient, and convenient vehicle movements.

Stormwater Management
The applicant has engaged Richmond + Ross Consulting Engineers to prepare the attached Civil Plans.
The plans demonstrate how stormwater will be managed from the proposed development, including its
treatment via a SPEL Puraceptor to prevent the discharge of contaminates into the wider locality.
All stormwater will be managed and discharged from the land in a controlled and orderly manner.

State Environmental Planning Policy (Resilience and Hazards) 2021
The applicant has engaged Hazkem Pty Ltd to prepare the attached Risk Screening Documentation.
This document provides an assessment of the proposals safety performance against State
Environmental Planning Policy (Resilience and Hazards) 2021 to determine its suitably on the land.
The assessment concludes:
• That the site is deemed “not potentially hazardous”.
• The proposed design achieves all setback distances under SEPP 33.
• The design will not impose a significant level of risk to the community.
• There is no requirement for a Preliminary Hazard Analysis to be undertaken based on the site
being not potentially hazardous.
On this basis, the proposal has been suitably designed and is suitably positioned such that it is not
potentially hazardous.
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Interface between Land Uses
Development should generally be located and designed to mitigate adverse effects on or from
neighbouring and proximate land uses. In this respect, I note the following:
• The proposed development is not “potentially hazardous” with respect to State Environmental
Planning Policy (Resilience and Hazards) 2021, as explained above.
• The proposal will not produce unreasonably levels of smoke, dust, fumes or other air-quality
impacts.
• Vehicle manoeuvring areas will be suitably surfaced such that they are durable and free from mud
and dust.
• The proposal will not produce vibration or electrical interference.
• All lighting will be directed to minimise light spill and prevent distraction to motorists in the wider
area.
• The proposal will generate acceptable traffic volumes as explained above, particularly noting that
most generation will be existing passing vehicles.
• The proposal will not overshadow upon a residential property given it appropriate siting and
compliant building height.
• The proposal will not cause privacy issues for nearby residential properties.
For these reasons, the proposal is reasonably located and designed to mitigate adverse effects on or
from neighbouring and proximate land uses.

Other Matters
I also note the following:
• All fuel tanks and associated fuel lines will be double-walled and self-contained to minimise the
risk of leaks.
• Any waste collected will be removed by qualified people and disposed at a licensed waste depot.
• The fuel storage tanks will be equipped with leak detection systems. High level audible tank
alarms will be installed with alerts also sent to administration at Perry’s Fuel Distributors. The leak
detection system will achieve the applicable Australian Standards.
• Operators will attend the land in the unlikely event of an emergency. In addition, emergency
services can be contacted if necessary.
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Summary
In summary:
• The proposed land use will provide a service that complements surrounding industrial land uses.
The proposal will offer an essential fuel service to the surrounding land uses such that it enhances
their efficiency and supports their ongoing activities.
• The proposed buildings will have a scale and bulk that is suitable to the locality but also enables
the provision of landscaping to enhance the developments appearance, above that of the existing
land.
• Each proposed building is substantially below the maximum building height guidelines for the
land. Proposed building heights are therefore appropriate.
• The central location of the proposed buildings within the land is appropriate and harmonious to
development in the wider locality, without impacting upon the function of the Newell Highway or
Wyndham Avenue.
• The proposed landscaping plan will increase the existing tree canopy over the land and therefore
enhance the appearance of the locality. Landscaping will include a mix of trees, plants, ground
covers and grasses.
• The proposed advertisements will not impose proliferation, are of a suitable scale to the locality
and are safely positioned.
• The proposal comprises ample on-site parking for all anticipated vehicles.
• The proposal provides safe, efficient, and convenient vehicle movements in accordance with
applicable standards and rules.
• All stormwater will be managed and discharged from the land in a controlled, orderly and
environmentally sound manner.
• The proposal has been suitably designed and positioned such that it is not potentially hazardous.
• The proposal is reasonably located and designed to mitigate adverse effects on or from
neighbouring and proximate land uses.
The proposed development warrants Planning Approval.
Please contact me on (08) 8333 7999 if you have any queries.
Yours sincerely

Phil Harnett
Principal Consultant
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