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CITY QF

Salisbury

AGENDA
FOR COUNCIL ASSESSMENT PANEL MEETING TO BE HELD ON
27 FEBRUARY 2018 AT 6:00 PM
IN THE COUNCIL CHAMBER, 12 JAMES STREET, SALISBURY

MEMBERS
Mr D Wallace (Presiding Member)
Mr R Bateup
Ms L Caruso
Ms S Johnston
Mr J Watson

REQUIRED STAFF
General Manager City Development, Mr T Sutcliffe
Manager Development Services, Mr C Zafiropoulos (Assessment
Manager)
Team Leader — Planning, Mr A Curtis

APOLOGIES
LEAVE OF ABSENCE

ENDORSED MINUTES FROM PREVIOUS MEETING

Copy of the Endorsed Minutes of the Council Assessment Panel Meeting held on 23 January
2018.

DECLARATIONS OF CONFLICTS OF INTEREST
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REPORTS
Development Applications
5.1.1 361/1589/20LT12B ...ttt e e 9

Demolition of existing dwelling and associated structures and outbuildings,
removal of 40 Regulated Trees (8 being Significant Trees), transplanting of 13
Regulated Trees, the construction of a mixed use retail and entertainment complex
comprising major retail shops (2), speciality retail shops (13), cafe (1), bulky
goods tenancies (4), entertainment venues (3), indoor recreation centre
(gymnasium), fencing and screening structures, 3 fast food restaurants (with
associated drive through facility) together with associated siteworks, access/egress
to Kings Road, Main North Road and Mengel Court, at-grade car parking and
manoeuvring areas, loading docks, pedestrian paths, waste storage areas, outdoor
seating and landscaping at 1460 Main North Road, Salisbury South for GIC Kings
Road Pty Ltd.

OTHER BUSINESS

521 Status of Current Appeal Matters and Deferred Items

5.2.2 Policy Issues is Arising from Consideration of Development Applications
523 Future Meetings & Agenda Items

CLOSE

Please note:

Council is committed to openness and transparency in its decision making processes.
However, some documents contained within attachments to the Development Assessment
Panel agenda items are subject to copyright laws. Due to copyright restrictions the files are
only available for viewing. Printing is not possible. If these documents are reproduced in
any way, including saving and printing, it is an infringement of copyright.

By downloading this information, you acknowledge and agree that you will be bound by
provisions of the Copyright Act 1968 (Cth) and will not reproduce these documents without
the express written permission of the copyright owner.
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CITY QF

Salisbury

MINUTES OF COUNCIL ASSESSMENT PANEL MEETING HELD IN COUNCIL
CHAMBER, 12 JAMES STREET, SALISBURY ON

23 JANUARY 2018

MEMBERS PRESENT
Mr D Wallace (Presiding Member)
Mr R Bateup
Ms L Caruso
Ms S Johnston
Mr J Watson

STAT Manager Development Services, Mr C Zafiropoulos (Assessment Manager)
Team Leader — Planning, Mr A Curtis
Planning Consultant, Mr B Green

The meeting commenced at 6:00pm

The Presiding Member welcomed the members, staff and the gallery to the meeting.

APOLOGIES

Nil

LEAVE OF ABSENCE

Nil

DECLARATIONS OF CONFLICTS OF INTEREST

Ms L Caruso declared a conflict of interest because of her role as Elected Member on Council in
relation to Item 5.1.1 and left the meeting at 6:02pm.
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Minutes of the Council Assessment Panel Meeting 23/01/2018

REPORTS
Development Applications

5.1.1 361/2379/2017/1B
Demolition of existing council building, retail building, car parking and structures on
civic square, and construction of a four storey civic building (Community Hub) with
café, LED screen and associated car parking, pedestrian links and public spaces. at
Salisbury Civic Square, 62-66 John Street, Salisbury; Parabanks Shopping Centre, 68-
84 John Street, Salisbury; & Salisbury Council Offices, 12 James Street, Salisbury, SA
5108 for Hassell Studio

The Presiding Member invited Mr Liam Short, Hassell Studio to answer questions of
the Panel.

Mr J Watson moved and the Council Assessment Panel resolved by consensus that:

A The proposed development is not considered to be seriously at variance with the
Salisbury Council Development Plan consolidated 15 December 2016.

B. Pursuant to Section 33 of the Development Act 1993, Development Plan
Consent is GRANTED to application number 361/2379/2017/1B for the
demolition of existing council building, retail building, car parking and
structures on civic square, and construction of a four storey civic building
(Community Hub) with café, LED screen and associated car parking, pedestrian
links and public spaces in accordance with the plans and details submitted with
the application and subject to the following conditions:

Development Plan Consent Conditions

1. The development shall be carried out in accordance with the details submitted
with the application including the Salisbury Community Hub — Planning Report
(and Appendices) prepared by Future Urban Group for Hassell Studios dated 19
December 2017, and the following approved plans and documents, except
where otherwise varied by the conditions herein:

Drawing Plan Type Date Prepared
No. By

SK-01 Location Plan 1 December 2017 Hassell

SK-02 Car Park Plan 1 December 2017 Hassell

SK-03 Site Plan 1 December 2017 Hassell

SK-04 Ground Level Plan 1 December 2017 Hassell

SK-05 Mezzanine Level Plan 1 December 2017 Hassell

SK-06 Level 1 Plan 1 December 2017 Hassell

SK-07 Level 2 Plan 1 December 2017 Hassell

Page 4 City of Salisbury

Council Assessment Panel Agenda - 27 February 2018



SK-08 Level 3 Plan 1 December 2017 | Hassell

SK-09 Level 4 (Roof) Plan 1 December 2017 | Hassell

SK-10 Northern (James St) 1 December 2017 | Hassell
Elevation

SK-11 Eastern (Laneway) 1 December 2017 | Hassell
Elevation

SK-12 Southern (John St) 1 December 2017 | Hassell
Elevation

SK-13 Western (Church St) 1 December 2017 | Hassell
Elevation

SK-14 Longitudinal Section 1 December 2017 | Hassell

SK-15 Shading Diagram: 1 December 2017 | Hassell
Summer Solstice

SK-16 Shading Diagram: 1 December 2017 | Hassell
March Equinox

SK-17 Shading Diagram: 1 December 2017 | Hassell
Winter Solstice

SK-18 Shading Diagram: 1 December 2017 | Hassell
September Equinox

SK-19 Materials and Finishes | 1 December 2017 | Hassell
Palette

SK-20 External Perspective 1 December 2017 | Hassell
(Elevated)

SK-21 External Perspective: 1 December 2017 | Hassell
Ground Level Entry

SK-22 External Perspective: 1 December 2017 | Hassell
Level 1 Terrace

SK-02 Car Park Plan with 1 December 2017 | Hassell
landscape mark-ups

SK-34 Landscape — Surface 19 January 2018 Hassell
Treatment Plan

SK-35 Landscape — Planting 19 January 2018 Hassell
Plan

*  The approved documents referred to above may be subject to change by minor variations
permitted through the Building Rules Consent process.

*  Except where otherwise stated, the development shall be completed prior to the
commencement of use.

Reason:

To ensure the proposal is established in accordance with the
submitted plans.

2. All landscaping identified on the Approved Plans shall be completed within
three (3) months of commencement of use and shall be maintained at all times

thereafter (including the replacement of diseased or dying plants and the

removal of weeds and pest plants).

Reason:

To ensure the subject land is landscaped so as to enhance the visual
and environmental amenity of the locality.
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. All driveways and carparking areas shall be constructed with brick paving,

concrete or bitumen to a standard appropriate for the intended traffic volumes
and vehicle types.  Individual carparking bays shall be clearly linemarked.
Driveways and carparking areas shall be established prior to the approved use
commencing and maintained at all times to the satisfaction of Council.

Reason: To ensure access and carparking is provided on the site in a manner
that maintains and enhances the amenity of the locality.

. All goods and materials placed in the areas designed for outdoor storage

purposes shall be kept in a tidy manner at all times.
Reason: To improve the site appearance and amenity of the locality.

Stormwater from paved areas is to undergo water quality treatment prior to
discharge using the principles of Water Sensitive Urban Design, consisting of
grassed or vegetated swale drains, sedimentation basins and bio-
retention/filtration swales and basins.

Reason: To ensure water quality is suitable for discharge.

The carparking layout including car park spaces and aisle widths are to be
designed and constructed to comply with AS 2890.1 — Off-street Parking Part 1
and Austroads “Guide to Traffic Engineering Practice Part 11 — Parking” and
AS 2890.2 — Facilities for Commercial Vehicles.

Reason: To ensure that the development complies with Standards and Best
Engineering Practice.

The advertisement and advertising display shall be maintained in good repair at
all times.

Reason: To maintain the visual amenity of the locality.

Demolition works in the vicinity of Tree 15 shall be undertaken from within the
existing building footprint working away from the tree; in a manner that will
not impact the tree, and; in accordance with the Arborman Tree Solutions
‘Demolition Methodology’.

Reason: To minimise impact on the identified significant tree.

Carpark and footpath construction outside of the building envelope and within
the Tree Protection Zone of Tree 15 shall by constructed using permeable
pavement laid on a none compacting cellular confinement system (Geoweb or
similar) over the original grade i.e.: no excavation for the sub base.

Reason: To ensure the root system is intact when the car parks are no longer
required and thereby minimise the impact on the identified significant
tree.
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Advice Notes

1. 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.

2. 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.

Ms Caruso entered the meeting at 6:27pm

OTHER BUSINESS

5.2.1

Status of Current Appeal Matters and Deferred Items
The Panel was provided the following information in relation to the status of current
appeals:

Sikh Community Centre at 701- 709 Port Wakefield Road, Globe Derby
(361/1144/2016)

The applicant (United Sikhs of SA Inc ) has lodged an appeal to the Environment,
Resources and Development Court against the Panel’s decision to refuse the mixed use
development comprising prayer hall and associated facilities at 701 — 709 Pt Wakefield
Rd, Bolivar. The application was considered by the Panel on the 24th October 2017.

Three representors in relation to the proposal applied to the Court to join the appeal. The
representors are Mr Robert and Ms Rosa Frezza of 719-727 Port Wakefield Road,
Globe Derby Park; Mr John Chuong Tran, owner of 713A Port Wakefield Road, Globe
Derby Park; and Mr Des Nolan of 9 Alabar Crescent, Globe Derby Park. The Court
considered the joinder applications on the 15th January2018. Mr Nolan and Mr & Mrs
Frezza withdrew their applications to join as parties to the appeal. They agreed to
support John Trans’ submission. The Court allowed the joining of John Tran to the
Appeal.

The preliminary Conference immediately followed the joinder applications to the
Court. At the request of the applicant, the Appeal was left pending till the 15th May
2018 when the conference will resume. The applicant has indicated that they wish to
present an amended plan for consideration of the parties, which will be presented to the
Panel at a future meeting.
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Shia Community of South Australia at 256-258 Bridge Road, Pooraka (361/1549/2016)

The Environment, Resources and Development Court has heard the third party appeals
in relation to the Panel’s approval of a Place of Worship with Associated Activities and
Cemetery, Carparking, Landscaping and Stormwater Arrangements at 256-258 Bridge
Road, Pooraka for the Shia Community of South Australia. The appeals were heard by
the Court in June and August 2017 and is pending a decision.

5.2.2 Policy Issues is Arising from Consideration of Development Applications
Nil
523 Future Meetings & Agenda Items

Next meeting scheduled for Tuesday 27 February 2018.

ADOPTION OF MINUTES

Ms S Johnston moved, and the Council Assessment Panel resolved that the Minutes of the Council
Assessment Panel Meeting be taken and read as confirmed.

The meeting closed at 6:36pm.

PRESIDING MEMBER: Mr Doug Wallace

DATE: 23 January 2018
(refer to email approving minutes registered in Dataworks
Document Number 4698806)
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ITEM

DATE
APPLICATION NO.
APPLICANT

PROPOSAL

LOCATION

CERTIFICATE OF

TITLE

AUTHOR

5.11

COUNCIL ASSESSMENT PANEL
27 February 2018

361/1589/2017/2B

GIC Kings Road Pty Ltd

Demolition of existing dwelling and associated structures and
outbuildings, removal of 40 Regulated Trees (8 being Significant
Trees), transplanting of 13 Regulated Trees, the construction of a
mixed use retail and entertainment complex comprising major retail
shops (2), speciality retail shops (13), cafe (1), bulky goods
tenancies (4), entertainment venues (3), indoor recreation centre
(gymnasium), fencing and screening structures, 3 fast food
restaurants (with associated drive through facility) together with
associated siteworks, access/egress to Kings Road, Main North
Road and Mengel Court, at-grade car parking and manoeuvring
areas, loading docks, pedestrian paths, waste storage areas, outdoor
seating and landscaping

1460 Main North Road, Salisbury South

Volume 5068 Folio 957, Volume 5067 Folio 646, VVolume 5067
Folio 646, Volume 5067 Folio 648

Aaron Curtis, Team Leader - Planning, City Development

1. DEVELOPMENT APPLICATION DETAILS

Zone/Policy Area

Mixed Use (Bulky Goods, Entertainment and Leisure) Zone

Application Type

On-Merit

Public Notification Category | 2

Representations Received 3 valid (3 invalid), 1 wishes to be heard

Referrals — Statutory

- Commissioner of Highways — Schedule 8(3) of the
Development Regulations 2008

- Commonwealth Secretary for the Department of
Transport and Regional Services — Schedule 8(9) of
the Development Regulations 2008

Referrals — Internal

- Access and Inclusion

- Development Engineering (including Traffic,
Stormwater and Water Quality)

- Environmental Health

- Property Services

- Landscape Design

- Tree Services

- Urban Policy

City of Salisbury
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Item 5.1.1

ITEM5.1.1

Development Plan Version | Consolidated 15" December 2016 (Subject to Gazette Notice
19" January 2017 incorporating authorised amendment to the
Development Plan under Section 29(2)(b)(ii) of the
Development Act 1993 — not relevant to this application)

Assessing Officer Aaron Curtis, Team Leader — Planning

Recommendation Grant Development Plan Consent subject to Reserved
Matters and conditions

Meeting Date 23 January 2018

2. REPORT CONTENTS
Assessment Report

Attachment 1: Plans, Correspondence, Reports and Property Information

Attachment 2: Copy of Representations and Applicant's Response to Valid
Representations

Attachment 3: Invalid submissions made by persons not notified of development

Attachment 4: Schedule 8 referral responses

Attachment 5: Internal referral responses

Attachment 6: Development Plan extracts

3. EXECUTIVE SUMMARY

The applicant seeks approval for a mixed use retail and entertainment complex at 1460 Main
North Road, Salisbury South.

The ‘site’ as defined by cadastral boundaries comprises four allotments, bounded by Main
North Road to the south-east, Kings Road to the south-west, Rundle Road to the north-west
and Mengel Court to the north, having a total area of 20.63ha. The area occupied by the
‘development’ is limited to the portion of the site south-east of Horrie Miller Drive having an
area of 9.5ha (approx.).

The site is located within the Mixed Use (Bulky Goods, Entertainment and Leisure) Zone.
Development of the kind proposed is assessed “on-merit” and was a Category 2 form of
development for the purposes of public notification. Three valid representations were
received during the public notification period.

One of the representors wishes to make a verbal submission to the Panel.

This report provides a detailed assessment of the application against the relevant provisions of
the Salisbury Development Plan. Notwithstanding some non-compliance with some elements
of the Development Plan, the assessment found that:

- The mix of land uses and quantum of floor areas proposed is supported by the Zone;

- The single architectural design theme and style is supported by the Zone and the
buildings heights, bulk and mass is compatible with development in the locality;

- Adequate car parking and bicycle parking is provided;

- The development will not result in any unreasonable interference with aircraft
operations associated with the adjacent Parafield Airport;
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- Removal of 40 Regulated Trees is supported by a consulting arborist, removal is
subject to transplanting of 13 Regulated Trees and offset replacement plantings;
- A comprehensive landscaping strategy has been developed which is supported by the

Development Plan;

- Arrangements for access and egress to the site is supported by the Commissioner of

Highways, but is subject to final design;

- Arrangements for internal vehicular access and stormwater design are satisfactory but

subject to final design;

- Principles of safety/surveillance, sustainability and access inclusion are incorporated;

- The site is suitable for the intended use from a site contamination perspective;
- A comprehensive waste management strategy is proposed.

Accordingly, this report recommends that Development Plan Consent be granted, subject to

Reserved Matters and conditions.

4.  SUBJECT SITE

The ‘site’ as defined by cadastral boundaries comprises four allotments, bounded by Main
North Road to the south-east, Kings Road to the south-west, Rundle Road to the north-west
and Mengel Court to the north, having a total area of 20.63ha. The area occupied by the
‘development’ (hereafter the ‘site’) is limited to the portion of the site south-east of Horrie

Miller Drive (9.5ha approx.). The ‘site’ is shown below in figure 1:

Figure 1. Site of the proposed development

City of Salisbury
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The largest parcel is lot 120 and is of 20.20ha, while the remaining three land parcels (lots 20,
21 and 22) have a combined total area of 4,300m? and have a direct frontage only to Mengel
Court. The frontages of the combined allotments are 277m to Main North Road, 773.42m to
Kings Road, 179.89m to Rundle Road and 133.21m to Mengel Court.

The allotments are subject to easements as follows:

Lot 120, CT Volume 5068 Folio 957

- Subject to easement(s) over the land marked A to the Commonwealth of Australia
(AQ 1515594)

- Subject to easement(s) over the land marked B to the Minister of Water Resources
(T2970787)

- Subject to service easement(s) over the land marked D for sewerage purposes to South
Australian Water Corporation (223LG RPA).

Lot 20, CT Volume 5067 Folio 646

- Nil easements.

Lot 21, CT Volume 5067 Folio 647 and Lot 22, CT Volume 5067 Folio 648

- Subject to service easements over the land marked F(T/F) for Electricity Supply
purposes to Distribution Lessor Corporation (Subject to lease 8890000)(223LG RPA).

Easement A enables Parafield Airport to enter the property and lop any tree interfering with
aviation safety. Easements B and D relate to powers of maintenance of an existing sewer
main through the property. Easement F relates to existing pad mount transformers adjacent to
Mengel Court. All easements will be preserved. The applicant is negotiating with SA Water
in relation to proposed works within easements B and D.

The portion of the site nearest the corner of Main North and Kings Road is developed and
comprises a rectangular area of less than 4ha (yellow area in figure 2 below). This area
contains a single storey dwelling and associated ancillary structures including outbuildings,
former tennis court, water storage tank and private gardens. This part of the site has been
used historically as a retail plant nursery. Access is gained to this part of the site via a gated
unsealed access point to Kings Road and two gated access points to Main North Road, one
paved and one unsealed.

The private gardens are well established and largely screen views of the dwelling and
associated structures from Main North Road and Kings Road. This part of the site contains
some 40 Regulated Trees, majority of which have been planted and include 25 “Sugar Gums”,
12 Canary Island Date Palms, 1 Aleppo Pine, 1 Carob Bean and 1 Queensland Bottle Tree.
The strip of land adjacent Main North Road also contains numerous Pepper Trees.
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The remaining portion of the site (red area in figure 2 below) comprises undeveloped and
cleared land, used infrequently for grazing of sheep. The cleared area is devoid of buildings,
other than a row of fill stockpiles adjacent the northern boundary and two signs, one at the
junction of Kings Road/Horrie Miller Drive and the other at the Main North Road/Kings Road
corner.

The cleared part of the site is accessible via an unsealed access track established at the end of
the Mengel Court cul-de-sac head. An access gate also exists to Kings Road (near the Kings
Road/Horrie Miller Drive intersection) but does not appear to be utilised as a means of
frequent access.

Figure 2.  Aerial view with ‘developed’(yellow) and ‘undeveloped’ (red) areas shown

= A A g ; 5

The site is relatively level with a minor fall across the site from north-east down to south-
west. The highest point of the site is in the north-eastern corner adjacent to Main North Road
at a level of 22.2m Australian Height Datum (AHD). The lowest level of the site is near the
Kings Road/Horrie Miller junction at a level of about 19.8m AHD. Therefore, the total fall is
in the order of about 2.4m, over a distance of more than 460m.

Adjacent the Kings Road boundary is a separate land parcel owned by the Department of
Planning, Transport and Infrastructure, described as lot 121, Kings Road. The road verge,
including associated footpath, street trees and portion of the constructed road sits within this
land parcel. Approximately 100m of the site frontage to Kings Road, nearest to Horrie Miller
Drive, contains a slip lane and absence of a footpath and street trees.

Site photos are provided on the following pages:
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05/08/2017 15:11

Photo 1:  Looking north-west along Kings Road toward Horrie Miller Drive junction

05/09/2017 15:12

Photo 2:  Looking south-east along Kings Road toward Main North Road
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Photo 3:  Looking north-east from Kings Road toward access track

Photo 4: Lookin north-west from Mn North Road toward existing dwelling

B
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Photo 5:  Looking north-west along Main North Road toward bus stop 43

Po 6:

S

Lookig north-west from Main North Road toward access track
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—

- 05/09/2017 16:26

Photo 7: Lookigsouth-east from Mengel Court toward the dwelling and outbuildings

05/09/2017 16:26

Photo 8:  Looking north-west along Mengel Court
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5. LOCALITY

The locality is defined primarily by visual reference but also in terms of anticipated vehicular
movements along Mengel Court and in and out of the site via Kings Road and Main North
Road. Long range views of the site will be visible from Elder Smith Road, due to the
undeveloped nature of the Parafield Airport land. Views will also be achieved from
approaches toward the site from Mcintyre Road, Main North Road and Kings Road.

The development is expected to draw visitors from a broad catchment, however, for the
purposes of a determining a locality for this development, the broad catchment is not
considered.

The locality includes the following:
North:

Properties fronting Mengel Court and Rundle Road, generally small scale single storey
industrial buildings, used predominantly for general industrial, light industrial and
warehousing but also including several motor repair stations, an Australia post business hub,
fitness studio and animal day care facility. The large land parcel immediately north of the site
(at the end of Mengel Court) is occupied by Bondor and Metroll for warehousing. Further
north of this site is the Michell Wool processing facility. On the opposite side of Rundle
Road is Rundle Park, a large grassed athletics field with running track and clubroom. North-
west of Rundle Park is a concrete batching plant.

North-West

Properties west of Rundle Road and fronting Kings Road. These land parcels are larger than
in Mengel Court and contain several large building footprints occupied by Bickfords and
PMP Limited which front Cross Keys Road. Several land parcels fronting Rundle Road are
vacant. The site at the corner of 103-109 Kings Road is used for warehousing and is
approved for alterations and additions which are under construction.

South

Parafield Airport is located on the opposite side of Kings Road. The land is owned by the
Federal Government under long term lease to Adelaide Airport Ltd. Parafield Airport is a
major general aviation and pilot training airport in South Australia. The principal aviation-
related facilities include:

- Four-runway system comprising the main (illuminated) 03L/21R runway (1350m),
03R/21L runway (1279m), 26L/08R runway (992m) and 26R/08L runway (958m)
together with associated aprons and the sealed and unsealed taxiway system;

- On-airport car parking facilities;

- Aircraft maintenance hangars and associated facilities;

- Helicopter facilities;

- Air traffic control facilities;

- Public transport access; and

- Auviation fuel facilities.

The nearest runway 03L/21R is 350m south-west of the Kings Road/Horrie Miller Drive
junction and the runway approach is directly over the north-western portion of lot 120. The
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primary aviation precinct comprising the aircraft maintenance hangars, air traffic control
facilities and apron area are accessible via Dakota and Anderson Drive which connect to
Kings Road, more than 500m north-west from the Kings Road/Horrie Miller Drive junction.

The north-eastern corner of the Parafield Airport site is developed in the form of a non-
aviation commercial precinct. Access to the precinct is achieved via the signalised Kings
Road/Horrie Miller Drive junction and left in/left-out slip lanes to Main North Road.
Lawrence Hargrave Way provides means of internal vehicular connection between Main
North Road and Horrie Miller Drive.

The commercial precinct includes the following land uses:

- Roulettes Hotel, Parafield Airport drive-through liquor store and take-away pizza
shop, located adjacent the Kings Road/Horrie Miller Drive junction, with at-grade
parking in front;

- South of Roulettes Hotel fronting Horrie Miller Drive, a gravel car park;

- South of Horrie Miller Drive (adjacent the gravel car park), four freestanding
buildings comprising a mix of retail and bulky goods tenancies and associated at-grade
car parking;

- East of the Roulettes Hotel, an OTR petrol filling station, associated hardstand and
entry/exit to Kings Road;

- At the corner of Kings Road and Main North Road (across Lawrence Hargrave Way),
a restaurant, two retail tenancies and Parafield Airport entry signage;

- South of the restaurant and retail tenancies, a car wash, Bunnings Warehouse, Airport
City (comprising multiple tenancies used primarily for shops and bulky goods) and at-
grade parking adjacent to Main North Road.

East

Land east of Main North Road and north of Mclintyre Road is located within the Residential
Zone. A Shell petrol filling station is located at the corner of Main North Road and Mclntyre
Road. Remaining land comprises predominantly single storey dwellings on large residential
sized allotments, having frontage to an internal road network. Reserve buffers planted with
mature trees separate the rear yards of houses from Main North Road and Kings Road.

South-East

Land east of Main North Road and south of Mcintyre Road is located within the Industry
Zone. The Peter Kittle Toyota dealership is located at the corner of Main North Road and
Mclintyre Road. Uses further south and south-east comprise small-scale general industries,
motor repair stations, service trade premises and car wreckers.

A locality plan and contextual plan are provided on the following pages which define the site
boundary and the general boundary of the locality.

Locality Plan - Aerial
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Legend (Source: Dekho)

Subject site

S Site boundary

—_— Locality boundary

Legend (Source: Nearmap)

Subject site

S Zone boundary
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6. DESCRIPTION OF THE PROPOSED DEVELOPMENT
The proposed development incorporates the following elements:

- Demolition of existing dwelling, associated structures and outbuildings;

- Removal of 40 Regulated Trees (including 8 Significant Trees);

- Transplanting of 13 Regulated Trees (12 Canary Island Date Palms and 1 Queensland
Bottle Tree);

- Construction of a mixed use retail and entertainment complex comprising:

e Major retail shops (2) at the northern end of the site, major retail tenancy 1 of
3,910m? selling predominantly foodstuffs and major retail tenancy 2 of
6,205m? selling predominantly non-foodstuffs;

e Specialty retail shops (13);

o Café (1);

e Bulky Goods tenancies (4);

e Entertainment venues comprising an indoor bowling facility, cinema and
children’s active playspace at the southern end of the site;

e Indoor recreation centre (gymnasium) at upper floor level above the
entertainment venues;

e Three fast food restaurants (with associated drive through facility) clustered
adjacent to the Main North Road/Kings Road corner;

- Ancillary development including siteworks, access/egress to Kings Road, Main North
Road and Mengel Court, at-grade parking and manoeuvring areas, loading docks,
pedestrian paths, waste storage areas, outdoor seating and landscaping.

A detailed description of the various components of the development is discussed under the
“Assessment” section of this report.

A copy of the proposal plans, correspondence, reports and property information is contained
in Attachment 1.

7. CLASSIFICATION

The site is located within the Mixed Use (Bulky Goods, Entertainment and Leisure) Zone
(hereafter referred to as the ‘Zone’), under the Salisbury Development Plan, Gazetted 19"
January 2017. The proposed development is neither listed as a complying or non-complying
form of development in the Zone and shall therefore be assessed ‘on-merit”.

8. PUBLIC NOTIFICATION

Under Section 38 of the Development Act 1993, development may be assigned to either
Category 1 or Category 2 by the Development Plan or the Development Regulations 2008.
In the Zone, public consultation is dealt with in the following way:

Categories of public notification are prescribed in Schedule 9 of the Development Regulations 2008.

Further, the following forms of development (except where the development is non-complying) are
designated:
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Category 1 Category 2

Any development which consists of any of the All forms of development not listed as Category 1
following:

(a) Bulky goods outlet

(b) Café

(c) Entertainment venue

(d) Indoor recreation centre

(e) Petrol filling station

(f) Restaurant

(g) Service trade premises

(h) Shops with a gross leaseable floor area
greater than 200 square metres

(i) Take away food shop (my underlining)

The proposed café tenancy and tenancy 8B will have a gross leaseable floor area of 190m?.
Given that these tenancies will have a gross leaseable floor area of not greater than 200m?, the
application cannot be a Category 1 form of development. This aspect of the development
therefore falls as Category 2 and means the application as a whole is subject to a Category 2
public notification process.

The Category 2 public notification process took place between 11" and 22™ December 2017.
In total, three valid representations were received as follows:

Representations Received

Representations received Wish to be heard Support or Oppose
Brenton Burman, AECOM Australia Yes Oppose

Pty Ltd on behalf of Parafield Airport

Peter Kittle Toyota No Support

L Leondiou, M Leondiou No Support

A copy of the representations and the applicant’s response are contained in Attachment 2.

The following is a summary of the matters raised by the representors:

Summary of Representations

Brenton Burman, AECOM Australia Pty Ltd on behalf of Parafield Airport

- Thereis a lack of technical information provided in relation to potential impacts of the
development on the ongoing aviation and safety operations of Parafield Airport.

- Overlay Map Sal/41 Development Constraints within the Development Plan triggers a
referral for ‘all development’ on the subject land to the Department of Infrastructure and
Regional Development (DIRD) for consideration in relation to the height of buildings
proposed and their impact on aircraft operations. Pursuant to Schedule 8 of the Development
Regulations 2008, DIRD has power of direction over the decision of the relevant planning
authority. DIRD has raised numerous concerns in relation to airport safeguarding issues,
which do not appear to have been adequately addressed with the additional application
information that has been provided.

- The proposed development represents 46% of the Zone, and the remainder of the zone is
severely compromised by airport safety issues, with any potential development of this land
likely to have significant long-term operational and safety impacts to Parafield Airport. The
connection of this development with the remainder of the zone should be clarified.

- Consideration needs to be given to the proposed construction techniques, as temporary
structures such as cranes can intrude into protected airspace.
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- The windshear and turbulence assessment does not incorporate any specific modelling or
experimental validation to support the conclusion that the current design is appropriate from
a windshear and turbulence risk perspective. Modelling should be undertaken to ensure the
development does not result in any adverse impacts in relation to windshear and turbulence.

- The application does not provide any information or measures to detract birds (both through
design and management practices).

- The application does not provide any information in relation to signage or advertising
structures which may impact on airport operations due to the location, height and luminosity.

- The Salisbury Development Plan incorporates an ‘Airport Runway Control Policy Area” at
the south-western end of Parafield Airport’s two main runways. While this does not impact on
the site, it demonstrates how the National Airports Safeguarding Framework (NASF)
guidelines, including the concept of ‘Public Safety Zones’, has been further embedded into the
Development Plan. Following the recent air crash at Essendon Airport, the National Airports
Safeguarding Advisory Group (NASAG) is seeking to encourage the introduction of airport
‘Public Safety Zones’ to all State and Territory planning systems in Australia, which may
impose further limitations on the development potential of the site.

- Adetailed assessment of the proposed development in relation to the Airports (Protection of
Airspace) Regulations 1996 has not been provided.

- The projected volume of traffic, intersection upgrades, queuing and conflict issues and
provision of pick-up and set down areas require further consideration.

Peter Kittle Toyota

- Supports local development and believes it will be good for the area.

L Leondiou, M Leondiou

- No objection, will be good for the area.

Council has also received a number of submissions from persons not entitled to be notified of
the development, in opposition to the development, both prior to and during the Category 2
period. These submissions may be described as ‘invalid’ submissions and are not required to
be taken into account by the Panel in accordance with Section 38(17) of the Development Act
1993 as follows:

(17) Where a relevant authority is acting under this section in relation to a Category 2A or Category
2 development, a representation made by a person who is not entitled to be given notice of the
relevant application under this section is not required to be taken into account under this
section and will not have effect for any relevant purpose under this section.

The invalid submissions were provided to the applicant for their consideration. The applicant
has not responded to issues raised in the invalid representations and advised that that they
should not be presented to the CAP, considered by the CAP or be given permission to appear
before the CAP as such an action is considered to be a “fundamental breach” of the
requirements of the Development Act 1993.

While section 38(17) provides that invalid representations are not required to be taken into
account and have no legal effect, the Act does not expressly prohibit the Panel from having
regard to them if, for example, they contain relevant information that would assist the Panel’s
decision-making on the planning merits.

Given the above, the invalid representations have not been individually addressed but issues
that are relevant to the development are addressed under the assessment section of this report.
A copy of the representations are contained in Attachment 3 for information.

A summary of the applicant’s response to the valid submissions is contained within the table
below.
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Applicant’s Response to valid representations

Anthony Gatti, Intro on behalf of GIC Kings Road Pty Ltd

The balance of the land is not proposed to be developed. Development of this site will be
subject to a new application and shall be subject to referral to the airports authority.

A windshear and turbulence analysis has been prepared which demonstrates that the
development will not adversely affect the operations of Parafield Airport.

The proponent has previously developed land on the Parafield Airport Commercial precinct
land and is aware of the issues of development next to an airfield.

The proponent shall work with Parafield Airport Ltd in a collaborative manner including
developing management procedures to address bird flocking.

Advertising signage is not proposed under this application. All advertising shall be subject to
a fresh application and subject to referral to the airports authority.

An assessment of the development against the Airports Act 1996 and Airports (Protection of
Airspace) Regulation 1996 is not required under the Development Act 1993.

The proponent is working with the Department of Transport to ensure that all road based
traffic issues are resolved.

The zone permits retailing and supports the quantum and type of retailing proposed.

9.

REFERRALS - STATUTORY

The application was subject to the following referrals in accordance with Schedule 8 of the
Development Regulations 2008:

Commissioner of Highways — Schedule 8(3) of the Development Regulations 2008 on
the basis that new access points are proposed to a Primary Arterial (Main North Road)
and Secondary Arterial Road (Kings Road) as shown on Overlay Maps (Transport)
Sal/41 and 42 of the Salisbury Development Plan. The development will also
encroach within a road widening setback under the Metropolitan Adelaide Road
Widening Plan Act 1972, insofar as a 20m reserve is provided for adjacent to the Main
North Road frontage;

Commonwealth Secretary for the Department of Transport and Regional Services —
Schedule 8(9) of the Development Regulations 2008 on the basis that the development
will involve building work within Zone A (all structures) as shown on Overlay Maps
(Development Constraints) Sal/34, 41 and 42.

A copy of the referral responses are contained in Attachment 4.
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The following is a summary of the responses received:

Commissioner of Highways

- DPTI does not object in-principle to the intent of the proposed development (ie. the mix of
land uses, the scale of the proposed development — subject to additional traffic analysis and
the provision of access to/from the arterial road network in some form). However, there are a
number of aspects of the Road Infrastructure Design and Delivery Deed over the subject land
that remain outstanding. In particular, the principles and performance criteria mentioned
above. Detailed Road/Traffic Analysis for the whole site, the agreed Traffic Intervention Plan
and the Final Deed will need to be resolved to the satisfaction of DPTI prior to full
development approval.

Commonwealth Secretary for the Department of Transport and Regional Services

- The Department does not support this application as it appears to be incompatible with the
ongoing safe operation of the airport and inconsistent with a number of National Airports
Safeguarding Framework (NASF) Guidelines.

- The Department recommends a detailed wind assessment is conducted and advice is sought
from the Civil Aviation Safety Authority to confirm any windshear/turbulence assessment.

- Parafield Airport should be advised of the planned height of the building as well as any
associated crane activities to ensure that any approvals required under the Airports
(Protection of Airspace) Regulations 1996 are obtained.

- The site falls largely within the Parafield Airport ANEF 30 contour, however, there is a
significant portion of the site within the ANEF 35 contour. Any commercial development
within the 30 contour should be designed such that internal noise levels inside commercial
buildings (shops, supermarkets, showrooms) remain below 75 decibels during aircraft
overflight, in accordance with Table 3.3 of AS 2021:2015. SA 2021:2015 prescribes that
commercial-use buildings are unacceptable within the ANEF 35 contour.

- Accidents on take-off and landing are most likely to occur within one kilometer of runway
ends. The National Airports Safeguarding Advisory Group is currently developing a new
NASF Guideline on ‘Public Safety Zones’ (PSZ) immediately beyond runway ends. The
proximity of the proposed site to the northern ends of the runways at Parafield Airport would
appear likely to place it within a ‘PSZ. Based on the current draft Guideline, it would be
inappropriate to develop a commercial and leisure complex within the site, as such a
development would significantly increase the number of people present within the PSZ.

The reference in the Department’s response to the Public Safety Zone is fundamentally
inconsistent with the zoning of the land under the Development Plan which supports a mixed
use development. Itis noted that the NASF Guideline on ‘Public Safety Zones’ is a draft
Guideline and carries no weight for the purposes of assessment of this application against the
Salisbury Development Plan.
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10. REFERRALS - INTERNAL
Internal consultation has taken place with the following stakeholders:

- Access and Inclusion;

- Development Engineering (including Traffic, Stormwater and Water Quality);
- Environmental Health;

- Landscape Design;

- Property Services;

- Tree Services;

- Urban Policy.

The applicant has responded to the internal comments as part of their information request
response. Conditions and advice notes are included to address any other matters identified
through the internal consultation process. The referral responses can be viewed in
Attachment 5.

11. ASSESSMENT
Background to the Mixed Use (Bulky Goods, Entertainment and Leisure) Zone

The current provisions of the Zone came into effect under a Ministerial Development Plan
Amendment (DPA), Gazetted on 21% April 2016. While not relevant to the assessment of this
application, the background to the current Zone provisions is important in providing context
for consideration of this proposal.

A key goal of the Ministerial DPA was “...to consider matters that can have a negative
influence on the decision to invest and develop in centres from the outset due to a lack of
certainty and control”. The DPA sought to respond to a Productivity Commission report
which “acknowledged a need to establish land use zoning and practices that are more
conducive to business activity by broadened zoning, reduced prescription, simplified planning
requirements, facilitating more ‘as of right’ development and to address third party appeal
processes”.

The Ministerial DPA made a number of significant changes to the Zone. The most significant
changes can be summarised as follows:

- Removing reference in the Zone to all statements excluding supermarkets;

- Replacing prescriptive terms in the Zone with more flexible terms (ie. removing
‘should not exceed’ and replacing with terms like ‘or thereabouts’, ‘will generally’ and
‘in the order of’);

- Removing non-complying triggers applicable to a shop and supermarket.

These changes are particularly notable to the extent it may be suggested the Zone actively
discourages the establishment of a supermarket; while that may have been the case
previously, the policy has been watered down to some extent by the Ministerial DPA in that
supermarkets are now no longer actively discouraged in the Zone.
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Having said that, the proposal must nevertheless be considered on its merits against all
relevant provisions of the Development Plan, and it cannot be said that the removal of a
“prohibition” against supermarkets automatically makes a supermarket an acceptable form of
development.

Seriously at Variance

The Panel must resolve whether the development is seriously at variance with the
Development Plan. Section 35(2) of the Development Act 1993 provides that:

(2) Subject to subsection (1), a development that is assessed by a relevant authority as being
seriously at variance with the relevant Development Plan must not be granted consent.

“Serious” is defined in The Macquarie English Dictionary, to mean “weighty or important”.
Thus, the expression “seriously at variance with the Development Plan” refers to that which is
an important or grave departure in either quantity or degree from the Development Plan. It
denotes something which is plainly not slight or trifling. It is not enough that the proposal
might conflict with the Development Plan; it must be seriously at variance with it: Courtney
Hill Pty Ltd v South Australian Planning Commission (1990).

To ascertain whether a development is seriously at variance with the Development Plan
“requires an examination on what is the essential thrust and objective of the Development

Plan...so far as they apply to the land the subject of the intended development and its
locality.” (Mar Mina (SA) Pty Ltd v City of Marion & Anor (2008) SASC 120).

It is also important to note that in determining whether a proposal is seriously at variance, it is
not to the point that the objective of the Plan cannot be or is unlikely to be achieved. If for
some reason the essential thrust and objective of the Plan is not achievable, then the
appropriate remedy is for the Development Plan to be amended, rather than to allow
development that is seriously at variance to occur: Alexandrina Council v Strath Hub Pty Ltd
(2003) SASC 382.

Turning to consider the Development Plan, the Zone expresses broad objectives in terms of
the envisaged land uses. The Principles of Development Control support these Objectives.
Obijective 1 of the Zone seeks:

1 A zone primarily accommodating entertainment and leisure activities, bulky goods outlets,
larger floorplate retail (selling predominantly non-foodstuffs) and service trade premises. (my
underlining)

Principle of Development Control 1 of the Zone further states that the following forms of
development are envisaged:

e Leisure and entertainment venues, including indoor recreation with a maximum total floor
area in the order of 20,000 square metres across the zone;

o Bulky goods outlet and service trade premise that comprise only indoor displays with a
maximum total floor area in the order of 18,000 square metres across the zone;

e Shops (excluding bulky goods outlets and restaurants) with a minimum total floor area in the
order of 200 square metres and a maximum in the order of 15,000 square metres per tenancy
with a maximum total floor area across the zone in the order of 46,000 square metres;
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e Restaurants with a maximum total floor area in the order of 1,200 square metres across the
zone. (my underlining)

The proposed land uses are consistent with Objective 1 and the quantum of floor area for the
respective uses is also consistent with Principle of Development Control 1. In this respect,
the proposed land uses and quantum of floor areas are clearly consistent with the Zone.

Furthermore, the proposed development is consistent with the following explicit references in
the Desired Character Statement which relate to the envisaged land uses:

The Zone will be developed as a unique specialist centre accommodating a mix of entertainment
and leisure activities, bulky goods outlets, large floorplate retail (selling predominantly non-
foodstuffs) and service trade premises.

The Zone will accommodate some larger format bulky goods and ‘bulky retail” and retail outlets.

The Zone also makes a series of statements in respect of the anticipated “style” of retailing
being somewhat different from a traditional shopping centre.

Examples in the Desired Character Statement include:

The zone will be developed as a unique specialist centre accommodating a mix of entertainment
and leisure activities, bulky goods outlets, large floorplate retail (selling predominantly non-
foodstuffs) and service trade premises.

... There is capacity for a diverse range of tenancies to be established within the zone, and the
retail components are envisaged to offer an alternative model to that typically found in
traditional centres by way of their larger floor area and retail model.

It is envisaged that the zone will include the development of a single large floorplate shop with a
floor area between 10,000 square metres and 15,000 square metres or thereabouts. Up to 45%
of the total floor space of this tenancy may include the display and sale of foodstuffs. This shop
will provide an alternative retail model for small and medium businesses and individuals to
purchase products in bulk.

The retail outlet component is envisaged to comprise a premium outlet centre offering leading
brands of fashion, sports, cosmetics, electronics and homewares. Each tenancy will generally be
200 square metres or more to provide an alternative model to smaller tenancies found within
other centres.

These elements are considered to be important and should be considered as part of the overall
assessment of whether the application is seriously at variance.

In this regard, arguments that the proposed development is seriously at variance with the
Development Plan include that:

- The proposal does not constitute a “unique specialist centre”;

- There is an absence of a single large floor plate tenancy;

- The tenancies labelled “Major Retail 1”” and “Major Retail 2” may be occupied by a
supermarket, which is not an envisaged land use;
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- There is an absence of “an alternative retail model for small and medium businesses
and individuals to purchase products in bulk”;

In response to this, the applicant has advised that:

- The major retail tenancy 1 (3,910m?) will be used for the sale of predominantly
foodstuffs and major retail tenancy 2 (6,205m?) will be used for the sale of
predominately non-food stuffs, consistent with the objective of the zone.

- The proposal provides for entertainment land uses, bulky goods outlets and large
floorplate retail (selling predominately non-food stuffs) which represents the majority
of the requirements for it to satisfy the unique specialist centre test.

- The alternative retail model is that each tenancy will generally be 200m? or more, with
the exception of one of the tenancies, allowing the desired alternative retail model.

- While Objective 1 sets out uses which should primarily be found in the zone, this does
not mean that other uses are not permitted in the zone.

- The subject land represents approximately 46% of the total land in the zone and there
is ample opportunity on the balance of the land to construct a single large floorplate
shop with a floor area between 10,000m? and 15,000m?.

Furthermore, consideration has been given to:

- The phrase “predominantly non-food stuffs” anticipates some retailing of food stuffs;

- Retailing of foodstuffs is expressly limited to major tenancy 1 (supermarket).

- The fact that a supermarket is not an expressly envisaged land use does not mean there
is variance; the zone clearly contemplates a diversity of retail shops of different sizes
and types;

- The Desired Character statement contemplates “retail outlets” and “a diverse range of
tenancies”; a supermarket and discount department store are part of that diversity;

- The absence of a “larger single floor plate tenancy” for small and medium businesses
to purchase products in bulk (Cost Co) is noted; however, it is one of many envisaged
elements of the zone. If the zone as fully developed does not include it, then the zone
as a whole may be seriously at variance; but that conclusion is premature given that
over 50% of the zone remains available for it;

- The larger specialty shops will provide an alternative retail model to traditional
specialty shops which are generally much smaller;

- “Uniqueness” is derived from integration with the leisure and entertainment precinct,
as well as a mix of larger specialty tenancies and bulky goods; with potential for
further uniqueness in the future when the balance of the zone is developed;

- The role of the Development Plan is not to inhibit or provide a road block to
development that is sufficiently in accordance with the overall thrust of the plan.

While, in one sense, the absence of a larger floor plate tenancy may be considered to be at
variance with the Development Plan (in the context of the zone in its entirety), on balance, it
is considered that the proposal is not “seriously at variance” given the high degree of
consistency of the elements proposed in the development, and the potential for the full range
of envisaged retail and non-retail uses (including a Cost Co style offering) to be achieved in
the zone in the fullness of time.

It is also not considered that the proposal is seriously at variance with the General Section
“Centres and Retail Development” provisions of the Development Plan (see further below).
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In conclusion, the proposed mix of land uses and quantum of floor area for the uses is
consistent with Objective 1, Principle of Development Control 1 and the parts of the Desired
Character Statement which express the desired land uses. On this basis, it is recommended
that the Panel resolve that the proposed development is not seriously at variance with the
Development Plan.

Assessment

A detailed assessment of the application has taken place against the relevant provisions of the
Salisbury Development Plan and is described below under headings.

An extract of the relevant Development Plan, Consolidated 15" December 2016 (but subject
to Gazette Notice 19" January 2017) is contained in Attachment 6. The relevant provisions
are also highlighted in the Attachment.

The Development Plan version Gazetted 19" January 2017 incorporates amendments to the
Development Plan under Section 29(2)(b)(ii) of the Development Act 1993, which are not
reflected in the attachment but are not relevant to this application.

Centres and Retail Development

The Salisbury Development Plan supports integrated centres. Under the General Section,
“Centres and Retail Development” module, Objectives 1, 5 and 6 state that:

1 Shopping, administrative, cultural, community, entertainment, educational, religious and
recreational facilities located in integrated centres.

5 Centres developed in accordance with a hierarchy based on function, so that each type of centre
provides a proportion of the total requirement of goods and services commensurate with its
role.

6 Development of centres outside of Greater Adelaide in accordance with the following
hierarchy:

(a) Regional Centre;

(b) District Centre;

(c) Town Centre (for smaller towns with a single centre zone);

(d) Local Centre (subsidiary centres for towns with a regional or district centre).

The Zone is akin to a large District Centre Zone in terms of the anticipated retail floor area of
up to 46,000m?but is unique in that it seeks a combined leisure and entertainment offering.
The Zone envisages uses that are referenced under Objective 1, albeit on a more limited basis
(i.e. primarily shopping, entertainment and leisure/recreational facilities). While the title of
the Zone does not include the word “centre”, the Desired Character statement makes various
references which suggest that the Zone will function as a “centre” of a different kind: see for
example references to a “unique specialist centre”, a “premium outlet centre” and as an
alternative to “traditional centres” and “other centres”.

As such, it is evident that the Zone is a form of “alternative” centre zone as it will be an
integrated centre incorporating a selection of uses as anticipated within centre zones.
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It is also clear that the Zone contemplates retail development of a substantial size and order,
and that it picks up many of the themes that appear in the General Section, “Centres and
Retail Development” module including for example the creation of a pedestrian-friendly
environment, integration of utility spaces, integrated signage and so on.

As such, it is considered that the general provisions of the Plan appearing under the “Centres
and Retail Development” module apply equally to the Zone as to other forms of centre zones.
Further, it would be erroneous to conclude that the Zone sits outside, or that it would
somehow be at odds with, the hierarchy of centres referred to in the “Centres and Retail
Development” module. As discussed further below, it would also be incorrect to say the
proposed development was for a retail development being undertaken “outside of zones that
allow for retail development”; see PDC 10 and 12, “Centres and Retail Development” module
(see below).

Objective 5 seeks that centres are developed in accordance with a hierarchy based on
function. The Zone expresses what the intended function of the Zone is in terms of the broad
range of uses that are anticipated and the anticipated size of the development based on
expressed floor areas, contained under Principle of Development Control 1 of the Zone.

Principle of Development Control 6 is not relevant to this proposal in that the site is not
located outside of Greater Adelaide.

Principles of Development Control 10 and 12 under the “Centres and Retail Development”
module further state that:

10 A shop or group of shops with a gross leaseable area of greater than 250 square metres should
be located within a centre zone.

12 Ashop or group of shops located outside of zones that allow for retail development should:

(a) Be of asize and type that will not hinder the development, function or viability of any centre
Zone;

(b) Not demonstrably lead to the physical deterioration of any designated centre;

(c) Be developed taking into consideration its effect on adjacent development

The proposed development incorporates shops having a gross leaseable area in excess of 250
square metres. As discussed above, it is considered that the proposed development will occur
within a “centre zone”, and conversely, that it will not be located outside of zones that allow
for retail development. When considering the clearly expressed policy in the Zone, the Zone
provisions allow for retail development within a “centre” type environment, albeit one that is
differentiated from a traditional centre. As stated above, the Zone is considered to be in
essence that of a ‘centre zone’ in that it anticipates a selection of uses encouraged within a
centre zone and the floor area limits are akin to that of a large ‘District Centre’.

Principle of Development Control 12 seeks to avoid development outside of designated zones
which may hinder the development, function or viability of any centre zone. The Zone
broadly contemplates retailing up to a prescribed limit and the development is consistent with
those expressed limits.
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Land Use and Form of Development

The proposed mix of land uses is consistent with the envisaged land uses for the Zone. As
stated earlier, there are total floor area guidelines that apply to the envisaged land uses under
Principle of Development Control 1 and there is also a guideline in terms of the maximum
total floor area for combined uses anticipated in the Zone.

The total floor area and respective percentages of the total area that are expressed in the Zone

are as follows:

common areas etc.).

The proposed floor areas are as follows:

Leisure and entertainment venues (including indoor recreation) — 20,000m? (23%);
Bulky goods outlet and service trade premise — 18,000m? (21%);

Shops (excluding bulky goods outlets and restaurants) — 46,000m? (54%);
Restaurants — 1,200m? (1.4%):;
TOTAL — 85,200m? (gross leaseable floor area of 77,900m? — ie. Excluding malls,

e Leisure and entertainment venues (including indoor recreation) — 8,205m? (29.29% of
proposed gross leaseable floor area);

Bulky goods — 2,920m? (10.42% of proposed gross leaseable floor area);
Shops — 16,126m? (57.57% of proposed gross leaseable floor area);

Fast food restaurants — 760m? (2.71% of proposed gross leaseable floor area);
TOTAL — 28,011m? of gross leaseable floor area or 30,136m? of total floor area

(35.95% of gross leaseable floor area and 35.37% of total floor area).

The proposal has been considered against Principle of Development Control 1 in terms of the
proportion (ie. mix) of uses and the total capacity that is remaining for future development on

the balance of the land. This detail is summarised in table 1 below.

Table 1. Proposed floor area by use measured against maximum gross leaseable area (GLA)

permitted in Zone

Land use Maximum % of Total | Proposed % of GLA of | Remaining
GLA in Zone | GLA in GLA In Development | GLA Capacity
(m?) Zone Development (m?)

Leisure and 20,000m* 25.67% 8,205m* 29.29% 11,795m*

entertainment

venues (including

indoor recreation)

Bulky goods 18,000m* 23.10% 2,920m* 10.42% 15,080m*

outlet/Service

trade premise

Shops 46,000m” 59.05% 16,126m° 57.57% 29,874m°

Restaurant 1,200m° 1.50% 760m° 2.71% 440m*

Total 77,900m° 100% 28,011m’ 100% 49,889m’
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The proposed total floor area will consume some 36% of the total gross leaseable floor area
anticipated in the Zone. None of the proposed uses will exceed the maximum area anticipated
for the respective uses and it is further noted that a substantive amount of remaining capacity
is available for further development upon the balance of the land in the Zone.

In terms of the mix of uses, these are considered in balance with the desired mix for the zone.
The proposed development provides for a higher proportion of take away food restaurants, a
slightly greater balance of leisure and entertainment and a lower balance of bulky goods. The
overall mix is considered to be acceptable, noting that:

a) The proportion of leisure and entertainment will achieve a percentage of the total gross
leaseable area mix of 29.29%, which is greater than that anticipated under Principle of
Development Control 3 of 25%;

b) The corner address of Main North Road and Kings Road is clearly the most appealing
location for fast food restaurants and it is therefore accepted that a higher proportion
of take away food restaurants would be developed in this location.

Size of tenancies and style of retailing

The Desired Character Statement provides further description in terms of the style and size of
envisaged tenancies. The following extracts are particularly relevant:

The zone will accommodate some larger format bulky goods and ‘bulky retail” and retail outlets,
with potential for standalone restaurants and integrated petrol filling station in proximity to
Kings Road and Main North Road frontages. There is capacity for a diverse range of tenancies
to be established within the zone, and the retail components are envisaged to offer an alternative
model to that typically found in traditional centres by way of their larger floor area and retail
model.

It is envisaged that the zone will include the development of a single large floorplate shop with a
floor area between 10,000 square metres and 15,000 square metres or thereabouts. Up to 45%
of the total floor space of this tenancy may include the display and sale of foodstuffs. This shop
will provide an alternative retail model for small and medium businesses and individuals to
purchase products in bulk.

The retail outlet component is envisaged to comprise a premium outlet centre offering leading
brands of fashion, sports, cosmetics, electronics and homewares. Each tenancy will generally be
200 square metres or more to provide an alternative retail model to smaller tenancies found
within other centres.

The Zone envisages a single large floorplate shop in the model of a Costco or similar retail
format. The proposed retail format comprises a major retail tenancy selling predominantly
foodstuffs of 3,910m? and a major retail tenancy selling predominantly non-foodstuffs of
6,205m?, of which their combined footprint exceeds the 10,000m? but when considered
individually are below this guideline. It is noted the proportion of food and non-food will
achieve the balance of 45% intended for the single large floor plate shop (noting however that
this balance is not expressed as applying to retailing generally in the Zone).

The major retail shops are based on a more conventional retail model than envisaged by the
Desired Character statement and is therefore non-compliant with this part of the Desired
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Character statement. However, when considered against the whole of the Development Plan,
the degree of non-compliance is not considered to be significant given that:

- Principle of Development Control 1 envisages shops having a minimum floor area in
the order of 200m? and a maximum floor area in the order of 15,000m?;

- The major retail tenancies will contribute to the overall diversity of retail tenancies to
be established in the zone

- Overall, the proposal will offer an alternative retail model on account of the larger
floor area of individual tenancies (compared with more traditional specialty shops)
which will lend themselves to retail outlets for leading brands.

- The Zone clearly anticipates up to 46,000m? of retail floor area, of which this proposal
will consume some 16,000m?. This leaves a further 29,874m? of gross leaseable floor
area that can be developed for retailing and can include a single retail floor plate of
between 10,000m? and 15,000m?.

In terms of the types of individual shops, all tenancies other than shop 8B and the café will
achieve a floor plate size of more than 200m? as anticipated in the Zone and the individual
restaurants will have a maximum floor area of not greater than 450m? per tenancy. This part
of the proposal accords with the part of the Desired Character statement which seeks an
“alternative model to smaller tenancies found within other centres”, recognising that the
individual brands of tenancies are not yet determined.

The applicant has not identified the individual tenancies for the specialty retail but has
identified the tenancies that will be used for the sale and display of foodstuffs. These specialty
retail tenancies will have a combined floor area of 1750m?> When this floor space is combined
with Major Retail Tenancy 1, a total of 5660m? of the retail floor space will be used for the
display and sale of foodstuffs. As a proportion of the total retail floor area, this is 35% of the
floor space. As discussed above, the proportion of food and non-food is not explicitly
prescribed in the Zone but the proposal does not exceed the balance of 45% intended for the
single large floor plate shop (noting however that this balance is not expressed as applying to
retailing generally in the Zone). The development is considered to satisfy the requirement for
predominantly selling non-foodstuffs.

It is noted that in the matter of Parabanks Shopping Centre Pty Ltd v The City of Salisbury &
Anor (2013) SASC 168, the Supreme Court made the following remarks:

“The Council had no obligation to make further inquiries about specific types of personal
services establishments or restaurants or bulky goods outlets proposed or about specific tenants.
It is unlikely such information could have been provided in any event given the lead time between
application for approval and completion of construction.”

In summary, the retail format is at odds with the part of the Desired Character statement
which seeks a single large floor plate envisaged of between 10,000m? and 15,000m? in that
two smaller retail tenancies (major retail shops 1 and 2) are proposed. However, it is noted
that Principle of Development Control 1 envisages retail tenancies of between 200m? and
15,000m?* meaning that a retail model as proposed is not precluded. It is also considered that
sufficient retail capacity will be available to establish a retail tenancy of between 10,000m?
and 15,000m? on the balance of the land. The remaining shops, other than shop 8B and the
café, will achieve a floor plate size of “more than 200m* to provide an alternative model to
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smaller tenancies found within other centres” and the predominant retail uses will be for the
display and sale of non-foodstuffs.

Staging

The proposed development will occupy approximately 46% of the total land area of the Zone,
thus leaving some 54% of zoned land available for further development. As confirmed above,
there is some 49,889m? of gross leaseable area available for future entertainment, bulky
goods, retail and take-away food shop development on the balance of the land in the Zone.

It is noted that the Zone discourages staging of development but the emphasis is principally
on ensuring the desired mix of land uses is achieved concurrently, in order to avoid
standalone retail or bulky goods uses that do not incorporate an entertainment component, as
opposed to staging of development upon the entire zoned land.

The following emphasis is contained within the Desired Character statement:

Development should occur so that expected land uses are developed concurrently to avoid the
establishment of standalone land uses. Particularly the entertainment, recreation and leisure
land uses should be developed concurrently with retail and bulky good land uses in order to
ensure the mixed-use activities for the zone are achieved.

The proposed development will achieve the desired mixed-use activities concurrently.

The total zoned land is in excess of 20ha and the proposed staging of the development in the
manner proposed is considered to be orderly and in accord with the Objectives of the Zone.
The remaining vacant land can be developed in a manner consistent with the Zone objectives
but subject to ensuring the ongoing operational requirements of Parafield Airport are met,
given that:

a) There is remaining floor area capacity available to develop on the vacant land in all
envisaged forms of land use;

b) The upgraded junction with Horrie Miller Drive will facilitate access to Kings Road
that will service all parts of the zoned land and it is noted that the Commissioner of
Highways have requested that the Road/Traffic Analysis cater for development of the
whole site;

c) Further access is capable of being achieved via Rundle Road for service vehicles in
accordance with the Desired Character statement for the Zone;

d) Internal vehicular and pedestrian connections can be achieved between the developed
and vacant land.

The staging of the development of the broader site in the manner proposed is therefore
considered to be acceptable.

Land use conflict

Principle of Development Control 16 of the Zone states that:

16  Development adjacent the Industry Zone should incorporate:

(&) A minimum 3 metre building setback from the zone boundary;
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(b) Visual and acoustic buffer treatments;
(c) Screened or obscured building openings.

The proposed development achieves a satisfactory interface design with the adjacent Industry
Zone in that it incorporates a building setback in excess of 3m from the Industry Zone
boundary and fencing to act as a screen in the form of a 1.8m high solid fence. The design of
the loading docks adjacent the Industry Zone boundary is an appropriate design response.

Under the General Section, “Interface between land uses” module, Principle of Development
Control 6 further states that:

6 Non-residential development on land abutting a residential zone should be designed to minimise
noise impacts to achieve adequate levels of compatibility between existing and proposed land
uses.

The applicant has provided hours of operation for the centre which are as follows:

- Major tenants 1 and 2 — Monday — Friday, 6:00am — 9:00pm, Saturday, 6:00am —
5:00pm and Sunday 11:00am — 5:00pm;

- Cinema, leisure tenancies and specialty tenancies 1, 7, 8 and 9 — 9:00am — midnight;

- Fast food restaurants — 24 hours, 7 days per week;

- Specialty tenancies (northern side) — Monday — Wednesday and Friday, 9:00am —
5:30pm, Thursday, 9:00am — 9:00pm, Saturday, 9:00am — 5:00pm, Sunday, 11:00am
—5:00pm.

The zone provisions do not limit operating hours of the facility. The proposed operating
hours are broadly consistent with the operating hours of the Parafield Airport precinct and are
compatible with the locality in which it is situated, which is largely non-residential, noting the
site is isolated from the Residential Zone by Main North Road and associated reserve buffer.

The development layout and proposed hours of operation are compatible with existing
development in the locality and achieve an appropriate interface with the Industry Zone.

Appearance of Development

The following extracts of the Desired Character statement for the Zone state that:

Buildings will be well designed, sited and developed to complement each other. Buildings should
be visually attractive and incorporate articulation, high quality materials, texture and colour,
and finished in materials with a low reflective index.

Buildings facing onto public roads or thoroughfares should avoid large expanses of solid
unarticulated walling or blank facades and incorporate landscaping or detailed design
enhancements to soften their appearance. Buildings should be placed as close as possible to
street boundaries with frontage car parking and landscaping.

The building design and architectural style incorporates the following elements:
- Entertainment building and major retail tenancy 2 built close to the Kings Road and

Main North Road boundaries respectively, but incorporating articulation and stepping
together with landscaping in front;
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- Active shop frontages facing internal to the site, having clearly articulated entry points
for customers and shade structures overhanging footpaths and including landscaping;

- Modulated design of the entertainment building to break up the mass and bulk,
including stepping of the wall plane and surface features;

- Contemporary architectural style using a single theme incorporating high proportions
of glass to the shop fronts, variations in the parapet heights, blade walls, projecting
corner elements and varied materials and colours;

- Maximum height of the entertainment building at 15m, consistent with the maximum
allowance Obstacle Limitation Surface height for this site;

- Fast food precinct located at the corner of Main North Road/Kings Road. Design
incorporates some back of house elements, but is proposed to be landscaped;

- Designated signage zones integrated into the building facades and located below the
parapet height;

- Landscaped screen to the loading dock facing Kings Road, planted out with creeper
vine or similar and mature plantings in front.

The architectural style, form and height of buildings is compatible with existing development
in the locality which comprises a range of building styles and forms, and which is variable in
terms of setback from the street.

The development utilises a consistent design theme in terms of form, setback and architectural
style, consistent with the Desired Character statement. The buildings incorporate articulation
and variation in the materials and colours used and use materials of low reflectivity.

The entertainment building and Major Retail Tenancy 2 are sited close to the road boundary
as envisaged by the Zone, however, they incorporate lengths of wall which are non-activated.
This element of the development is a shortcoming in the design and is considered to be at
odds with the character of development in the locality which comprises buildings generally
designed to front the main road frontage with car parking set in front. Attempt has been made
to reduce the visual impact of the non-activated walls by incorporating articulation techniques
to break-up the appearance including stepping of the wall plane, variation in the parapet
height, materials and colours. Landscaping is further proposed to enhance these elevations to
Main North Road and Kings Road, in an effort to improve the appearance and reduce the
visual impact of these facades and service areas to adjacent public roads.

In response to road widening requirements of the Commissioner of Highways, the applicant
has amended the treatment of the eastern wall elevation of the Major Retail Tenancy 2 to
incorporate colouring and also introduced trellis structures as a growing medium to soften the
visual impact of this wall, in the event the road widening is required. (Refer to discussion
under Road Widening and Landscaping).

The corner address to Main North Road/Kings Road also incorporates some back of house
elements. The rationale for a fast food precinct in this location is understood and with the
inclusion of positive landscape design elements, this part of the proposal can provide a high
quality address to this corner, consistent with the Desired Character statement. It is further
noted that the corner contains existing billboard signage which is proposed to be removed.

Overall, the appearance of the development is considered to be acceptable.
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Plant and Equipment

Under the General Section, “Design and Appearance” module, Principle of Development
Control 26 states that:

8 Structures located on the roofs of buildings to house plant and equipment should form an
integral part of the building design in relation to external finishes, shaping and colours.

Roof plant is identified on the roof plan SK09 and is designed to be screened from view.
Ground level plant and equipment may include fire services boosters and pad mount
transformers. The applicant has advised that the final design of these elements is yet to be
determined as it is subject to detailed design. Some elements such as the water storage tanks
and infrastructure associated with back of house loading docks will not be visible to view,
other than from the Industry Zone which is considered to be an appropriate design outcome as
mentioned earlier.

It is proposed that all final design for plant and equipment and associated screening be
submitted for approval as a Reserved Matter, to ensure that these elements are an integral part
of the building design as per Principle of Development Control 8 above.

Impact on Road Networks

An extract of the Desired Character statement for the Zone states that:

Main North Road and Kings Road function as major traffic and freight routes. These roads have
also been proclaimed controlled-access roads to protect their role and function. The role of these
roads is to provide safe, efficient and reliable movement throughout the day for all vehicles,
including heavy freight. Subsequently, access points will be limited along Main North Road and
Kings Road in order to ensure the operation and safety of these roads is maintained.

The development site has frontages to Main North Road, Kings Road and Mengel Court.
Main North Road and Kings Road are arterial roads under the care, control and management
of the Department of Planning, Transport and Infrastructure (DPTI) while Mengel Court is a
local road under Council control. Main North Road carries in the order of 47,700 vehicles per
day and has a posted speed limit of 80km/h while Kings Road carries in the order of 26,100
vehicles per day and has a posted speed limit of 60km/h adjacent to the site.

The applicant has submitted a transport impact assessment, prepared by GTA Consultants.
Based on the floor areas for the proposed development by use, using the Road Transport
Authority document “Guide to Traffic Generating Developments (2002)” the proposed
development is expected to generate in the order of 2,300 trips during the weekday peak hour.
The consultant suggests a number of these trips will be linked/passing trade trips that are
already present on the road network, thus a 20% discount is allowed for in the modelling. A
further 30% of trips are expected to occur between the on-site uses and thus a further
reduction is accounted for in the modelling. The consultant suggests the site could generate
up to 1,275 new vehicle trips during the weekday peak hour period and up to 1,652 trips on a
Saturday.
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The consultant estimates the distribution and directional split of projected trips will be 25%
from all directions (north, south, east and west) which the consultant concludes can be
accommodated by the road network. In terms of the impact upon the adjacent signalised
intersections, which are the Main North Road/Kings Road intersection and Kings Road/Horrie
Miller Drive intersection, the consultant concluded that:

Main North Road/Kings Road

- The intersection is already at a saturation level above 1 (ie. at capacity);

- The degree of saturation will increase from 1.133 to 1.198 and the average delay for
motorists will increase from 125.6 seconds to 133.5 seconds;

- To hold the intersection at pre-development conditions, an additional right turn lane
from Main North Road to Kings Road will be required as well as an additional left
turn lane from Main North Road to Mclintyre Road;

- The increase in saturation upon this intersection is considered to be minor and upgrade
to this intersection is not required.

Kings Road/Horrie Miller Drive

- The addition of a fourth leg to the intersection of Kings Road/ Horrie Miller Drive will
maintain an appropriate level of operation of the intersection;

- To manage queue lengths at the intersection of Kings Road/Horrie Miller Drive,
sequencing and coordination of this intersection with the Main North Road/Kings
Road intersection will be required.

The Commissioner of Highways have reviewed the transport impact assessment and advised
the report does not provide sufficient basis upon which DPTI can assess the direct impact of
the proposed development on the surrounding arterial road network. DPT]I has referred to a
Road Infrastructure Design and Delivery Deed between Engel Holdings Pty Ltd (the owner)
and Minister for Transport and Infrastructure and Commissioner of Highways, signed prior to
the current application being lodged. The Deed sets out requirements for upgrades to the
arterial road network and contains the following clauses:

4.2  The Owner acknowledges and agrees that (without limiting the obligation set out in
clause 4.1) the owner may make an application:

4.2.1 to enable the deposit of a Plan of Division creating allotments in relation to any
portion of the Land; or

4.2.2 for development authorization from the relevant authority under the Development
Act 1993 for a development (other than land division), that involves construction of
buildings and structures and requires building rules consent (as those terms are
defined in the Development Act) on any portion of the Land;

Provided that the Owner does not seek determination of any such applications in
isolation to this Deed until:

4.2.3 the Owner completes the Detailed Road Analysis;
4.2.4 the parties agree to the Traffic Intervention Plan; and
4.2.5 the parties have executed the Final Deed.
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DPTI have advised that they do not object in-principle to the intent of the proposed
development, however, they have advised there are a number of aspects of the Road
Infrastructure Design and Delivery Deed over the site that remain outstanding. In particular,
the principles and performance criteria, Detailed Road/Traffic Analysis for the whole site,
agreed Traffic Intervention Plan and Final Deed, which they have advised must be resolved
prior to full development approval.

DPTI have advised that a condition should be included, requesting that the Traffic assessment,
Traffic Intervention Plan and final Deed be finalised, prior to Development Approval. A
condition of this kind is not considered to be workable as Council is not a party to the
negotiations and final approval. A condition is also not considered to be necessary given the
established Deed provides assurance to DPTI that impacts of the development upon the traffic
network and in particular the signalised intersections are acceptable and to the satisfaction of
DPTI. Itis also incumbent upon the applicant to obtain permits for all designated access
points to Main North Road and Kings Road which are proclaimed access roads, pursuant to
Part 2A of the Highways Act 1926 before works can commence.

The applicant has advised that it is committed to working through the final details with DPTI
which shall take place if Development Plan Consent is granted and this process can sit outside
of the Development Approval.

Design of Access Points

An extract of the Desired Character statement for the Zone states that:

Access/egress points will be located to maximize road safety and efficiency whilst facilitating
staged development and with consideration to the ultimate development across the site.
Additional access to land within the zone north of Kings Road will be via Rundle Road. Traffic
control devices, including a fully integrated signalised four-way intersection at Kings Road and
Horrie Miller Drive, may be required to ensure safe and convenient access which avoids
unreasonable interference with flow of traffic on adjoining roads. Service vehicles will use
Rundle Road and Mengel Court.

Vehicle access to the site is proposed at the following locations:

- New two-way signalised access from the western side of the proposed development
along Kings Road aligning with Horrie Miller Drive;

- New two-way customer vehicle access to Main North Road restricted to left in and left
out movements;

- Service vehicle access from Mengel Court for the specialty retail and bulky goods;

- Heavy vehicle access at the end of the Mengel Court cul-de-sac, servicing major retail
tenant loading/refuse.

An emergency exit to Main North Road is also proposed at the northern end of the site, which
shall be closed except in emergency situations.

A preliminary concept for the access design for Main North Road and Horrie Miller Drive has
been prepared by GTA Traffic Consultants, based on preliminary discussions with DPTI. The
preliminary design incorporates the following elements:
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Main North Road

- Left turn lane in designed for a 90km/h design speed,;

- Deceleration into the site, designed to enable vehicles to stop prior to the first access
point into the car park;

- Design includes a right turn lane into the northern parking area to prevent queuing;

- Exit to main North Road designed as separated acceleration lane of appropriate length
(340m) to allow merge into the existing through lanes, in excess of Austroads Guide;

- Relocation of the bus stop further to the south, immediately north of the left hand in
taper with a sheltered holding area for buses adjacent to a modified footpath.

Kings Road/Horrie Miller Drive intersection

- New sheltered right turn lane for vehicles approaching Horrie Miller Drive from the
east (ie. travelling westbound on Kings Road);

- Left hand deceleration lane for vehicles approaching Horrie Miller Drive from the
west (ie. travelling eastbound on Kings Road);

- Single lane entry into the site;

- Two right hand lanes for vehicles exiting the site turning right westbound onto Kings
Road (exclusive of the left hand turn lane out);

- Single lane for vehicles exiting the site turning left eastbound onto Kings Road under
give way conditions.

The access design is consistent with the Desired Character statement for the Zone which seeks
upgrade of the Horrie Miller intersection and service access via Mengel Court. The left hand
in and left hand out to Main North Road is designed to minimise impact upon the through
movement of vehicles and is designed based upon preliminary advice from DPTI. It is further
noted that this arrangement is not precluded under the Zone statement and will ensure that the
design and function of Main North Road is maintained.

The final design for the access points and upgrades to the intersections are part of the Deed
between the land owner and DPTI and must be to the satisfaction of DPTI.

Road Widening

Under the General Section, “Design and Appearance” module, Principle of Development
Control 26 states that:

26  Development likely to encroach within a road widening setback under the Metropolitan
Adelaide Road Widening Plan Act 1972 should be setback sufficiently from the boundary
required for road widening.

The Metropolitan Adelaide Road Widening Plan shows a possible requirement for a strip of
land up to 20m in width from the Main North Road frontage of the site for possible future
road purposes together with a strip of land of up to 4.5m in width at the Main North
Road/Kings Road corner for future upgrading of the intersection.
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The proposed building works will be setback in the order of 10m from the Main North Road
boundary. The development also incorporates car parking and landscaping within 10m of the
Main North Road boundary and Kings Road intersection.

The Commissioner of Highways have advised that they in-principle agree to this arrangement,
provided that no works other than car parking and low level landscaping occur within 9.5m of
the Main North Road boundary. It is therefore concluded that the proposed development can
allow for future road widening, consistent with Principle of Development Control 26.

The implication for the landscape treatment for this section of the site as a result of this future
road widening requirement is discussed under the Landscaping section of the report below.

The Commissioner of Highways must consent to all works within the road widening setback
and within 6m of the road widening setback under the Metropolitan Adelaide Road Widening
Plan Act 1972. An advice note is included in the recommendation for this.

Vehicular Manoeuvring

Principle of Development Control 13 of the Zone states that:

13 Vehicle loading areas should be provided to enable customers to collect large items from a
dedicated and easily accessible customer collection area(s).

The transport impact assessment, prepared by GTA Consultants has also considered the
internal design of the access to service both heavy delivery and passenger vehicles. The
development incorporates the following key elements:

Internal Circulation

- Central access spine with designated central access points to facilitate vehicular
movement between the central access and car parking areas to the south and north;

- Provision of designated raised wombat crossings at regular intervals to correspond
with the pedestrian connections and designed to slow through vehicles;

- Raised median to be incorporated into the left in/left out approach adjacent to Main
North Road to prevent collision of vehicles travelling in opposing directions;

- Internal traffic control devices (ie. signs) to govern internal traffic movements, in
particular, at internal intersections.

Deliveries

- Back of house loading for major retail tenancies 1 and 2 with ingress and egress via
Mengel Court, designed to support a 19m long semi-trailer;

- Back of house loading to service specialty retail tenancies 1, 3, 10-13 inclusive and
bulky goods tenancy 1 with ingress and egress via Mengel Court, designed to support
a 12.5m heavy rigid vehicle (HRV);

- Loading and waste dock to service the entertainment/leisure tenancies, specialty
tenancies 7, 8B, 9, café and bulky goods 2 and 3, with access via the internal
circulation network, designed to support a 8.8m long medium rigid vehicle (MRV);
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- Deliveries to service bulky goods tenancy 4 via separate loading area for an MRV,
using the internal circulation network;

- Deliveries to service the fast food restaurants via Main North Road, using the internal
circulation network, designed to support an 8.8m long MRV.

Consideration was given to the central access road being used as a ‘rat run’ for traffic turning
left from Kings Road to Main North Road. To discourage this movement, speed limiting
devices will be incorporated in the form of raised wombat crossings at the key pedestrian
crossings and implementation of speed restrictions to achieve a safe pedestrian environment.

A number of changes to the internal design have also been made in response to input from
Council’s Senior Traffic Engineer to ensure safe and convenient access and movement
arrangements. The design is generally workable and in accordance with Australian Standard
2890 but subject to final design which is recommended by way of Reserved Matter.

In respect of customer delivery vehicles, the applicant has advised that the bulky goods
tenancies have potential to accommodate side or rear loading for large items, however, it is
their view that the majority of tenants will not have specific requirements for loading of large
items and therefore arrangements to accommodate this are not proposed.

Car Parking

Under the General Section, “Transportation and Access” module, Principle of Development
Control 32 states that:

32  Development should provide off-street vehicle parking and specifically marked disabled car
parking places to meet anticipated demand in accordance with Table Sal/2A — Off Street
Vehicle Parking Requirements for Designated Areas.

The site is located within a “designated area” as contained in Table Sal/2A which refers to a
development site located “within 200 metres of any section of road reserve along which a bus
service operates as a high frequency public transit service”. Adelaide Metro bus services
operate along Main North Road. There are 11 public transport bus services operating along
Main North Road which service bus stop 43 adjacent the site frontage at the northern end of
the site. As mentioned earlier, this bus stop is proposed to be relocated further south. The
frequency and range of services qualify as a ‘high frequency public transit service”.

Table 2A assigns a minimum parking rate of 3 spaces per 100m? and a maximum rate of 6
spaces per 100m?. The development will include a total gross leaseable floor space of
28,011m? which equates to a minimum parking requirement of 837 spaces. The maximum
number of spaces required would therefore be 1,674 spaces. The proposed development will
be served by 1,332 spaces, which is clearly in excess of the minimum standard but less than
the maximum standard. This aspect of the development satisfies Principle of Development
Control 32 above.
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The Development Plan does not specify a minimum number of disabled car parking spaces.
In the absence of a relevant standard in the Development Plan, the GTA Consultants report
has referenced the Building Code of Australia which specifies the following rate:

Class 6 (retail) 1 space for every 50 car parking spaces or part thereof up to 1000 car
parking spaces

1 space per 100 car parking spaces or part thereof in excess of 1000 car
parking spaces

Based on provision of 1,332 spaces, the proposed development will require 24 disabled car
parking spaces. The proposed development will provide 21 disabled car parking spaces
which is three short of the relevant standard. The traffic consultant has concluded that the
number of disabled parking spaces is reasonable, given the relatively ‘high’ number of total
parking spaces provided in reference to the Development Plan Table Sal/2A. The traffic
consultant also notes the disabled spaces are well located, adjacent to key entrances.

The total number of disabled parking spaces is slightly below the minimum guideline set
under the Australian Standard. When considering that the development provides in excess of
the minimum number of total parking spaces required to service the amount of total floor
area, the ratio of disabled parking spaces is considered to be acceptable.

In terms of the design of the car parking, under the General Section, “Transportation and
Access” module, Principle of Development Control 33 states that:

33 Development should be consistent with Australian Standard AS 2890 Parking facilities.

The traffic consultant has confirmed that the car parking layout is designed in accordance
with AS 2890 in respect of the car parking dimensions, layout and aisle widths. Council’s
traffic engineer has further reviewed the car parking layout and has concluded that the design
is acceptable, subject to condition that compliance is achieved with the Australian Standard.

In summary, the proposed number of car parking spaces is in excess of the Development Plan
minimum requirements, provision is made for an appropriate number of disabled car parking
spaces and the design of the car parking spaces and layout will conform to the relevant
Australian Standard.

Bicycle Parking

Table Sal/3 of the Development Plan states that bicycle parking should be provided in
accordance with the following table:

Form of development Employee/resident (bicycle Visitor/shopper (bicycle
parking spaces) parking spaces)
Shop 1 for every 300 square metres | 1 for every 600 square metres
of gross leasable floor area of gross leaseable floor area
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The Development Plan does not provide a bicycle parking rate for bulky goods or
entertainment uses. Applying the rate above to the combined gross leaseable floor area of
28,011m?, this equates to a total bicycle parking demand of 140 spaces, 93 for employees and
47 for visitors.

The development incorporates 45 bicycle parking spaces which are shown in racks of five at
various locations on the site plan. The GTA Consultants report advises that employee bicycle
parking is generally low for these types of developments and has therefore concluded that the
level of bicycle parking provided is acceptable to service the development.

The conclusions drawn by the traffic consultant are considered to be acceptable and the
overall rates of bicycle parking are adequate, having regard to Table Sal/3.

Stormwater Management

An extract of the Desired Character statement for the Zone states that “Landscaping and
development should be designed to incorporate Water Sensitive Urban Design and provide
for on-site stormwater retention and detention”.

The following Principles of Development Control, General Section, Natural Resources
module are also relevant:

8 Water discharged from a development site should:

(a) Be of a physical, chemical and biological condition equivalent to or better than its pre-
developed state; and
(b) Not exceed the rate of discharge from the site as it existed in pre-development conditions.

9 Development should include stormwater management systems to protect it from damage during
a minimum of a 1-in-100 year average return interval flood.

The applicant has provided a preliminary stormwater management design, prepared by
Southfront and FMG Consulting to service the development measured against the above-
mentioned Principles of Development Control. The stormwater management design
incorporates the following elements in response to these design provisions:

- Development of catchments for the site which are to drain into the Kings Road drain
and Main North Road drain based on existing site contours and modelled flows;

- Management of peak flows to not exceed pre-development conditions and to ensure
off-site flows are catered for by existing external drains;

- Internal underground trunk drainage system designed to cater for a five year average
recurrence internal performance standard,;

- Overland flows entering the site from Main North Road during major storm events, to
be catered for based on catchment modelling undertaken by Council,

- Setting of finished floor levels of buildings to avoid flooding under a 1 in 100 year
average return interval flood event;

- Incorporation of primary treatment using a gross pollutant trap system and secondary
treatment, using swales and vegetated systems.
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The preliminary stormwater design has been reviewed by Council’s Principal Development
Engineer. The conceptual design broadly works based upon the catchment modelling, site
contours and size of existing external drains. However, the design is subject to further
refinement but this can be worked through in greater detail if Development Plan Consent is
granted.

The Landscape — Details 1 and 2 Plans, prepared by Intro, incorporates landscaped swales.
As a result of redesign of the stormwater system during the assessment stage, some swales
have been removed. The Desired Character statement seeks inclusion of water sensitive
urban design measures and these features should be incorporated into the final design.

In summary, the stormwater design satisfies the key Principles of Development Control
quoted above, but is subject to further detailed design. Two Reserved Matters are included in
the recommendation, requesting a final stormwater management plan, accompanying design
calculations and detailed civil plans which shall be subject to further review.

Aviation matters

The Zone highlights the importance of development that ensures the ongoing operational and
safety requirements of Parafield Airport are met. An extract of the Desired Character
statement for the Zone states that “Development will incorporate design and layout that
minimises adverse operational impacts on the Parafield Airport in terms of building heights,
lighting glare, turbulence, windshear and bird attraction”. More specifically, the following
Principles of Development Control in the Zone apply:

9 Buildings, advertising signs and structures should not adversely affect by way of their height,
form and location, the operational, safety and commercial requirements of Parafield Airport.

10  Buildings and structures should not penetrate the prescribed Obstacle Limitation Surface shown
in Concept Plan Map Sal/30 — Airport Building Heights and Lighting Plan.

11  Development and associated lighting (including signage) should be designed in accordance
with the lighting plan detailed on Concept Plan Map Sal/30 — Airport Building Heights and
Lighting Plan which requires:

Zone Maximum intensity of light permitted at 3
degrees above the horizontal

Zone A Maximum intensity at a light source is 0 candela

Zone B Maximum intensity of a light source is 50 candela

Zone C Maximum intensity of a light source is 150
candela

Zone D Maximum intensity of a light source is 450
candela

The proposed development may adversely impact upon the safety of aircraft operations in
terms of building obstructions, altered wind characteristics, lighting and bird attraction.
Similarly, the aircraft operations may also impact upon the operations of the proposed
development in terms of noise from aircraft operations.
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These issues are further discussed under headings below:
Building Heights

Concept Plan Map Sal/30 identifies Obstacle Limitation Surface (OLS) contours across the
site. OLS refers to a series of surfaces that set the height limits of objects around an
aerodrome. Obijects that project through the OLS become obstacles and may be a hazard for
aircraft. Such objects require approval from the Civil Aviation Safety Authority (CASA).

The OLS values shown on Concept Map Sal/30 are graduated in contours which correspond
to the approach path of the respective runways. They increase in height as one moves away
from the approach. The OLS values at their lowest point relative to the development site are
35m AHD and they increase to in excess of 57.5m AHD moving east into the site.

The proposed building heights have been designed to fall below the OLS heights. The highest
point of the roof of the entertainment complex is set at 35.54m AHD which is less than the
OLS height set of 50m AHD for this area. The roof of bulky goods tenancy 1 similarly has a
roof height of 29.85m AHD in comparison to the OLS height set of 35m AHD.

The proposed building heights will fall below the OLS heights shown on Concept Plan Map
Sal/30, thus ensuring the building works do not become obstacles as desired by Concept Plan
Map Sal/30.

Noise

Under the General Section, “Building near Airfields” module, Principle of Development
Control 6 states that:

6 Development within areas affected by aircraft noise should be consistent with Australian
Standard AS 2021: - Acoustics — Aircraft Noise Intrusion — Building Siting and Construction.

Australian Noise Exposure Forecast (ANEF) limits have been modelled for Parafield Airport
under the 2012 Masterplan. The ANEF modelling for the site sits largely within the 20-25
ANEF contour, other than a small portion of the site nearest to Horrie Miller Drive which is
between the 25-30 ANEF contour.

Australian Standard 2021 is used for building treatments and land use planning in the vicinity
of airports to provide guidance on the siting and construction of new buildings against aircraft
noise intrusion. Table 2.1 of AS 2021 permits commercial buildings between the 25 to 35
ANEF contour, subject to design treatments but lists them as unacceptable above 35 ANEF.

Any commercial development within the 25-35 contour should be designed such that internal
noise levels inside commercial buildings (ie. shops, supermarkets, showrooms) remain below
75 decibels during aircraft overflight, in accordance with Table 3.3 of AS 2021:2015.

In summary, the modelled level of noise affecting this site (ie. 25-35 ANEF) under the 2012
masterplan is compatible with a commercial landuse, subject to achieving the 75 decibel
internal design level. The applicant has committed to achieving the design standard and has
advised this can be achieved. This is addressed as a condition.
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Wind Shear

Building generated turbulence windshear may become a critical safety issue when a
significant obstacle, such as a building, is located in the path of a cross-wind to an operational
runway. The wind flow may be diverted around and over the buildings, causing the cross-
wind speed to vary along the runway, thus affecting flight characteristics.

The applicant has engaged a consultant to prepare an Airport Turbulence and Wind Shear
Wind Impact Assessment. The consultant has concluded that the proposed development
would not generate windshear and turbulence in excess of the criterion for safety by NASAG
guidelines and has made no recommendations to alter the building form design.

Parafield Airport have suggested the report is inadequate as it does not incorporate modelling
or experimental validation to support the conclusion that the current design is appropriate.
The author of the report is qualified and experienced and in the absence of any evidence to
suggest otherwise, the conclusions made by the authors are considered reasonable.

Lighting

Concept Plan Sal/30 also designates lighting zones. The development site falls within Zone
B, C and D. These zones limit lighting at 3 degrees above the horizontal. The light intensity
is limited to 50 candela in Zone B, 150 candela in Zone C and 450 candela in Zone D.

The applicant has submitted a preliminary lighting concept design and compliance report,
prepared by Lucid Consulting Australia. Light modelling has been undertaken against
Concept Plan Sal/30 based on the following:

- Use of industry standard software;

- Guidelines for modelling and assessment as outlined within Australian Standard 1158
and 4282-1997;

- Lighting design based on Pierlite Quantum 300W IP66 Trunnion optic A5 (12m pole),
S8 (12m pole) and S8 (6m fixed to building).

The authors concluded that the lighting concept design will achieve the maximum luminous
intensity output from the selected luminaire types of 0 candela at 3 degrees above the
horizontal, consistent with Concept Plan Sal/30. In addition, the lighting design will:

a) Comply with the maximum allowable luminous intensity levels along the boundaries
of Main North Road, Mengel Road and Kings Road, consistent with pre and post-
curfew, commercial and residential boundary requirements as per AS 4282-1997,

b) Maximum allowable threshold increment value is consistent within commercial areas
to traffic on Main North Road and Kings Road as outlined within AS 4282-1997.

Overall, this aspect of the development is considered to be acceptable.
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Bird Attraction

Bird attraction has the potential to interfere with the safe operation of aircraft as a result of
collision. The proposed form of development presents some risks associated with bird
attraction if management practices are not implemented to manage waste. Standing water
may also attract birds, however, it is noted that on-site detention measures are not proposed.
Isolated components of buildings which are inaccessible such as behind parapets may also
encourage bird nesting.

The applicant has confirmed that a range of procedures will be implemented to manage birds
and this can form part of a comprehensive waste management plan (see Reserved Matter 4).
Covered waste refuse bins will prevent attraction of birds and common public bins and
regular litter control can prevent food waste in open areas. Anti-roosting and nesting
measures are also recommended.

Subject to management measures being incorporated into the waste management plan and
anti-roosting/nesting measures being incorporated into the building design, this aspect of the
development is considered to be acceptable.

Requlated and Significant Trees

An extract of the Desired Character Statement for the Zone states that “The retention, removal
or relocation of Regulated or Significant Trees should enhance the amenity and safety of the
zone and augment landscaping features across the zone”.

Principle of Development Control 14 of the Zone further states that:

14 Development should contribute to the creation of an attractive precinct through extensive tree
planting, landscaping and retention of existing trees and other significant vegetation subject to
having regard for aircraft safety considerations.

As mentioned earlier, the site contains some 40 Regulated Trees, majority of which have been
planted and include 25 “Sugar Gums”, 12 Canary Island Date Palms, 1 Aleppo Pine, 1 Carob
Bean and 1 Queensland Bottle Tree. The trees are clustered in the south-eastern corner of the
site and planted in distinct rows parallel to the entry roads and adjacent Main North Road.

The site also contains numerous Pepper Trees adjacent to the Main North Road boundary.
These species are exempt trees under Regulation 6A of the Development Regulations 2008
meaning their removal does not require approval. These trees will be removed as part of the
development.

The applicant has submitted a report by a qualified consulting arborist who has assessed the
individual trees and the impact of the development upon those trees. The arborist has
concluded that all of the identified trees must be removed due to the proposed development
having a substantial impact on all the trees within the site.
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The point of conflict is various for each tree and is a combination of conflict with the car
park/driveways (both physical and new risk profile), buildings, stormwater/swale and the
acceleration lane taper to Main North Road. The fixed design of elements of the proposal
such as the location of the acceleration lane taper means that conflict cannot be avoided.

The need to allow for appropriate discharge of stormwater from the site is also a point of
conflict for retention of some trees. Underground infrastructure and site filling is necessary to
facilitate the stormwater drainage system and to cater for overland flows. The arborist has
considered these impacts to inform the recommendation.

The arborist was also requested to consider retention of the row of trees R17-R22 and R24-25
as these trees align with the car park area and would appear capable of being retained. The
arborist has concluded that retention is not workable because of the need for site filling and
drainage. The retention rating of these trees was also assessed as being low.

The arborist has concluded there are no reasonable alternative design solutions available to
ensure tree sustainability. The following remarks are particularly important:

All the Eucalyptus cladocalyx (Sugar Gum) ie. trees 1-14, 17-21 and 26-31 have been lopped
with their crowns now consisting entirely of epicormics growth with resultant compromised
attachment. Trees with this structure are not suited to retention where occupancy of the areas
below their crown is increased as this could lead to an unacceptable level of risk.

There are two trees on the site, Trees 2 and 3, considered to have a High Retention Rating,
however, they are substantially impacted by the stormwater and acceleration lane to the point
where they will be unsustainable. To reduce the impact to an acceptable level, the stormwater
system would have to be relocated and the acceleration lane removed completely, due to both
areas individually representing a Major Encroachment.

The remaining trees on-site have a Moderate or Low Retention Rating and as such are not
considered to achieve criteria under the Development Act 1993 that indicate they should be
retained at the expense of an otherwise reasonable and expected development.

The Phoenix canariensis (Canary Island Date Palm) ie. trees 22-25, 32-33, 35-40 and the
Brachychiton rupestris (Queensland Bottle Tree) ie. tree 34 are all suitable for transplanting and
could be relocated within the local area if an appropriate site is available.

The Desired Character statement seeks retention of existing trees. The proposed development
will not achieve retention of existing trees but having gone through an extensive assessment
of individual trees, retention is not warranted. It is noted that 13 established trees will be
relocated to complement landscaping. All these trees have been proposed for transplanting
have been identified by the arborist as a species are readily transplanted.

The applicant is required to offset the removal of all Regulated Trees under Regulation 117(2)
of the Development Regulations 2008. It is recommended that tree replacements be
recommended in this instance. In this regard, a condition is recommended, requesting
planting of semi-mature native tree species (1Im > height at planting) using species indigenous
to the local area on a two for one basis for each Regulated Tree and a three for one basis for
each Significant Tree. This should form part of the final landscaping plan.
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Landscaping
Principles of Development Control 14 and 15 of the Zone state that:

14 Development should contribute to the creation of an attractive precinct through extensive tree
planting, landscaping and retention of existing trees and other significant vegetation subject to
having regard for airport safety considerations.

15  Development should provide landscaped areas comprising at least 10 percent of the site area,
incorporating a minimum width of 3 metres.

The applicant has submitted a preliminary landscape area plan for the development which
creates designated landscape zones. The preliminary landscape area plan incorporates:

- Major tree plantings to border the main central access spine at 15-20m intervals;

- Feature planting to the key site entry points (Horrie Miller Drive, Main North Road
and Main North Road/Kings Road intersection);

- Street tree plantings in Kings Road as an extension to the established street trees and
screen plantings to border the eastern wall of major retail tenancy 2;

- Planting to the car park buffer (ie. shop fronts) in the form of climbing vegetation
bordering shop fronts and outdoor eating areas;

- Small trees and planter boxes to the major entry points of the major retail tenancies;

- Medium sized shade trees to the middle and end of car parking aisles and key
footpaths, planting to occur at a rate of every 4 car parking spaces;

- Steel structure planted out with climbing vegetation to the loading dock adjacent to
Kings Road up to 5.5m in height;

- Transplanting of 13 Regulated Trees (12 Canary Island Date Palms and 1 Queensland
Bottle Tree), the final location to be determined.

The applicant’s planning consultant has confirmed that the proposed landscaped areas,
inclusive of the perimeter landscaping and central boulevard landscaping comprises an
approximate area of 8,000m? which equates to 8.5% of the site area. This excludes tree
plantings within the car parking areas, which if added would increase the figure. This
represents a departure from Principle of Development Control 15 of 1.5%, however, the
depths of perimeter landscaping beds exceed the minimum 3 metres width as sought in this
Principle of Development Control.

The landscaped areas are focused principally on the street frontages and will provide an
attractive presentation to the main road frontages. This will include an extension of the
mature tree plantings in Kings Road which shall enhance the streetscape character in this
location, noting that this will be in addition to the loading dock screen. The internal access
spine will be an attractive boulevard lined with mature tree plantings and the car park will be
planted out with medium sized trees to provide shade and amenity relief.

As the future road widening requirements of the Commissioner of Highways will require low
level planning within 9.5 metres of Main North Road, the applicant has amended the
treatment of the eastern wall elevation of the major retail tenancy 2 to incorporate colouring
and also introduced trellis structures as a growing medium. These measures are intended to
reduce the visual mass of this wall, in the event the road widening is required.
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The landscape design is broadly consistent with the Desired Character statement and key
Principles of Development Control 14 and 15.

The landscape design will be subject to final design due to changes that may occur as a result
of detailed engineering and development design. It is therefore recommended that a final
landscape design plan, together with an elevation plan demonstrating greater articulation of
the eastern wall of major retail tenancy 2, be submitted as a Reserved Matter. It is noted that
final design must include consideration of maintenance methods, height of species that might
impact upon internal freight movements, potential interference with aircraft movements and
need for low level landscaping within the 9.5m road widening area.

Signage

An extract of the Desired Character statement for the Zone states “Advertising displays and
advertisements throughout the zone will be uniform, consistent and integrated into building
design. The use of well-designed integrated signage is encouraged at main access points, to
present a positive statement on Kings Road, Main North Road and the intersection of Kings
Road and Main North Road” (my underlining). Principle of Development Control 19 further
states that:

19  Advertisements attached to buildings should:

(a) Not cover more than 15 percent of a single wall face;

(b) Where the building contains more than one tenancy, a maximum of one wall mounted
advertisement per tenancy;

(c) Integration of innovative advertising in architectural designs is required. (my underlining)

Advertisements do not form part of the application, however, the elevation plans have been
revised to include signage zones and these zones are generally integrated into the building
design and do not cover more than 15% of a single wall face.

The proponent is in the process of preparing a comprehensive signage strategy which is to
incorporate a branding theme. The applicant acknowledges that a separate application will be
lodged for all signage at a later stage to ensure that signage is integrated and complementary
to building design.

Signage will be subject to referral to the airports authority under Schedule 8 and will be
subject to satisfying the relevant Principles of Development Control in respect of height and
illuminance value.

Safety and Surveillance

Under the General Section, “Crime Prevention” module, Objective 1 seeks:

1 A safe, secure, crime resistant environment where land uses are integrated and designed to
facilitate community surveillance.
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The development minimises entrapment points by designing pedestrian pathways to
correspond with active shop fronts. While shop fronts are internalised, the frontages are
activated by the shop fronts having an outlook toward the internal footpath and car parking
areas. This results in the rear walls of the entertainment precinct and side wall of major retail
tenancy 2 having a non-active frontage to Kings Road and Main North Road. The volume of
traffic on both Kings Road and Main North Road will mean the level of surveillance of the
public realm remains quite high. The fast food precinct will also provide surveillance to the
corner intersection of Main North Road/Kings Road.

The development incorporates a legible entry and pathways of movement for pedestrians. In
addition, the car parking areas and footpaths will be well lit to maximise sense of safety at
night and the internal loading bays and waste storage areas will be fenced off to prevent
access. The landscaping is balanced to maintain a degree of line of sight but at the same time
to soften the appearance of the hardstand areas. The applicant has also advised the site will be
under surveillance 24 hours a day and supported by CCTV throughout common areas.

The development incorporates design elements which respond to principles of environmental
design and safety and additional safety and security measures are proposed to discourage and
deter antisocial behavior and crime. This aspect of the development satisfies Principle of
Development Control 1 above.

Sustainability

Under the General Section, “Energy Efficiency” module, Objective 1 seeks “Development
designed and sited to conserve energy”.

The applicant has submitted a Sustainability Report, prepared by Lucid Consulting Australia.
The following environmental initiatives are proposed:

- High performance insulation, glazing and air conditioning units;

- High levels of internal light to all common corridors using translucent roof sheeting
and sky lights;

- Timber screening devices with climbing vegetation to reduce heat loading onto west
facing windows but to encourage entry of light during winter;

- Economy cycle to all air conditioning units;

- LED lighting throughout;

- Lighting controlled via time schedule to reduce energy consumption;

- Motion sensors to control lighting in transient spaces such as amenities;

- Water efficient fittings and fixtures;

- lrrigation and toilet flushing system using recycled water network;

- Use of paints having a low volatile organic compound content;

- Exhaust ventilation systems in accordance with Australian Standard 1668.2 — 2012.

These initiatives are extensive and will assist in conserving energy post construction. It is
further noted that the building must satisfy the relevant parts of the National Construction
Code applicable to energy efficient design as part of the Building Rules assessment. This is
largely outside the scope of the Development Plan assessment.
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Access and Inclusion

The following extracts of the Desired Character statement for the Zone relate specifically to
pedestrian movement:

Pedestrian pathways will be well lit and designed to be visually prominent. Safe pedestrian
crossing points will be established at the Kings Road/Horrie Miller Drive intersection and Main
North Road/Kings Road intersection.

Generously dimensioned designated pedestrian routes will be developed between car parking
areas and buildings. They will be clearly defined by appropriately designed landscaping,
pavement treatment, lighting and street furniture.

The development will generate demand for a significant number of non-vehicle related trips.
Such modes of transport include pedestrian access, bicycle, passenger transport and taxi.
These modes of transport are important to maximise equity of access for all persons and to
also encourage sustainable modes of transport.

The proposed development incorporates the following key elements in respect of access and
inclusion, informed by a Disability Access Report, lighting design by a consulting engineer
and input from a qualified and experienced traffic engineer:

- Internal footpath network integrated between all buildings linking the southern and
northern precincts and incorporating dedicated paths and raised wombat crossings
where intersecting internal roads;

- Integration between the internal and external footpaths with connections to the
signalised intersections at Main North Road/Kings Road and Kings Road/Horrie
Miller Drive and with the relocated bus stop 43 in Main North Road,;

- Surface treatments to all footpath crossings and inclusion of tactile ground surface
indicators to assist pedestrians who are blind or vision impaired,;

- Inclusion of street furniture in accordance with Australian Standard 1428 Part 2;

- Extension of the external footpath network in Kings Road,;

- Inclusion of two dedicated taxi pick-up/drop off zones, one located next to the mall
entrances of major retail tenancies 1 and 2 and the other adjacent the entertainment
precinct;

- Provision of 45 bicycle parks;

- Lighting design which incorporates 300w LED luminaire lights to 12m high poles to
all car parking areas and key pedestrian routes.

The pedestrian pathways are integrated into the external network, are legible and designed to
be grade separated wherever possible from the car parking and circulation areas. They are
well defined and accompanied by landscaping, pavement treatment and lighting. Street
furniture is also incorporated and provision is made for two designated taxi pick up and drop
off points with shelter provided adjacent.

This aspect of the development is consistent with the key Desired Character statement which
seeks prominent and well connected pedestrian routes.
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Site Contamination

An extract of the Desired Character statement for the Zone states that “Parts of the zone are
known to be contaminated and should not be developed until it is demonstrated that the land
is suitable for its intended use”.

The applicant has submitted a preliminary site investigation for the site. The consultant
completed an intrusive soil investigation, involving 11 soil boreholes and six hand auger
samples at selected locations to target potentially contaminating activities, identified within
the Environmental Site History produced for the site.

A total of 20 soil samples were submitted for a range of analysis including heavy metals. The
results of the preliminary site investigation indicate that no concentrations within the soil
samples tested were elevated above screening criteria protective of human health in a
commercial land use setting. The consultant has concluded that:

There is no evidence of contamination within the upper 1m of the soil profile that would present
an unacceptable risk to human health and/or the environment in a commercial land use setting.

In short, the applicant has demonstrated that the land is suitable for its intended use.
Development upon the balance of the land will be subject to further site investigations which
is beyond the scope of this application.

Waste Management

Under the General Section, “Waste” module, Principle of Development Control 1 states that:

1 Development should be sited and designed to prevent or minimize the generation of waste
(including wastewater) by applying the following waste management hierarchy in the order of
priority as shown below:

(a) Avoiding the production of waste;

(b) Minimising waste production;

(c) Reusing waste;

(d) Recycling waste;

(e) Recovering part of the waste for re-use;

(f) Treating waste to reduce the potentially degrading impacts;
(g) Disposing of waste in an environmentally sound manner.

The applicant has advised that an expert waste consultant has been engaged to develop a
waste management plan for the development, in order to achieve compliance with Principle of
Development Control 1 above. The plan is in the process of being developed and shall
include recommendations in respect to:

- Expected waste profile (including maximum volumes anticipated) of commercial
tenancies and other site use activities;

- Services for waste management of commercial tenancies and other site activities
which are practical and (where appropriate) encourage recycling;

- Public place waste management (including types and location of bins);
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- Waste management arrangements, equipment and bin storage areas for the site,
including major tenants and shared areas for smaller tenants;

- Arrangements for collection, including types of trucks, collection frequencies and
access arrangements;

- Design and site management of disposal and waste storage areas including measures
to manage and mitigate odour and post/vermin issues and to discourage litter.

Waste storage areas are shown on the proposal plans, incorporated into loading bays and are
sited (or otherwise screened) from public view. The final sizes of storage areas are yet to be
determined, however, the general locations are considered to be in-principle appropriate and
the loading areas are dimensioned to allow a garbage truck to enter and leave in a forward
motion. The above details can be incorporated into the final waste management plan and can
be submitted as a Reserved Matter, if the Panel grants Development Plan Consent.

12.  CONCLUSION

The applicant seeks approval for a mixed use retail and entertainment complex at 1460 Main
North Road, Salisbury South.

The site is located within the Mixed Use (Bulky Goods, Entertainment and Leisure) Zone.
Development of the kind proposed is assessed “on-merit” and Category 2.

This report has provided a detailed assessment of the application against the relevant
provisions of the Salisbury Development Plan. Notwithstanding some non-compliance with
some elements of the Development Plan, the assessment found that:

- The mix of land uses and quantum of floor areas proposed is supported by the Zone;

- The single architectural design theme and style is supported by the Zone and the
buildings heights, bulk and mass is compatible with development in the locality;

- Adequate car parking and bicycle parking is provided,;

- The development will not result in any unreasonable interference with aircraft
operations associated with the adjacent Parafield Airport;

- Removal of 40 Regulated Trees is supported by a consulting arborist, removal is
subject to transplanting of 13 Regulated Trees and offset replacement plantings;

- A comprehensive landscaping strategy has been developed which is supported by the
Development Plan;

- Arrangements for access and egress to the site is supported by the Commissioner of
Highways, but is subject to final design;

- Arrangements for internal vehicular access and stormwater design are workable but
subject to final design;

- Principles of safety/surveillance, sustainability and access inclusion are incorporated;

- The site is suitable for the intended use from a site contamination perspective;

- A comprehensive waste management strategy is proposed.

Accordingly, this report recommends that Development Plan Consent be granted, subject to
Reserved Matters and conditions.
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13.

A

STAFF RECOMMENDATION
That the Development Assessment Panel resolve that:

Item5.1.1

The proposed development is not considered to be seriously at variance with the Salisbury
Development Plan — Consolidated 15" December 2016 (subject to Gazette Notice 19™
January 2017)

Pursuant to Section 33 of the Development Act 1993, Development Plan Consent is
GRANTED to application number 361/1589/2017/2B for Demolition of existing dwelling
and associated structures and outbuildings, removal of 40 Regulated Trees (8 being
Significant Trees), transplanting of 13 Regulated Trees, the construction of a mixed use retail
and entertainment complex comprising major retail shops (2), speciality retail shops (13),
cafe (1), bulky goods tenancies (4), entertainment venues (3), indoor recreation centre
(gymnasium), fencing and screening structures, 3 fast food restaurants (with associated drive
through facility) together with associated siteworks, access/egress to Kings Road, Main North
Road and Mengel Court, at-grade car parking and manoeuvring areas, loading docks,
pedestrian paths, waste storage areas, outdoor seating and landscaping in accordance with the
plans and details submitted with the application and subject to the following Reserved
Matters and conditions:

Reserved Matters:

The following matters shall be submitted for further assessment and approval by the Manager
— Development Services, as delegate of the Development Assessment Panel, as Reserved
Matters under Section 33(3) of the Development Act 1993:

. A Construction Environmental Management Plan (CEMP) which shall include all of the

following:

a) Hours of operation;
b) Arrangements for management of stormwater, noise and dust; and
c) Measures to eliminate drag-out from the site during wet weather events.

Final stormwater management plan and accompanying stormwater design calculations,
prepared by a qualified and experienced stormwater engineer, which shall be designed to
address the following:

a) Design of all finished floor levels of buildings above the 1:100 year average return
interval flood;

b) Water quality measures to ensure water discharged from the site is of a physical, chemical
and biological condition that is equivalent to or better than its pre-developed state;

c) The post-development rate of discharge from the site shall not exceed the rate of
discharge as it existed in pre-development conditions;

d) Final underground trunk drainage system design and overland flow design to cater for
overland flow and stormwater generated on-site; and

e) Final connection details in to the external stormwater network designed to cater for the
modelled stormwater flows.
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3. Civil Plan, prepared by a qualified and experienced civil engineer which shall include all of
the following:

a)
b)
c)
d)
e)
f)
9)

h)
i)
)
K)

Finished floor levels for all buildings, driveways and impervious surfaces;

Cut/fill details;

Retaining walls (if required);

Kerbing and driveway crossovers;

Pavement design details and gradients;

Car parking dimensions and aisle widths;

Water quality treatment systems including primary treatment (ie. gross pollutant traps)
and secondary treatment using water sensitive design elements;

Pedestrian paths, widths, surface treatments and grades (both internal to the site and
external);

Footpath connections between the internal network and external footpath network;
Inclusion of two dedicated taxi drop-off/pick up facilities (as per the Able Access Design
report, dated 31% October 2017) and associated signage and covered seating; and
Stormwater management system including all sumps, drains, pipes etc., their sizes and
fall to ensure appropriate management and discharge of stormwater from the site.

4. Waste Management Plan prepared by an experienced waste management consultant which
incorporates all of the following:

a)
b)
c)

d)
e)

f)

Provision of public bins in convenient locations for collection of customer recyclable and
non-recyclable waste to discourage litter and minimise waste to landfill;

Arrangements for collection and recycling of waste generated by commercial tenancies
such as cardboard, plastics, food waste etc.;

Provision of an adequate number of bulk waste receptacles to cater for maximum
anticipated levels of waste for all tenancies;

Odour, hygiene management and pest management (ie. birds and rats);

Management measures to prevent flocking of birds which may pose a hazard to aircraft
movements; and

Private waste contractor arrangements for periodic collection, including consideration of
hours of collection and manoeuvring arrangements.

5. Final landscaping plan, prepared by a qualified and experienced landscape architect or
horticulturalist, which shall include all of the following:

a) Final locations for all landscaped areas, including designated areas for trees, shrubs and
groundcovers (including replacement trees as required by Development Plan Consent
Condition 11);

b) Inclusion of advanced growth street tree plantings at regular intervals to the portion of
Kings Road identified as “11” on the “Landscape Area Plan” to complement existing
street trees in Kings Road;

c) Selection of species shall consider:

) Adjacent internal road networks shall achieve appropriate clearance for heavy
vehicles;
i) Height of trees and locations in reference to obstacle limitation surfaces to avoid
conflict with aircraft movements;
iii) Need for low level landscaping only within 9.5m of the Main North Road
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boundary (ie. as per DPTI letter dated 12" December 2017):
d) Final locations for all transplanted trees;
e) Species to be used, which should predominantly comprise native species;
f) Screening trees within the car parking areas; and
g) Maintenance methods including irrigation, barriers and protection from vehicles and
pedestrians.

6. An Elevation Plan for the eastern wall on Major Tenancy 2 that incorporates design
treatments to articulate and soften the appearance of the wall.

7. Afinal Traffic Control Layout, prepared by a qualified and experienced traffic engineer,
which shall include all of the following:

a) Internal circulating road network;

b) All traffic control devices including signs, line marking etc.;

c) Car park and aisle widths;

d) Final loading/delivery arrangements including turning templates; and
e) Design detail for all access points to Mengel Court;

8. Final plans and details for all screening devices of roof and ground level plant and equipment
including fire hydrant boosters and pad mount transformers.

Development Plan Consent Conditions

1. The development shall be carried out in accordance with the details submitted with the
application and the following stamped approved plans and documents, except where
otherwise varied by the conditions herein:

Item5.1.1

Drawing No. | Plan Type | Date | Prepared By

Planning Report

Dated August 2017 Planning Statement Received by Council Intro Design Pty
dated 28.08.17 Ltd

Correspondence

Letter dated 02.11.17

Letter to Council —
Response to RFI

Received by Council
dated 02.11.17

Intro Design Pty
Ltd

Letter dated 21.11.17

Letter to Council —
Proposed Re-
categorisation

Received by Council
dated 22.11.17

Intro Design Pty
Ltd

Letter dated 08.12.17

Response to RFI

Received by Council
dated 08.12.17

Intro Design Pty
Ltd

Letter dated 28.12.17

Response to Valid
Representations

Received by Council
dated 28.12.17

Intro Design Pty
Ltd

Letter dated 05.02.18

Response to RFI and
Invalid Representations

Received by Council
dated 05.02.18

Intro Design Pty
Ltd

Letters dated 05.02.18 | Response to RFI and Received by Council Mellor Olsson
Invalid Representations dated 05.02.18 Lawyers

Letter dated 05.02.18 | Addendum to Tree Report | Received by Council Arborman Tree
AYTSA4703- dated 05.02.18 Solutions

MaiNorRdKinRdDIR

Architectural Plans

DWG No. SK01
Revision | dated

Site Context

Received by Council
dated 02.11.17

Intro Design Pty
Ltd
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26.10.17

DWG No. SK02 Site Land Area Plan Received by Council Intro Design Pty
Revision H dated dated 02.11.17 Ltd

26.10.17

DWG No. SK03 Airport Building Heights | Received by Council Intro Design Pty
Revision | dated dated 02.11.17 Ltd

26.10.17

DWG No. SK04 Demolition Plan Received by Council Intro Design Pty
Revision B dated dated 08.12.17 Ltd

26.10.17

DWG No. SK05 Site Plan 1 Received by Council Intro Design Pty

Revision U dated
20.12.17

dated 20.12.17

Ltd

DWG No. SK05 Site Plan — Foodstuffs Received by Council Intro Design Pty
Revision R dated Tenancies dated 16.02.18 Ltd

26.10.17

DWG No. SK08 Site Movement Plan Received by Council Intro Design Pty
Revision H dated dated 02.11.17 Ltd

26.10.17

DWG No. SK09 Roof Plan Received by Council Intro Design Pty
Revision H dated dated 02.11.17 Ltd

26.10.17

DWG No. SK10 Landscape Area Plan Received by Council Intro Design Pty
Revision | dated dated 06.02.18 Ltd

06.02.18

DWG No. SK11 Landscape — Details 1 Received by Council Intro Design Pty
Revision E dated dated 02.11.17 Ltd

26.10.17

DWG No. SK12 Landscape — Details 2 Received by Council Intro Design Pty
Revision F dated dated 02.11.17 Ltd

26.08.17

DWG No. SK13 Landscape — Details 3 Received by Council Intro Design Pty
Revision B dated dated 02.11.17 Ltd

22.08.17

DWG No. SK14 Landscape — Details 4 Received by Council Intro Design Pty
Revision B dated dated 02.11.17 Ltd

22.08.17

DWG No. SK50 Elevations — Site Received by Council Intro Design Pty
Revision G dated dated 02.11.17 Ltd

22.08.17

DWG No. SK51 Elevations — North Side Received by Council Intro Design Pty
Revision G dated dated 06.02.18 Ltd

06.02.18

DWG No. SK52 Elevations — South Side Received by Council Intro Design Pty
Revision H dated dated 06.02.18 Ltd

06.02.18

DWG No. SK100
Revision J dated
26.10.17

Perspective 1 — Aerial 1

Received by Council
dated 02.11.17

Intro Design Pty
Ltd

DWG No. SK101
Revision | dated
26.10.17

Perspective 2 — Aerial 2

Received by Council
dated 02.11.17

Intro Design Pty
Ltd
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DWG No. SK103
Revision H dated
26.10.17

Perspective 3 — North 1

Received by Council
dated 02.11.17

Intro Design Pty
Ltd

a

a

DWG No. SK104
Revision B dated
22.08.17

Perspective 4 — North 2

Received by Council
dated 02.11.17

Intro Design Pty
Ltd

Htem5.1.1

+

DWG No. SK105
Revision C dated
26.10.17

Perspective 5 — South 1

Received by Council
dated 02.11.17

Intro Design Pty
Ltd

DWG No. SK106
Revision C dated
26.10.17

Perspective 6 — South 2

Received by Council
dated 02.11.17

Intro Design Pty
Ltd

DWG No. SK107
Revision C dated
26.10.17

Perspective 7 — Main
Road 1

Received by Council
dated 02.11.17

Intro Design Pty
Ltd

DWG No. SK108

Perspective 8 — Main

Received by Council

Intro Design Pty

Revision B dated Road 2 dated 02.11.17 Ltd
26.10.17
Not stated Perspective — Main North | Received by Council Intro Design Pty

Road, Major Tenancy 2
Eastern Wall.

dated 06.02.2018

Ltd

DWG No. SK300
Revision E dated
26.10.17

Material Schedule Plan

Received by Council
dated 02.11.17

Intro Design Pty
Ltd

DWG No. SK04.1
Revision A dated
20.12.17

Site Plan — Significant
and Regulated Trees

Received by Council
dated 20.12.17

Intro Design Pty
Ltd

DWG No. SK04.2
Revision A dated
20.12.17

Site Plan — Significant
Tree Protection Zone

Received by Council
dated 20.12.17

Intro Design Pty
Ltd

DWG No. SK04.3
Revision — dated
06.11.17

Site Plan — Northern Tree
Locations

Received by Council
dated 05.11.17

Intro Design Pty
Ltd

DWG No. SK02 Issue | Fast Food Restaurant 1 Received by Council MCA Studio
02 dated 22.08.17 dated 28.08.17
DWG No. SK03 Issue | Fast Food Restaurant 2 Received by Council MCA Studio
02 dated 28.08.17
DWG No. SK04 Issue | Fast Food Restaurant 4 Received by Council MCA Studio
02 dated 28.08.17

Reports and Technical Details

Council Assessment Panel Agenda - 27 February 2018

Reference $114920 Traffic Impact Received by Council GTA Consultants

dated 29.08.17 Assessment dated 28.08.17

Reference S$114920 Letter to Council — Received by Council GTA Consultants
Response to Council dated 07.11.17
comments RE: Traffic

Not Stated Bus Stop Design Detail Received by Council Intro Design Pty

dated 02.11.17 Ltd

Reference 17033-2-C | Site Based Stormwater Received by Council Southfront
Management Plan dated 28.08.17

24 August 2017 Concept Stormwater Received by Council Southfront
Drainage Plan dated 28.08.17

DWG No. SK03 Main North Road Cross Received by Council FMG Consulting

Revision B dated Sections — Conceptual dated 08.12.17 Engineers

06.11.17
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DWG No. SK02
Revision B dated
06.11.17

Conceptual Drainage
Layout

Received by Council
dated 08.12.17

FMG Consulting
Engineers

Reference LCE13136

Sustainability Report

Received by Council

Lucid Consulting

August 2017 dated 28.08.17 Australia
Reference LCE13136- | Town Planning Authority | Received by Council Lucid Consulting
003a Services Infrastructure dated 28.08.17 Australia

Report

Reference LCE13136-

Lighting Concept Design

Received by Council

Lucid Consulting

005a and Compliance Report dated 28.08.17 Australia
Reference LCE13136- | Concept Design and Received by Council Lucid Consulting
ESKO01 Obtrusive Lighting dated 28.08.17 Australia

Assessment

Not Stated Pierlite Quantum LED Received by Council Gerard Lighting
Floodlight dated 28.08.17

Reference S35706 — Preliminary Site Received by Council FMG Engineering

255881 dated 18 Investigation — Stage 1 dated 28.08.17

August 2017 Environmental Site
Assessment Report

ATS4703- Arboricultural Impact Received by Council Arborman Tree

MaiNorRdKinRdDIR | Assessment dated 08.12.17 Solutions

dated 08.12.17

Map 1 of 4 —08.12.17 | Tree Protection Zones and | Received by Council Arborman Tree
Encroachment dated 08.12.17 Solutions

Map 2 of 4 —08.12.17 | Tree Protection Zones and | Received by Council Arborman Tree
Encroachment — Zoom 1 | dated 08.12.17 Solutions

Map 3 of 4 —08.12.17 | Tree Protection Zones and | Received by Council Arborman Tree
Encroachment — Zoom 2 | dated 08.12.17 Solutions

Map 4 of 4 —08.12.17 | Tree Protection Zones and | Received by Council Arborman Tree
Encroachment — Zoom 3 | dated 08.12.17 Solutions

Dated 08.12.17 Tree Assessment Received by Council Arborman Tree
Summary dated 08.12.17 Solutions

Reference 4-1352_1 Disability Access Advice | Received by Council Able Access

dated 02.11.17 Design

Reference 30N-17-
0206-TNT-634465-1
dated 06.11.17

Wind Impact Assessment

Received by Council
dated 07.11.17

Vipac Engineers &
Scientists

*

Reason:

All plans and details approved by Council under Reserved Matters 1-7 inclusive form

part of this Consent and are in addition to those plans and details listed in the table

above.

variations permitted through the Building Rules Consent process.

commencement of use.

plans.

The approved documents referred to above may be subject to change by minor

Except where otherwise stated, the development shall be completed prior to the

To ensure the proposal is established in accordance with the submitted

2. Staging of construction and commencement of use of the entertainment precinct (comprising
the indoor bowling facility, cinema, children’s active playspace and gymnasium) is not
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permitted (ie. the commencement of construction and use of the entertainment precinct shall
take place prior to or concurrently with other uses approved under the application).

Reason: To ensure compliance with the Development Plan by ensuring that the
entertainment precinct is established.

Item5.1.1

3. Except where otherwise approved, no materials, goods or containers shall be stored in the
designated car parking area or driveways at any time.

Reason: To ensure the car parking areas are always available for the purpose they
are designed. Further, that the site be maintained in a clean and tidy state.

4. Except where otherwise approved, the external finishes of all approved building works shall:

a) Be of new non-reflective materials;
b) Be finished in colours as specified on the Approved Plans; and
c) Be maintained in good condition at all times.

Reason: To ensure the building appears as one and maintains the amenity of the
locality.

5. All mechanical services to the building and in conjunction with the proposed use shall be
designed, installed and operated in such a manner that any person or persons working within
or adjacent to the site should not be subjected to any nuisance or inconvenience from noise or
fumes.

Reason: To limit the effect of the mechanical services for activities on the subject
land within the site, thereby maintaining the amenity of the locality.

6. All loading and unloading of vehicles and manoeuvring of vehicles shall be carried out
entirely within the subject land.

Reason: To ensure that vehicles associated with the land use do not cause disruption
or danger to vehicles on adjoining public roads.

7. All car parking and internal manoeuvring areas be designed and constructed in accordance
with AS 2890.1 — Off-street parking, Part 1, AS 2890.6 — Parking for people with disabilities
and Austroads “Guide to Traffic Engineering Practice Part 11 — Parking”.

Reason: To ensure access and car parking is provided on the site in a manner that
is safe and convenient.

8. All areas subject to use by commercial vehicles shall be designed in accordance with AS
2890.2-2002.

Reason:  To ensure access and manoeuvring for commercial vehicles is provided on the site
In a manner that is safe and convenient.

9. All landscaping identified on the Landscaping Plan, Approved by Council under Reserved
Matter 5, shall be completed prior to commencement of use and shall be maintained at all
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times thereafter (including the replacement of diseased or dying plants and the removal of
weeds and pest plants).

Reason: To ensure the site is landscaped so as to enhance the visual and
environmental amenity of the locality.

10. The buildings shall be constructed in accordance with Australian Standard AS2022: -
Acoustics - Aicraft Noise Intrusion — Building Siting and Construction.

Reason: To manage aircraft noise intrusion in the approved buildings.

11. Anti roosting and nesting measures shall be incorporated into the building design (ie. netting,
spikes etc.) to discourage the attraction and congregation of birds.

Reason: To discourage attraction and congregation of birds which may increase risk of
conflict with aircraft movements.

12. Excluding Regulated Trees to be transplanted, semi-mature native tree species (1m > height
at planting) indigenous to the local area shall be planted on a two for one basis to compensate
for the removal of each Regulated Tree and on a three to one basis to compensate for the
removal of each Significant Tree. The replacement plantings shall form part of the
landscaping works, completed under Development Plan Consent Condition 9. The
replacement tree planting shall occur prior to the commencement of use (of any stage) and
shall be maintained in good health and condition at all times thereafter. Any diseased or dead
trees shall be replaced immediately.

Reason: To comply with the requirements of Regulation 117(2) of the Development
Regulations 2008.

13. All Gross Pollutant Traps shall be maintained in good working order at all times and shall be
maintained in accordance with the manufacturers recommended schedule.

Reason: To ensure that the development complies with best engineering practice.

Commissioner of Highways conditions

14. The development shall have a single left-in, left-out access point on Main North Road. The
access shall be provided with channelised turning treatments (left turn deceleration lane and
acceleration lane) to the satisfaction of the Commissioner of Highways. No additional access
(other than emergency access) to Main North Road shall be permitted).

15. The development shall have a single point of access to Kings Road, which shall be fully
integrated into the existing Kings Road/Horrie Miller Drive signalised junction, thus
converting the junction to a four-way signalised intersection.

16. The required roadworks to provide safe access to Main North Road and Kings Road shall be
completed to the satisfaction of the Commissioner of Highways, with all costs being borne by
the applicant. These works shall be completed prior to the operation of the development.
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17. All development (other than car parking and low level landscaping) shall be set back clear of
a strip of land 9.5 metres in width along the Main North Road frontage and Main North
Road/Kings Road corner cut-off.

Item5.1.1

18. All obsolete crossovers (and/or any portion thereof) shall be reinstated to upright kerb and
gutter at the applicant’s expense prior to operation of the development.

19. The obsolete access to Kings Road and associated left turn deceleration lane located just to
the east of the existing Kings Road/Horrie Miller Drive junction shall be removed and
remediated to the satisfaction of the Commissioner of Highways.

20. All vehicles shall enter and exit the site in a forward direction.
Advice Notes

1. The conditions imposed herein shall be in addition to conditions that apply to the subject
property from previous approvals that remain active.

2. 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.

3. 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.

4. Council’s Tree Services Committee have given approval for removal of two street trees in the
Mengel Court verge adjacent to the new access point adjacent allotment 22 at cost (ie. The
applicant meeting costs for removal and replacement). Tree Services will formalise the tree
removal consent by sending a letter of cost for removal of the two trees to the applicant.

5. This approval does not incorporate any advertising of any kind. A future application shall be
lodged and approved under the Development Act 1993. A comprehensive and integrated
signage strategy shall be submitted for approval.

6. Should any works be required on Council land that fall outside of the DPTI work, footpath
connections and street tree planting, for example, structures affixed to or overhanging
Council road reserve, approval must be obtained from Council under the Local Government
Act 1993 and will be subject to an annual agreement.

7. In the application documentation, it states that connection will be sought to Council’s
recycled water network. This process will require a separate agreement with Salisbury
Water. Should you wish to pursue this matter further, please contact Council’s Manager —
Salisbury Water, on (08) 8406 8575 or bnaumann@salisbury.sa.gov.au.

8. Tenancy fit-out applications will be required for all individual tenancies and shall be
approved under the Development Act 1993. In addition, any use not consistent with that
proposed under this application shall be subject to a further application. In addition to the
above, the following requirements will apply to premises from an environmental health
perspective:
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- The structure and design of any food premises must be constructed in accordance with
the Food Act 2001 and Food Safety Standard 3.2.3;

- Any high risk manufactured water systems which may include cooling water systems be
installed and maintained in accordance with the South Australian Public Health
(Legionella) Regulations 2013;

- If any swimming or spa pool is installed as part of the entertainment venue, ensure it is
installed and maintained in accordance with the South Australian Public Health
(General) Regulations 2013.

9. Council’s records suggest the site may be subject to Aboriginal objects or remains within the
meaning of the Aboriginal Heritage Act 1988. To determine if this Act applies to this site, it
is recommended that you contact the Department of State Development, Aboriginal Affairs
and Reconciliation on 8226 8900.

10. The applicant is reminded that demolition and construction is required to be carried out so
that it complies with the mandatory construction noise provisions of Part 6, Division 1 of the
Environment Protection (Noise) Policy 2007 and the provisions of the Local Nuisance and
Litter Control Act 2016. Under the Local Nuisance and Litter Control Act 2016, construction
noise is declared to constitute a local nuisance as follows:

The noise has travelled from the location of the construction activity to neighbouring
premises —

e On any Sunday or public holiday; or
e After 7pm or before 7am on any other day.

11. The applicant shall notify Parafield Airport Ltd fourteen (14) days prior to the
commencement of any crane operations associated with the development.

Note: Crane assessment may also have to be conducted by the Civil Aviation
Safety Authority (CASA).

12. The site falls within the Parafield Obstacle Limitation Surface (OLS) airspace protected for
aircraft operations. As a result, restrictions apply to heights of structures including buildings,
masts, towers, plume emissions and lighting illumination.

13. Any development within this area may be subject to noise emanating from overflying aircraft.

14. Any further proposed buildings and/or structures constructed upon this site must be subject to
a separate assessment.

15. If plumes emissions exceed 4.3m/? from the top of any ventilation stack, a separate
assessment will be required.
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Commissioner of Highways

The Commissioner of Highways have requested the following advice notes be included:

16.

17.

18.

19.

20.

It®m 5.1.1

Prior to Development Approval being granted, the applicant shall undertake the following t
the satisfaction of the Commissioner of Highways:

a) Traffic assessment, including modelling of the traffic impacts on the adjacent arterial road
network caused by the subject development and the development of the whole site;

b) A Traffic Intervention Plan to mitigate the traffic impacts of the proposed development
(Stage 1) and the development of the whole site. The applicant will be required to fund
the traffic interventions required as a direct result of the traffic impacts of the proposed
development.

c) A final Deed with DPTI for the delivery of traffic interventions required as a direct result
of the traffic impacts of the development of the site.

A final concept design of the access arrangements, including the traffic interventions
identified as a direct result of the proposed development (Stage 1) and any land that will need
to be vested to road associated with the interventions associated with Stages 1 and 2, to
ensure existing verge widths are maintained following the interventions for both Stages 1 and
2. All land required for the interventions shall be dedicated to road at no cost to the
Commissioner of Highways or Council.

A Traffic Management Plan for the construction period of the development shall be produced
to the satisfaction of the Commissioner of Highways and Council prior to the commencement
of construction. This plan shall detail the types, volumes and distributions of traffic and how
they will be managed. All traffic movements shall be in accordance with this plan.

The site abuts sections of Main North Road and Kings Road that were proclaimed controlled-
access roads pursuant to Part 2A of the Highways Act 1926 on 22 December 1960 and 19
September 1991 respectively.

Upon the construction of the access points to the site, the applicant must contact Mr Daniel
Sladic, Traffic Access Officer, Traffic Operations on (08) 8226 8277 or via email at
daniel.sladic@sa.gov.au to apply for the issue of permits for the approved access points
associated with this development. The existing four authorized access points will be revoked.

The Metropolitan Adelaide Road Widening Plan shows a possible requirement for a strip of
land up to 20.0 metres in width from the Main North Road frontage of this site for possible
future road purposes. Additionally, the Plan makes provision for a strip of land up to 4.5
metres in width from portion of the Main North Road frontage, together with additional land
from the Main North Road/Kings Road corner, for the possible future upgrading of the Main
North Road/Kings Road intersection. The consent of the Commissioner of Highways under
the Metropolitan Adelaide Road Widening Plan Act is therefore required to all new building
works located on or within 6.0 metres of the possible requirements.

Should the final design of the development result in encroachments within the above areas,
the attached form and three copies of the approved plans should be submitted to DPTI for
consent purposes.
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21. The site is subject to a Road Infrastructure Design and Delivery Deed (the Deed) between
Engel Holdings Pty Ltd (the owner) and the Minister for Transport and Infrastructure and
Commissioner of Highways, as well as a Land Management Agreement (the LMA) between
the Minister for Planning, the Minister for Transport and Infrastructure and Engel Holdings
Pty Ltd. Although the applicant (GIC Kings Road Pty Ltd) is not a signatory to the Deed or
LMA, the LMA stipulates that it is incumbent on the owner to ensure that occupiers and
persons having enjoyment of the site also comply with the terms of the Deed. Consequently,
in accordance with the terms of the above agreements, the applicant must not seek
Development Approval until all of the requirements of the Deed are met to the satisfaction of
the Commissioner of Highways and Minister for Transport.

CO-ORDINATION

Officer: A/GMCID MDS
Date: 14.02.18 15.02.18
ATTACHMENTS

This document should be read in conjunction with the following attachments:
Plans, Correspondence, Reports and Property Information

Copy of Representations and Applicant's Response to Valid Representations
Invalid submissions made by persons not notified of development

Schedule 8 referral responses

Internal referral responses

© 0k w D

Development Plan extracts
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Property Information
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Plan Type ‘ Prepared By ‘ Page No.
Planning Report

Planning Statement | Intro Design Pty Ltd | 71
Intro Correspondence

Letter to Council — Response to RFI Intro Design Pty Ltd 94
dated 02.11.17

Letter to Council — Proposed Re-categorisation | Intro Design Pty Ltd 105
dated 21.11.17

Response to RFI dated 08.12.17 Intro Design Pty Ltd 107
Response to Valid Representations Intro Design Pty Ltd 109
dated 28.12.17

Response to RFI and Invalid Representations / | Intro Design Pty Ltd / 112
Addendum to Tree Report AYTS4703- Mellor Olsson Lawyers /
MaiNorRdKinRdDIR, dated 05.02.18 Arborman Tree Solutions

Response to Invalid Representations Mellor Olsson Lawyers 130
dated 05.02.08

Architectural Plans

Site Context Intro Design Pty Ltd 133
Site Land Area Plan Infro Design Pty Ltd 135
Airport Building Heights Intro Design Pty Ltd 137
Demolition Plan Infro Design Pty Ltd 139
Site Plan 1 Infro Design Pty Ltd 141
Site Plan —Foodstuffs tenancies Intro Design Pty Ltd 143
Site Movement Plan Infro Design Pty Ltd 145
Roof Plan Infro Design Pty Ltd 147
Landscape Area Plan Intro Design Pty Ltd 149
Landscape — Details 1 Intro Design Pty Ltd 151
Landscape — Details 2 Intro Design Pty Lid 153
Landscape — Details 3 Intro Design Pty Ltd 155
Landscape — Details 4 Intro Design Pty Ltd 157
Elevations — Site Infro Design Pty Ltd 159
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Site Based Stormwater Management Plan Southfront 233
Concept Stormwater Drainage Plan Southfront 247
Main North Road Cross Sections — Conceptual | FMG Consulting Engineers 249
Conceptual Drainage Layout FMG Consulting Engineers 251
Sustainability Report Lucid Consulting Australia 253
Town Planning Authority Services Lucid Consulting Australia 259
Infrastructure Report
Lighting Concept Design and Compliance Lucid Consulting Australia 271
Report
Concept Design and Obtrusive Lighting Lucid Consulting Australia 273
Assessment
Pierlite Quantum LED Floodlight Gerard Lighting 278
Preliminary Site Investigation — Stage 1 FMG Engineering 279
Environmental Site Assessment Report
Arboricultural Impact Assessment Arborman Tree Solutions 413
Tree Protection Zones and Encroachment Arborman Tree Solutions 471
Tree Protection Zones and Encroachment — Arborman Tree Solutions 473
Zoom 1
Tree Protection Zones and Encroachment — Arborman Tree Solutions 475
Zoom 2
Tree Protection Zones and Encroachment — Arborman Tree Solutions 477
Zoom 3
Tree Assessment Summary Arborman Tree Solutions 479
Disability Access Advice Able Access Design 487
Wind Impact Assessment Vipac Engineers & Scientists | 492
Property Information
Certificate of Title Volume 5068 Folio 957 N/A 511
Certificate of Title Volume 5067 Folio 646 N/A 514
Certificate of Title Volume 5067 Folio 647 N/A 516
Certificate of Title Volume 5067 Folio 648 N/A 518
Easement A N/A 520
Easement B N/A 528
Detail Sheet 1 of 3 Alexander & Symonds 535
Detail Sheet 2 of 3 Alexander & Symonds 537
Detail Sheet 3 of 3 Alexander & Symonds 539
Detail and Level Survey Sheet 1 of 3 Alexander & Symonds 541
Detail and Level Survey Sheet 2 of 3 Alexander & Symonds 543
Detail and Level Survey Sheet 3 of 3 Alexander & Symonds 545

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 71

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information



Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information

511 Plans, Correspondence, Reports and Property Information

Planning Report

Page 72
Council Assessment Panel Agenda - 27 February 2018

City of Salisbury



511 Plans, Correspondence, Reports and Property Information

PLANNING STATEMENT

1460 MAIN NORTH ROAD // SALISBURY SOUTH
FOR GIC KINGS ROAD *

AUGUST 2017

Activating human space
g

City of Salisbury Page 73
Council Assessment Panel Agenda - 27 February 2018

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information



511 Plans, Correspondence, Reports and Property Information

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information

04.4.1 LAND USE 13
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Intro has been engaged by GIC Kings Road Pty Ltd, the Applicant, to provide planning advice pertaining to the
proposed mixed use development at Salisbury South.

In undertaking the project design, the Applicant has commissioned the following sub-consultants to provide
specialist advice:

Project Management: Turner & Townsend, Thinc

Architecture: Intro

Town Planning: Intro

Legal Opinion: Mellor Olsson

Traffic Engineering: GTA Traffic Consultants

Stormwater Engineering: Southfront

Services Engineering / ESD Lucid 4
Lighting Design Lucid

In forming my opinions herein, | confirm that | have viewed the proposal plans prepared by Intro, | have attended
the subject land and locality and considered the relevant provisions of the Salisbury Council Development Plan
(consolidated — 15 December 2016). | note a Section 29(2)(b)(ii) amendment was published as of 19 January
2017 and is not consolidated into the Development Plan. | have reviewed the Government Gazette and the
change to the Development Plan does not impact on the incumbent Zoning or the proposed development.
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KINGS JUNCTICN / SALISBURY SOUTH

0 2 SUBJECT LAND AND LOCALITY

021 SUBJECT LAND

The street address for the subject land is 1460 Main North Road, Salisbury South. Currently a residential
dwelling with ancillary outbuildings is located on the subject land. The subject land is bounded by allotments
and Mengel Court to the North, Main North Road to the east, Kings Road to the south, and the balance of the
allotment at 1460 Main North Road to the west. The subject land forms an area of approximately 95,406sqm
of the breader land holding at 1460 Main North Road, Salisbury South, with the development line bisecting the
site approximately 40% along the Kings Road frontage.

The subject land is legally described with the following Certificates of Title:

ALLOTMENT DEPOSITED PLAN VOLUME/FOLIO HUNDRED

120 30240 5068/957 Yatala

20 27205 5067/646 Yatala —
21 27205 5067/647 Yatala 5
22 27205 5067/648 Yatala

The subject land represents a portion of this title. The Certificate of Title forms Appendix 01 of this Planning
Statement.

The subject land comprises an approximate site area of 95,406 sqm. The subject land is graphically represented
within Figure 01 below. The development site displays a fall of approximately two metres from eastern corner
of the allotment westwards. A level survey has been provided in Appendix 02.

FIGURE 02.1: SUBJECT SITE

The subject land is located entirely within the Mixed Use (Bulky Goods, Entertainment and Leisure) Zone of
the authorised Development Plan.
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The following land uses and built form surrounds the broader land holding.

North: Along Mengel Court and Rundle Road is light industry including: industrial suppliers,
wholesalers, warehousing and the Salisbury South Australia Post Business Hub.
Businesses are accommodated within single-storey warehouses along Mengel Court and
Rundle Road. Approximately 200 metres north of the site is Rundle Park, a large grassed
athletics field with running track and club room.

West: Warehousing and vacant allotments are adjacent to the broader land holding along Rundle
Road.

South: On the opposite side of Kings Road exists Parafield Airport, a general aviation airport and
training airport. 6

Moving west to east on Parafield Airport site along King's Road and accessed via Horrie
Miller Drive and Lawrence Hargrave Way is:

a take-away pizza shop;

a hotel with gaming and drive through liquor store set behind at-grade car parking;

a petrol-filling station with ancillary retail and car parking;

a restaurant across Lawrence Hargrave Way; and

- anentrance statement to Parafield airport on the south-western corner of Kings Road

and Main North Road.

LI )

Further to the south on Parafield Airport land with access gained via Horrie Miller Drive
and Lawrence Hargrave Way are:

* acarwash;

= Bunnings Warehouse Parafield, a retail outlet facing Main North Road and set behind
at-grade parking; and

- Airport City - a group of strip shops fronting Main North Road and set behind at grade
car parking.

In addition to the Parafield Airport, the locality is generally one of light industry and
large-scale commercial premises. The area is car-centric and pedestrian amenity lacks
footpaths at many locations. Little in the way of shade is provided.

East: On the opposite side of Main North Road at the north-eastern corner of the Mclntyre Road
junction (the continuation of Kings Road) is a petrol filling station and ancillary retail with
access from both Kings Road and Main North Road.

To the north of the petrol-filling station is a residential area comprising single-storey
dwellings fronting Dexter Drive and Statham Avenue. An 18-35 metre wide vegetated
buffer planted with eucalypts separates the rear of the residential allotments from Main
North Road.

South East: A car dealership occupies the south-eastern comer of Main North Road and Mclntyre
Road with access solely from Mclntyre Road.
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PHOTOGRAPH 07: RESIDENTIAL AREA SET BEHIND TREES ACROSS MAIN NORTH ROAD FROM SUBJECT SITE

Main North Road is a Primary Arterial Road and Kings Road is a Secondary Arterial Road under the care of the
Commissioner of Highways as designated by the authorised Salisbury Council Development Plan.

A footpath is provided adjacent the site for the first 250 metres of Kings Road where it terminates across from
the hotel. There is no paved footpath provided along the Main North Road frontage.

The informal landscaping in the locality is typified by native trees and shrubs or peppercorn trees. Some
verges are underplanted with turf and other areas left as bare earth.

The subject site is serviced with public transport. A bus stop is adjacent the subject site, just south of the

northern boundary on Main North Road. Bus routes link the subject site with the Smithfield Interchange and
Railway Station to the north and Adelaide CBD via Mawson Lakes, Gepps Cross, Prospect and North Adelaide.

INTRO
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7
PHOTOGRAPH 03: TERMINATION OF THE FOOTPATH ON KINGS ROAD
PHOTOGRAPH 04: CAR DEALERSHIP AND BUNNINGS EHOUSE HARDWARE STORE EITHER SIDE OF MAIN NORTH ROAD
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The particular elements of the proposal are detailed within the plans prepared by Intro dated August 2017,
which form Appendix 03 of this planning statement.

The proposed development comprises:
Stage 1: the demolition of the existing structures on site and bulk earth works;

Stage 2: construction of substructure and superstructure comprising shops, restaurants, bulky goods
and leisure with ancillary car parking, vehicular loading, landscaping and stormwater

management; and
Stage 3: architectural facade.
The particular details are described below:
retail anchors of:

= 6,205sqm; 9
+ 3,910sgm:;

specialty tenancies comprising areas of:

1,400sgm;
4x300sgm;
700sgm;
600sqm;
317sqm;
500sgm;
441sqm;
200sqm;
378sgm; and
200sgm.

bulky goods tenancies of-

*  B800sqm;
= 900sgm;
*  900sgm; and
+  300sgm

Leisure tenancies of:

+ 2,500sqm;
*  1,800sgm; and
*  3,300sgm.

three pad sites comprising restaurant tenancies of:

*  215sqm;
= 259sqm; and
*  275sqm.

A landscaping plan has been provided as part of Appendix 03 which demonstrates the landscape approach
for the site.

Tree planting is included to aid in wayfinding and shading to both offset the urban heat island effect and to

v, 4
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improve the pedestrian amenity of the site. A hierarchy of tree sizes mark entries, the main circulation routes
and pedestrian paths, whilst further landscaping is provided around alfresco eating area and major shop
entries. Loading bays are additionally screened with vegetation. Plant selection has regard to Salisbury City
Landscape Plan - 2008 as well as Crime Prevention through Urban Design principles.

The Traffic Impact Statement has been prepared for the proposed development. Cognisant of the proposed
gross floor areas, the scheme provides for 1,332 car parking spaces.

The grades within the parking area will conform to the following requirements (as per AS/NZS2890.6 and
AS2890.2) and addressed in the detailed design:

«  maximum grade of 1 in 20 (5%) across nature strip;

«  maximum grade of 1 in 40 (2.5%) across any footpath;

«  maximum grade of 1 in 20 (5%) for 15 metres into the site (where commercial vehicles use the driveway, 10
i.e. northern driveway);

+ amaximum grade of 1 in 6.5 (15.4%) along commercial vehicles circulation roads, the maximum grade
shall be 1 in 8 (12.5%) where reverse manoeuvres are required

« amaximum grade of 1 in 20 (5%) measured parallel to the angle of parking;

«  maximum grade of 1 in 16 (6.25%) measured in any other direction to the angle of parking.

Vehicle access to the site is proposed at the following locations:

.+ anew two-way signalised access from the western side of the proposed development along Kings Road
aligning with Horrie Miller Drive.

+ anew two-way customer vehicle access to Main North Road restricted to left in and left out movements.

+  aservice vehicle access from Mengel Court for the specialty retail and bulky goods.

+ aheavy vehicle access at the end of the Mengel Court cul-de-sac, servicing Major Retail tenant loading/

refuse.

Southfront have prepared a Stormwater Management Plan which details:

+ flood protection;
+ pre and post-development peak flow generation; and
+  DRAINS modelling.

An indicative layout has been prepared for the proposed underground drainage system that will service the
new development (refer attached Concept Stormwater Drainage Plan). This layout assumes that the internal
roadway and carpark surfaces of the development will grade in a predominantly south-westerly direction,
facilitating a gravity drainage system with a single connection to the existing drain in Kings Road (a 1950mm
diameter RCP). The catchment that will be serviced by this drainage system includes a majority of the subject
land (approximately 8.5 hectares).

Preliminary sizing of the proposed underground drainage system has also been undertaken using the DRAINS
model, to achieve a 0.2 EY (5 year ARI) performance standard. The drain sizing assumes that the Hydraulic
Grade Line (HGL) at the connection to the existing Kings Road drain is a constant 19mAHD (ie. assumed
top of pipe level) during the course of the 0.2 EY rainfall event. The internal roadway and carpark shall be
designed to safely convey major flows to the discharge point at the south-western corner of the subject land,
such that the combined capacity of the underground and overland flow route achieves a 1% AEP (100 year
ARI) performance standard.

A comparatively small catchment at the south-eastern corner of the subject land (approximately 1 hectare),
comprising pad sites and associated carparking, shall discharge to the proposed swale along the southern
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boundary of the site.

The Stormwater Management Plan forms Appendix 05 of this report.

The proposed development will be serviced entirely by private contractors.

Arange of Environmentally Sustainable Design (ESD) features are being investigated as part of the proposed
development. The ESD statement forms Appendix 06 of this report.

Lucid Consulting Engineers have been engaged to undertake a review of the existing infrastructure surrounding 1
the broader land holding. The report finds that the subject land is serviced by adequate infrastructure.

The site services report forms Appendix 07 of this report.

Lucid Consulting Engineers have prepared a lighting report and plan. The lighting report finds the following:

¢ Maximum allowable luminous intensity levels along the boundaries of Main North Road, Mengal Road and

Kings Road residential properties are consistent with Pre-and Post-Curfew, Commercial and Residential
boundary requirements outlined within AS4282-1997.

*  Maximum allowable threshold increment value is consistent within commercial areas to traffic on Main
North Road and Kings Road as outlined within AS4282-1997.

*  Maximum luminous intensity output from the selected luminaire types is 0 candela at 30 above the
horizontal in accordance with the Salisbury Council Overlay Map Sal/41 Development Constraints. l.e.
this complies with all zone lighting requirements.

The lighting design statement and plan forms Appendix 08 of this report.
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A Phase 1 environmental investigation report has been prepared and finds:

FMG completed a PSI comprising an intrusive investigation for Stage 1 of the proposed development site
located at 1460 Main North Road, Salisbury South, South Australia.

The site currently comprises vacant agricultural land with a residential dwelling on the southern portion of
the site. FMG understands that the client proposes to redevelop the site for commercial land use, namely
a shopping centre comprising two department stores, a cinema, as well as various specialty stores and car
parking spaces and therefore requires a PSI report to progress development approval.

The PSI was undertaken to provide an assessment of the potential contaminants of concern in soil that may
pose an unacceptable risk to the future users of the site.

FMG advanced a total of eleven soil boreholes, to a maximum depth of 6.0 m bgl and six soil hand auger 13
samples were taken to a maximum depth of 0.3m bgl. Soil boreholes and hand auger locations were targeted

to assess the potentially contaminating activities identified within the Environmental Site History Report
completed for the site.

A total of 20 soil samples were collected as a part of the environmental assessment to a maximum depth
of 1 m bgl and were submitted for a range of analysis, including but not limited to OCP /OPP, TRH, BTEX,
PAH, herbicides, heavy metals and analytes contained within the ASC NEPM Screen. Specific analytes were
selected based on FMGs experience on similar sites and field observations during sampling.

The analytical results of the PSI indicate that no analyte concentrations within the soil samples tested were
elevated above the ASC NEPM screening criteria protective of human health in a commercial (HIL D) land use

setting.

FMG therefore conclude that there is no evidence of contamination within the upper 1 m of the soil profile at
the locations tested that would present an unacceptable risk to human health and/or the environment, or that
would preclude the propased commercial development of the site .

The Environmental Investigations are provided as part of Appendix 09 of this report.
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This planning assessment will consider the relevant provisions determined to be most pertinent to the proposed
development.

For the purposes of the planning assessment, the nature of development should be described as:

Stage 1. the demolition of the existing structures on site and bulk earth works;

Stage 2: construction of substructure and superstructure comprising shops, restaurants, bulky goods
and leisure with ancillary car parking, vehicular loading, landscaping and stormwater
management; and

Stage 3: architectural facade.

The proposed development is not prescribed as complying, nor as non-complying by the Mixed Use (Bulky
Goods, Entertainment and Leisure) Zone of the Salisbury Council Development Plan, and will therefore be
assessed on its merits.

13

The Public Notification section of the Mixed Use (Bulky Goods, Entertainment and Leisure) Zone prescribes

the following development to the Category 1 public notification process:

Any development which consists of any of the following:

(a) bulky goods outlet

(b) cafe

(c) entertainment venue

(d) indoor recreation centre

(e) petrol filling station

(f) restaurant

(g) service trade premises

(h) shops with a gross leasable floor area greater than 200 square metres

(i) take away food shop.

All elements of the proposed development are identified within this list, and as such the proposal will navigate

the Category 1 public notification process. The Category 1 public notification procedures are detailed with

Section 38 of the Development Act 1993. Section 38 (3) states:

the relevant authority must not, on its own initiative seek the views of the owners or occupiers of adjacent land

or other land in relation to the granting or refusal of development plan consent.

| have reviewed Schedule 8 of the Development Regulations 2008, and have determined that the following

referrals are required:

«  Commissioner of Highways.

| provide a legal opinion which determines that the proposed development does not need a referral to the

Commonwealth Secretary for the Department of Transport and Regional Services. This opinion is provided in

Appendix 10.
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The following provisions are considered to be relevant to the assessment of the proposed development

MIXED USE (BULKY GOODS, ENTERTAINMENT AND LEISURE) ZONE

Objective 1: A zone primarily accommodating entertainment and leisure activities, bulky goods outlets, larger floorplate
retail {(selling predominantly non-foodstuffs) and service trade premises.

Objective 2: Development that contributes to the desired character and objectives of the zone.

The zone will be developed as a unique specialist centre accommedating a mix of entertainment and leisure activities, bulky
goods outlets, large floorplate retail (selling predominantly non-foodstuffs) and service trade premises,

The proposal represents a mixed use development comprising large format retail, bulky goods, entertainment 14
and leisure facilities. The anchor retail development is large format and split into two tenancies. On a floor area

ratio, the larger format retail predominantly provides the sale of non-food stuff. The remainder of uses are split
between specialty retail, leisure, restaurant and bulky goods offerings.

The zone will accommodate some larger format bulky goods and ‘bulky retail’ and retail outlets, with potential for standalone
restaurants and integrated petrol filling station in proximity to Kings Road and Main North Road frontages. There is capacity for
a diverse range of tenancies to be established within the zone, and the retail components are envisaged to offer an alternative
model to that typically found in traditional centres by way of their larger floor area and retail model.

The proposal provides for bulky good outlets and retail stores. Restaurants/take away food shops have been
provided in key locations. Two locations are provided within the centre adjacent to the leisure facility and the
retail anchor which provides opportunities for outdoor dining. A different restaurant offering is provided at the
Kings Road and Main North Road intersection. These restaurants will complement the leisure, entertainment
and retail offerings proposed for the site. The proposal provides for a diverse range of tenancies and presents
a unique mix of uses.

It is envisaged that the zone will include the development of a single large floorplate shop with a floor area between 10 000
square metres and 15 000 square metres or thereabouts. Up to 45 percent of the total floor space of this tenancy may include
the display and sale of foodstuffs. This shop will provide an alternative retail model for small and medium businesses and
individuals to purchase products in bulk.

| am of the understanding that this portion of the Policy was written into the Zone to facilitate the establishment
of a specific tenant in its inception in 2014, Cognisant of market forces, this is no longer a feasible option.
As opposed to one tenancy, the proposal is for two discreet tenancies which comprise a floor area of some
10,115sgm. A tenancy displaying and selling predominantly foodstuffs represents a floor area of 3,910sgm the
remaining 6,205sqm is for a tenancy displaying other types of retail goods. This split accords with the provision
insofar as 38% of the footprint is provided for the sale of foodstuffs.

The specialty retail component is envisaged to comprise a diverse retail offering providing a mix of types of
tenant. Each tenancy will generally be 200 square metres or more to provide an alternative retail model to
smaller tenancies found within other centres.

Retail, in the form of specialty tenancies, will be diverse and provide for a range of different tenancies. The
proposed tenancies are all greater than 200sqm in size.

The entertainment, leisure and recreation component is anticipated to include a range of indoor uses including cinema, rock
climbing, health and fitness club, ten pin bowling, day spa, skate park and potentially a wave pool facility.

The proposed leisure component of the development envisages a cinema, a bowling facility, and a children’s

active play space with uses such as trampolines and rock climbing. A health and fitness club is also proposed
within a mezzanine space.
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Development should occur so that expected land uses are developed concurrently to avoid the establishment of standalone
land uses. Particularly the entertainment, recreation and leisure land uses should be developed concurrently with retail and
bulky good land uses in order to ensure the mixed-use activities for the zone are achleved.

The centre is proposed to be developed at the same time, such that all construction work occurs concurrently.
Various land uses will require distinct fit-out times however, the construction programme will be developed
such that all land uses are open at the same time.

PDC 1: The following forms of development are envisaged in the zone:

leisure and entertainment venues, including indoor recreation with a maximum total floor area in the order
of 20 D00 square metres across the zone

bulky goods outlet and service trade premise that comprise only indoor displays with a maximum total floor
area in the order of 18 000 square metres across the zone

shops (excluding bulky goods outlets and restaurants) with a minimum total floor area in the order of 200 15
square metres and a maximum in the order of 15 000 square metres per tenancy with a maximum total floor
area across the zone in the order of 46 000 square metres

restaurants with a maximum total floor area in the order of 1200 square metres across the zone.
In response to PDC1 | provide a breakdown for each land use below:

* Leisure and entertainment 7,600sqm;
*  Bulky goods 2,900sgm;

« Shops 16,051sqm,;

* Restaurants 760sgm; and

» Indoor recreation centre 605sgm.

All of the land uses fit within the parameters set within PDC 1.

PDC 2: The total maximum gross leasable floor area across the zone should be in the order of 77 900 square metres
and a maximum total floor area in the order of 85 200 square metres.

In total, the proposed development represents a gross leasable floor area of 30,145sqm which represents an
area smaller than the identified parameters of the provision.

PDC 3: A minimum of 25 per cent of the total floor area should comprise entertainment, leisure and recreation land
uses at any time across the zone, until such time that 20,000 square metres totai floor area of leisure and
entertainment land uses has been developed.

The total floor area of the leisure and entertainment spaces equates to 7,600sgm. This represents a percentage
of 25.2% of the total gross floor area for the centre.

PDC 4: Restaurants should complement the zone and each tenancy should have a maximum floor area in the order
of 450 square metres with the ption of standal restaurants.

Restaurants have been strategically located and display a range of sizes, though all are greater than 200sgm.

PDC 5: Cafes and take away food premises should:

(a) be ancillary to other land uses across the zone

(b) complement the zone as an integrated establishment

(c) have a maximum floor area in the order of 450 square metres per tenancy with the exception of standalone

premises that have a main road frontage.

The proposal provides for takeaway food premises (identified as restaurants within the plan) which:
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- are ancillary to other uses within the zone both through siting and sizes;
«  complement other uses in the zone through their location; and
- do not have a floor space exceeding 450sqm per tenancy.

While these tenancies have a takeaway drive through component it is anticipated that the majority of business
will occur through the dine in component.

MIXED USE (BULKY GOODS, ENTERTAINMENT AND LEISURE) ZONE

Objective 3: Built form that exhibits a high standard of design and the use of quality materials and finishes.
PDG 12: Development should be consistent with the desired character for the zone.
Buildings will be well designed, sited and developed to complement each other. Buildings should be visually attractive and 16

incorporate articulation, high quality materials, texture and colour, and finished in materials with a low reflective index. Building
access points will be visually prominent from car parking areas.

The centre has been designed as an integrated development ensuring that an architectural theme carries
across all buildings. Each anchor tenant has a brand aesthetic which has informed a specific design response
at the entrance to each store, however, the overall centre has been developed with a contemporary modern
aesthetic in mind. Building access points are clearly identified through architecture and wayfinding.

Buildings facing onto public roads or thoroughfares should avoid large expanses of solid unarticulated walling or blank
facades and incorporate landscaping or detailed design enhancements to soften their appearance. Buildings should be placed
as close as possible to street boundaries with frontage car parking and landscaping subject to setback requirements by the
Commissioner of Highways and prescribed Obstacle Limitation Surfaces which inform building height allowances and siting
of buildings.

Where buildings face onto public roads the proposal minimises the use of blank walls. On all walls facing a
public road, detailed design elements, colouring and materiality soften the visual appearance of the walls.
Further, a generous landscaping buffer is used where buildings face public roads. Finally, signage (which will
form part of a separate application) is earmarked for areas along these walls. The proposal employs a range
of design and landscaping techniques to minimise the visual impacts of walls on public roads.

Development will incorporate design and layout that minimises adverse operational impacts on the Parafield Airport in terms of
building heights, lighting glare, turbulence, windshear and bird attraction.

The proposed development has been highly cognisant of its proximity to the Parafield Airport. Buildings have
been limited in height to ensure that they do not impact on obstacle limitation surfaces identified within Concept
Plan Map Sal/30 - Mixed Use (Bulky Goods, Entertainment and Leisure) Zone and Airport Building Heights

and Lighting Plan.

Service areas and loading bays will be positioned to the rear or side of tenancies and should incorporate separate vehicle
access. These areas will be screened from general public view.

Service areas have been located to the rear or side of tenancies. The users with the most frequent delivery
requirements contain a discrete vehicle entrance and exit from Mengel Court. The users to the south of the
centre typically display less frequent deliveries, with commercial vehicles accessing the loading dock through
Kings Road or Main North Road. All loading bays/service areas are screened from general public view.

PDC 16: Development adjacent the Industry Zone should incorporate:
(a) a minimum 3 metre building setback from the zone boundary
{b) visual and acoustic buffer treatments
(e} screened or obscured building openings.
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Where the subject land interfaces with the Industry Zone, the proposal:

*+ is setback a minimum of 3m from the Zone boundary;
+ utilises the built form as a visual and acoustic buffer: and
*  screens building openings through the use of loading dock doors.

COUNCIL WIDE - CENTRES AND RETAIL DEVELOPMENT

PDC 5: A single architectural theme should be established within centres through:

a) constructing additions or other buildings in a style complementary to the existing shopping complex

b) renovating the existing shopping complex to complement new additions and other buildings within the
centre

c) employing a signage theme.

The proposed development employs a single architectural theme which establishes an aesthetic for the
new centre. The built form utilises a simple architectural design and robust palette of materials. These two
methodologies allow for future buildings to be established in a complementary style.

No signage is proposed as part of this application. A branding theme is being developed which will provide
specific types and locations for signage. This will form part of a separate application.

PDC 8: Centres should develop on one side of an arterial road or in one quadrant of an arterial road intersection.

The subject land is located at the corner of Main North Road and Kings Road Salisbury South. Main North Road
and Kings Road are identified as a Primary Arterial Road and Secondary Arterial Road within the Development
Plan respectively. The subject land proposes a centre in one quadrant of an arterial road intersection.

COUNCIL WIDE - DESIGN AND APPEARANCE

Objective 1: Development of a high architectural standard that responds to and reinforces positive aspects of the local
environment and built form.

PDC 1: The design of a building may be of a contemporary nature and exhibit an innovative style provided the
overall form is sympathetic to the scale of development in the locality and with the context of its setting with
regard to shape, size, materials and colour.

The subject land is located at a significant road junction, wherein the road network is the most predominant
building feature. Main North Road, where it interfaces with the subject land displays six vehicular lanes for the
majority of its length, widening to eight lanes at the intersection. Further, dedicated bike lanes and pedestrian
paths are provided on either side of the intersection. Kings Road displays four lanes for the majority of its
length, however, it widens to eight lanes at the intersection.

The immediate locality surrounding the subject land is identified as being:

* inthe north-eastern corner, a petrol station and landscape buffer;

* inthe south-eastern corner, a car dealership;

*  in the south-western comer, a series of single and double storey commercial buildings with ancillary car
parking and landscaping;

= avariety of industrial buildings to the north and north-west.

I 'am of the opinion that the built form elements surrounding the subject land is nondescript and does not display
any meritorious qualities which must influence the design of any future built form on the land. The proposal
displays a new centre with a simple contemporary design thematic. The style employs a robust selection of
materials which will enhance the visual appearance of the locality.

INTRO
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The scale of the surrounding locality is large and open and the proposed centre reinforces this by providing
long and low clusters of buildings, with a visual break separating the clusters and a generous provision of
landscaping interfacing with the surrounding road network.

PDCT: The external walls and roofs of buildings should not incorporate highly reflective materials which will result
in glare to neighbouring properties or drivers.

The external walls and roofs of buildings will not incorporate highly reflective materials. A range of materials
such as precast, prefinished metal panelling and glazing are the predominant building materials used. These
materials will be softened by landscaping and other materials where appropriate.

PDC 9: Building design should emphasise pedestrian entry points to provide perceptible and direct access from
public street frontages and vehicle parking areas.

The building centre employs a wayfinding strategy where building entrances are clearly delineated through
architecture, lighting and signage (to form part of a separate application).
18

PDC 10: Development should provide clearly recognisable links to adjoining areas and facilities.

Strong pedestrian links are provided through the centre linking the southern side cluster of uses, to the northern
cluster of uses. Pedestrian connections are also provided to the extremities of the site,

PDC 13: Where applicable, development should incorporate verandas over footpaths to enhance the quality of the
pedestrian environment.

The proposed development provides for a canopy where there are footpaths adjoining to the building. The
canopy is of a sufficient depth to allow people with trolleys to pass at simultaneously.

COUNCIL WIDE - CRIME PREVENTION THROUGH URBAN DESIGN

Objective 1: A safe, secure, crime resistant environment where land uses are integrated and designed to facilitate
community surveillance.

PDC 1: Development should be designed to maximise surveillance of public spaces through the incorporation of
clear lines of sight, appropriate lighting and the use of visible permeable barriers wherever practicable,

PDC 2: Buildings should be designed to overlook public and communal streets and public open space to allow
casual surveillance.

PDC 3: Development should provide a robust environment that is resistant to vandalism and graffiti.

PDC 4: Development should provide lighting in frequently used public spaces including those:

a) along dedicated cyclist and pedestrian pathways, laneways and access routes

b) around public facilities such as toilets, telephones, bus stops, seating, litter bins, automatic teller machines,
taxi ranks and car parks,

PDC 5: Development, including car park facilities should incorporate signage and lighting that indicate the entrances
and pathways to, from and within sites.

PDC 6: Landscaping should be used to assist in discouraging crime by:

a) screen planting areas susceptible to vandalism

b) planting trees or ground covers, rather than shrubs, alongside footpaths

c) planting vegetation other than ground covers a minimum distance of two metres from footpaths to reduce

concealment opportunities.

} INTRO
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PDC 7: Site planning, buildings, fences, landscaping and other features should clearly differentiate public,
communal and private areas.

PDC 8: Public toilets should be located, sited and designed:

a) to promote the visibility of people entering and exiting the facility (eg by avoiding recessed entrances and
dense shrubbery that obstructs passive surveillance)

b) near public and community transport links and pedestrian and cyclist networks to maximise visibility.

PDC 10: Development should avoid pedestrian entrapment spots and movement predictors (eg routes or paths that

are predictable or unchangeable and offer no choice to pedestrians).

The proposed development will incorporate a comprehensive range of active and passive surveillance
strategies. The entire site and buildings will be surveiled 24 hours per day/seven days per week and will be
subject to scheduled checks by security personnel. This will be supported by monitored CCTV throughout the
common areas. All public areas will be well lit to enable facial recognition so that people can see and interact
with one ancther.

The buildings have been designed to maximise the visual connections between the internal spaces with
outdoor areas. For instance, all tenancies have external views and the proposed food based tenancies provide
active surveillance to the public realm. The building design eliminates isolated external nooks, eliminating

opportunities for hiding. All entry points to the building will be clearly identified by the architecture, lighting and
signage.

The proposal will create a ‘legible environment’, by integrating the architecture, landscaping, interior design,

lighting, signage, printed and digital information. This will provide clear paths of travel to ensure that wayfinding
is made simple.

Providing clearly defined paths of travel to and from all entrances has been a central component of the proposal.
The primary entrances are directly accessible from public spaces. No forced paths of movement are created
ensuring that movement predictors are minimised.

The building and associated exterior works have been designed with safety and well-being as a paramount
objective. These objectives have been achieved through careful planning and design of clear movement
pathways within the building and throughout the site. Clear lines of site ensure an awareness of location are
achieved through careful choice of landscaping and lighting. Sharp corners, solid barriers and unexpected
changes in grade have been eliminated.

Public toilets have been located centrally to ensure that people entering and exiting the facility are visible. The
corridor leading to the facility will be covered by active surveillance techniques such as CCTV. Toilets have
been located at the central point between two anchor tenants,

A robust and simple material palette has been expressed throughout the design language. This along with
measures such as CCTV and security patrols will ensure vandalism is discouraged.

Having regard to the commentary above, it is considered that the proposal achieves the intent of the Crime
Prevention through Urban Design provisions of the Development Plan.

MIXED USE (BULKY GOODS, ENTERTAINMENT AND LEISURE) ZONE - LANDSCAPING

PDC 14: Development should contribute to the creation of an attractive precinct through extensive tree planting,
landscaping and retention of existing trees and other significant vegetation subject to having regard for
airport safety considerations.

The proposed development incorporates a range of landscaping at the perimeter of the subject land, at

the interface with Main North Road and Kings Road. Additional landscaping treatments are provided at the
vehicular entrances, along the principle east-west boulevard and within the car park.

INTRO
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PDC 15: Development should provide landscaped areas comprising at least 10 per cent of the site area, incorporating
a minimum width of 3 metres.

The proposed development incorporates a generous quantum of landsca ped areas. For ease of calculation, all
landscape areas within the car park have been excluded, as well as smaller plantar beds. The areas classified
within this calculation represent the landscaped swale, and areas surrounding the site and the main boulevard
in the centre. The identified landscaped areas comprises an approximate size of 8,000sqm. Cognisant of
the site area being 95,406sqm,the landscaped open space represents 8.5% percent of the site area. The
proposed departure from the provision represents an insignificant quantum of 1.5%.

COUNCIL WIDE - HAZARDS

PDC 4: Development should not occur on land where the risk of fiooding is likely to be harmful to safety or damage
property.
PDC 5: Development should not be undertaken in areas liable to inundation by tidal, drainage or flood waters unless 20

the development can achieve all of the following:

a) it is developed with a public stormwater system capable of catering for a 1-in-100 year average return
interval flood event
b) buildings are designed and constructed to prevent the entry of floodwaters in a 1-in-100 year average return

interval flood event.

The built form solution proposes a range of finished floor levels across the site to ensure that a 1-in-100 year
average return interval flood event will not inundate property. Typically buildings are sited 300mm above the
top of kerb level of adjacent road reserves, or, above an identified level.

The proposal redirects stormwater to a system capable of catering for the 1-in-100 year event, and, provides
for the adequate movement of stormwater upstream to that system.

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

PDC 2: Development should be sited and designed to minimise negative impacts on existing and potential future
land uses desired in the locality.

The subject land is bounded on all sides, by land uses or activities which are not sensitive. To the north and
west exist industrial land and to the south exists the Parafeld Airport. The proposed development will not have
a deleterious effect on these land uses. To the east of the subject land exists a Residential Zone, however,
cognisant of the impact that Main North Road has on the locality and the proximity of the Residential Zone to
the Industrial Zone, the proposed development will have minimal additional amenity based impacts.

COUNCIL WIDE - NATURAL RESOURCES

Objective 5: Development consistent with the principles of water sensitive design.
PDC 5: Development should be designed to maximise conservation, minimise consumption and encourage re-use
of water resources.

The proposed development utilises a swale and two gross pollutant traps to ensure to manage and improve
the quality of stormwater discharged from the site.

The proposal will discharge stormwater to the broader Salisbury Aquifer Recharge and Reuse scheme. The
proposal will investigate the use of recycled stormwater throughout the site through the use of the purple pipe

system.
PDC 15: Where it is not practicable to detain or dispose of stormwater on site, only clean stormwater runoff should
enter the public stormwater drainage system.
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A gross pollutant trap will be utilized to treat stormwater prior to it exiting the site. The trap will be sized at a
sufficient scale to appropriately manage flows form the site.

Objective 1: Development that ensures the long-term operational, safety, commercial and military aviation requirements
of airfields (airports, airstrips and helicopter landing sites) continue to be met.
PDC 3: Development in the vicinity of airfields should not create a risk to public safety, in particular through any of
the following:
a) lighting glare
b) smoke, dust and exhaust emissions
c) air turbulence
d) storage of flammable liquids 2
e) attraction of birds
) reflective surfaces (eg roofs of buildings, large windows)
g) materials that affect aircraft navigational aids.
PDC 4: Outdoor lighting within & kilometres of an airport should be designed so that it does not pose a hazard to
aircraft operations.
The proposed development is located in close proximity to the Parafield Airport. Cognisant of this separation
distance, maintaining the operational safety of the airport has been a paramount component of the proposed
design.
Building heights have been developed with specific reference to Concept Map Sal/30 Mixed Use (Bulky Goods,
Entertainment and Leisure) Zone and Airport Building Heights and Lighting Plan.
A lighting plan has been provided as part of Appendix 08.
SAFE AND CONVENIENT MOVEMENT
PDC 2: Development should be integrated with existing transport networks, particularly major rail and road corridors
as shown on Location Maps and Overlay Maps - Transport, and designed to minimise its potential impact on
the functional performance of the transport networks.
CYCLING AND WALKING
PDC 17: New developments should give priority to and not compromise existing designated bicycle routes.
ACCESS FOR PEOPLE WITH DISABILITIES
PDC 30: Development should be sited and designed to provide convenient access for people with a disability.
The proposed development has been designed to accord with all requirements of the NCC and Australian
Standards for accessibility.
CAR PARKING
INTRO
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PDC 32: Development should provide off-street vehicle parking and specifically marked disabled car parking places
to meet anticipated demand in accordance with Table Sali2 - Off Street Vehicle Parking Requirements or
Table Sal/2A - Off Street Vehicle Parking Requirements for Designated Areas (whichever applies) unless an
agreement is reached between the Council and the applicant for a reduced number of parking spaces where
one of the following applies:

a) financial contribution is paid into the Council Car Parking Funds specified by the Council, in accordance
with the gazetted rate per car park associated with the ‘Car Park Fund Areas’ identified on Concept Plan Map
Sal/27 - Salisbury District Centre Car Park Fund Area, Concept Plan Map Sal/29 - Ingle Farm District Centre
Car Park Fund Area and Concept Plan Map Sal/32 - Mawson Lakes Town Centre Car Parking Fund Area

b) it can be demonstrated that fewer car parks would be required to meet the car parking needs associated
with the development.
PDC 33: Development should be consistent with Australian Standard AS 2890 Parking facilities.

The Traffic Impact Assessment concludes:

- The proposed development will include 27,915sq.m Gross Leasable Floor Area for a Mixed Use 2%
development comprising commercial, retail and leisure uses with access to and from Main North Road,
Kings Road and Mengel Court and includes 1,332 parking spaces within the site.

«  The proposed development generates a statutory parking requirement of 837 spaces. The proposed
supply exceeds the requirement of the Salisbury Development Flan.

+  The proposed parking layout is consistent with the dimensional requirements as set out in the Australian/
New Zealand Standards for Off Street Car Parking (AS/NZS2890.1:2004 and AS/NZS52890.6:2009).

+  The proposed provision of 21 disabled spaces will be consistent with the Building Code of Australia
requirements and will be distributed around the car park adjacent key entrances of the various land uses.

+  The proposed development will provide 45 bicycle parking spaces located in public areas which will meet
the requirements for visitor parking in the Salisbury Development Plan.

+  The proposed loading arrangements will provide access for the various types of vehicles required for the
retail, commercial and leisure uses.

- Analysis of the existing Main North Road, Kings Road and Mcintyre Road intersection indicates it is
operating over-capacity with a Degree of Saturation over 1.

«  Thesite is expected to generate up to 1275 and 1652 vehicle movements during the weekday and weekend
peak periods respectively.

«  The proposed development will include a main access point on Main North Road with associated
deceleration and acceleration facilities given the 80km/h speed limit on this section of Main North Road.

. Anew northern leg will be added to the Kings Road and Harrie Miller Drive intersection for access to the
proposed development, and will maintain a suitable level of operation and minor impact to Kings Road.

. A review of the traffic impact of the proposed development on the Main North Road, Kings Road and
Mclintyre Road intersection indicates a minor increase in Degree of Saturation and associated queues/
delays. Given the minor nature of the impact for the proposed development, no upgrades are recommended
as part of this development.

«  The traffic modelling provided in this report is based on preliminary analysis to guide the progress of the
proposed development and will require further discussion with DPTI to confirm the identified traffic impacts
and agreed arterial road infrastructure requirements.

The Traffic Impact Assessment has been provided as Appendix 04.

INTRO

City of Salisbury Page 93
Council Assessment Panel Agenda - 27 February 2018

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information



Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information

511 Plans, Correspondence, Reports and Property Information

PRCJECT / LOCATION

It is concluded that the proposal is an appropriate development within the Mixed Use (Bulky Goods,
Entertainment and Leisure) Zone for the following reasons:

+ the proposed land uses reflect the advocated land use direction and the floorspace proportions desired
within the Desired Character Statement and provisions of the Zone;

+ the building form reflects the advocated policy direction within the Zone and Policy Area;

- the height is appropriate in the Zone and will not impact on the operations of the Parafield Airport;

+ the proposal has developed an appropriate visual style, improving the appearance of the area;

+ the material palette and design is provides for an integrated centre appearance;

+ the proposal presents an appropriate level of landscaping to the locality;

« the proposed buildings provide for a suitable response to the adjoining industrial zone;

+ the proposal will not impact on the safe operation of the adjoining road network;

« the proposal incorporates a suitable quantum of vehicular parking;

+ the proposed development utilises passive design features and a range of active surveillance techniques;
and

+ the proposal incorporates an appropriate stormwater management response.

3
It is for the reasons discussed herein that the proposal is considered to display sufficient merit and warrants
Development Plan consent being granted.
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CITY Or SALISBURY
2 November 2017 RECEIVED
-2 NOV 207
Aaron Curtis
Team Leader - Planning DOC No.
Development Services

City of Salisbury

Via email: ACurtis@salisbury.sa.gov.au

Dear Aaron,
RE:  Kings Junction Shopping Centre — Response to RFI

Intro act on behalf of GIC Kings Road Pty Ltd (the applicant) with respect to the
proposed development at the corner of Kings Road and Main North Road,
Salisbury South.

Further to our conversation on 30 October, | would like to take this opportunity to
reaffirm that the proposed development satisfies the intent, quantitative and
qualitative outcomes of the Zone, in terms of land use mix, land use ratios and built
form outcomes.

The Zone states the following:

It is envisaged that the zone will include the development of a single large
floorplate shop with a floor area between 10 000 square metres and 15 000 square
metres or thereabouts. Up to 45 percent of the total floor space of this tenancy may
include the display and sale of foodstuffs. This shop will provide an alternative
retail model for small and medium businesses and individuals to purchase products
in bulk.

There are a range of tests within this statement. | paraphrase each below:

Development of a single large floorplate shop;

Floor area between 10,000 and 15,000 square metres;

Up to 45 percent for the display and sale of foodstuffs; and
Alternative retail model to purchase products in bulk.

bl A

The Zone calls for the development of a single large floorplate shop, despite this
the Zone does not stipulate that this must occur in the form of a single tenant. The
floorspace proposed is between 10,000 sgm and 15,000 sqm, and exhibits ratios
which are envisaged.

Cognisant of these facts, | am of the view, that there is no material difference as to
whether the floorspace achieved is provided by one tenant or two tenants. While
not provided in a single tenancy, there is no material difference to the scheme if
both buildings were contiguous through the provision of an internal link or if the
scheme remains as per the proposal plans.
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In response to point four, it is outside the ambit of the planning system to provide
for a commercial competitive advantage to a particular user, or type of user over
another.

While the proposed development satisfies the intent and qualitative and
quantitative aspects of what the Zone requests, only a portion of the subject land is
being developed. The proposal does not preclude a single large format shop being
established on the balance of the allotment.

In response to the request for information dated 13 October 2017, | provide a
response to each of the matters raised below:

ITEM 1: NATURE OF PROPOSED DEVELOPMENT
| confirm that the proposed development should be described as the following:

Demolition of existing dwelling and associated structures and outbuildings, removal
of 25 Regulated Trees and 4 Significant Trees, the construction of a mixed use
retail and entertainment complex comprising major retail shops (2), specialty retail
shops (13), bulky goods tenancies (4), entertainment venues (3), indoor recreation
centre (gymnasium), fencing and screening structures, 3 fast food restaurants (with
associated drive through facility), associated siteworks, access/egress to Kings
Road, Main North Road and Mengel Court, at-grade car parking and manoeuvring
areas, loading docks, pedestrian paths, waste storage areas, outdoor seating,
external lighting and landscaping

ITEM 2: PUBLIC NOTIFICATION

In response to specific queries regarding the nature of particular elements of the
proposal | provide the following response:

e Specialty tenancies 7 and 9 do have a gross leasable area of greater than
200sgm. There was an error in the rounding of the computer program used
to design the building. These tenancies are in fact 201sqm. The planning
set has been updated to reflect this change;

» Specialty tenancies 1-13 are not proposed to be a Personal Services
Establishment. The identified specialty tenancies are proposed to be a
‘shop’; and

» Greater detail has been provided surrounding the Gym space, and its
ancillary uses. Previous plans had indicated an amenity area adjacent to
the gym. Further detail has been provided surrounding the use of this
space, with change rooms, showers, and toilets delineated.

A revised planning set is provided as Appendix 01.
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ITEM 3: REGULATED TREES
A tree identification report has been prepared and is provided as Appendix 02.

The proposed development will result in the removal of 25 regulated trees, and 4
regulated significant trees. The proposal seeks to retain a range of regulated and
significant trees along the eastern site boundary.

The Mixed Use (Bulky Goods, Entertainment and Leisure) Zone Desired Character
Statement desires the following:

The retention, removal or relocation of Regulated or Significant Trees should
enhance the amenity and safety of the zone and augment landscaping features
across the zone.

The proposed development results in the removal of a range of regulated and
significant trees. As is demonstrated on the tree removal plan in Appendix 01,
these trees are required to be removed to enhance the safety of the Zone. To
compensate for the loss of trees within the Zone, a range of advanced trees are
proposed to be planted in their place.

Access to the site is difficult, cognisant of the role and function of both Main North
Road and Kings Road. Difficult access from Main North Road, particularly, has
resulted in the requirement for a slip lane, and exit speeds from Main North Road
result in the requirement to create an elongated path of travel for access into the
site.

This path of access affects critical car parking layouts adjoin both Major Tenants 1
and 2, who have strict guidelines as to the quantum of car parks and associated
travel distances adjoining their property. A range of trees conflict either with
circulation routes or car parking spaces and the Regulated Trees are proposed to
be removed pursuant to Council Wide Section — Regulated Trees PDC 2(d). | note
that the proposed development seeks to retain the two trees which demonstrate a
retention rating of High.

Four significant trees are proposed to be removed. These trees are praposed for
removal as they directly conflict with the location of buildings. It is not possible to
maintain these trees and protect their critical root zone and provide a setback for
fire vehicle access while achieving a similar built form outcome. The significant
trees identified for removal have a moderate retention rating. It is proposed to
remove these trees pursuant to Council Wide Section — Significant Trees PDC
3(d).

The proposed development provides a range of replacement trees. Trees within
the site along the main access road, or around the perimeter of the site are
proposed to be planted as advanced species at a height of 2m. The remainder of
the replacement trees are proposed to be planted at a height of 1-1.5m.

The proponent is currently undertaking detailed design with regards to the
movement of stormwater surrounding the site. The intent of this design is to ensure
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that works in regards to the stormwater solution minimise potential affects on the
trees.

ITEM 4: AFFECTED STREET TREES

The majority of trees which sit external to the site, are located within an allotment
owned by the Commissioner of Highways, and do not sit within a road reserve.
Two peppercorn trees, located at the corner of Kings Road, and Main North Road,
are located within the Main North Road corridor and are proposed for removal. This
species of tree is exempt from classification as a significant or regulated tree.

The proponent is currently undertaking detailed design with regards to the
movement of stormwater surrounding the site. The intent of this design is to ensure
that works in regards to the stormwater solution minimise potential affects on trees
upon Commissioner of Highways allotment.

A survey of trees surrounding the site has been provided in Appendix 03 for your
information.

ITEM 5: SIGNAGE

No signage is proposed as part of this application. The proponent is in the process
of preparing a comprehensive signage strategy with distinct Zones proposed for
signage. The amended planning set indicates proposed signage locations.

The proponent acknowledges the requirement to provide a separate signage
application.

ITEM 6: DEMOLITION

The demolition plan has been updated to display the removal of all built form
elements upon the subject land.

ITEM 7: DEPARTMENT OF INFRASTRUCTURE AND REGIONAL
DEVELOPMENT RESPONSE

A Wind Shear and Turbulence analysis is currently being prepared and this
information will be forthcoming.

The proponent acknowledges the Parafield Airports request regarding airspace,
building heights and construction cranes and will enter into an open dialogue
regarding this matter.

The proponent acknowledges the noise level requirements and will ensure that all
buildings achieve a noise level which accords with the Australian Standard
requirements.

The proponent acknowledges the Departments position regarding the proximity of
buildings to the end of the runway. I note that there are a range of scenarios within
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Adelaide and more broadly in Australia which would not satisfy this requirement,
including development on Parafield Airports land.

ITEM 8: DEPARTMENT OF TRANSPORT

There is a Land Management Agreement with the Department of Transport to
ensure that the application pays regard to the access against both Main North
Road and Kings Road.

The proponent is working with the Department of Transport to resolve appropriate
outcomes regarding access to the site and the detail within the Land Management
Agreement.

The proponent is comfortable with a reserved matter being placed on the
application to resolve the outcome with the Department of Transport.

A letter indicating the approach to assessment of this application is currently being

prepared by the Department of Transport and will be furnished to council as soon
as it is available.

ITEM 9: FOOTPATHS ALONG KINGS ROAD NEAR HORRIE MILLER DRIVE
The proponent is currently working through the detailed design of this space with
the Department of Transport. It is the intent that the development is a catalyst for
the provision of additional footpaths in and around the centre.

Bus stop 43 will be relocated further north of its current location as is depicted
within revised plans in Appendix 04. The bus stop will also been serviced with new
pedestrian links, following further consultation with the Department of Transport.

ITEM 10: LANDSCAPING ALONG KINGS ROAD NEAR HORRIE MILLER
DRIVE

The proponent reaffirms their position for landscaping to be provided along this
frontage. Further details will be resolved in consultation with Department of
Transport and Council.

ITEM 11: OTHER WORKS ON COUNCIL LAND

The proponent acknowledges that consent from Council is required for any works
on or hanging over a council reserve.

ITEM 12: HOURS OF OPERATION
The proposed hours of operation are as follows:
Majors Tenants 1 and 2:

* Monday - Friday -6.00 am to 9.00 pm
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e Saturday - 6.00 am to 5.00 pm
+ Sunday -11.00 am to 5.00 pm

Cinema and Specialty Tenancies 1, 7, 8 and 9

« Typical hours of Operation 9.00 am to midnight
Restaurants (Fast food)

e 24 hours per day, 7 days per week
Speciality Tenancies (northern side)

+« Monday - Wednesday - 9.00 am - 5.30 pm
e Thursday - 9.00 am - 9.00 pm

Friday - 9.00 am - 5.30 pm

Saturday - 9.00 am -5.00 pm
Sunday-11.00 am - 5.00 pm

L N N

Leisure Tenancies

e Alldays —9.00 am to midnight
ITEM 13: VEHICLE LOADING TO BULKY GOODS TENANCIES
All proposed bulky goods tenancies have the potential to side or rear loading for
large items. The tenants envisaged that will take up these bulky goods stores do
not have specific requirements for large items and as such no such loading is
proposed as part of this application.
ITEM 14: SHADE STRUCTURES
No such shade structures are envisaged, and do not form part of the application.

ITEM 15: REFERENCE TO PAD SITES

The reference to pad sites was an error in the report. The report has been updated
and is provided.

ITEM 16: TRAFFIC REPORT

The following response has been provided by GTA Traffic Consultants:
CREATING A LOW SPEED ENVIRONMENT
The pedestrian crossings will be rasied wombat crossings (refer Page 9 of TIA)

which will provide effective speed control through this area, along with pedestrian
priority for connectivity across the car park.
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INTERNAL ROADWAY JUNCTION ADJACENT BULKY GOODS TENANCY 4
There is clear sight distance for the intended speed environment to facilitate safe
access into and out of this access point for the southern car park area. This

access point will have lower traffic volumes than to the other central access points
due to destinations sought by customers on the site.

DESIGN OF "T-JUNCTIONS’ AT ROADWAY CONNECTIONS

A raised median can be added to further delineate the junctions. The most
appropriate treatment will be confirmed with BRC detailed design.

BUS STOP 43
A bus stop layout has been prepared to reloate the stop in a more convenient

location for access at the site. This will be part of the design to be agreed with
DPTI for the LMA.

REMOVAL OF TWO CAR PARKING SPACES

These spaces have been deleted,

LINEMARKING REQUIRED AT THREE-WAY INTERSECTION

The north-south road will be the priority, with give-way holding lines to be provided

on the east-east approaches. The traffic controls will be confirmed with the BRC
plans.

TURNING TEMPLATE CONFLICT

The diagram on Page 20 indicates the parking layout required to enable a delivery
vehicles into the tenancy adjacent. The plans will be updated to reflect this layout.

VEHICLE MOVEMENTS CLOSED OFF TO REAR OF '‘BULKY GOODS 1
These areas will maintain physical vehicle access to emergency services

requirements. There will be signage and linemarking (as indicated) to deter use by
unauthorised vehicles.

TRAFFIC CONTROL LAYOQUT

This would normally be developed for BRC once Planning Consent has been
obtained. The proponent requests the provision of this information as a condition of
consent.
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DELIVERIES FOR BULKY GOODS TENANCY 4

A loading dock has been provided adjoining the tenancy.

FINAL DESIGN OF ACCESS POINTS TO MENGEL COURT

This would normally be developed for BRC once Planning Consent has been
granted.

ITEM 17: STORMWATER REPORT

The proponent is comfortable with providing the requested information as a
reserved matter.

ITEM 18: THREE ADDITIONAL CERTIFICATES OF TITLE

Copies of the additional Certificates of Titles are provided in Appendix 05.
ITEM 19: EASEMENTS

Certificate of Title Volume 5068 Folio 957 is subject to three easements being:

o Easement A to the Commonwealth of Australia;
« Easement B to the Minister for Water Resources; and
« Easement D to the SA Water Corporation.

Easement A allows the Parafield airport to enter into the property and lop any tree
that has the potential to disrupt aviation safety. The easement does not preclude
the establishment of any structure on the land. The details surrounding Easement
A are provided within Appendix 06.

Easement B and D are both to the SA Water Corporation and are for the
maintenance of a sewer main within the easement. The proponent is currently
negotiating an outcome with the SA Water Corporation which will be subject to
detail design. Details surrounding Easement B are provided in Appendix 07.

ITEM 20: BUILDING DESIGN - RESTAURANT 1

The proponent has specific tenants in mind for this building who have imposed
stringent design criteria on the building. As opposed to reconfiguring the building
design, additional landscaping is proposed at this corner to assist screening this
aspect of the development.

ITEM 21: BUILDING DESIGN - FACING ONTO PUBLIC ROADS

The following building aspects of the development have been earmarked for design
review:
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SOUTHERN WALL OF TENANCIES 1 AND 3
The proponent has revisited the design, and has sought to break up the southern
wall through the use of different colour treatments, reducing the extent of solid

mass in black, and indicated future signage zones. The treatment of this fagade is
considered appropriate in reducing its visual mass.

EASTERN SIDE WALL OF '"MAJOR RETAIL TENANCY 2

The retention of the vegetation along this boundary, as well as the addition of
additional variation in colour will minimise the visual bulk of this wall. Signage
Zones have also been indicated along this wall.

REAR WALL OF BULKY GOODS TENANCY 4

Landscaping is proposed to screen the rear wall of this tenancy. Information
surrounding the provided to indicate landscaping areas.

ITEM 22: LANDSCAPING AND CONNECTIONS
CAR PARK BUFFER TO WESTERN SIDE OF BULKY GOODS TENANCIES 2 AND 3

The proposal has been amended to incorporate the car park buffer to the western
side of Bulky Goods Tenancies 2 and 3.

ACCESS ALONG EASTERN SIDE OF LEISURE TENANCY 1

The footpath indicated is an error within the drawings. A nominal setback is
required for fire vehicle access. The footpath has been deleted from the plans, and
a bitumen surface replaces this. Pedestrians are encouraged to take the existing
and new footpaths surrounding the site to access the centre.

ITEM 23: ACCESS AND INCLUSION

The proposal has been reviewed from a DDA compliance perspective by BuildSurv
the response is provided in Appendix 08. The plans have been updated to reflect
the taxi drop off zone recommendation.

ITEM 24: PEDESTRIAN ROUTES

MAIN NORTH ROAD PEDESTRIAN FOOTPATH

A reconfigured footpath is provided adjacent to Restaurant 1. This footpath links
into the centre and connects to the broader movement network within the centre.

FOOTPATH CROSSINGS ALONG SOUTHERN BOUNDARY

The proposal plans extend these connections to the existing footpath network to
the south.
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ITEM 25: WASTE MANAGEMENT

An expert waste consultant, Dr Chris Colby of Colby Industries, has been engaged.

He will develop a comprehensive waste management plan and strategy for the
proposed development. This waste plan and strategy will take several weeks to
prepare. It will address all of the points, a) = e), in the information that is required
(or has been requested). This will include (among other things):

+ Expected waste profile (including maximum volumes anticipated) of
commercial tenancies and other site use activities.

+ Recommended services for waste management of commercial tenancies
and other site activities, which are practical and (where appropriate)
encourage recycling to help minimize landfill disposal.

* Recommended public place waste management (including types and
locations of bins).

* Recommended waste management, equipment and bin storage areas for
the site, including for major tenants, shared areas for smaller tenants, and
to manage public place and other waste.

* Recommended arrangements for collection, including types of trucks,
collection frequencies, and access arrangements.

+ Recommended design and site management of disposal and waste
storage areas, including measures to:

o Effectively manage and mitigate odour, hygiene and/or
pest/vermin issues; and
o Discourage litter.

Cognisant of the work currently being undertaken by the Waste Management
Consultant, the proponent is comfortable with the information being provided as a
Reserved Matter.

ITEM 26: RECYCLED WATER CONNECTION

Contact has been made with Salisbury Water regarding the provision of recycled
water to the site. The proponent is evaluating this option and will pursue this
outside of the planning process.

ITEM 27: FIT-OUT APPLICATIONS

The proponent acknowledges the requirement to provide tenancy fit-out
applications, and the subsequent approvals required from other authorities.

ITEM 28: CONSTRUCTION ENVIRONMENT MANAGEMENT PLAN
The proponent acknowledges that the provision of a construction environment

management plan will be required as part of the approval and is comfortable with a
condition of consent.
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ITEM 23: SERVICES

The final location of transformers and boosters is subject to detail design. The
proponent is comfortable with the provision of final information to form a reserved
matter.

The premise of the plant design has been predicated upon providing this material
such that it cannot be viewed from adjoining roads and land. Where possible the
plant has been sited in close proximity to existing parapets, taller elements,
centrally upon the larger boxes and at low points on the roof. Where existing
design features are not sufficient to screen the roof plant from view, additional
screening will be proposed. This will be resolved in the detailed design phase,
when the exact nature, quantum and model of plant equipment is determined.

ITEM 30: LANDSCAPING

The proponent acknowledges that detail is required to finalise the landscaping
design and is comfortable with this information forming a reserved matter.

ITEM 31: ABORIGINAL OBJECTS OR REMAINS

The proponent acknowledges the note from Council with regards to the Aboriginal
Heritage Act 1988.

Should you require further information, please do not hesitate to contact the
undersigned on 0402 424 403.

Yours sincerely

Anthony Gatti
Senior Planning Advisor
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21 November 2017

Mr Aaron Curtis
Team Leader — Planning Development Services
City of Salisbury

Via email: acurtis@salisbury.sa.gov.au

Dear Aaron
Re: Kings Junction Shopping Centre — Proposed re-categorisation

As you are aware, on 02 November 2017 our client’s application was amended to
address a range of issues raised by Council in its letter dated 13 October 2017.

Our client has been further considering its application and now seeks to further
refine the proposal.

Pursuant to section 39(4) of the Development Act 1993, our client requests that
Council permit our client to vary the application and the associated plans on the
basis that the essential nature of the proposed development is not changed.

As part of its consideration of an appropriate tenancy mix, our client has
determined that it would provide a better mix of tenancies to divide the tenancy
marked as Specialty 8. It is proposed to divide Specialty 8 into two tenancies so as
to enable it to incorporate a café use in this location.

Given the existence of the three leisure facilities and the area for outdoor seating,
this location is ideally suited to a café use. Our client considers that the inclusion of
the café in this location will create a more viable offering than a further specialty
shop. The second tenancy will remain as a shop use.

Accordingly, please find enclosed* with this letter amended plans. You will note
from the plans that the size of the proposed tenancies are as follows:

+« Café 190 square metres;
« Shop 190 square metres.

Our client acknowledges that the size of the shop is now less than the 200 square
metres and, as such, will trigger a Category 2 Public Notification as stipulated
within the Mixed Use (Bulky Goods, Entertainment and Leisure Zone).

In line with the comments in Council's letter dated 13 October 2017 that the size of
the shop tenancies is relevant to categorisation, our client accepts that the
proposed changes to Specialty 8 will have the effect of rendering the development
application as a whole a Category 2 form of development for public notification
purposes.

City of Salisbury

Page 107

Council Assessment Panel Agenda - 27 February 2018

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information



511 Plans, Correspondence, Reports and Property Information

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information

We invite Council to consider the amended application and determine that it should
be processed on the basis that the essential nature of the proposed development
has not changed and it is a Category 2 form of development for public notification
pUFPOSES.

The Category 2 public notification procedures are detailed within section 38 of the
Development Act. Section 38 (4) states:

Where a person applies for a consent in respect of the Development Plan for a
Category 2 development, notice of the application must be given, in accordance
with the regulations, to—

a) an owner or occupier of each piece of adjacent land; and
b) any other person of a prescribed class.

B We will pay the required fee for the Category 2 public notification as requested in
. your letter of 13 October 2017. We further request that public natification
commences immediately.

Furthermore, we request that Council consider the amended application and
determine that, in accordance with Regulation 20(4) of the Development
Regulations 2008, the proposed variation is not substantial and, accordingly, there -
is no need to undertake the referral process again.

Should you wish to discuss any matter further, please contact the undersigned
on 8410 0453 or 0402 424 403.

A

Yours sincerely

Anthony Gatti
Senior Planning Advisor
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8 December 2017

Aaron Curtis

Team Leader - Planning
Development Services
City of Salisbury

Via email: ACurtis@salisbury.sa.gov.au

Dear Aaron,
RE: Kings Junction Shopping Centre — Response to RFI

Intro act on behalf of GIC Kings Road Pty Ltd (the applicant) with respect to the
proposed development at the corner of Kings Road and Main North Road,
Salisbury South.

In response to the supplementary request for information dated 22 November
2017, | provide a response to each of the matters raised below:

ITEM 1: REGULATED TREES

Supplementary arboricultural information has been prepared. The findings of this
report are that the earthworks, road works and stormwater works all result in a
deleterious impact on the long term health of the trees. The propesal therefore is to
remove all frees on-site.

To compensate for the loss of these trees, a range of the trees previously identified
for removal, namely trees 22, 23, 24, 25, 32, 33, 34, 35, 36, 37, 38, 39 and 40, will
be transplanted for re-use on site. An additional 17 mature species of non-
regulated vegetation will also be transplanted as part of the proposal.

The proposal requires the removal of trees 2 and 3 which are considered to have a
high retention rating. These trees are impacted by the proposed building, the
stormwater solution and the acceleration lane onto Main North Road. In order to
retain those trees, no access could be provided onto Main North Road. The
proposal is therefore considered to accord with Council Wide Provisions —
Significant Trees Principle of Development Control 3 (d).

The replanting of trees is considered sufficient to accord with the relevant Zone
Desired Character Statement and Council Wide provisions.

An additional arboricultural report is provided in Appendix 01.

A revised landscaping plan indicates the intent for where the regulated trees will be
provided. The intent is to provide these trees at the entrance into the development
and to assist in screening loading areas. A revised landscaping plan is provided in

Appendix 02.
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ITEM 2: DEMOLITION PLAN

A revised demolition plan is provided in Appendix 03,

ITEM 3: STORMWATER MATTERS

A revised stormwater concept has been prepared and is provided in Appendix 04.
This plan removes the requirement for a swale along Main North Road and
provides for a stormwater pipe within its place.

ITEM 4: COMMISSIONER OF HIGHWAYS

The proponent acknowledges the Department of Transports position, however, the
provision of an emergency vehicle access is a requirement of the Metropolitan Fire
Service, and further a requirement to achieve Building Rules Consent.

The purpose of this access point is not for consistent vehicle access, rather, it is to
be used in emergency situations where a fire is specifically occurring to the rear of

a building.

Should you require further information, please do not hesitate to contact the
undersigned on 0402 424 403.

Yours sincerely

Y

Anthony Gatti
Senior Planning Advisor
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28 December 2017

Aaron Curtis .

Team Leader - Planning ""CITY OF SALISBURY |
Development Services RECEWED

City of Salisbury

28 PEC 2¥7

Via email: ACurtis@salisbury.sa.gov.au z
‘BCC Ne —
intro Design Ply Lid Dear Aaron,
144 Waymoultn Sireet
PO Box 207 Runcle Mall RE: Kings Junction Shopping Centre — Response to Representations

Adelaide SA 5000

Intro act on behalf of GIC Kings Road Pty Ltd (the applicant) with respect to the
proposed development at the corner of Kings Road and Main North Road,
Salisbury South.

T+ ({(I8 B410 0453

infoginirc.com.co

ntro.com.co .
This correspondence has been prepared in response to the Category 2
representations received on 28 December 2017. In total five submissions were
received, namely:

* Parafield Airport Ltd;

* PKMC Properties - Peter Kittle;
¢+ M Leondiou; and

¢ L Leondiou (x2).

I note that the applications by PKMC properties, M Leondiou and L Leondiou are in
support of the application. To this end, | respond to the remaining representation
below:

PARAFIELD AIRPORT LTD

ISSUE: DEVELOPMENT ON THE BALANCE ON THE LAND

The proponent is not proposing any development on the balance of the land at this
stage. Any future development would be the subject of a new application and

Parafield Airport Ltd would maintain their ability to review and comment upon the
future plans.

ISSUE: NO SPECIFIC MODELLING OR EXPERIMENTAL VALIDATION FOR
WINDSHEAR AND TURBULENCE

A windshear and turbulence analysis has been provided to give council comfort

that the proposed development will not have a deleterious effect on the operation
of the Parafield Airport site.
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TRO

The proponent has developed on the Parafield Airport Commercial Precinct land
and is acutely aware of the issues of developing in proximity to an airfield.

The proponent and their technical advisors, will resolve the technical issues with
Parafield Airport Ltd in a collaborative manner and recommends this becomes a
condition of consent.

ISSUE: BIRD DETRACTION MEASURES

The proponent will investigate a range of management procedures to detract from

birds flocking to the area. This will be done in consultation with Parafield Airport
Intro Design Pty Ltd Ltd.
L1144 Waymouth Street
20 Box 207 Runcle Mall

T+61(0)8 B410 0453 The proponent is not proposing any advertising signage as part of this application.
infogintro.com.co Any future development for advertising signage would be the subject of a new

application and Parafield Airport Ltd would maintain their ability to review and
comment upon the future plans. The proponent is cognisant of the issues
surrounding light interference and will ensure that advertising signage satisfies the
legislative criteria.

infro.com.co

ISSUE: COMMONWEALTH REGULATORY PROVISIONS

Any assessment of the proposed development against the Airports Act 1996 and
the Airports (protection of Airspace) Regulations 1996 does not form part of the
legislative requirements within the Development Act 1993. The Department of
Infrastructure and Regional Development will undertake a separate assessment
concurrently.

ISSUE: NASF GUIDELINE ASSESSMENT

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information

We acknowledge the NASF Guidelines. The proponent and their technical advisors
will resolve the technical issues with Parafield Airport Lid in a collaborative manner
and recommends this becomes a condition of consent.

ISSUE: GROUND TRANSPORT, TRAFFIC VOLUMES, QUEING AND CONFLICT
ISSUES

We thank Parafield Airport Ltd for their concerns regarding the surrounding road

network. We will work with the Department of Transport to ensure that all road
based traffic issues are resolved.

ISSUE: IMPACTS ON RETAIL HIERARCHIES
We thank Parafield Airport Ltd for their concerns regarding retail hierarchies. | note

the Zoning is appropriate for the proposed development and supports the quantum
and type of retailing envisaged.

Activating human space 2

Page 112 City of Salisbury
Council Assessment Panel Agenda - 27 February 2018



511 Plans, Correspondence, Reports and Property Information

Inire Design Pty Lid

LI 44 Waymouth Streel
PO Box 207 Rundle Mall
Adeiaige Sa 5000

T +81 (08 8410 0453
infogintro.com.co

ntro.com.co

I trust that the response to the representations received is sufficient for you to
continue your assessment.

Should you require further information, please do not hesitate to contact the
undersigned on 0402 424 403.

Yours sincerely

Anthony Gatti

Senior Planning Advisor
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CITY OF SALISE
RECENED :
5 February 2018 - 3FEB 2018

DOC No,

Aaron Curtis

Team Leader - Planning
Development Services
City of Salisbury

Via email: ACurtis@salisbury.sa.gov.au

T s By ol Dear Aaron,

RE: Kings Junction Shopping Centre — Response to RFl and Invalid
Representations

Intro act on behalf of GIC Kings Road Pty Ltd (the applicant) with respect to the
proposed development at the corner of Kings Road and Main North Road,
Salisbury South.

This correspondence has been prepared in response to the supplementary request
for information dated 8 January 2018. | provide a response to each of the key
matters raised below:

ITEM 1: DESIRED CHARACTER STATEMENT

Council has asked us to address two particular elements of the Desired Character
Statement, namely {my underlining):

The zone will be developed as a unigue specialist centre accommodating a mix of
entertainment and leisure activities, bulky goods outlets, large floorplate retail
(selling predominantly non-foodstuffs) and service trade premises.

The retail outlet component is envisaged to comprise a premium outlet centre
offering leading brands of fashion, sports, cosmetics, electronics and homewares.
Each tenancy will generally be 200 square metres or more fo provide an altemmalive
retail model to smaller tenancies found within other cenires.

It is important not to isolate elements of the Desired Character Statement from their
broader context.

The Desired Character Statement is explicit in what it considers is a unique
specialist centre and what comprises an alfernative retail model.

A unique specialist centre is expressed as being comprised of a mix of:

« Entertainment and leisure activities;
¢ Bulky goods outlets;

Activating humorn space
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¢ Large fioorplate retail (selling predominantly non-food stuffs); and
* service trade premises,

The proposed development provides for large floorplate retail tenancies which
equate to approximately 10,115sqm of area. Within this gross floor area, Major
Retail 1, which provides a GFA of 3,910sqm, will be used for the sale of
predominantly foodstuffs and Major Retail 2, which provides a GFA of 6,205sgm,
provides for the sale of predominantly non-food stuffs. Cognisant of this 1 am of the
opinion that the proposed development provides for large floorplate retail which
sells predominantly non-foodstuffs.

The proposed development provides for entertainment land uses, bulky goods
outlets and large floorplate retail (selling predominantly non-food stuffs) which
represents the majority of the requirements for it to satisfy the ‘unique specialist
centre’ test. | note service trade premises could be accommodated upon the
balance of the land.

The test to satisfy whether the centre provides for an alternative retail model is that
each tenancy will generally be 200sqm or more in size, As is demonstrated within
the proposal plans, all but one of the retail tenancies are greater than the 200sgm
size, allowing the proponent to facilitate the desired alternative retail model.

We also provide an opinion from Mellor Olsson lawyers in relation to the above

matters and the issue of whether the proposal is seriously at variance as Appendix
01.

ITEM 2: LANDSCAPING AND EASTERN BOUNDARY TREATMENT

The proposal has addressed the eastern wall of Major Tenancy 2 to provide a
revised design which uses colouring to break down the visual mass of this wall.
This building cluster cannot shift as it would mean commercial vehicles would not
be able to manoeuvre into and out of the property.

I acknowledge the context in which this request is being made, that is, if and when
the Department of Transport acquire the land for road widening purposes. There
are no plans to acquire this portion of road and undertake road widening.
Cognisant of the unknown timeframes associated with this, | am of the view that
the proposed solution is appropriate.

Revised plans indicating wall treatments and landscaping are provided in Appendix
02,
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ITEM 3: REGULATED TREE REMOVAL R17-22, 24, 25

A bulk earthworks plan has been provided to the arborist for review. The bulk
earthworks needs to be undertaken irrespective of whether the trees are located
within a pedestrian area or reserve, as they fundamentally dictate car park grading
for stormwater purposes.

The arborist opinion is provided in Appendix 03.

ITEM 4: TRANSPLANTING OF TREES 22-25, 32-40

WP L A letter indicating the trees are suitable for transplanting is provided in Appendix
' ' 03.

Should you require further information, please do not hesitate to contact the
undersigned on 0402 424 403.

Yours sincerely

777

Anthony Gatti
Senior Planning Advisor
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APPENDIX 01
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Our Ref: AK:M171882

5 February 2018 Loy o1

Mr Anthony Gatti

Senior Planning Advisor

Intro

Level 11, 44 Waymouth Street
ADELAIDE SA 5000

Dear Anthony

GIC KINGS ROAD PTY LTD
DEVELOPMENT APPLICATION NUMBER 361/1589/2017

You have sought our advice on a number of matters raised by the Council in respect of
the above development application.

By development application number 361/1589/2017, GIC Kings Road Pty Ltd sought
approval from the Council to develop the land at 1460 Main North Road, being a portion
of lot 120 in DP30240 (‘the subject land’), for a mixed used development comprising
retail, bulky goods, leisure and restaurants (‘the proposed development’),

You have sought our advice as to the following matters raised by Council;

1. The references in the Desired Character Statement for the Mixed Use (Bulky
Goods, Entertainment and Leisure) Zone (‘the Zone’) that:

a. The zone will be developed as a unique specialist centre;

b. The retail components are envisaged to offer an alternative model to that
typically found in traditional centres by way of their larger floor area and
retail model.

2. Whether the proposal is seriously at variance to the Development Plan.
We set out our advice below.

The Zone provisions

Objective 1 for the Zone sets out the what is sought in the Zone, namely a zone which
primarily accommodates:

s Entertainment and leisure activities:

PM171882_011.doc

Adelaide Port Lincoln Clare Regional Offices (By Appointment Only)
Level 5 80 King William Street Adelaide SA 5000 11 Mortlock Terrace Port Lincoln SA 5606 165 Main North Road Clare SA 5453 gordertown Kadina Keith

GPO Box 74 Adelaide 5A 5001 X 543 PO Box 411 Port Lincoln SA 5606 DX 51050 PO Box 671 Clare 5A 5453 McLaren Vale Nuriootpa

Phone: +61 B 8414 3400 Phone: (08) 8682 3133 Phiorie: (08) 8842 1833 Phone: 1300 414 414

Fax: +67 B 8414 3444 Fax: (08) B682 6030 Fax: (08) 8842 1811 Fax: (0B) B414 3444
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¢ Bulky goods outlets;
» Larger floorplate retail (selling predominantly non-foodstuffs); and
+ Service trade premises.

Objective 2 specifies that development should contribute to the desired character and
objectives of the zone.

We do not understand that there are any issues in respect of compliance with Objectives
3,4and5.

The Desired Character Statement furthers the Objectives of the Zone, with the intent for
the Zone set out as including as follows:

= A unique specialist centre accommodating a mix of entertainment and leisure
activities, bulky goods outlets, large floorplate retail (selling predominantly non-
foodstuffs) and service trade premises.
= The zone will accommodate:
o Some larger format bulky goods and ‘bulky retail’ and retail outlets;
o Standalone restaurants; and

o Anintegrated petrol filling station.

e The retail components are envisaged to offer an alternative model to that typically
found in traditional centres by way of their larger floor area and retail model.

e There will be a single large floorplate shop with a floor area between 10,000
square metres and 15,000 square metres or thereabouts, with up to 45% of the
total floor area of this tenancy including the display and sale of foodstuffs. This

shop is_intended to provide an alternative retail model for small and medium
businesses and individuals to purchase items in bulk.

e The retail outlet component is envisaged to comprise a premium outlet centre
offering leading brands, with each tenancy generally being 200 square metres or
more to provide an alternative retail model to smaller tenancies found within other

cenires.

s The entertainment, leisure and recreation component is anticipated to provide a
range of indoor uses.

* The entertainment, recreation and leisure land uses should be developed
concurrently with retail and bulky good land uses to ensure the mixed-use
activities for the Zone are achieved.

Principle of Development Control 1 is the most relevant to the current issues. This sets
out that the envisaged uses are:

= |leisure and entertainment venues;

+ bulky goods and service trade premises;
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» shops; and
» restaurants.

in respect of the shops, it is noted that shops should have a minimum floor area of 200
square metres and a maximum floor area in the order of 15,000 square metres per
tenancy.

It is important fo note the following in respect of the Objectives, Desired Character
Statement and the Principles of Development Control:

1. In relation to Objective 1, the uses set out are the uses which should primarily be
found in the Zone.

This does not mean that other uses are not permitted in the Zone.

In Wakefield Regional Council v Evans’ the Supreme Court considered this issue
in the context of a Primary Industry Zone, for which the relevant development plan
provision sought that uses of land ‘primarily’ involve a farming purpose. His
Honour Justice White, at paragraph 88, commented that:

“The Development Plan makes it reasonably plain, in my opinion, that
developments within the Primary Industry Zone should primarily be those
associated with farming purposes. That does not mean that they must be
only for farming purposes but, ordinarily, developments within the Zone are
intended to be those which have an association with such purposes. |
agree with the Judge that the Development Plan is not fo be construed as
permitting only those developments which by themselves make a direct
and substantial contribution to agricultural production. Instead what the
Development Plan requires is that developments be primarily (ie,
principally or chiefly) those with a direct association with agricultural
production and livestock raising, or be required for the proper and efficient
management of farming activities. That association is to be determined by
a consideration of matters going beyond the likely effect of the
development on agricultural output.”

It is clear, therefore, that the use of the word ‘primarily’ does not preclude other
uses being established in the Zone, including other forms of retail such as a
supermarket. This is particularly so in the context of this Development Plan where
the Zone provisions seek a broad range of uses. Furthermore, in this regard we
also note that no types of retail are non-complying uses within the Zone.

In considering this provision one also has to bear in mind what has been stated
repeatedly by the Courts, namely that the provisions of the Development Plan are
not to be construed like a statute as a Development Plan is a planning document
couched in the language of planning objectives and principles, rather than that of
legal obligations. It uses language appropriate to the expressions of goals and
guiding principles, rather than the expression of legal mandates.?

' [2010] SASC 68.
% See Telstra Corporation Ltd v Corporation of the City of Mitcham [2001] SASC 166 at [25].
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2. In terms of the centre being ‘unique’, it is clear from the Desired Character
Statement that the centre will be unique as a result of a mix of entertainment and
leisure activities, bulky goods outlets, large floorplate retail (selling predominantly
non-foodstuffs) and service trade premises.

In terms of what is meant by large floorplate retail, this is given meaning by
Principle of Development Control 1, which refers to retail in excess of 200 square
metres.

3. In terms of the retail elements being unique, this is dictated by the Desired
Character Statement, which indicates that these elements will be an alternative

retail model by virtue of both their larger floor area and the retail model. That is,
the retail will be an alternative model by virtue of the size of the retail outlets and
the type of goods being offered for sale.

The retail component then focuses on two particular elements of retail which will
provide this ‘alternative retail model".

The first is the stand-alone large floorplate shop, which will be an alternative retail
model.

The second is the retail outlet component, which will offer an alternative model by
virtue of the size of those retail outlets (generally being 200 square metres or
more) and the type of goods being offered for sale (a premium outlet centre
offering leading brands).

In the context of the proposed development, that which is sought by the Development
Plan is achieved.

The proposed development currently incorporates the following:

* Major retail- two tenancies, both over 3,000 square metres (total area of 10,115
square metres);

* Specialty Retail- thirteen tenancies, all but one of which is over 200 square metres
(total area of 5,821 square metres);

¢ Bulky goods- four tenancies, ranging from 300 square metres to 900 square
metres (total area of 2,920 square metres);

*» Leisure- four tenancies, ranging from 605 square metres (gym) to 3,300 square
metres (total area of 8,205 square metres);

* Restaurant/cafe- four tenancies, ranging from 190 square metres to 286 square
metres (total area of 950 square metres)

The above uses satisfy the desire of Objective 1 for the primary uses within the Zone to
be:

e Entertainment and leisure activities;

» Bulky goods outlets;

* Larger floorplate retail (selling predominantly non-foodstuffs); and
e Service trade premises.

PM171882_011.doc

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information

City of Salisbury Page 121
Council Assessment Panel Agenda - 27 February 2018



511 Plans, Correspondence, Reports and Property Information

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information

5 February 2018

The only element listed above which is not provided as part of the proposed development
is the service trade premises component. All the other elements are provided, noting that
‘larger floorplate retail’ in the context of the Development Plan provisions for the Zone
means floorplates of in excess of 200 square metres.

The other element not provided is the single large floorplate shop with a floor area of
between 10,000 square metres and 15,000 square metres. This element needs to be
considered in the context of the Zone as a whole.

The Zone encompasses all of the land contained in lot 120 in DP30240. The subject land
is only part of lot 120. The subject land is 96,278.83 square metres. The balance of lot
120 is 110,140.41 square mefres. The subject land therefore represents only
approximately 46.64% of the total land in the Zone.

The consequence of this is that not every element sought in the Zone needs to be
achieved as part of this development. There is ample opportunity on the balance of lot
120 to construct a single large floorplate shop with a floor area between 10,000 square
metres and 15,000 square metres. :

The Development Plan does not require the development of every element immediately.
The only reference in this regard is in the Desired Character Statement, which indicates
that the entertainment, recreation and leisure land uses should be developed
concurrently with retail and bulky good land uses to ensure the mixed-use activities for
the Zone are achieved. This is precisely what is occurring with the proposed
development- there will be a mix of:

« retall (approximately 35% of the maximum 46,000 square metres sought in the
Zone);

s leisure and entertainment (approximately 41% of the maximum 20,000 square
metres sought in the Zone); and

e bulky goods (approximately 16% of the maximum 18,000 square metres sought in
the Zone).

This aspedl of the Development Plan is therefore satisfied.

In terms of the Zone being developed as a unique specialist centre and the retail
components offering an alternative model, the Development Plan sets out how this is to
be achieved. It is not an independent assessment of whether it is unique or an alternative
model compared to other zones or policy areas. It is as set out in the Zone provisions of
the Development Plan.

The “unique specialist centre” and “retail components offering an alternative model” will
be achieved by having the mix of the tenancies sought by the Development Plan and
having retail tenancies in excess of 200 square metres with a focus on premium outlet
shopping.

The mix of tenancies is clearly achieved, as is the requirement for retail tenancies of in
excess of 200 square metres. It is also intended that the retail offering will primarily be
outlet shopping.

Seriously at variance

Section 35(2) of the Development Act 1993 (‘the Act’) requires the body assessing a
development application (in this case Council's Assessment Panel) to have regard to and
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determine whether a proposal is seriously at variance with the relevant Development
Plan.

The Act does not define what is meant by ‘seriously at variance’.

There have been a number of decisions which deal with the notion of seriously at
variance.

Seriously at variance is not something which is trifling- it is a high threshold and requires
more than a proposed development to not meet some of the provisions of a Development
Plan or for a proposed development to be likely to be refused development plan consent.

As stated by his Honour Justice Debelle in Mar Mina (SA) Pty Ltd v City of Marion & Anor
(2008) SASC 120, for a development to be seriously at variance with the Development
Plan it requires an important or grave departure, in either quantity or degree, from the
Development Plan- it is not something which is slight or trifling.

In Mar Mina the Court was considering an application which sought the development of a
school in a Neighbourhood Zone. The Court found that the Council had erred in its
decision to grant consent to the proposal because it failed to address the question of
whether the development was seriously at variance with the Development Plan. In
commenting on the matter, the Court also found that the proposal was seriously at
variance to the Development Plan. The Court determined that the intent of the zone,
being the Neighbourhood Centre Zone, was that the zone be developed primarily for retail
use, as well as other facilities to service the commercial and communal needs of the
neighbourhood. The Court stated that those provisions and goals for the zone should not
be ignored, and that the proposed use as a school did not achieve those goals.

In Alexandrina Council v Strath Hub Pty Limited (2003) 129 LGERA 318, the Court was
dealing with an application for a land division for residential dwellings in an area zoned for
a golf course with associated residential dwellings. The Court determined that the
proposal did not satisfy the requirements of the Development Plan as the proposed
division and associated dwellings were not being created ‘in association with’ a golf
course.

The Court indicated that in order to determine whether something is seriously at variance,
one must look at the essential thrust and objectives of the Development Plan as they
apply, in this instance, to the particular parcel of land. It is not, therefore, something that
can be determined without an assessment against the requirements of the Development
Plan for the particular parcel of land.

The issue of seriously at variance was touched upon in the recent decision of the ERD
Court in Bates v City of Holdfast Bay & Anor [2017]) SAERDC 40. In the decision, her
Honour Judge Cole helpfully summarised matters relating to the issue of seriously at
variance:

39. In John Wesks case the Full Court of the Supreme Court dealf with an application
for the judicial review of a decision in relation to a proposed shopping complex.
The relevant Development Plan set out a hierarchy of zones which provided for
the development of a shopping complex of the magnitude of the proposed
development in Zone E, and a small portion of the shops proposed, together with
some carparking, were to be sited in Zone E. However, the shopping complex
proposed was to be sited predominantly in Zone F, which the Development Plan
designated as a zone for major wholesaling, warehousing and non-retailing
services. The shopping complex, in fact, was proposed to occupy most of Zone F,
so that liftle remainsd of that zane for the accommodation of the purposes
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provided for it in the Development Plan. In deciding that the proposed
development was seriously at variance with the relevant provisions of the
Development Plan pursuant to s 47(9) of the Planning Act 1982, King CJ said:

It is therefore necessary to consider whether the consent under review is
seriously at variance with the provisions of the Development Plan. I think

that it must be so regarded. | do not take that view merely because refail
shopping is not included as one of the objectives of the zone F in which the

proposed development is mainly located. Retail activities are not a
prohibited use for zone F; and, even if they were, the Act provides in s
47(6) machinery for consent to a development involving a prohibited use.
There may be minor retail developments, or developments of which
retailing is a minor or incidental part, in a zone not intended for retailing,
which, although at variance with the plan, could not be regarded as
seriously at variance with it. The seriousness of the departure from the
pian in the present case, to my mind, arises largely from the magnitude of
the proposed shopping centre. It is a major retail shopping centre, and the
proposal is that it be located in a zone whose objectives consist of

commercial and service activities and do not include retail activities. The
proposed development is a departure from the plan of such magnitude, in

my opinion, that observance of the planning regime imposed by the Act
requires that, to accommodate if, there be an amendment to the plan. Such
an amendment would be subject fo the scrutiny and procedures prescribed
by the Act for such an amendment. | think that consent to such a proposal
is at serious variance with the provisions of the Development Plan and
therefore invalid.

White J said:

It will always be a question of fact and degree as a matter of practical
Jjudgment (cf Corporation of City of Noarlunga v Fraser (1986) 42 SASR
450, per White J) whether a particular development falls one side of the
fine or the other...

40. White J undertook a thorough analysis of the reports before the Council and said:

In my opinion, it is clear as a matter of fact and degree and as a matter of
practical judgment that Shopping City's proposed development is seriously
at variance with the Development Plan's obfectives for zone F. There is
more. Shopping City's proposal is quite independently seriously at variance
with the plan's objectives for zone E. Before stating the variance, | refer
again to the plan (on page 410). It will be seen that only a little over one-
third of the combined proposed store-and-parking-area is in zone E. More
significantly, only one-sixth or less of the main building is located in zone
E. Objective 1 for zone E is to create “a zone accommeodating major
retailing activities which are closely integrated with development in zone
D" it can be seen that the emphasis in objective 1 is integration between
zones E and D, not between zones F and E. Indeed zone F's objectives
state that development in zone F need not be integrated with zones E and
D. It follows from the above that the location of Shopping City's major
building departs seriously in two respects from the objectives. The effect is
cumulative. The large building has only one-sixth of its bulk within zone E
while four-fifths of it spreads down info zone F. Zone F is compressed info
one-fifth of ifs intended size. The carparking area encroaches down south
until it takes up four-fifths of the area of zone F. Further, the development
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faces Main North Road and not, as was expected of Bevion and one would
expect from the plan itself, towards zone D.

42. | acknowledge that the judgments cited above relate to the Planning Acf 1982,
however, | consider that they have application to matters under s 35(2) and s
86(1)(f) of the Development Act 1993. The question of whether the proposed
development in this case is seriously at variance with the Development Plan is to
be decided on the basis of an assessment of the application of the provisions of
the Development Plan to the proposed development having regard to the
circurnstances of the proposal as a matter of practical reality.

[our emphasis]

As stated by Justice White in John Weeks, one should not view something as seriously at
variance merely on the basis that it is not listed as one of the objectives for the Zone.
What is required is something more.

In the matters before the Courts referred to above, the land in question was proposed to
be put to a use which was entirely at odds with the intended use of the relevant zone and
called into question the ability to achieve the intended purpose for the zone as set out in
the Development Plan.

In Mar Mina the Development Plan sought that the land be used primarily for retail
purposes. The proposed development was for a school.

In Strath Hub the Development Plan sought that the land be used for residential dwellings
in association with a golf course. There was no golf course proposed as part of the
development.

In John Weeks the Development Plan sought that the land be used for major wholesaling,
warehousing and non-retailing services. The proposed development was a shopping
complex.

This contrasts with the proposed development, which achieves the clear thrust and intent
of the Development Plan, as set out in more detail above. Consequently, it is evident that
the proposed development is not seriously at variance to the Development Plan.

The only *shortcoming’ which might be said to exist with the proposed development is that
it provides retail in the form of a supermarket (noting that the other ‘major retail’ will not be
selling foodstuffs), which is not specifically envisaged in the Zone, and it does not provide
single large floorplate shop with a floor area between 10,000 square metres and 15,000
square metres.

Neither of these ‘shortcomings’ constitute something which is seriously at variance with
the Development Plan. They are not important or grave departures from the provisions of
the Development Plan.

Firstly, the Zone provisions do not preclude a supermarket or similar use. A retail use of
this nature has not been made non-complying.

A supermarket of this size also achieves the desire to have floorplates of in excess of 200
square metres for retail.
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Additionally, there is nothing in the Zone provisions which suggest that a retail outiet
selling foodstuffs is not desirable in the Zone. The only reference is that the retail as a
whole should sell predominantly non-foodstuffs. One supermarket selling foodstuffs will
be a small proportion of the overall quantity of retail use both for the subject land and the
balance of the Zone as a whole.

Furthermore, the inclusion of a supermarket has not prevented the proposed
development providing the mix of uses sought and the type of retail uses as a whole as
envisaged in the Zone provisions.

In relation to the single large floorplate shop with a floor area between 10,000 square
metres and 15,000 square metres, there is more than ample land available to achieve this
in the ongoing development of the balance of the land in the Zone. The Development
Plan will not be frustrated by virtue of this component not being included.

It is clear that the inclusion of a supermarket or similar type of use will not prevent the
land from being used for the desired purpose of a zone primarily accommodating
entertainment and leisure activities, bulky goods outlets, larger floorplate (i.e. over 200
square metres) and service trade premises.

If you would like to discuss any of the above, please do not hesitate to contact me.

Yours faithfully
MELLOR OLSSON

e

ail: akelly@mellorolsson.com.au
Phone: 8414 3449 (Adelaide)
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PROFESSIONALS IN ARBORICULTURE

Reference Number:
ATS4703-MaiNorRdKinRdDIRAdd

Monday, 5 February 2018

Turner and Townsend Thinc

Attn: Lewis Coulls, Project Manager
Level 1, 333 king William Street
Adelaide SA 5000

Dear Lewis

Re: Addendum to Tree Report ATS4703-MaiNorRdKinRdDIR

I have considered the request for further information in relation to the soil level changes and the impact

these will have on Tree 17-22 and 24-25 and the suitability of Trees 22-25 and 32-40 for transplanting.
The following information is provided in relation to these matters.

Soil Level Changes

The soil levels throughout the site require adjustment to allow for the installation and effective use of the

new storm management system for the site. Soil levels require altering over the side variously from a cut
of two metres to a fill of two metres.

In the case of Trees 17-22 the area around the trees is subject to a fill of 0.4 metres to achieve the required
falls for the stormwater. Fill of this level will prevent water and oxygen reaching the roots and lead to the
gradual decline of the trees. The use of fill over the root system of trees is a common cause of tree decline
and death. Additionally, this is only the fill required to achieve the stormwater requirements the
construction of the car park surface will add additional material over this layer and become impervious
further reducing any remaining water and oxygen movement. Given the level of the required works
alternative design options that could protect these trees are not available and the condition of the trees is
such that they would not be warranted even if they were available.

Trees 24 and 25 are in an area that requires a cut of 0.4 metres which will result in the removal of their
roots. This will not only affect their health, effectively kill them, but also their stability as root loss of this

volume will destabilise the tree. Given these trees are suitable for transplanting this is seen as a
reasonable suitable option.

Note:the suggestion that Trees 17-21 could be incorporated into the footpath area whilst having aesthetic

merit is not recommended as this would encourage use of the area below trees which have known
and obvious structural flaws.

Arborman Tree Solutions Pty Ltd— Professionals in Arboricufture

23 Aberdeen Street ATS4703-MaiNorRdKinRdDIRAdD — Monday, 5 February 2018
Foil Adelaide SA 5015

Phone: (08) 8240 5555
Fax: (08) 8240 4525
Email: arborman@arborman.com.au
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Transplanting

Trees 22-25 and 32-40 have all been identified as suitable for transplanting.

All these trees, except for Tree 34, are Phoenix ca
that is commonly and readily transplanted throug
often used to create entrance statements in new ho!
the City of Salisbury is the three entrances to Mawson

and Main North Road.

Tree 34 is a Brachychiton rupestris (Queensland
transplanted. Semi-mature specimens of this sp
projects. This specimen, whilst having a
transplanting. A nearby example of this species being transp
wWelcome to the City of Playford” sign on Main North Road, Elizabeth

approximately eight years ago.

Summary

1.  the soil level chan
cannot be successfully retained

2. the trees identified as suitable for transplanting are a
successful examples of this are evident in the area.

Thank you for the opportunity to provide this informal
information, please contact me and | will be happy to be of assistance.

Yours sincerely

Ll

MARCUS LODGE

Senior Consulting Arboriculturist

Diploma in Arboriculture

International Society of Arboriculture — Tree Risk Assessment

PROFESSIONALS 1IN ARBORICULTURE

Page 2 of 2

nariensis (Canary Island Date Palm) which is a species
hout Australia. Mature specimens such as these are
using and/or business estates; an example of this in
Lakes from Montague Road, Salisbury Highway

Bottle Tree) this species is also commonly and readily
ecies are often used as feature trees in landscaping

large trunk circumference, is relatively small and suitable for
lanted is the planting adjacent to the
Vale, these trees were transplanted

ges required to achieve the desired falls are such that the trees within the site

Il species that are commonly transplanted and

tion. Should you have any questions or require further

“Arborman Tree Solutions Pty Ltd — Professionals in Arboriculture
23 Aberdeen Street ATS4703-MaiNorRdKinRIDIRAdd - Monday, 5 February 2018

Port Adelaide SA 5015

Phone: (08) 8240 5555
Fax: (08) 8240 4525
Email: arborman@arborman.com.au
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Our Ref: AK:M171882

5 February 2018

Mr Aaron Curtis

ATV A —————
Team Leader - Planning C'TYF?EPP%?&&SDBURY
Development Services o
City of Salisbury -5FE 1
12 James Street FEB 2013
SALISBURY SA 5108 DOC No.

BY EMAIL: acurtis@salisbury.sa.gov.au

Dear Mr Curtis

GIC KINGS ROAD PTY LTD
DEVELOPMENT APPLICATION NUMBER 361/1589/2017

We act for GIC Kings Road Pty Ltd.

Our client is the applicant in respect of the proposed development at the corner of Kings
Road and Main North Road, Salisbury South, the subject of development application
number 361/1589/2017.

We note that there have been representations lodged by entities which are not the
owners or occupiers of a piece of adjacent land.

The proposed development is a Category 2 form of development for public notification
purposes. The Public Nofification section of the Mixed Use (Bulky Goods, Entertainment
and Leisure) Zone stipulates that any development which is not Category 1 will be
Category 2. There can therefore be no doubt that what is proposed is not a Category 3
form of development and, as a consequence, the steps to be undertaken are the usual
Category 2 processes.

The right to make representations was considered by the Supreme Court in Verdouw v
City of Unley'. At paragraph 3, the Court stated that:

“a right of objection does not exist in relation to all applications for development
consent. The question whether the right to make representations exists and, if it
does, the extent to which that right may be pursued depends upon how the
proposed development is classified. Three categories of development are
prescribed by the Development Act. They are called Categories 1, 2 and 3.”

"[2001] SASC 63.

PM171882_012.doc
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Section 38(4) of the Development Act 1993 (‘the Act’) stipulates that for a Category 2
form of development, notice should only be given to the owner or occupier of each piece
of adjacent land or any other person of a prescribed class (and there are no other
persons of a prescribed class in this instance). Subsections (8) and (10) then specify that
any such person is entitled to make representations in writing and, furthermore, that
person may be permitted to appear before the Council's Assessment Panel to be heard in
support of any such representation.

Importantly, subsection (17) sets out that a representation made by a person who is not
entitled to be given notice of the application is not required to be taken into account and
will not have effect for any relevant purpose under section 38.

Section 4 of the Act defines ‘adjacent land’ as being land which:
(a) abuts on other land; or

(b) is no more than 60 metres from the other land and is directly separated from
the other land only by a road, street, footpath, railway or thoroughfare; a
watercourse; or a reserve or some other similar open space.

The representations lodged on behalf of 83 Saints Road Nominees, the Di Mauro Group
of Companies and the Taplin Group should therefore not be presented to the CAP or
considered by it, as none of these entities are ‘owners or occupiers of adjacent land'.
Furthermore, these entities and their representatives must not be given permission to
appear before the CAP and make submissions.

To take a contrary approach would be a fundamental breach of the requirements of the
Act.

If you would like to discuss any of the above, please do not hesitate to contact me.

Yours faﬂhfully

Phone: 8414 3449 (Adelaide)
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City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 133

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information



Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information

511 Plans, Correspondence, Reports and Property Information

Architectural Plans

Page 134
Council Assessment Panel Agenda - 27 February 2018

City of Salisbury



5.1.1 Plans, Correspondence, Reports and Property Information

/ 1\ SITE CONTEXT
\SK50/ 110000

THE CRGANTAZ IS TO EE RECG B COMIITIH ATTITALL HE X1 :11 AT,
PALQT S ALE FRCK THS CRANTES. ALL CRERUOKE NUST BE GECK:0
0 VERIFE TN HTE BEFORL 20N'¢!CHORES 24 WERA TR 21714145 SHEP
D34 NS, THE NINE OF $hy

EIAPGYY, THS DRAVIAG IS COPYREHT S RENORS | Hi WEIAHIY G
IHTROBFY. LI, REFHIGLE 114 W LSE OF THE CET D K FARTY R
Level ¥l | 44 Waymouth 51 | Adelaide | SA 5000 AN PGAMZE 13 BNEISLY FIY00 ATT-GU™ 1 COATTEN COHSEY 0
4 IWIRD D315 PTY. LTD. THS DRGSTIS K uarmcc A ILETIO LNTL
+51 B 3410 9453 | inlogIntre.cam.co | intro.com.co IFSLEIFR GEYSRUCTION OY INTA JCSEK 2TY. L,

'L~ TrT L J]’lm ;
"; ’]t;- *
=1

PARAFIELD AIRPORT!

DRAWING
SITE PLAN

DRAWING NUMBER
SKO?

A
- o';_.'.l'

A ...‘-"

SCALE @ A3
1:10000

i
b

ARAFEI.D AIRPOR

PROJECT
KINGS JUNCTION

CLIENT
GIC

PROJECT NO.

17009

REVISION
1

L s

DATE
26/10/2017

r BITY Or SALISBUN
RECEIVED

~ 2 {0V 207

‘PPC Ne.

ISSUE
DA AMENDMENTS

—

\

FOR DPC

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 135

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






ADJOINING SITE
110,140.41 m

DEVELOPMENT
BOUNDAR

:.

SITE BOUNDAR

&4

EASEMEN
3,032.54 m

LDOCNo







511 Plans, Correspondence, Reports and Property Information

=" s ] Pl LEGEND
W g
| : \z _
AC)
| a1 | l\‘ %, FFL XX XX PROPOSED BULONG
I\ - '
(S e 1 e O dicticanighl | i | ot
f I ! OSSRV
W iy i L | ROOF XX.XX | | aaonescar
1 g, NG 11 SRREEH IO R A t Mataiisd
: J r i3 ) | l i | oeveLopmeNTPLAN
et TN 1i(} | rL | " j | ETTARYIEE RN i b \ﬁyﬁ_ﬁ’/ BULDME HEXHT
N r . i { !
e =4 ; i [ I L 1
B Ifé ! yavgl l *FFL SUBJECTTO
S ~ l®) . H - DETAILED DESIGN
N S RO0F 27 5o | e B - L — [ RooF 31.55m] ROOF 34.1
ROOF 27.55m [~ | | | .00m 34.15m
e N\ ' e
‘z;\ f AN | _:I / \
DN ‘ A rN
7\ 1 ook LFFL 21.55md” / \
\ b i
\ | —— = / \
N 7 e / \
S~ N _ /- \
ROOF 29.85m | —Ha- SQ [ i e \\
‘ 1, SoL /
o | ! R e d \ |
ROOF 28.54m | A — Y0 \
| ROOF 35.54m |
L m e B L . [ et Wik e .
\ 77T = \ g
\ / S z U % |
N/ | 2l e +FFL 20,541}~ FFL 20.54m | | ‘
2\ / =) | % ~ AT | g n SN MIPIN e | Sy o — -
o \"/ % e o I [ [ | T !
| S - . | m bl e
o S< UL e M | 0 L |/I'|
ROOF 33.04m | f - S~ \\ — — ]l ___./1 i-|
\ B B T T T T = .
— e " - — __| v | _\_/_.. A VR A, 1 |'m!-r‘m'—-—'-— e ey V A ! t f |
- —_ - —— - —T — i TMETRN e g T _— = —\ e A TSRl T R T T ¥ FFL 21 58m
Il e s e iy e e o e R e T SR I T R e S T o ;h R i
N ’90 (X}
~N T ey O e enimyr
NSO B i
S - o
" ~ 2 W0y 2917 et
| _ LDOC No. I
IR 10NN Y L LT s DRAWING | PROJECT PROJECTNO. | i1 = ——et '
I N T R o oo oot AIRPORT BUILDING HEIGHTS KINGS JUNCTION 7009 | 2 ’ )
Lovel 11 | & Waymouth St | Adelaide | SA 5000 :{{::::’ﬁ':::;}&:ﬁ%:::} DRAWING NUMBER SCALE @ A3 CLIENT REVISION | DATE ISSUE \
+61.8 8410 0453 | infoginiro.com.ca | infro.com.co FSSUE0 1R CONSTRUGTION BY ITAQ DESIGN PTY, LD, I SK03 1:1500 | GIC | 1 26/10/2017 DA AMENDMENTS %
City of Salisbury Page 139

Council Assessment Panel Agenda - 27 February 2018

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






5.1.1 Plans, Correspondence, Reports and Property Information

TREES IDENTIFIED BY
ARBORIST TO BE
TRANSPLANTED. ALL OTHER
TREES TO BE REMOVED.

EXISITNG WATER TANK TO BE
DEMOLISHED

EXISITNG SHED TO BE
DEMOLISHED

EXISITNG BUILT FORM TO BE
DEMOLISHED

EXISITNG SHED TO BE
DEMOLISHED

EXISITNG GARAGE TO BE
DEMOLISHED

EXISITNG HOUSE TO BE
DEMOLISHED

- EXISITNG TENNIS COURT TO BE
DEMOLISHED

T EXISITNG GARDEN AND
ROTUNDA TO BE DEMOLISHED

EXISITNG SHED TO BE
DEMOLISHED

" EXISITNG SIGNAGE TO BE *
~———  DEMOLISHED

msumgrsmﬁ@% Q8

¢ DEMoL HED™ " 'y noo!
/ =& LEC 2017

TS CRATIS 1 T0 BE READ I COMAAYGTION WITH AL RELATED CRAHHGS. DRAWING PROJECT | PROJECT NO. . —— | :

FROM THES CRAVING. /ALL DIMERSIONS MUST BE CHECKE .
I N I n o AT A o N R D Oua48e  SITE SURVEY KINGS JUNCTION 17009 12 L !prc No. 1
BRAP L1 MPRODUETEN DS 1 CEa o o AT ) T

Level 11 | 44 Waymoulh St | Adelaide | SAS000 MW PURISER EGRLSILY FRBDOEN WINLT TV WAITTEN OOMSENT OF DRAWING NUMBER SCALE@A3 |  cLenT ‘ REVISION | DATE 1SSUE

46188410 0453 | Infogintro.com.co| Intro.comco  KADAREMTUTN Ao BB LB T SKO4 1:1500 " o6lc B | 26/10/200 DA AMENDMENTS

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information

. 141
City of Salisbury Page
Council Assessment Panel Agenda - 27 February 2018






5.1.1 Plans, Correspondence, Reports and Property Information

Mlmﬁnorwmammaﬂwm SEWER EASEMENT
" FE"GW“S‘:‘”W—I ’ EXISTING TREES Pt
I i u 3 AREA SCHEDULE - BY TYPE
R EMERGENCY ACCESS ONLY | SITE
ass i Golour Type
r LOADNG =) 4 BOUNDARY i I -
n OADING - W
2020 mt
44&,@4[ 5 meis licms e
0’4 - 0115 m?
0 EASEME OR RETAIL 1 AJOR RETALL 2 ; PROPOSED e
910 m? 05 m* . SWALE 7w
5821 m*
210 m*
."f: ey 30136 m*
= PROPOSED ACCELERATION [ Parking Count__|
2 LANE, REFER TRAFFIC
| IO v e g REPORT.
R i i IlE
= o
—— L ] =y
= b= - s = ot e e g~
—+= :E == = == =] % (NN
e s o | et == - TE= INER]
== == == = = :‘Er" SE == | T EXSTING ROAD VERGE [ CTTY OF SALISBURY |
== == FE= = 4= = = O == SR RECEIVED
== JHiE =S =5 e e e = e | i =fe e I
= == O oS . = EE S T —+ == L - ¢
== == —E == 1= == = = i Ly [ e BsmeRo 20 CEC 2617
v EMERGENCY ACCESS ONLY = i e o= = == R AT T——
[ ] semvices e 1. HE e E ag : Pyt DOCNO: -+ e ]
et = oo L L2
[ |STORAGE  BLIND AISLE TURN IN AREA = = UNAIRAR I
T Lo T %msnmuus,nsﬁsn
L LT Lol b 1C REPORT.
oo 1 PROPOSED BUS STOP.
=g = v UL maeec reporr, s
DEVELOPMENT BOUNDARY ”HHH.H”H T ol et
—me oo m—— —— e— ——— —— "ir ; T PEDESTRIAN PATH
== == = B =t I
SERVICES AREA i e ol =+ 3= IE = = H ' : : : 1)
= — == = O = == b1t —— PROPOSED VEHICLE ENTRY. REFER
= =+ O == £ H ol gyl TReFFC RepoR.
ADJOINING SITE = e L
EE e—— i i HH+HHH PROPOSED SWALE
LOADING = I : Wi \
= i
== ¥ SITE BOUNDARY
DEVELOPMENT BOUNDARY == |
== I
NEW ROAD CONNECTING = s i ; PEDESTRIANPATH | LEGEND
TOKINGS ROAD = |
TR I aghghgn BR | BIKE RACK (5 SPACES
PEDESTRIAN PATH LESURE 8 h Jtrlillllt H e~
: I H: : > ENTRY/EXT POINT
L Ll
PROPOSED TURN LANE. Fo s
REFER TRAFFIC REPORT, ! == | TROLLEY BAY
\..j“
=5 N e e e LT e S e €
: =
SITE PLAN 1 _ o g, P 5
. : =]
1:1500 EXISTING TREES FOUTPATH l Be | ommonni e
THEE CPUAINGS 15 1) B FEAQ) I CORUALIE THOM WITH ALL MELATED DAUswvS. DRAWING " | PROJECT
I 03 43T 40 /RSN TS AN AL CMNEKIS ST BE ORECIED | PROJECT NO. . . —
I N R o nm&mmmmammw SITE PLAN FIl’St FIOO[ KINGS JUNCTION 17009 El “ 100 20
ERSCREPANCY. THES CRAAING 15 COPTRIGHT AND RIMARS THE FROPERTY OF .
INTRG FTY. LTD. REFRODUCTION OR USE OF Tk DEIGN I AsY PARTY FoR 1 N 15{]{]
Level 11 | & Waymouth St | Adelaide | SA'S000  MYPASFEiE Domisiur owemo0t MR e NAMTEN Ot of DRAWING NUMBER SCALE @ A3 CLIENT REVISION DATE ISSUE \
4618 8410 0453 | intogintro.com.co | intro.com.co  ISEUED R CORSTRUCTION Y TR DESKA PTY LT SKO5 As GIC u 20/12/2017
o icated /201 DA AMENDMENTS N

City of Salisbury Page 143

Council Assessment Panel Agenda - 27 February 2018

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






5.1.1 Plans, Correspondence, Reports and Property Information

ADJOINING SITE

SITE PLAN 1

INTRO

Level 11 | 44 Waymouth St | Adelaide | SA 5000
+61 8 B410 0453 | infogintro.com.co | intro.com.co

"THES (DFATNING £5: T0 BE FEAD IN CORUNCTION WITH ALL RELATED DRAWINGS.
D0 NOT SCALE FROM THES DRAWING. ALL DIMENSIONS MUST BE CHEGKED
WHORE

AN WORK DR PR
DRAANGS. THE ELY OF ANY
DESCREPANGY. THES DRAIWING 55 COPYRIGHT AND REMARS THE PROFERTY OF
INTRO FTY, LTDL REPROCUGTION OR USE OF THES DESIGN BY ANY PARTY FOR
ANY FURPUSE 5 EXPRE SSLY FORBDODEN WITHOUT THE WRITTEN CONSENT OF
INTRIO DESICN PTY. LTDL THIS DRAWING I NOT FOR CONSTRUCTION UNTL
ISSUED FOR CONSTRUGCTION BY INTRO DESIGN PTY. LTD.

1400m2

DRAWING
SITE PLAN

DRAWING NUMBER
SKO5

- 3910m2
350m2

PROJECT

First Floor KINGS JUNCTION
1:1500

SCALE @ A3 CLIENT

As GIC

indicated

- AREA SCHEDULE - BY TYPE
= Colour Type I Area
[AMENMES 490 m?
BULKY GOODS 220m*
GM 605 m
. LEISURE 7800 m*
MAJOR RETAIL 10115 m*
L} [MALL na7m
= RESTAURANT T80 m
SERVICES 277 m
SPECIALTY RETAIL 6011 m*
B STORAGE 210m
" Grand tolal: 37 30135 m*
' 1320
FOQOD STUFF
L TENANCIES (5660m2)
OVERALL QUANTUM OF SPECIALTY
- TENANCIES IN NORTH PRECINCT
[ =16 164m?2
i ik 5660m2 equates to 35% of 16 164m2.
=
PROJECT NO. | 1 I
17009 20 100 x
REVISION DATE ISSUE \
R 26/10/2017 DA AMENDMENTS $

City of Salisbury

Council Assessment Panel Agenda - 27 February 2018

Page 145

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






511 Plans, Correspondence, Reports and Property Information

)
I
]
rm A mmm————ge et !:
— e _ U - ;
e~ A 'f | { - . e e .- - s - - i |':
Mgy eop S | ('
GA{R I “' . __‘1___ — r.l | :',
0’40 I | b
~. Pt i | I h:
- ! ] | | | hi
Sso P | | ' , it
- i v | I
. | I H
"“'-._. FY | 1 1; :l'
- P — -~ |
iy v:i----q\‘-—--___pt:_...--' . 1' ] | ,:.
0, )i i s : I,
N e | ; l | |
T e A e ' =1 "
g g | L
\-..—.;g:# L ] } i h:
\ r-r----------—------—.Iq--an‘—.?g-r-——-—-—------------‘-----’ | }:
-~ it — = gLl -~ ! ]
)N | g?\ t:\ - i A 2TTTTION :' g
s 1 | - : : T | )* S
’ [ ' g ] = f S
=t £ T : | o o= 1
I - i ' H | 1 H L S
. _,’ (] ' ' ] ' ' " h =
Pt el | RS S SR [} ' o hf =
1 T 1 r ‘ i ! - ) 1 ' "=
. - ( - : ' G, L ) W=
| L] £ ' ‘ V ¥ PRmmeee U
| i 1 ] - 2/
q'i"-—d'-i--;--'s?b-"-—-'-——._-ak—.\.u--' [ 1 : f\k T _:d'
r Ty - se . e L < ‘o' PPt
H v a Y e D
\*! l‘ H Pt — . - — I-:\
- - Lt Le ':-""id r” RN
F T L S R Syt S Ty gy AN
"’l:;",'_-"-’v?;—----------—-—?-.—---T--u---a----m----rud--:- ::—_‘;’_3".;’ *V
”’f'," ' ] | \:I- 11 \:f | \‘\
e S =Y i or e i 1 \
it o, ( " - [} - ) Ty ! 1'; i
T ) n ) 1 1 : \ 4 L1
i U wi ! i ' h "
MO0 0 ' r . : " t
T g I :: : ) : ' |\‘ A
" s | T 1 I 1 ! k 1 1 1 JoN AN
L 1 (N V3 s/ 1
:' | Sl | Al v v . r=1 vy €= |
'I i " L . B | ifis -~ g \ Il
'|\.‘ | [} r_-_n:-:----?_-__?_-_-_--lf_::_?-!-J—-——_vu--_-r--:-'-il_‘d?‘--cl----_:?__ . \\ I’t
' 1 1 ! T i I \
| (] iU .
] 1 ] | 1 ! (L
" .:‘ :: ' ; l Luad oo
| 1 N w | = ! i 1)
R B . =il ———=1 IR B+
Woyto "y 1 ' T
] |'| n S - I i W\
IHL "oy | r AT
i % | TR iy
{ ! s i ' | i 1] \
Wty r= L1 S R - ' i\
gl == \ Ly il
THHRY bl § SRR <%
o - ’
~ L ,. 'l I.‘¥
--____,:::_:.. T - — |'.' \‘-
- — # 'xl)f] — -
-
DU, 2o R SR
. i - N KINGS ROAD
I
I
1:1500
mmuumami::meuwm‘imﬁgzma DRAWING | PROJECT " PROJECT NO. e - tL--
AN VERIFED 08 SITE BEFORE COMUENCING ANY WS 0 FROUCING SHOP SITE MOVEMENT PLAN KINGS JUNCTION 17009 |
CLANGS, Mmmmumlmmmn“ |
%:‘;ﬁrbg‘?hWNMG#m%pmm REVISION DATE
Level 1 | & Waymouth St | Adelaide | SA 5000 0 PURPUSE 8 EXPRESSLY FOHBDOEN WTHOUT TE WEITTN COMEITcF DRAWING NUMBER SCALE @ A3 CLIENT SIO
+618 8410 0453 | infogintro.com.co | inlro.com.co ESSUED FOR CONSTRUGTION BY TR0 D SH FTY. LTD, SKO8 1:1500 GIC H 26/10/2017

LEGEND

= == == = GOMMERCIAL VEHICLE MOVEMENT
o= = o = VEHICLE MOVEMENT

= = = = PEDESTRIAN MOVENENT

~ = TAXIZONE

| © oo
a
\ o
o
\ el
\ oG

o 5 10
ISSUE |

DA AMENDMENTS

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 147

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






5.1.1 Plans, Correspondence, Reports and Property Information
- |
=3 f) i
i
-
. el UL ST
Pl Ul ’. _____ ! -+ 4
;
fl‘-:J,--. “p e AREARY!
HE T = __' [ AR
EE e i S = Do
= e e :“_ :ruu
= = e T = = AR
O o= = o= — - REERRT
= = = o= == ,:: 1
== == 3= — ARERRRL
== = o o - SRARNT
= 0= o= = :: P
- i SRR
'uuiml.nll Ifllilmi b
'|.':I NN
|
fﬂ"l‘T‘i’ds.|:;|z|n.nn||LFIT"Im l'l"mT['Ijhnil = WHHE
| VD
-r= - e = )] ek
—+= JE £ == TE $ =1 Nl
g e Sl S s | s = § SRR
== |l el el $_ B R
== o o= oz oz 2 = IR
{ . = . N :I II!EK‘
i = ' ! | W SRR
: 1= I'I L
== :l n
s ! Lein
= i 3
== L g f"
== T .
IR TR
:I 1t
: ll At
e
R W ry
| CITY O SALISBURY
e e e SRR e | RECENED &
‘\% ey s U a0 m = - = - —pooo=— R e * KOV 260 a
: : ‘ o ~o WJY 2 o
/1 ROOF PLAN SK 2
DOC No.
SK50/ 1 :1500
T T s FEUATED CRANMES. DRAWING PROJECT PROJECT MO. — _é—' s - _1'0
I N R o 084 OTE BEFORE AV WORK OR ROOF PLAN KINGS JUNCTION 17009
CAAANGS, THE ORIGINATOR SHOULD BE NOTIFIED INMEDISTELY OF ANY
ﬁmmmsmwmn?mﬁ SCALE @ A3 CLIENT REVISION DATE 1SSUE \ |
| h St | Adelaide | SA 5000 AW PURFGSE 1S EXPRESSLY FORBDOEN WATHOT THE WRITTEN CONSENT OF DRAWING NUMBER @
18 628 68 i omeo ltraromes At SK09 1:1500 GIC H | 26/10/2017 B4, AMENDMENTS N ‘
City of Salisbury Page 149

Council Assessment Panel Agenda - 27 February 2018

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






5.1.1 Plans, Correspondence, Reports and Property Information

LANDSCAPE ZONES

MAIN ACCESS ROAD

SITE ENTRIES
STREET INTERFACE

LOW HEIGHT BUFFER
PLANTING

CARPARK BUFFER
MAJOR ENTRIES

OUTDOOR EATING
PEDESTRIAN PATH
CARPARK VEGETATION
LOADING DOCK
SCREEN

5000990000

INTRO &=

Level 1 | 46 Waymouth St | Adelaide | SA 5000 mm&immmumuﬁu
+61 8 8410 0453 | infogintro.com.co | intro.com.co ISSUED FOR CONSTRUCTION BY INTRO DESIGN PTY. LTD,

DRAWING
LANDSCAPE AREA PLAN

DRAWING NUMBER
SK10

o LANDSCAPE MATERIALS

FOOTPATHS

PEDESTRIAN
ZONE

§
438

CITY OF SALISEURY ]

SCALE @ A3 :

As .
indicated |

KINGS JUNCTION

RECCIVED
- 6 FEB 23
1DOC Ne.
LANDSCAPING LEGEND
MAJOR TREES
(APPROX. SPACING 15m-20m)
SECONDARY CARPARK TREES
SECONDARY PATH TREES
LOW HEIGHT PLANTING
REGULATED TREES T0 BE
TRANSPLANTED
(=]
o, ey e
e, et A (=]
u.
! PRO‘.\.l’%g‘; NO. | —— 4 3 R 3
REVISION ' DATE ISSUE \
1 06/02/2018 DA AMENDMENT N

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 151







511 Plans, Correspondence, Reports and Property Information

LANDSCAPE ZONES

MAIN ACCESS ROAD

L1
SITE ENTRIES (2 [.L 5o AT
3] |

STREET INTERFACE

[, 1500 1
2

. . —1

-

3600

A

COMPLEMENTARY PLANTING @))
WITH EXISTING TREES.

CARPARK BUFFER
MAJOR ENTRIES

€ vrorroAD

1:100 A~

EXISTING TREE (4-5m) - —

’Irﬁﬂl] |, 3600
-

7m HIGH TREE

LOW LEVEL GRASS

J 1500 L

OUTDOOR EATING
PEDESTRIAN PATH
CARPARK VEGETATION
LOADING DOCK
SCREEN

@ smeentres
1:100

9909999

14000

VARIES
9000 I -
SETRACK FROM BOUNDARY (VARIES)

PROPOSED
BUILDING LINE
PROPOSED SWALE 3500 L
SWALE 1
GRASS PLANTING I
B
! 4
B r' ".LI’ 1
@) sreeT INTERFACE |
mmwmis%mmﬁ:wm DRAWING 1: 100 PROJEC

KINGS JUNCTION

3

WERIRED OR A
DRAMNGS. THE ORIGINATOR SHOULD BE NOTIFED IMUEDWTELY OF AW
¥ THES DAY 5 COPYRIGHT A REMLANES THE FROFERTY OF

LANDSCAPE - DETAILS 1

INTRO

CSCREPNICY.
INTRO FTY. LTD. REFROCUCTION OR USE OF THIS DESIGN BT AN PARTY FOR

Levell | 44 Waymoulh St | Adelaide | SA5000  AFREPOSES DRSSl IRmO0l AT e WETEN COHSENTof DRAWING NUMBER SCALE @ A3 CLIENT
+61 8 8410 0453 | infogintro.com.co | intro.com.co SHUED FOR CENSTRUCTION 8Y TR BESRMETY, LD, SKi As GIC
indicated

WARIES:

. /— EXISTING PEDESTRIAN PATH
i ¢

PROJECT NO.
17009

REVISION
E

EXISTING TREE LINE

| e B

——— TYPICAL BUILT FORM BEYOND

e MEDIUM TREE (4-5m)
e SMALL TREE (2-3m)

MEDIUM LEVEL GRASS
——— LOW LEVEL GRASS

—— LOW LEVEL PLANTING

CITY OF SALISBURY

RECEIVE
KINGS ROAD ED
F ~ 2 WOV 2017
Do No
=  Sr—re
A — i o
b : ' o
? e
[ ]
e
[ e— —_— g |
1 2 § 10
DATE ISSUE
26/10/2007 04 AMENMDMEMNTS

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 153

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






511 Plans, Correspondence, Reports and Property Information

LANDSCAPE ZONES

MAIN ACCESS ROAD

SITE ENTRIES
STREET INTERFACE

o
L2
L3

P~ EXISTING TREE

COMPLEMENTARY PLANTING @) A -
WITH EXISTING TREES.
CARPARK BUFFER [ 5]
| 00 SETEACK FROW EASERMENT
MAJOR ENTRIES 0 . :
OUTDOOR EATING L 7] o s MAIN NORTH ROAD
PEDESTRIAN PATH @ PROPOSED SWALE - - EE | ?
caRPARKVEGETATION € WATEREASENENT l SENER EACGHENT = L
GRASS PLANTING —— | 50 : s 2 i
LOADING DOCK 1 NN 1 . o —
m A7 o ’ f=p—i2 Ep—=p=-y2
SCREEN N T . | = = |
= K . ._ -’_/‘ ‘ .J"_ . L 4 | - i)
I | 1000 1
e COMPLEMENTARY PLANTING H s
1:100 —— - o e
SIGNAGE ZONE -
g g |
COLUMN SUPPORT FOR AWNING DOWNPIPE LOCATION [V G SATSB YT
§ RECEIVED
CLIMBING VEGETATION -2 OV g
DOC No,
— =%
[
=
WHEELSTOP - =
CARPARK BUFFER b
1:100
108 04, DRAWING PROJECT PROJECT NO. — 3 —5—-- 1 llll
I N I R o %"&%ﬁmﬂ&.ﬁlﬁw LANDSCAPE - DETAILS 2 KINGS JUNCTION 17009
; ?ﬁ%%ﬁ%&%% REVISION DATE ISSUE
L: ; I;:u: :s‘::::::::nilc::x I::ulos.::::o: Ees o st BRSSe T D E:ZZWING HUMBER :EME en gl[-éENT ) F 22/08/2017 FOR DPC
indicated

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 155

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






5.1.1 Plans, Correspondence, Reports and Property Information

GLASS BALUSTRADES AT
ENDS.

ROOF WITH PORTIONS OF
/ TRANSLUCENT SHEETING.

. -
i
MAIN ACCESS ROAD D | E
SITE ENTRIES €) SMALL TREE | g
STREET INTERFACE ‘
e : §3
0 _ 1 |
COMPLEMENTARY PLANTING ey
WITH EXISTING TREES. PLANTER VITH GRASS A
CARPARK BUFFER 5 ) = L
MAJOR ENTRIES (6 ) |
TIMBER SCREEN WITH
OUTDOOR EATING D MAJOR ENTRIES CLMBING VEGETATION
1:100 STEEL FRAME ~ B
PEDESTRIAN PATH © GLASS SOREEN =
@ SMALL TREE 2.4m.
CARPARK VEGETATION cuNENG
LOW LEVEL SHRUBS VEGETATION,
LOADING DOCK 1)
SCREEN @
PEDESTRIAN ZONE.
PAVED. 4|,
OUTDOOR EATING
1:100 e . __ __. o
CARPARK PLANTING BEYOND
(EVERY 4TH CARPARK)
1 - - ,,l'_
© PeoesTriaN pPaTH N ez sor o
T memssm e ORaANG || PROJECT
I N R o Soives e o e wm i > LANDSCAPE - DETAILS 3 KINGS JUNCTION
Leval 11 |44 Waymouth St | Adelaide | SA 5000 o eREs “:w ST, DRAWING NUMBER SCALE @ A3 CLIENT
+618 8410 0£53 | Iniogintro.com.co | intro.com.co EUED PO CERSTRUETION BY TR DECIG £, 70, SKI13 As GIC

indicated

" PROJECT NO.

17009

REVISION
B

| CNYOF SALISBURY
RECEZiVED

~ 2 WOY 2817

]_DEE No.

DATE
22/08/2017

ISSUE
FOR DPC

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 157

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






5.1.1 Plans, Correspondence, Reports and Property Information

M- - — — = e e e e . _._.._~J:,\__

APFROE SVERY 474 CAPLRE

HANDSCAPE ZONES Dy ey S S |

MAIN ACCESS ROAD ) -
6500 i
SITE ENTRIES () 7
STREET INTERFACE ®
COMPLEMENTARY PLANTING
WITH EXISTING TREES.
CARPARK BUFFER (5 ]
MAJOR ENTRIES )
5
OUTDOOR EATING &7 .
&
PEDESTRIAN PATH 0
crPARKVEGETATION €
LOADING DOCK @ g
SCREEN @ -
» L oSS
@ Lorone pock . ‘% A
:, -TH0Y W
CLIMBING 5 [0Che. ]
VEGETATION ~
STEEL STRUCTURE ——
TIMBER SLATTED FENCE
(LOADING DOCK ONLY) — e -
\‘1\_ I | A | R | S | S | A w2
GRASS PLANTING ———. k.
RV

FOR DPC

o sene o s e L st ey DRAWING PROJECT PROJECT NO. | T 5
wOGRPEs O Vo LANDSCAPE - DETAILS 4 KINGS JUNCTION 7009

DRANNGS, DEE OF A0
DESCREPANCY. THES DAARMING K5 COFYRIGHT AND REMAING THE FROPERTY OF
INTRA PTY. LT REPRCOUCTION OR LSE OF THIS DESIGN BY ANY FARTY FOR

Level 11 | 4& Waymouth St | Adelaide | SA 5000 it ot T WelT DRAWING NUMBER SCALE @ A3 CLIENT REVISION ~  DATE ISSUE
+618 8410 0453 | infogintro.com.co | intro.com.co 5180 FoR CONSTRUCTION B TR0 DEEKUFTY. LD, SKi4 As | GIC B - 22/08/2007 FOR DPC
indicated :

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 159

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






511 Plans, Correspondence, Reports and Property Information

1:1000

O-8@Bumo roow

SITE ELEVATION - WES]

1:1000

OFkbwperr—

R . R

SITE ELEVATION - SOUTH

SITE SECTION - LOOKING SOUTH

1:1000

INTRO

Level ! | 4& Waymouth 5t | Adelaide | SA 5000
+618 8410 0453 | intogintro.com.co | intro.com.co

THES, DRANDG 15 10 8 WITH AL RELAT
o0 WCT SCALE FROM THES DRAVING. AL DRBENSIONS WUST BE FEOIED
L BEFORE ANY WORK,

DRLAMCS. THE CRICRATOR CHOULD B WCTIFED ACDIATILY 28 AN
BESCREPANCY. THES DRINING 15 COPYRIGNT AND REMANG THE PAOPERTY OF

EESUED: KM 0N TRUCTION IV INTHE DN P, LTD.

DRAWING
ELEVATIONS - SITE

DRAWING NUMBER
SK50

SCALE @ A3
1:1000

PROJECT
KINGS JUNCTION

CLIENT
GIC

PROJECTNO. | i
17009 ‘ 19 S
REVISION DATE
G 06/02/2018

ISSUE
DA AMENDMENT

City of Salisbury

Council Assessment Panel Agenda - 27 February 2018

Page 161

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






511 Plans, Correspondence, Reports and Property Information

EXIS TING IHEES

Ios? 04 |_051| 04A
i__ | S s o o
| B | . '

1, ITEE T [T

DBl uwp Frede - R | ML gy :.:-:i". L] 5| H i 8
ELEVATION MAJORS 1 & 2 - SOUTH [ stan zone | sion zone | sten zone | ” IIGNZDNE | | sign 2one | | sioN 20N |
| SIGN ZOHE [ 01A @ @ IE Lu_,r_| @

O-Fifarer——
O-Hibrrrong

bl S
[svame |

i

[ sienzone |

===—— DYSTING TREES

1120m

BOUNDARY LINE

{_

|
i

OEMunp :
ELEVATION MAJORS 1 & 2 - NORTH

(o] [or] [rs]
- g‘@l . el -llL ] -6 FEB 201 i
[ sien zone | T o

e U141 NITPEN  [LETPE ] 0T I o A —-—
ELEVATION BULKY / SPECIALTY - SOUTH

CIY OF SALISBURY
AECTIVED

©

[~

o]

- _ g

ELEVATION BULKY / SPECIALTY - NORTH .
MMEW:EM "'""‘nﬁmmn DRAWING PROJE i L e r

I N I R o SOt o otsacn o icuencss  ELEVATIONS - NORTH SIDE KINGS JUNCTION ' PRO;%E;NO' ‘ s E s

DESCREPANCY, WMDWWNIIIMT::P::&“M

INTRIO FTY. LTD, REPRODUCTION DR USE OF THS DESIGN BY ANY PARTY FOR
Level 11 |44 Waymoulh St | Adelaide | SA 5000 Ayt 1 PP RO WTHAT THE WFTTEH ESMAENT oF DRAWING NUMBER SCALE @ A3 CLIENT
+61 8 8410 0453 | intogintro.com.co | inlro.com.co 5SUED FOR CONSTRACTRNEY NTHO DESIGN PTY.LTD. SK51 1:500 GIC

REVISION DATE ISSUE
J 06/02/2018 DA AMENDMENT

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 163

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






511 Plans, Correspondence, Reports and Property Information
— BLADE SIGNAGE
01A @ | wsuz] PS |_u_z_| @ |T1MEOZ| @ @ 09 D1k 09 04 04 04 PS 058 04 04
=
£ g o s i e s e e g
— s o w0
AP 75 .
) i ¢ _ -.‘ hd H |
— Y i - -] | L] | e« | L = :
Lo p | * — SERIY NUNEINE| NEX :
SIGN Z0NE SIGN ZONE SIGN ZONE
ELEVATION LEISURE - SOUTH
1:500 — BLADE SIGNAGE
@ 10 PS o| [0 054 1A i 09I oml vB0? | @
g [l 1T
:
2 19 E
Obfberer— —— | R T ] Sy - ._r : 4 &
_L T T — e 1 E
O-&8prronT= ® —— e — S =1 - 28—
INIDICATIVE PAD ELEVATIONS
| SIGN zoNE| SIGN ZONE SIGN Z0NE SIGN ZONE [ sieNzone| | siGNzonE] | sioN zone|
ELEVATION LEISURE - EAST ELEVATION LEISURE - WEST
1:500 1:500
W @ A 0 B 5w o W @ 0
T l—— : INEE S
i E i I S—— p——
g A o1 51 0y nnnnnnafj 4T T 5 Lt B
HUPFROH i I _:'..;_ TN 1] Y P ) O | T T T T | EECECE] !
B T O TR TrrTrd, | | L II ,II .‘;Iﬂ@ il R
[ sionzone | | sienzone | SIGH Z0NE I SiGH TONE | | SIGH ZCHE | SIEN ZONE ] | SN Z0KE | ["sion 200 | senzone | =
ELEVATION LEISURE - NORTH . =
1:500 .
DO TOT SENE o S M AL MM HST 0 PR DRAWING PROJECT ' PROJECTNO. | i A :
e e AL ey ke s ELEVATIONS - SQUTH SIDE KINGS JUNCTION 17009 ‘ s £ @
Level 1 |44 Waymouth St | Adelaide | SA 5000 Wé‘”ﬁ;gfwamﬂwmmﬂfm:mmﬂ" DRAWING NUMBER SCALE @ A3 CLIENT . REVISION DATE ISSUE ‘
+618 B410 0453 | infogintro.com.co | intro.com.co 55460 FOR CONSTRUSTION 31 VTR DESIGR BTV, LT, SK52 1:500 GIC H 26/10/2017 DA AMENDMENTS |
City of Salisbury Page 165

Council Assessment Panel Agenda - 27 February 2018

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






5.1.1 Plans, Correspondence, Reports and Property Information

(]
a.
a
(o
(== ]
L.
CONT SCAE 1O TS RN, A1 CRENDENS BN HeCeEn DRAWING | PROJECT PROJECT NO. NTS /7 as indicated L A S ]
oA o T e o s PERSPECTIVE 1~ AERIAL 1 KINGS JUNCTION 17009
RTRO MY, 10, RPROUETON R e 6 TS DEBRRBY Y PARTYFOR. -7 Gy m%8
\ o | 2 NGy 201
Level 11 | 44 Waymouth St | Adelaide | SA 5000 AR PVPPEE DPUESALS RSROR NTWOLE T WHTON ooy of DRAWING NUMBER CLIENT REVISION DATE ! e e
+618 8410 0453 | intogintro.com.co | intro.com.co TSSUED FOR CCNSTRUCTION BY NTAO DEEIGH 1Y TG, SK100 GIC J 26/10/2017 H
poone. |
City of Salisbury Page 167

Council Assessment Panel Agenda - 27 February 2018

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






511 Plans, Correspondence, Reports and Property Information

THIS DRAWNG K5 TO &€ ALLREL

D0 NOT SCALE FROM THIS DRAWMG. ALL DIMENSIONS MUST BE CHECKED
AN VERFIED ON SITE BEFORE COMMENCING ANY WORK OR PRODUCING 54107
DRANNGS. THE CRIGINATOR SHOULD BE NOTIIED MMEDIATELY OF ANY

DISCREPANCY, THES DRAIWING IS COPYRIGHT AND REMAINS THE PROPERTY OF
TR PTY, LTD. REPRODUCTION OR USE OF THES DESIGN BY ANY PARTY FOR

Level 11 | 44 Waymouth St | Adelaide | SA 5000 Wit PURPOSE 15 ) B mux *
+618 8410 0453 | infogintro.com.co | intro.com.co TSSUED FOR CONSTRUCTION BY INTRO DESIGN PTY. LTD.

DRAWING
PERSPECTIVE 2 - AERIAL 2

DRAWING NUMBER
SK101

PROJECT
KINGS JUNCTION

CLIENT
GIC

i PROJECT NO.
17009

REVISION
I

[

(]
Q.
a
(2 =
o
U
{
NTS / as indicated [ e o Ssarm—
3 R,:C!?i\:/-é-;jl.u i
DATE ~ 7 UhY 20¢
26/10/2017 } <OV 201 |
I
{POC No, ’

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 169

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






511 Plans, Correspondence, Reports and Property Information

1 p— >
Level 11 | 44 Waymouth St | Adelaide | SA 5000
+618 8410 0453 | infogintro.com.co | intro.com.co

»

THIS DRAWING 15 10 B READ IN CONUUNC TION WITH AL RELATED DRSVINGS.

DRANINGS, THE ORIGINATOR SHOLLD BE NOTIRED MMEDSATELY OF ANY

OISCREPANCY. THIS DRAINING IS COPYRIGHT AND REMAINS THE PROPEATY OF

INTRO PTY. LTD, BEPRODUCTION OR USE OF THIS DESIGN BY ANY PARTY FOR

ANY PURPOSE 1S EXPRESSLY FORBIOOEN WITHOUT THE WRITTEN CONSENT OF
V.0 NOT 7R OONST?

ISSUED FOR CONSTRUCTION 8Y INTRO DESIGN PTY. LTD.

DRAWING
PERSPECTIVE 3-NORTH 1

DRAWING NUMBER
SK103

PROJECT
KINGS JUNCTION

CLIENT
GIC

PROJECT NO.
17008

REVISION
H

NTS / as indicated

DATE
26/10/2017

ISSUE i T
DA AMENDMENTS =0 WY

DOC No.
i

City of Salisbury

Council Assessment Panel Agenda - 27 February 2018

Page 171

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






511 Plans, Correspondence, Reports and Property Information

5

N\ i ,
THIS DRANWNG 15 TO BE READ W AL REL
DO NOT SCALE FROM THIS DRAWRNG. ALL DIMENSIONS MUST BE OHECKED
AND VERFIED ON SITE BEFORE COMMENCING ANY WORK CR PRODUCING $40°
DRANNGS. THE CRIGINATOR SHOULD BE NOTIRED MAMEDIATELY OF ANY
COPYRIGHT

! THE PROPERTY OF
INTRD PIY, LTD, REPROCUCTION OR USE OF THS DESIGN BY ANY PARTY 7R
Level 1! | 44 Waymouth St | Adelaide | SA 5000 WWBD{%”‘-VFWWMMWMW%VW
+618 8410 0453 | infogintro.com.co | intro.com.co ISSUED FOR CONSTRLCTION BY VTR DESIGN PTY, LTD,

DRAWING
PERSPECTIVE 4 -NORTH 2

DRAWING NUMBER
SK104

PROJECT
KINGS JUNCTION

CLIENT
GIC

PROJECT NO.
17009

REVISION
B

NTS / as indicated

DATE
22/08/2017

CiTY G SALISS

FOR DPC

{ R

T
il

RECEIVED

~ 2 N0V 2017

]
|
|
I

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 173

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






511 Plans, Correspondence, Reports and Property Information

o

TAB [SAMG B TIBENEAD B, CCMIUKCTIZY W TH QI LAELAIH: NHXARI33,
LUKD™ S 2 FALW IHSESIAINK. § UWEEKHS RSIST BE CHESHED
PADUEINE0 24 ST OIFAAL CTAMERCIAR 22 26K 3T PRICAJSRG SHCP
CRIATNGS. THL CAIENAICK BHINLD € ADTFED WNEXSTELY 3 4&

CECREFARCY, TEIZ GAWIAG 5 CIPIENT AHD RENSNS THE FHRP-4 7Y (F
F-130 *1%, L1D.F ZPROCLETION 6 LSE OF THI3 DES &M 7 NHY PAITY FI%

Levalll | 44 Wagmoulh St | Adalaide | SA 5000 AV FRPCE 5 ENPRCSG. TCANCOR VAT | [ WR'TTH CCASENT OF
ITZACESTA P LI, IHE LAAIE 15 M PR 0N TRISTICH LETL
+618 £4°¢ 0453 | intagintra.com.ce | intro.com.co S50 193 G TRUCTEN OV ['YTRe J¢IR4PTY. TC.

DRAWING
PERSPECTIVE 5 - SOUTH 1

DRAWING NUMBER
SK105

SCALE @ A3
As
ingicated

\
|

PROJECT
KINGS JUNCTION

CLICNT
GIC

PROJECT NO.
17009

REVISION
C

DATE
26/10/2017

ISSUE
DA AMENDMENTS

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 175

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






511 Plans, Correspondence, Reports and Property Information

"A:\, Sing \:;:‘,‘*AI.“"‘

4 Y

THS CUARIAG IS T BE READ I AL JUNRIITY Y T ALl SELVH RIS PGS,
UL T STeLE LN THS CRARYE. iL. AAERENS AusTHE CHESRE
A VEPINGD ) STE BEFINE GTAWE, “AHG MY V25 IR PRODIGEE S0P
NHANESS, TIZ JERINTAT S CLLE 52 HOTIN ek 18T O A8

DRCIEACY, T4 DEMAHC B %R GHT D FEWANS T2 SREPEATY 07
NRAPIY, - I, EHRCUCINE UR JE OF THS DEIZY BY &Y Fa3™V KR

: A ARFOSE 15 SPIECSLY FORBECE WIT-H0.T IEVTUTIEY CORENT OF
bevel | 4 Waymoulh St | Adelatde’l 'S4 8000 TR DEIGE HTY. LD, THSCRWIHG SRIT X 10 RISKRUAT.
+51 8 B410 0453 | infogintro.com.co | intro.cam.co K20 FOR SORSTIVL ST 3¢ RTSDCENRIFTY, LY,

DRAWING
PERSPECTIVE 6 - SQUTH 2

DRAWING NUMBER
SK106

SCALE @ A3
As
indicated

PROJECT
KINGS JUNCTION

CLIENT
GIC

PROJECT NO.
17009

REVISION
C

—_

DATE
26/10/2017

ISSUE
DA AMENDMENTS

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 177

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






5.1.1 Plans, Correspondence, Reports and Property Information

l N T R beplmpmeimihe o e o DRAWING PROJECT PROJECT NO. —"— 2- --—e—'
o i s o siaate  PERSPECTIVE 7 - MAIN ROAD 1 KINGS JUNCTION 7009
mm.li.mmuuawmn:mgv ’
Level 11 | 4& Waymouth St | Adelaide | SA 5000 s ~Lrm o o DRAWING NUMBER SCALE @ A3 CLIENT REVISION | DATE ISSUE i L
+618 8410 0453 | info@intro.com.co | intro.com.co  BSED FOR CORSTEZ i 67 INTAD SESMZTY. LD SK107 As GIC C | 26/10/2017 DA AMENDMENTS - 7 WY O 17
indicated !
)OC Ne
City of Salisbury Page 179

Council Assessment Panel Agenda - 27 February 2018

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






511 Plans, Correspondence, Reports and Property Information

2 " s “v.:. -ﬂ\ - ‘. . 2 :
i = E Ll . : \ " T j -J'_s"- .‘: e 1:’_$ ’\.:1 T ‘t' v 28 ‘ - . .: .
s e W“" D R e & & — .

> o ' - - g =5

—_—
—_—

20RO SCAK MOX M8 DL, AL IR WY O RO DRAWING PROJECT PROJECTNO.  —— : . ¥ L
v ot e o s o  PERSPECTIVE 8 - MAIN ROAD 2 KINGS JUNCTION 17009 oL
CRCAZPANGY. THES DRAAING 15 COPYRIGHT MO REMARS THE PROPERTY OF . VY Y
s INTRO PTY. LID. REPRODUCTION OR USE OF THIS DEDIGN BY ANY PARTY FOR ' .
Level 11 | 44 Waymouth St | Adelaide | SA 5000 A5 TNRPOR 1 SPRMNR {CROS WERONS W WATEN ComNT cf DRAWING NUMBER SCALE @ A3 CLIENT | REVISION DATE ISSUE
+618 8410 0453 | infogintro.com.co | intro.com.co FISUED FOR CONSTRUCTION Y (VTR0 AT PTY, LID. SK108 As GIC B 26/10/2017 DA AMENDMENTS T T
indicated S U AT 1
{
City of Salisbury Page 181

Council Assessment Panel Agenda - 27 February 2018

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






uonewJogu Aluadoad pue syioday ‘8ouspuodsaaio) ‘sueld - T JUsWIYIeNY - T'T'G Wal|

c
o
=
®©
£
S
A=)
[
=
(5]
o
o
S
[a
o]
c
[3+]
(2]
@
P
o
o
(&)
a4
=
[S)
c
(5]
©
<
o
o
[72]
(&)
S
S
o
O
-
c
3
[a

Council Assessment Panel Agenda - 27 February 2018

City of Salisbury

5.1.1







511 Plans, Correspondence, Reports and Property Information

EXTERNAL FINISHES 1

01 | WHITE 01A | WHITE 09 METAL CLADDING TIMO1 TIMBER GLADDING
PAINT - ALUMINIUM COMPOSITE
PANEL
02 | LIGHT GREY 02A | | LIGHT GREY 09A ANGLED METAL TIMO2 ™™™ T|MBER SHADING
. PAINT i ' ALUMINIUM COMPOSITE CLAGDING e AND SCREENS
| | PANEL et
yu! i | i | TR AT N
MEDIUM GREY 03A MEDIUM GREY INDICATIVE COLOUR TIMO3 TIMBER BEAMS AND
PAINT ALUMINIUM COMPOSITE TENANCY DEPENDANT POSTS
PANEL
DARK GREY 04A DARK GREY 11 INDICATIVE COLOUR PS "—'—""——- SﬁaTGSRCEF:fEEETAL SCREEN
ST E
PAINT ALUMINIUM COMPOSITE TENANCY DEPENDANT =
PANEL —_—
12 - INDICATIVE COLOUR
BLACK 05A BLACK * TENANCY DEPENDANT BF FENCE ON BOUNDARY
PAINT ANNODISED WINDOW :
FRAME
RED RED 13 ROOF FINISH
06A -
PAINT ALUMINIUM COMPOSITE COLORBOND - SURFMIST
PANEL
07 GREY PANELLING
1
"~ PAINT
08 GREY & GREEN PANELLING
‘ PAINT
o
I o.
a
o o
(o)
(4
e e e e L WING ! : indi |
INTRO s e s oo | "o || TS/ os indicatea
Level 11 | 44 Waymoulh 5t | Adelaide | SAE0DO :-Ecuﬁghﬁlgg?ﬁﬁgﬁﬁigﬁﬂh?ﬂ}fm CRAWING NUMBER CLIENT REVISION DATE ISSUE X
+18 B#10 0453 | Intoglnlro. cam.¢3 j introncom.en LD FN CRSTTRIC IO B TAC DCEAGH P, SKIO0 GIC ‘ E ZH/052017 OA AMENDMENTS
City of Salisbury Page 185

Council Assessment Panel Agenda - 27 February 2018

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






511 Plans, Correspondence, Reports and Property Information
! I e -I
Méﬂ{@ |
A gy, A Yom - [ r
|
| | | LEGEND
5 o | A7, SIGNIFICANT TREES
g o & . 7 (PLEASE REFER TO ARBORIST REPORT
‘ ] ' .\ FOR FURTHER INFORMATION)
: ! [ ; REGULATED TREES
L r [ | ' {PLEASE REFER TO ARBORIST REPORT
I | || : : FOR FURTHER INFORMATION)
C [ | :
| - - i
| | 1 b !
il I " ! o !
Uk | : ' \ ;
£, 2 g ' 2
’ g b o T ' 2
B o or ‘ =
' =
i S
. =
| | y T ¥ =
! i & A II,' | | %
i | gl
N e
B ; \ CIY OF SATISBUPY —
g \ RECEIVED
| .
| __ 20 0EC 2017 \
| |f
; Al : IDOC No.
! o
) | : i i :
| | |
5 R, | :
I | - | |
| | | |
|
. MNGSROAD: - o= 2o - &
a
oo
[ ] |
(W |
IFEIHW-\!P??GIDE-‘EHJ.II '}E.PLL.IIC'I'IIJH'.'I'HIILFflaIH\M‘JAI'IIS. DRQ'\,‘J]NG PROJECT
LT 3565 oM MSLHAING, 4 IACAERSIALET BE CHENED PROJECT NO. — r am—
I N I R o SOV NS i Ao e ke SITE PLAN - SIGNIFICANT AND REGULATED TREES KINGS JUNCTION 7009 : . 1
DIECRERAEY. THE-LAl G E CIAMGA ADNIMANS FF FHLPH Y OF
IMWDm'. TTIJ._.{PQH:!.IC:I]’.I‘- MR UBE OF THIZ JEFGY BV AKY PA?TY Fak
Levell | 44 Waymouth St | Adetalde | SASOUD st [ SCTESSLIFUTHUDIWTMT TEwh 0 iieesror LRAWING MUMBE= SCALE @ A3 CLIENT REVISION DATE
61 8 8410 0453 | Infogintro.com.ce | intro.com ca 1526 FRR NS TRLSTICK 3¢ TR DKt P, 1, SK04.1 1:1500 GIC ‘ A | 20/12/2017
i A .
I
City of Salisbury Page 187

Council Assessment Panel Agenda - 27 February 2018

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






511 Plans, Correspondence, Reports and Property Information

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information

|
|
= 2 e S |
ME/VG' " { - | ‘ '
Y I - S - i |
Loy, = nix
_! | Ll LEGEND
| |
o~ p | i ! <73 SIGNIFICANT TREES
(Y £20) {) ! | I _ £= ) (PLEASE REFER TO ARBORIST REPORT
— L — { > FOR FURTHER INFORMATION)
1 i i
‘ | f | : TREE PROTECTION ZONE (TPZ)
| ) 1 !
|'—— = — | ‘ 1T -3 II i : SET BACK FOR FIRE VEHICLE ACCESS
| | il s _ | |
e ——T 5 |
| 1 %
al 1 L e |
. e Lt K
- L | D
, i - =
p— z ! ; =
|: T
1 =
. i [
| 1 | o]
| = R
=, CITY OF SALISBURY
i [ 2 RECEVED
| | ol
| i/ 2 0 £EC 207
LLL o
[ ; l' i =
| _ T ;
" [ \
| \ IR
} | | i
| ; J |
» ] L
|
| ]
\ |
P S R e | |
. - ! ) bt e
| I
= e S . - i XY
. 3 E : =
g =
oc
o
(¥
T JRENTICH S T BE FEAD IR SORRETIIR W H W1 Rl RGNS, DRAWING ’ PROJECT !
13RRT G I S NI, ALBRCIGT 5T E HEND PROJECTNO. ' o— _ - :
I N I R o 4D AFED W IR B i o s s SITE PLAN - SIGNIFICANT TREE PROTECTION ZONE KINGS JUNCTION 17009 ‘ i E 5 i
DERERSICY. THIS LHAWRR |3 ROPYRERST BETHIN ARY THE RRDSERT) OF i
[NTRE FTY. L10.R KRN IR CF 1152 05 THS CEXSH BY 24 RERTY FuP
Lewel 11 |44 Woymoutn St | Adelnide | SA 5000 mi;fﬁLﬁff‘.ﬁﬂ?ﬁ”:‘l}"ﬂ';;;ﬁjéﬁﬂ'ﬁﬁ'{"r CRAWIMNG NUMBER SCALE @ A3 CLIENT REVISION DATE
614 8410 0453 | Infaglintro.com.co | intro.com.co IoBLg FIR ST ST Y FTR LT3 T, 1 13, SKf 4.2 1:1500 GIC A I 20/12/2017 \
| N
City of Salisbury Page 189

Council Assessment Panel Agenda - 27 February 2018






511 Plans, Correspondence, Reports and Property Information
i — — B}
i o i
445‘4@4{ | !
R0,
AD D
i i | ‘
! ! , LEGEND
! L
. . . { /““ EXISTING TREES
) ( \ AY d (PLEASE REFER TO ARBORIST REPORT
— 18385 4425 - ') j FOR FURTHER INFORMATION)
(G Ad 3615
o { \
EASEMENT @i - e )i -
s 2 v '
- st el |
Frha g e e — i
i i |r |
| i | N
— | | |
SURVEY BOUNDARY ——a=- i - T S T .
4571 | - 7
HS 0 CTBOUNDARY ——=—! b L L {7
| | ' |
12 i i i
; | s
2l i
. | = 0= T -1 - i
I .
i — =1 T - —
' I | ' ' r -
; ! : !
i ; 4 -
{ | ,
| ’ |
_ = 1 ) ©
oo
.l i J =
I} dio L] ’ o
- I i E
T ety AT AL RELATED CRANMSS DRAWING PROJECT
DO NOT SEALE FROM L . L
I N R o TS e BB SoAm e e S SITE PLAN - NORTHERN TREE LOCATIONS | KINGS JUNCTION | PRC:":'%E; " ‘ ' ! y 1
ANCY, THES DRAIAING 15 COPYRIGHT AAD oF
TR PTY. LTD. REPRODUCTION OF USE OF THES CESIGN 3Y ANY PARTY FOR
Level ! | 44 Waymeouth St | Adelaide | SA 5000 WWﬁmmﬁmmg_Mmtmw DRAWING NUMBER SCALE @ A3 CLIENT |
+618 8410 0453 | infogintro.com.co | intro.com.co SSUED FOR CORSTAUSTION Y BNTRO DN FTY. LD, SK04.3 1:1000 Gl REVISION DATE \
: ‘ - | 06/1/2017 N [
City of Salisbury Page 191

Council Assessment Panel Agenda - 27 February 2018

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






511 Plans, Correspondence, Reports and Property Information

E=E bt
0 LI WC N

o FLANGNG APPLCRN 45817

o FURNG. APPYCOON 31 S0

Fani Food Entrance

KINGS ROAD

WEST ELEVATION - 1:100

Faed b bk Fart Food Ouset

Fast Food O 1oy

Sl

SOUTH ELEVATION - (INGS ROAD)  1:100

Fial Fumar Cadbet Fant Founl Sodun o oprr

NORTH ELEVATION - 1:100

SALISB
Y O S VeD

28 AUG 207

DOC No. -

FLOOR PLAN 1:100

PAD SITES

CNR MAIN NORTH RD & KINGS
ROAD SALISBURY

BHOET CONTENT [}

PAD SITE 1 DEVELOPMENT

sear [ APPRCIE
13100 POC PO
PROJECT NG, [HHAMING RO ISRUE-FEVIAC
C1706 SK02 02

S STUCO
AACHITECTURAL SLRVCES
V7T GMLES STREET
ADELACE 54 3000

T oAy AT 0001
F i R it

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 193

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






511 Plans, Correspondence, Reports and Property Information

CITY OF SACEs
ga AUG 2017

DOC No.

Frt “nord Gt Fem Food Cowe Ty
N
Faat Food Ovosers

g

oy Fast foo9 Ovidoor ‘ Pathaay ;

Mm%ﬁ\%xﬁ?-ﬁ’% ’ AL B0 ‘L{:-\‘-A 55 : ‘E—:

F g P “Af

1
NORTH ELEVATION- 1:100 ' ' —

Faw Foos Outet

Fast Fooo Ouset

e massocnie O Fast Food Oroes
Fent Food Ovive They

3P LV ST VARG
VARIAAD PR o A R AAD
e

Fal Food Ouset

KINGS ROAD

WEST ELEVATION - 1:100

KINGS JUNCTION
DEVELOPMENT

CNR MAIN NORTH RD & KINGS
ROAD  SALISBURY

BHZIT OopNrTNT € Copyogit

PAD 2 OUTLET DEVELOPMENT

SORE ORawN NPROVED

1100 POC POC
PROECT NO DANMNG KO 1SSUE FEWSION
C1706 SKO03 02

MCA SO0
ACHIECTURAL SEVCES
177 GRLES STREET MCA
ADELADL 5A 8000 STUDIO
T 0K 8227 0400 T
# i as7 ame

City of Salisbury

Council Assessment Panel Agenda - 27 February 2018

Page 195

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






511 Plans, Correspondence, Reports and Property Information

OF SALISBU
l:wl‘tE‘.'J EIVED

28 AUG 2017

DOC No.

EAST ELEVATION 1:100

NORTH ELEVATION - 1:100

KINGS JUNCTION
DEVELOPMENT

CNR MAIN NORTH RD & KINGS

ROAD _SALISBURY

SHEET CONTENT & Coppgl

PAD 4 OUTLET DEVELOPMENT

SCME ey APPRUNEL
L FC PO
PROGECTHD CRANING MO EIUEFENSO
C17086 SK04 02

WA BTLIIC
ARGHITECTURA, SERVICES
VIT LS STe T
ADELACE £A 5000

T (0o =27 0401
F i 79T Oz

City of Salisbury

Council Assessment Panel Agenda - 27 February 2018

Page 197

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information






511 Plans, Correspondence, Reports and Property Information

Reports and Technical Details

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 199

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information



511 Plans, Correspondence, Reports and Property Information

ITY OF '
TV NS
DOC No. ... GTAcansultants

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information

-

Kings Junction - Salisbury South
Proposed Mixed Use Development
Transport Impact Assessment

Client // GIC Kings Road Pty Ltd
Office // SA
Reference // $114920
Date // 29/08/2C17
Page 200 City of Salisbury

Council Assessment Panel Agenda - 27 February 2018



511 Plans, Correspondence, Reports and Property Information

Quality Record

Issue: VO1 29/08/2017

Client: GIC Kings Road Pty Ltd
Reference: S114920
GTA Consultants Office: SA

T 5 T -
Issue Date Description Prepared By | Checked By 5 Approved By Signed
. Richard . . "
VOl 29/08/17 Final Fimpong Paul Morrs Paul Monis @a&-

@ GTA Consultants [GTA Consultants [SA) Pty Lid) 2017

The Infermation contained in this decurnent is confidential and
intended sclely for the use of the client for the purpese forwhich it has
been prepared and no representalion is made oris to be implied as
being made to any third party, Use or copying of this document in
whole or in part without the writlen permission of GTA Consultants
constitutes an infingement of copyrighi. The intellectual property
confained in this document remains the property of GTA Consultants.

GTAcensultants

Melbourne | Sydney | Brisbane
Canberra | Adelaide | Perth
Gold Coast | Townsville

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 201

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information



Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information

511 Plans, Correspondence, Reports and Property Information

Introduction

1.1 Background
1.2 Purpose of this Repori

1.3 References

Existing Conditions

2.1 Subject Site
2.2 Road Network
2.3 Sustainable Transport Infrastructure

Development Proposal

O~ R ORI N

3.1 Land Uses

Car Parking

@ | o

4.1 Development Plan Car Parking Reguirements

4.2 Car Park Layout

Vehicle Access

= =T - ]

n

5.1 Vehicle Access

Sustainable Transport Infrastructure

14

6.1 End-of-Trip Bicycle Facilities

Loading Facilities

14

15

7.1 Statulory Reguiremenis

7.2 Proposed Loading Arrangements

Traffic Impact Assessment

15
15

21

8.1 Troffic Generation
8.2 Distribulion and Directional Split
8.3 Traffic Impact Analysis

Conclusion

21
22

25

5114920 // 29/08/2017

Transport Impact Assessment // lssue: VO

Kings Junction - Salisbury South, Proposed Mixed Use Development

Y
Yt OB

GTAcensultants

Page 202

Council Assessment Panel Agenda - 27 February 2018

City of Salisbury



511 Plans, Correspondence, Reports and Property Information

Figures

Figure 2.1: Subject Site and its Environs

2

Figure 2.2; Existing AM & PM Peak Volumes — Main North Rd/Kings Rd/Mcintyre Rd Intsn 4

Figure 2.3: Existing AM & PM Peak Volumes - Kings Road/Horrie Miller Drive Infsn 4
Figure 3.1: Proposed Layout Plan 8
Figure 5.1: Proposed Vehicle Access Points to the Subject Site 1
Figure 5.2: Preliminary Concept of Main Neorth Road Customer Access 12
Figure 5.3: Proposed Concept Layout — Access to Development 13
Figure 7.1: 19m Semi — Mdijor Retail 1 Access 16
Figure 7.2: 19m Semi = Major Retail 2 Access 16
Figure 7.3: 19m Semi — Mengel Court Ingress/Egress 17
Figure 7.4: Bulky Good Loading — Access via Mengel Court {12.5m HRV) 17
Figure 7.5: Specialty Loading — Access via Mengel Court (12.5m HRV} 18
Figure 7.6: Leisure Loading - Ingress and Egress (8.8 metre MRV) 8
Figure 7.7: MRV Ingress from Internal Road 19
Figure 7.8: Fast Food 1 Access — 14m Semi-trailer 19
Figure 7.9: Fast Food 2 Access — 14 m Semi-trailer 20
Figure 7.10:  Fast Food 3 Access — 8.8m MRV 20
Figure 8.1: Main North Rd/Kings Rd/Mclintyre Rd Intsn —Upgrade Option 23
Tables
Table 2.1: Main North Road/Kings Road/Mcintyre Intersection — Existing AM Peak 5
Table 2.2: Main North Road/Kings Road/Mclintyre Intersection — Existing PM Peak 5
Table 2.3: Kings Road / Horrie Miller Drive Intersection — Existing AM Peak 6
Table 2.4: Kings Road / Horrie Miller Drive Intersection — Existing PM Peak 6
Table 3.1: Proposed Land Use 8
Table 4.1: Development Plan Parking Requirements 9
Table 8.1: Development Traffic Generation Rates 21
Table 8.2: Proposed Development Weekday Traffic Generation Estimate 21
Table 8.3: Main North Rd/Kings Rd/McIntyre Rd Intsn. — Predicted PM Peak 22
Table 8.4: Kings Rd/Horrie Miller Dr/New Access Rd Inisn = Predicted PM Peak 24

$114920 /7 29/08/2017 ey
Transport Impact Assessment /f lssue: V0! @"TJ’

Kings Junction - Salisbury South, Preposed Mixed Use Development

GTAcansultants

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 203

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information



Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information

511 Plans, Correspondence, Reports and Property Information

1.1 Background

A Development Application is to be submitted for a proposed mixed-use development cn the
north-western comer of Kings Road and Main North Road in Salisbury South.

GTA Consultants was commissioned by GIC Australia to undertake a transport impact assessment
for the proposed development.

1.2 Purpose of this Report

This report sets out an assessment of the anticipated fransport implications of the proposed
development, including consideration of the following:

i existing traffic and parking condifions surounding the site

i parking demand likely to be generated by the proposed development

i suitability of the proposed parking in terms of supply (quantum) and layout

iv  traffic generation characteristics of the proposed development

v proposed access arangements for the site

vi  fransport impact of the development proposal on the surrounding road network.

1.3 References

In preparing this report, reference has been made to the following:

o Austroads Guide to Road Design, Part 4A: Unsignalised and Signadlised Intersections
o  Plans for the proposed development prepared by Infro Design Pty Lid

o City of Salisbury Development Plan (consolidated 15 December 2016)

o ftraffic surveys undertaken by the Department of Planning Transport & Infrastructure
o various technical data as referenced in this report

o aninspection of the site and its surrounds

o other documents as nominated.
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2. Existing Conditions

2.1 Subject Site

The subject site is located at the north-west comer of the Main North Road, Kings Road and
Mcintyre Road intersection in Salisbury City Council.

The development site of approximately 95,406 sg. m has frontages of 400 m to Kings Road and
400m to Main North Road.

The subject site is located within a Mixed Use (Bulky Goods, Entertainment and Leisure) Zone. The
site is mostly vacant (except for a residential dwelling) with the surrounding properties including a
mix of industrial, commercial and retail land uses. An airport is located to the south.

The location of the subject site and the surrounding environs is shown in Figure 2.1.
Figure 2.1: Subject Site and its Environs

»

el TR I, >
(PhateMap courtesy of MearMap Ply Lid)
(Reproduced with Permission from Mebway Publishing Pty Lid)

2.2 Road Network

2.2.1  Adjoining Roads

Main North Road

Main North Road [A52) is arterial road connecting the northem suburbs to the central business
district in the Adelaide city cenire. Main North Road functions as an arterial road and is under the
care, control and management of the Department of Planning, Transport and Infrastructure (DPTI).
It is a two-way road aligned in north east direction and configured with dual cariageways
comprising 2-3 lanes adjacent the subject site. No kerbside parking is permitted along the
carriageway.

5114920 /4 29/08/2017
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Main North Road carries approximately 47,700 vehicles per day' and has a posted speed limit of
80km/h.
Kings Road / Mclntyre Road

Kings Road and Mcintyre Road are arterial roads connecting the northern and north-eastern
suburbs of Adeladide. They are designated as route Al8. Both Kings Road and Mcintyre Road are
under the care, control and management of DPTI. Both are configured 2-lanes in each direction.
No kerbside parking is permitted along Kings Road and Mcintyre Road adjacent the subject site.

Kings Road carries opproximately 26,100 vehicles per day while Mcintyre Road carries
approximately 30,100 vehicles per day’.

The posted speed limit for Kings Road and tcintyre Road are 70 km/h and 60 km/h respectively.

Local Roads

Cther local roads within the vicinity of the site include Horrie Miller Drive, and Mengel Court which
are shown in Figure 2.1. Local roads are two-way single carriageway and form two lanes as it
reaches the intersection. Horrie Miller Drive has a posted speed limit of 50km/h and Mengel Court
has a default speed limit of 50 km/h.

2.2.2 Surrounding Intersections

The following intersections currently exist in the vicinity of the site:

©  Main North Road - Kings Read / Mclntyre Road (signalised)
o Kings Road - Horrie Miller Drive (signalised)

2.2.3 Traffic Volumes

GTA Consultants licised with DPTI traffic section to collate the existing traffic movement counts on
key roads in the vicinity of the site during the following peak periods:

o 7:00am - ?:00am

o 4:00pm - 6:00pm.

The AM and PM peak hour traffic volumes are shown in Figure 2.2 and Figure 2.3, respectively for
North Main Road - Kings Road / Mcintyre Road Intersection and Kings Road — Horrie Miler Drive.

Based on DPTI Metropolitan Traffic Eslimate Maps (hifosy/ www dplisa.gov.aufirailiic volumes).

5114920 // 29/08/2017
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Figure 2.2: Existing AM & PM Peak Volumes - Main North Rd/Kings Rd/Mcintyre Rd Intsn
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2.2.4 Intersection Operation

A.1.1  Existing Intersection Operation

GTA has obtained existing traffic volume data from DPTI for the following key intersections

adjoining the subject site:

o Main North Road / Kings Road / Mcintyre Road
o Kings Road / Harrie Miller Drive

5114920 /7 29/08/2017
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The existing operation of the above infersections has been assessed using SIDRA INTERSECTIONZ?, a
computer based modelling package which calculates intersection performance.
The commonly used measure of intersection performance is referred to as the Degree of
Saturation (DOS). The DOS represents the flow-to-capacity ratio for the most critical movement
on each leg of the intersection. For signalised intersections, a DOS of around 0.95 has been
typically considered the ‘ideal’ limit, beyond which queues and delays increase
disproportionately?.
Table 2.1 and Table 2.2 present a summary of the existing operation of the Main North Road /
Kings Road / Mcintyre intersection during the weekday AM and PM peak.
Table 2.1:  Main North Road/Kings Road/Mcintyre Intersection - Existing AM Peak
Approach| Road Name | Movements DOS D‘:;ﬂ T?fei) qér:::ﬁ::; LOS
) | Len 1.170 238.6 558 F
South Mcintyre Road | Through 0.999 100.7 413 F
| Right 1.158 229.5 383 F )
| Left 0.261 12.2 6.8 B
East Main Morth Road | Through 1.165 225.5 88.3 F
| Right 0.337 54.9 6.4 D
| Left 0.502 36.9 168 D
North Kings Road | Through 1.171 234.0 43.6 F
| Right 0.590 76.5 3.3 E
i | Let 0173 57 00 A
West Main North Road | Through 0.829 50.9 29.1 D
| Right 0.440 56.1 8.5 E
Overall 1.1 141.9 88.3 F
DOS - Degree of saturation, LOS — Level of Service
Table 2.2: Main North Road/Kings Road/McIintyre Intersection = Existing PM Peak
Approach| Rood Name | Movements DOS Dﬁ;::c;f;} ﬁ:::;fﬂ? LOS
Left 0.704 63.3 12,6 E
south | McintyreRoad |  Through 1.091 166.1 T 459 F
Right 1.014 1198 18.2 F
Left 0.383 24,1 12.4 C
East Main North Read Through 0.523 66.7 37.2 E
Right 0.439 59.4 7.6 E
Left 0.194 2.2 60 c
Narth Kings Road Through 1.022 116.3 40.6 F
Right 1.099 180.9 %9 | F
Left 0.201 57 0.0 A
West Main Morth Road Through 1.133 198.7 I 788 i F
Right 1.106 185.4 387 | F
Overall 1133 125.6 78.8 F
DOS - Degree of saturation, LOS - Level of Service
7 Program used under icense from akcelik & Associates Pty Lid,
3 SIDRA INTERSECTION adopts the following criteria for Level of Service assessmant:
5114920 // 29/08/2017 N
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The SIDRA analysis indicates that the intersection of Main North Road / Kings Road / Mclintyre
Road is already at its functional capacity with SIDRA analysis indicating an overall DOS in excess
of 1 during both the AM and PM peak periods.

Table 2.3 and Table 2.4 present a summary of the existing operation of the Kings Road / Horrie
Miller Drive intersection during the weekday AM and PM peak.

Table 2.3: Kings Road / Horrie Miller Drive Intersection - Existing AM Peak

Average 95" Percentile
Approach| Road Name Movements DOS e Frr T LOS
Left 0.01 6.3 0.1 A
South Kings Road
Through 0.50 14.2 20.4 B
) Through 0.42 5.0 127 A
North Kings Road -
Right 0.47 &6.4 5.4 E
Left 0.2 9.4 12 A
West Harrie Miller Drive
Right 0.8 &1.0 23 E
Overall 0.50 12.9 204 B
05 = Degree of saturation, LOS = Level of Service
Table 2.4: Kings Road / Horrie Miller Drive Intersection - Existing PM Peak
Average ¢5* Percentile
Approach Road Name Movements DOs Delay (sec) Queve (m) LOS
) Left 0.01 4.6 0.6 A
South Kings Road _
Through 0.4%9 19.3 - B _1_424 B
Through 0.40 6.3 938 A
MNorth Kings Road
Right 0.49 61.0 538 E
. Left 0.28 7.8 288 A
West Harie Miller Drive - e
Right 0.48 40.0 553 E
Overall 0.4% 18.9 142.4 B

DOS = Degres of saturafion, LOS - Level of Service

The analysis indicates that the existing intersection of Kings Road and Horrie Miller Drive is
operating well with no notable queues or delays and an overall DOS of 0.5.

2.3  Sustainable Transport Infrastructure

2.3.1 Public Transport

Adelaide Metro buses service is available along Main North Road. Currently, there are eleven
public transport bus services operating along the study area [Routes 225, 225F, 225M, 225X, 228,
228F, 228X, 472, 475, 949 and AOX135).

Bus services operate at regular intervals on both weekdays and weekends. The nearest bus stops
are located approximately 200m to the east of the site on Port Eliot Road and 300m west of the
site on Hindmarsh Road.

In addition, school bus service provides a shuttling school kids in the morning hours and cater the
catchment area of Roma Mitchell Secondary College.

2.3.2 Pedestrian Infrastructure

There is an existing paved footpath along the frontage of the subject site along Kings Road. There
is no footpath along the Main North Road frontage of the site.

5114920 // 29/08/2017 e
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2.3.3 Cycle Infrastructure

Bicycle facilities are available on the Main North Road. Painted bicycle lanes exit for entire stretch

of road along Main North Road. However, there are currently no bicycle facilities on Kings Road
immediately adjoining the subject site.

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information
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3.1 Land Uses

The proposed development will include the uses summarised in Table 3.1:

Table 3.1: Proposed Land Use

Occupancy Area (sgq. m) GLFA
Bulky Goods 2,900
Gym 605
Leisure 7,600
) Maijor 3,910
Retal Major 6,205
Restaurant {Fast Food) 760
Specialty Retail 5,935
TOTAL 27,915

The proposed development will include 1,332 parking spaces.

Figure 3.1 presents the proposed site layout.
Figure 3.1: Proposed Layout Plan
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4.1 Development Plan Car Parking Requirements

The proposed development is located within a ‘Mixed Use (Bulky Goods, Entertainment and
Leisure)' Zone and hence the following parking rates apply (from the Salisbury Council
Development Plan, consolidated 15 December 2016):

All forms of development

. 100
(except Light Indusiry] 3 spaces per square mefres of gross leasable floor area

Based on the above rate, Table 4.1 summarises the parking requirements of proposed
development,

Table 4.1: Development Plan Parking Requirements

Use Size (sq. m) Parking Rate Parking Requirement

Gross Leasable Floor

Space 27,914 3 spaces per 100sq.m 837

The above shows that the proposed development will require some 837 parking spaces.

4.1.1  Adeqguacy of Parking Supply

The proposed development includes 1,332 spaces in total, which exceeds the requirements of
Development Plan (837 spaces).

GTA notes that the proposed development includes 21 disability parking spaces. GTA have
subsequently referred to the Building Code of Australia (BCA), which specifies the following rate:

Class 6 (Retail) I space for every 50 car parking spaces or part thereof up to 1000
car parking spaces.
I space per 100 car parking spaces or part thereof in excess of 1000
car parking spaces.

Based on the above parking provision of 1,332 car parking spaces, the proposed development
will generate a parking provision of 24 spaces. Therefore, the current provision of 21 is a slight
shortfall of 3 spaces. GTA notes that the disabled parking spaces are distributed around the car
park and adjacent key entrances to the various tenancies. Given the site parking provision is
high the current provision will meet anticipated demands when calculating based on the
statutory parking requirement.

4.2  Car Park Layout

The car parking areas have been designed around a central circulation road which links between
Kings Road and Main North Road with northem and southem parking precincts. Various access
points along this circulation road are proposed. Given the length and straight alignment of this
road, a number of raised tables are proposed (integrated with pedestrian wombat crossings) to
assist in managing the speed of vehicles along this road and pedestrian safety.

The parking layout has been designed in accordance with AS/NZS2890.1. The parking spaces are
suitable for User Class 3A: short term, high tumover parking. As such, parking spaces will generally
be 2.7 mefres wide and a minimum 5.5 metres long and set within a minimum 6.6 metre wide car
parking cisle. These dimensions meet or exceed the minimum requirements of AS/NZS2890.1.

S114920 // 29/08/2017 o
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Disabled parking spaces will be located near the building entrances and meet the dimensions of
‘Australian | New Zealand Standards for Off-Street Parking Facilities for People with Disabilities'
{2009, henceforth referred to as AS/NZS2890.6).

Further to the above, the grades within the parking area will conform to the following requirements
{as per AS/N752890.6 and AS2890.2) and addressed in the detailed design:

o Maximum grade of 1 in 20 (5%) across nature stip;

o Maximum grade of 1 in 40 (2.5%) across any footpath;

o Maximum grade of 1in 20 (5%) for 15 metres into the site (where commercial vehicles use
the driveway, i.e. northern driveway);

o A maximum grade of 1in 6.5 (15.4%) along commercial vehicles circulation roads, the
maximum grade shall be 1 in 8 (12.5%) where reverse manoguvres are required

o A maximum grade of 1in 20 (5%) measured parallel fo the angle of parking:

o Maximum grade of 1 in 16 (6.25%) measured in any other direction to the angle of

parking.

5114920 /f 29/08/2017
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5.  Vehicle Access

5.1 Vehicle Access

Vehicle access to the site is proposed at the following locations:

© A new two-way signalised access from the western side of the proposed development
along Kings Road aligning with Horrie Miller Drive.

o A new two-way customer vehicle access to Main North Road restricted to left in and left
out movements.

©  Aservice vehicle access from Mengel Court for the specialty retail and bulky goods.

©  Aheavy vehicle access at the end of the Mengel Court cul-de-sac, servicing Major Retail
tenant loading/refuse.

The approximate locations of the proposed vehicle access points are shown in Figure 5.1.
Figure 5.1: Proposed Vehicle Access Points to the Subject Site

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information

5.1.1  Main North Road

A main customer vehicle access to Main North Road is proposed. GTA has developed a
preliminary concept for an access design for Main North Road based on preliminary discussions
with DPTI. The concept design is shown in Figure 5.2 below.
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Figure 5.2: Preliminary Concept of Main North Road Customer Access

Ll

The concept includes a left tumn lane on Main North Road leading into the site. The left tum lane
has been designed for a 90 km/h design speed (i.e. 10km/h above the posted speed limit) with
deceleration info the site which would enable a stop prior to the first access point info the car
parking precincts.

The entry lane has been designed to include aright turn lane inte the northem parking area which
will enable suitable deceleration and queueing, which will ensure that access into the site is not
impeded by any queue of right furning vehicles into the northem car parking precinct. The exit to
Main North Road has been designed as a separated acceleration lane (similar to a service road).

The length of the lane has been designed to enable vehicles to appropriately merge back into the
existing through lanes on Main North Road. The lane will provide 340 metres of acceleration
assuming an entry speed of 20 km/h and merge speed of 90 km/h. This exceeds Austroad Guide
requirements.

5.1.2 Mengel Court

Menge! Court will primarily provide access to the indusfrial properties that front it. Heavy vehicle
access to the site via rundle and Mengel Court is therefore considered appropriate.

5.1.3 Kings Road

An access point is proposed on Kings Road to align with Horrie Miller Drive through the creation of
a 4-way intersection. A concept design of the proposed changes to the existing signalised
intersection at Horrie Miller Road access has been developed and is shown in Figure 5.3.
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Figure 5.3: Proposed Concept Layout ~Access to Development
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6.1  End-of-Trip Bicycle Facilities
Table Sal/3 within the Salisbury {City) Development Plan provides the following bicycle parking
rates applicable to the proposed development:
Shop Employee 1 per 300 sg. m GLFA
Visitor I per 600 sgq. m GLFA
GTA notes that the Development Plan does not contain a specific bicycle parking requirement
for a Bulky Goods and hardware retail use.

Based on the Development Plan Rates above, the combined floor area of 27,915, the proposed
development should provide 140 bicycle spaces throughout the site, which include 93 bicycle
spaces for employees and 47 spaces for visitors.

The proposed development will include 45 bicycle parking across the development site. The
need for employee bicycle parking is generally low in these types of developments.

The provision of 45 bicycle parking spaces in considered appropriate for this development.
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7.1 Stalutory Requirements

PDC 113 for the Movement Systems as provided within the Salisbury (City) Development Plan
states:

Development should make sufficient provision on site for the loading, unloading and
turning of all fraffic likely to be generated.

7.2  Proposed Loading Arrangements

The following loading areas have been proposed within the site:

o Back of House (BOH) Loading for Major Retail, with ingress and egress proposed via
Mengel Court.

o Loading to service the specialty retail and bulky goods at the northern corner of
the site, with ingress and egress via Mengel Court.

o  Deliveries to/from the Fast Food Outlets via Main North Road,

o  Deliveries fo service Leisure and Bulky Goods Outlets at the north-western corner of
the site.

7.2.1  Maqgjor Retail Loading {19m Semi)

The maijor tenants will be serviced by vehicles up to a 19.0m Semi Trailer will ingress and egress via
Mengel Court.

Figure 7.1 considers a 19.0m Semi Trailer entering and exifing the Major Retail 1 Loading dock.
The truck turn into the manoeuvring area prior to reversing at 90 degrees as shown. The exit
movement is forward towards Mengel Court.

Figure 7.2 considers a 19.0m Semi Trailer entering and exifing the Major Retail 2 Loading Dock.
The fruck will drive forward, prior to reversing into a straight line when entering the dock. On exit,

the Semi will undertake a 3-staged tum using the manoeuvring area prior to exiting towards
Mengel Court.

Figure shows two 19.0m Semi Trailers entering via the Mengel Court access, with give way conrol
proposed intemally to manage traffic movements. This is feasible within the current layout. GTA
notes that two semi-trailers will be unable to turmn simultaneously at the northern comer of the
building. A hold bar {give way) approach is proposed to enable a view and check of sight lines
down the access road for any approaching vehicles.

Smaller vehicles such as waste trucks and compactors will also ufilise the BOH area proposed.

Itis expected there would be 2 o 3 semi-trailers per day for the major retailers, along with 20
smaller delivery vehicles [up to 12.5 metre rigid trucks) for the mdjor retail uses.

Based on these volumes, the proposed loading area and access arangement will operate
satisfactorily.
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Figure 7.1: 19m Semi - Major Retail 1 Access
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Figure 7.3: 19m Semi - Mengel Court Ingress/Egress
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7.2.2 Specialty Retail BOH Loading

Loading for the Bulky Goods and Specialty Retail has been proposed at the northern comer of
the site, with vehicle access up to a Heavy Rigid Vehicle (HRV). Two crossover access have been
proposed to facilitate this. The proposed loading docks will operate via side loading as indicated
in Figure 7.4 and Figure 7.5.

Figure 7.4: Bulky Good Loading - Access vio Mengel Court (12.5m HRV)
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Figure 7.5: Specially Loading - Access via Mengel Couri (12.5m HRV)

7.2.3 Leisure Loading Area

The loading for the leisure stores is situated at the western end of the site, with ingress and egress
proposed for a vehicle up to an 8.8 metre Medium Rigid Vehicle (MRV). Figure 7.6 indicates
access to the loading area with a three (3) point turn required to enable the truck to egress.
Figure 7.7 indicates vehicle ingress/egress via the intemal road network.

Figure 7.6: Leisure Loading - Ingress and Egress (8.8 metre MRV)
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Figure 7.7: MRV Ingress from Internal Road

7.2.4 Fast Food Loading

Fast Food Loading has been considered for vehicle ranging between an 8.8m MRV o a 14.0m
semi-frailer with ingress and egress proposed via Main North Road. Figure 7.8 considers a 14m
semi-frailer accessing Fast Food 1, Figure 7.9 indicates a 14m Semi-trailer accessing Fast Food 2
while Figure 7.10 considers an MRV accessing Fast Food 3. Slight modiifications to the layout are
required to enable safe and satisfactory access and can be incorporated into detailed design.

Figure 7.8: Fast Food 1 Access — 14m Semi-trailer
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Figure 7.9: Fast Food 2 Access ~14 m Semi-trailer
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8.1 Traffic Generation

Traffic generation rates for the proposed uses have been sourced from the RTA NSW's Guide fo
Traffic Generating Developments (2002, henceforth referred to as the RTA Guide) as well as data
collected by GTA at other sites around the country.

The weekday peak hour traffic generation rates that have been applied to the proposed
development are summarised in Table 8.

Table 8.1: Development Traffic Generation Rates

Use Peak Hour Traffic Generation Rate
(irips per 100sq.m GLFA)
Bulky Goods . 27
Gym 9.0
Leisure 5.1
Shopping Centre {Inc Major Retail, Specially Retail) 7.6
Fast Food 180 per tenant

Based on the rates above, Table 8.2 has been prepared to summarise fhe estimated weekday
peak hour fraffic generation for the proposed development.

Table 8.2: Proposed Development Weekday Traffic Generalion Estimate

Use o5 e B Peak Hour Traffic Generation Rate Peak Hour Trips
(trips per 100sq.m GLFA)

Bulky Goods 2,500 27 78
Gym 405 9.0 54
Leisure 7,600 5.1 389
vt Meler 3910 76 - 297
Majer 6,205 7.6 472

Fast Food (3 Tenancies) 760 180 trips per tenant 540
speciolty Retail 5935 76 451
TOTAL 2,281

Based on Table 9, the proposed development could be expected to generate in the order of
2,300 trips during the weekday peak hour.

However, a number of these trips will be linked/passing trade trips that are already present on the
road network {a 20% discount is the maximum linked frip discount that is typically permitted by
DPFTI). There would also be a percentage of shared frips between the on-site uses [estimated at
30%]). In addition, it is uniikely that the uses will operate at full capacity during the weekday road
network pecak period (the critical peak for assessing the fraffic impacts).

Application of the above discounts suggests that the site could generate up to 1,275 new vehicle
trips during the weekday peak hour period. The number of trips would be higher on a Saturday
(1.652 new vehicle trips estimated).
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8.2  Distribution and Directional Split

Traffic distibution for the proposed development has been estimated as follows:

o to/from North (between Main North Road and Gawler rail line) 25%

o toffrom West (west of Gawler rail line) 25%

o toffrom South (east of Gawler rail line and south of Mcintyre Road) 25%

o toffrom East (east of Main North Road and north of Mclntyre Road) 25%

In addition, the directional split of traffic (i.e. the ratio of inbound to outbound traffic movements)
has been assumed to be 50:50.

Based on the above distribution and the forecast fraffic generation estimates, GTA has assessed
the future operation of the following key intersections:

o Main North Road / Kings Road / Mcintyre Road
2 Kings Road / Horrie Miller Drive [ Site Access

8.3  Traffic Impact Analysis

8.3.1 Main North Road/Kings Road/Mclntyre Road Intersection

Table 8.3 presents a summary of the future operation of the existing intersection at the
completion of the proposed development.

Table 8.3: Main North Rd/Kings Rd/McIntyre Rd Intsn. - Predicted PM Peak

Approach| Road Name Movements DOS D::: ;?f::} 9;3:::;;:.::? LOS

Left 0.942 90.3 16.0 F
South Meintyre Road Through 0.918 69.5 31.4 E
Right 1.190 2575 328 F
Left 0.352 192 1.3 B

East Main North Road Through 0.858 540 333 n] B
Right 0.691 65.5 11.0 E
Left 0.287 233 4.8 C
Horth Kings Road Through 1.052 1015 352 F
| Right 1174 2430 447 F

Le}f 0.207 57 0.0 A R
West Main North Road Through 1.151 2139 0.7 F
|_Right 1.198 2629 46.6 | F
Overall 1.198 133.5 07 | F

DOS - Degree of saluration, LOS - Level of Service

Table 8.3 demonstrates that the overall DOS will increase from an existing 1.133 to 1.198 at the
complefion of the proposed development. GTA notes the average delay increases from 125.6
seconds to 133.5 seconds while the 95" percentile queue increases from 78.8 meires to 90.7
metres.

GTA has completed an assessment of what would be required to *hold" the intersection at pre-
development conditions and the following was found:

o Provision of additional right turn lane from Main North Road fo Kings Road
o Provision of additional right turn lane from Main North Road to Mclintyre Road.

The identified upgrade option is shown in Figure 8.1,
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Figure 8.1: Main North Rd/Kings Rd/Mcintyre Rd Inisn - Upgrade Option
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With the addition of the changes shown above, the intersection performance would reduce to
better than pre-development conditions (DOS 1.067). Under these condifions, there will be o
decrease in the average delay.

Given the minor impact of the proposed development on this intersection, it is proposed that no
works be implemented until the whole site is developed and confirmed for land uses and
associated fraffic impacts, This proposal will be discussed with DPTI as part of consultation for the
traffic impact of the proposed development.

8.3.2 Horrie Miller Drive / Kings Road / Site Access

GTA has assessed the impact that the proposed site access would have on the operation of the
existing intersection of Horrie Miller Drive / Kings Road using SIDRA software. The assessment found
that it would be possible to add a fourth leg fo the intersection and maintain an appropriate
level of operafion in accordance with typical DPTI requirements.
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Table 8.4 presents a summary of the future operation of the proposed intersection at the
completion of the proposed development.

Table 8.4:  Kings Rd/Horrie Miller Dr/New Access Rd Intsn - Predicted PM Peak

Approach| Road Name Movements DOs D‘:[\;?t{'f:c} ?Qs:::::{i’::? LOS
' Left 0.008 6.6 0.6 A
East Kings Road Through 0.671 7.0 181.1 C
Right 0.532 64.1 37.0 E -
Left 0.145 5.6 0.0 A
North Access Through 0.642 531 71.0 D
Right 0.642 58.7 71.0 E
Left 0.192 5.4 0.0 A
West Kings Road Through 0.882 42.7 275.8 D
Right 0.824 71.2 58.1 -
Left 0.243 160 41.4 B
South Horrie Miller Drive Through 0.58% 54.4 53.7 ]
Right 0.589 60.0 537 E
overall oge2 | 356 7758 D

Table 8.4 demonstrates that the overall DOS will increase from an existing 0.492 to 0.882 at the
completion of the proposed development. The intersection will increase from a Level of Service
of B fo D, with an increase the 95" percentile queue and average delay. Notwithstanding, the
intersection will continue to operate at a satisfactory level of service below the intersection's
functional capacity.

The actual queue lengths on Kings Road will be subject te coordination of this intersection with
the Main North Road intersection to the east. Good coordination would assist in reducing
westbound queue lengths on Kings Road.

Given that changes are required to both intersections to achieve a Level of Service (LOS) fo
meet existing conditions, modelling will be deferred to consider the proposed development and
future adjacent developmental traffic holistically.
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Based on the andlysis and discussions presented within this report, the following conclusions are
made:

i The proposed development will include 27.915sq.m Gross Leasable Floor Area for a
Mixed Use development comprising commercial, retail and leisure uses with access to
and from Main North Road, Kings Road and Mengel Court and includes 1,332 parking
spaces within the site,

i The proposed development generates a statutory parking requirement of 837 spaces.
The proposed supply exceeds the requirement of the Salisbury Development Plan.

i The proposed parking layout is consistent with the dimensional requiremenis as set out
in the Australian/New Zealand Standards for Off Street Car Parking (AS/NZS2890.1:2004
and AS/NZ52890.6:2009).

iv. The proposed provision of 21 disabled spaces will be consistent with the Building Code
of Australia requirements and will be distributed around the car park adjacent key
entrances of the various land uses.

v The proposed development will provide 45 bicycle parking spaces located in public
areas which will meet the requirements for visitor parking in the Salisbury Development
Plan.

vi  The proposed loading arrangements will provide access for the various types of vehicles
required for the retail, commercial and leisure uses.

vii  Analysis of the existing Main North Read, Kings Road and Mcintyre Road intersection
indicates it is operating over-capacity with a Degree of Saturation over 1.

viii The site is expected to generate up to 1275 and 1652 vehicle movements during the
weekday and weekend peak periods respectively,

ix  The proposed development will include a main access point on Main Morth Road with
associated deceleration and acceleration facilities given the 80km/h speed limit on this
section of Main North Road.

X A new northern leg will be added to the Kings Road and Horrie Miller Drive intersection
for access to the proposed development, and will maintain a suitable level of
operation and minor impact to Kings Road.

Xi A review of the traffic impact of the proposed development on the Main North Road,
Kings Road and Mclintyre Road intersection indicates a minor increase in Degree of
Saturation and associated queues/delays. Given the minor nature of the impact for
the proposed development, no upgrades are recommended as part of this
development.

i The fraffic modelling provided in this report is based on preliminary analysis to guide the
progress of the proposed development and will require further discussion with DPTl to
confirm the identified traffic impacts and agreed arterial road infrastructure
reguirements.
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Reference: #5114920
& November 2017
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L11, 44 Waymouth Street

ADELAIDE SA 5000

Aftention: Mr. Anthony Gatti

Dear Anthony

RE: 361/1589/2017/1B — RESPONSE TO COUNCIL COMMENTS REGARDING TRAFFIC

I refer to the proposed development contained within 361/1589/2017/1B and comments received
from City of Sdlisbury regarding traffic and parking matters.

This letter provides a response to those matters as follows:
i Creating A Low Speed Environment

The pedestrian crossings will be raised wombat crossings (refer Page 9 of TIA) which will provide
effective speed control through this area. along with pedestrian priority for connectivity across the
car park.

ii Internal Roadway Junction Adjacent Bulky Goods Tenancy 4

There is clear sight distance for the intended speed environment to facilitate safe access into and
out of this access point for the southemn car park area. This access point will have lower traffic
volumes than to the other central access points due to destinations sought by customers on the
site. The proposed low speed environment of the main circulating road will assist with a safe
intersection operation at this location.

ii Design Of 'T-Junctions' At Roadway Connections

A raised median can be added to further delineate the junctions. The most appropriate treatment
will be confirmed with the detailed design in the Building Rules Consent package.

iv. Bus Stop 43

A bus stop layout has been prepared to relocate the stop in a more convenient location for access
at the site. This will be part of the design to be agreed with Department for Planning, Transpert and
Infrastructure for the Land Management Agreement.

v Removal Of Two Car Parking Spaces

These spaces have been deleted.
vi  Linemarking Required At Three-Way Intersection

The north-south road will be the priority, with give-way holding lines to be provided on the east-
east approaches. The traffic controls will be confirmed with the Traffic Control Layout (as per  VIC | Nsw | QLD

. ACT | SA | WA
point ix below).

Suite 4, Level 1,

134 The Parade

NORWOOD SA 5067

PO Box 3421
NORWOOD 54 5067

t// +618 8334 34600

wWww.g ta.com.au
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vii  Turning Template Confiict

The diagram on Page 20 in the Transport Impact Assessment report indicates the parking layout
required to enable delivery vehiclesinto the tenancy adjacent. The concept plans will be updated
to reflect this layout.

viii Vehicle Movements Closed Off To Rear Of ‘Bulky Goods 1'
These areas will maintain physical vehicle access for emergency services requirements. There will

be signage and linemarking (as indicated by chevrons on the plans) to deter use by unauthorised
vehicles.

ix  Traffic Control Layout
A detailed fraffic control layout will be developed once Development Consent has been provided,
as part of the Building Rules Consent package. There are no issues which will impact the ability to

provide a Traffic Control Layout for the site in accordance with the relevant standards, guidelines
and code.

x  Deliveries For Bulky Goods Tenancy 4

A loading dock has been provided adjoining the tenancy to suit delivery vehicles up to Medium
Rigid Vehicle generally.

xi  Final Design Of Access Points To Mengel Court

The intention for access to Mengel Court is shown on the plans with associated turn paths indicated
in the Transport Impdact Assessment report. The detailed design will confirm the driveway crossover
specifications as part of the Building Rules Consent package.

Naturally, should you have any questions or require any further information, please do not hesitate
to contact me in our Adelaide office on (08) 8334 3400.

Yours sincerely

GTA CONSULTANTS

/ % '
Paul Morris
Director

171106li-5114920-Response to Council - Traffic.docx Poge 20f 2
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@ Southfront ADELAIDE | MOUNT GAMBIER

170 Greenhill Road Parkside 5A 5063
P 8172 1088 E enquiry@southfront.com.au
ABN 96 007 344 191

Qur Ref: 17033-2-C

24 August 2017

Nick Argyros

Senior Project Manager
GIC Kings Road Pty Ltd
165 Grenfell Street
ADELAIDE SA 5000

Dear Nick

Kings Junction — Site Based Stormwater Management Plan

Southfront have been commissioned by GIC Kings Road Pty Ltd to prepare a Site Based Stormwater
Management Plan to support the Development Application for Kings Junction, a proposed 9.54
hectare commercial development located at the corner of Kings Road and Main North Road. This
report documents the stormwater management opportunities for the proposed development in
order that both flood protection and the sustainable management of stormwater (improved water
quality and reuse) could be achieved.

Site Description and Existing Stormwater Drainage

The Kings Junction development is proposed to be located on a 9.54 hectare site at the corner of
Main North Road and Kings Road, Salisbury South. The subject land is currently undeveloped and
situated within the Dry Creek catchment. Detailed engineering survey shows that a majority of the
subject land grades in a predominantly south-westerly direction towards Kings Road (red catchment),
while a small portion of the subject land also grades in a north-westerly direction towards Mengel
Court (green catchment), as highlighted in the Catchment Plan below.
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Figure 1 Catchment Plon
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Asset data provided by Council shows that an existing 1950mm diameter concrete pipe runs along
Kings Road. This drain currently collects stormwater runoff from the subject land via a series of side
entry pits on the northern side of Kings Road. Approximately 830 metres downstream of the subject
land, this drain discharges into an open channel that runs along the northern and western
boundaries of the Parafield Airport, from which stormwater runoff is directed into the Parafield
Airport Managed Aquifer Recharge (MAR) scheme. Stormwater runoff from this catchment is
ultimately discharged to Barker Inlet via the Dry Creek system.

Asset data shows that the existing stormwater drain in Mengel Court, at the northern extent of the
subject land, is a concrete pipe that ranges in size from 375mm diameter to 600mm diameter. This is
the upstream end of a drainage system which runs along Mengel Court and Rundle Road, before
connecting to the existing 1950mm diameter concrete pipe in Kings Road.

The distribution system for stormwater that is harvested by the Parafield Airport MAR scheme
currently services businesses to the north of the subject land (eg. Michell Wool), via a 225mm
diameter rising main along Rundle Road (a distance of approximately 200 metres to the north-west
of the subject land). Figure 2 shows Council’s existing stormwater drainage system (blue lines) and
MAR scheme distribution system (purple lines) in proximity to the subject land (yellow shaded area).

Figure 2 Existing Council Stormwater Infrastructure
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Proposed Development

Kings Junction shall be a Mixed Use development comprising Retail, Bulky Goods, Entertainment and
Leisure facilities. Other key features of the development include an internal roadway that bisects the
site and provides access/egress to Kings Road and Main North Road, and carparking to service the
various tenancies. The proposed site plan is included as an attachment and an excerpt is shown in
Figure 3.

Figure 3 Excerpt of Proposed Site Plan

There are also two easements situated within the subject land along the eastern boundary of the
site; a 6.04m wide easement to the Minister of Water Resources and a 4.57m wide sewer easement
to SA Water. These easements continue along the southern boundary of the site however they are
situated within the road reserve of Kings Road.
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Council Requirements

The General Section — Natural Resources - Water Sensitive Design section of City of Salisbury’s
Development Plan (consolidated 15 December 2016) outlines a number of general requirements that
are applicable to stormwater management for developments of this type. Summarised below is a
sub-set of these requirements which highlight the need for the proposed stormwater management
strategy to provide consideration of Flood Protection (item 9), Pre and Post-development Peak Flow
Generation (Item 11), Water Quality Improvement (Item 12) and the Beneficial Use of Stormwater
(Item 14).

9 Development should include stormwater management systems to protect it from
damage during @ minimum of a 1-in-100 year average return interval flood

11 Development should include stormwater management systems to mitigate peak
flows and manage the rate and duration of stormwater discharges from the site to
ensure the carrying capacities of downstream systems are not overloaded

12 Development should include stormwater management systems to minimise the
discharge of sediment, suspended solids, organic matter, nutrients, bacteria, litter
and other contaminants to the stormwater system.

14 Stormwater management systems should:
(a) maximise the potential for stormwater harvesting and re-use, either on-site or as
close as practicable to the source
(b) utilise, but not be limited to, one or more of the following harvesting methods:
(i) the collection of roof water in tanks
(i) the discharge to open space, landscaping or garden areas, including strips
adjacent to car parks
(iii} the incorporation of detention and retention facilities
{iv) aquifer recharge.

The stormwater management strategy shall also have regard for the City of Salisbury’s floodplain
mapping of the Dry Creek Catchment and opportunities for integration with existing regional
stormwater harvesting and reuse schemes.

Throughout the development of this stormwater management strategy Southfront has liaised with
City of Salisbury staff to identify if there are any preferred methods to meet the aforementioned
requirements for this development. A summary of these discussions and the resultant site-specific
stormwater management requirements is included below:

> Pre and Post-development Peak Flow Generation (Item 11) - Shallow surface ponding in the
carpark and swales shall be sufficient to meet Council’s performance objectives relating to flow
mitigation, and underground detention or large-scale basins will not be required for this
development (pers. comm. Dameon Roy, Manager Technical Services, 11 July 2017). We
understand that Council have provided this advice with consideration of the varying response
times of the catchments that contribute flows to the existing 1950mm diameter drain in Kings
Road, with a view to minimising the likelihood that the peak flow discharged from the subject
land will coincide with the peak flow arriving at this location from the upstream catchment.

» Water Quality Improvement (Item 12) - Primary treatment of stormwater is required, in the
form of an appropriate Gross Pollutant Trap, to ensure that stormwater discharges from the site
are of an acceptable quality for input to the Parafield Airport MAR scheme (pers. comm. Bruce
Naumann, Manager Salisbury Water, 30 June 2017). The development shall also incorporate,
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where possible, swales and vegetated systems to provide additional treatment of stormwater
(pre-lodgement meeting discussions, 28 July 2017).

> Beneficial Use of Stormwater (Item 14) — Due to the close proximity of the Parafield Airport
MAR scheme, Council do not require the development to incorporate site-based stormwater
harvesting and reuse measures such as rainwater tanks. There is an opportunity for the
development to be a customer of Salisbury Water and be supplied with harvested stormwater to
meet the non-potable water demands of the development at a nominal flowrate of 20-30L/s and
retail cost of $2.60/kL (pers. comm. Bruce Naumann, Manager Salisbury Water, 30 June 2017).

Flood Protection
Flows from External Catchments

Council have provided an excerpt from the 100 year Average Recurrence Interval (ARI) floodplain
map of the catchment to inform the stormwater management strategy for the development (refer
Figure 4).

Figure 4 Excerpt of 100 Year ARI Floodplain Map

The floodplain map shows two existing flow paths that are relevant to the subject land (denoted by
yellow arrows) as follows:

> Flows are shown to enter the subject land at the north-eastern corner and travel in a south-
westerly direction through the site. It is recommended that a regional flow path be provided
along the eastern and southern boundaries of the subject land, to enable these flows to safely
bypass the new development. The regional flow path is proposed to be a swale that operates in
conjunction with the overland flow capacity of the adjacent road reserve. Sections of the
regional flow path will require underground culverts to safely convey flows beneath intersections
and trafficable zones.
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» Kings Road is shown to be a significant overland flow route, with flows encroaching on the
southern portion of the subject land during a 100 year ARI event. The Finished Floor Level (FFL)
of new buildings which abut Kings Road will need to provide adequate freeboard to the 100 year
ARI flood level in Kings Road.

Additional information has also been sought from Council to confirm the 100 year ARI water surface
elevation along Kings Road and the magnitude of flows currently shown to be entering the subject
land. This additional information was not available at the time of writing this report.

Preliminary Assessment of Regional Flow Path Sizing

We have undertaken a high level assessment of the opportunities for the proposed regional flow
path along the eastern and southern boundaries of the subject land. Our assessment is based on the
assumption that the development will secure the consent of SA Water and the Minister of Water
Resources to utilise their easements along the eastern boundary of the site to assist in the
management of flows arriving at the site boundary from external catchments. Along the southern
boundary of the subject land the proposed regional flow path is not proposed to encroach on the
existing easements.

Our assessment has sought to determine a flow capacity that is practically achievable within a
corridor width of 5 metres, and we have used the engineering survey of the subject land to provide
preliminary design guidance for the regional flow path as follows:

» Swale to be constructed ‘on-grade’ such that it can drain dry. Survey indicates that a constant
longitudinal grade of 0.33% is achievable.

> Proposed maximum swale depth of 0.75 metres, and a maximum headwater depth of 0.75
metres at the upstream end of culverts.

» Typical swale batter slopes to be 1V:5H, with the opportunity to incorporate vertical edge
treatments (eg. gabions) of proposed maximum height 0.6 metres (subject to landscape design).

> Floor of swale to be vegetated with approved species of grasses and sedges to provide filtration
of low flows.

Based on these assumptions we estimate that a nominal flow capacity in the order of 1 — 2 m®/s
could be achieved by the regional flow path. The final alignment and configuration of the regional
flow path shall be subject to refinement during the design phase, with consideration of the overland
flow capacity of the adjacent road reserves and the 100 year ARI flows to be confirmed by Council.
SA Water's specific requirements for protecting and accessing their existing sewer main (understood
to be approximately 4 metres deep) will also be addressed during the design phase.

Preliminary Assessment of Finished Floor Levels

We recommend that the Finished Floor Level of new buildings be sited a minimum of 300mm above
adjacent 100 year ARI flood levels.

Pending Council’s confirmation of the 100 year ARI water surface elevation along Kings Road we have
assessed the excerpt from Council’s 100 year ARI floodplain map against the engineering survey of
the subject land. Based on the extent of inundation shown across the southern portion of the
subject land that fronts Kings Road, we would estimate that the existing 100 year ARI flood level is
approximately 20.2 mAHD (refer Figure 5). Therefore we would recommend that new buildings
which abut Kings Road have a minimum FFL of 20.5 mAHD, or be 300mm higher than the peak 100
year ARI flood level in the proposed bypass drain along the southern boundary (whichever is higher).
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Figure 5 Estimated 100 Year AR Flood Level along Kings Road Development Frontage

We also recommend that new buildings which abut Main North Road be required to provide 300mm
freeboard to the peak 100 year ARI flood level in the proposed regional flow path along the eastern
boundary. We have provided preliminary design levels for the top of the proposed swale (refer
Figure 6) and these values have been used by Intro to assign preliminary floor levels for new
buildings as shown on the architectural drawing set.

These preliminary floor levels assume that the swale is flowing full during a 100 year ARI event. We
note that there may be an opportunity to refine these preliminary floor levels, subject to the final
design of the regional flow path as discussed in the previous section of this report.

New buildings that abut the cul de sac in Mengel Court shall be sited a minimum of 300mm above
the adjacent top of kerb level. As a general rule, all new buildings within the site shall also be
required to provide 300mm freeboard to the 100 year ARI flood level in the proposed carpark (this
will be influenced by the design of the site’s internal drainage system and carpark).
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Figure 6 Preliminary Top of Swale Levels
Pre and Post-development Peak Flow Generation
DRAINS Modelling
The DRAINS computer modelling software is an industry standard tool used for the hydrological and
hydraulic analysis of stormwater drainage systems. DRAINS models were compiled for both the pre-
development and post-development scenarios to allow for comparison of flows.
The ILSAX hydrology option was used within DRAINS, and modelling parameters were selected in
accordance with those recommended for greenfields development in “Part 5 Section 6.0 Hydrology”
of the Department of Planning Transport and Infrastructure’s “Stormwater Design - DD 300"
guidelines, as summarised in Table 1 and Table 2.
Table 1 Hydrological Modelling Parameters — Depression Storages
Depression Storages (mm
Land Use P ges (mm)
Pre-development Post-development

Paved 1 1

Supplementary Paved 1 1

Grassed 10 5

8
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Table 2 Hydrological Modelling Parameters - Impervious Fractions

Fractions (%)
Land Use
Pre-development Post-development
Paved 2 90
Supplementary Paved 0 0
Grassed 98 10

A soil type of 4 (representative of clay soils) and an Antecedent Moisture Condition (AMC) of 2.5
were assumed.

Intensity Frequency Duration (IFD) data was prepared for Salisbury South utilising the tool provided
by the Bureau of Meteorology for the preparation of Australian Rainfall and Runoff (ARR) 2016
design rainfalls. Both major and minor rainfall events were considered as follows:

> Major = 1% Annual Exceedance Probability (AEP). This rainfall event has a 1% probability of
occurring or being exceeded within any given year, and is also commonly referred to as the 100
year Average Recurrence Interval (ARI) event.

» Minor = 0.2 Events per Year (EY). This rainfall event is likely to occur or be exceeded 0.2 times
within any given year, and is also commonly referred to as the 5 year Average Recurrence
Interval (ARI) event.

The DRAINS models were executed to determine the peak flow discharged from the subject land in

the minor and major rainfall events, under both pre-development and post-development conditions.

Table 3 Peok Flow Estimation

. Flow (m3/s)
Rainfall Event
Pre-development Post-development
Minor (0.2 EY) 0.166 1.06
Major (1% AEP) 1.07 2.47

Based on the Catchment Plan shown in Figure 1, the pre-development ‘minor’ and ‘major’ flows to
Mengel Court are estimated to be 0.017 m®/s and 0.107 m®/s respectively.

Concept Stormwater Drainage Plan

An indicative layout has been prepared for the proposed underground drainage system that will
service the new development (refer attached Concept Stormwater Drainage Plan). This layout
assumes that the internal roadway and carpark surfaces of the development will grade in a
predominantly south-westerly direction, facilitating a gravity drainage system with a single
connection to the existing drain in Kings Road (a 1950mm diameter RCP). The catchment that will be
serviced by this drainage system includes a majority of the subject land (approximately 8.5 hectares).

Preliminary sizing of the proposed underground drainage system has also been undertaken using the
DRAINS model, to achieve a 0.2 EY (5 year ARI) performance standard. The drain sizing assumes that
the Hydraulic Grade Line (HGL) at the connection to the existing Kings Road drain is a constant 19
mAHD (ie. assumed top of pipe level) during the course of the 0.2 EY rainfall event. The internal
roadway and carpark shall be designed to safely convey major flows to the discharge point at the
south-western corner of the subject land, such that the combined capacity of the underground and
overland flow route achieves a 1% AEP (100 year ARI) performance standard.
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A comparatively small catchment at the south-eastern corner of the subject land (approximately 1
hectare), comprising pad sites and associated carparking, shall discharge to the proposed swale along
the southern boundary of the site.

Design Development

We expect that the drainage layout will evolve during the design phase; in particular there will be a
need for additional pits and lateral drains that feed into the trunk system, and this will be guided by
the grading of the internal roads and carparks. Roof drainage has not been shown, however the
indicative layout has been aligned to provide a stormwater connection in relatively close proximity to
each building.

Subject to the civil design it may only be feasible for the loading bays and carparks at the northern
extents of the subject land to gravity drain to Mengel Court. Should this prove be the case we
recommend that the peak post-development discharge to Mengel Court be limited to less than or
equal to the peak pre-development discharge of 0.017 m?/s in the 0.2 EY (5 year ARI) and 0.107 m?/s
in the 1% AEP (100 year ARI) rainfall events.

The regional flow path shall include a culvert beneath the new entrance road at the south-western
corner of the subject land, in order to prevent floodwaters from being impeded from travelling along
the existing overland flow route of Kings Road.

Water Quality Improvement

MUSIC Moadelling

The MUSIC (Model for Urban Stormwater Improvement Conceptualisation) computer software
package developed by the Cooperative Research Centre for Catchment Hydrology can be used to
simulate the quantity and quality of runoff from stormwater catchments, and predict the
performance of stormwater quality management systems.

The MUSIC model requires user defined meteorological and catchment data to estimate the quantity
and quality of stormwater runoff for a given catchment, as described below:

> The meteorological data templates used for this project were compiled using average monthly
potential evapo-transpiration (PET) values for Adelaide, and 6 minute rainfall data from a gauge
at Parafield Airport (No. 23013) for the years 2004-05. The average annual rainfall for this period
was 442mm, compared to an overall average of 452mm for the period 1929-2017.

> MUSIC's default pollutant load parameters have been adopted for Gross Pollutants (GP), Total
Suspended Solids (TSS), Total Nitrogen (TN} and Total Phosphorus (TP).

> The ‘effective impervious’ fractions adopted in MUSIC correspond to the directly connected
impervious fraction of the development (90%).

» A 'rainfall threshold’ of 1mm was adopted for the impervious areas (commonly referred to as the
initial loss), which is consistent with the industry standard approach to hydrological modelling of
urban catchments.

» A ‘soil storage capacity’ of 40mm and ‘field capacity’ of 30mm have been adopted for the
pervious areas, which is consistent with MUSIC's recom mended values for the Adelaide region.

A MUSIC model was compiled for the post-development scenario using the input parameters
described above, and the default rates for pollutant generation on commercial sites. The average
annual pollutant loads estimated to be generated by each catchment are shown in Table 4.

10
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Table 4 MUSIC Modelling Results — Pollutant Load Estimates

. Pollutant Load by Catchment
Pollutant Units - -
To Kings Road Drain To Swale

Flow ML/yr 29.1 3.07
Total Suspended Solids (TSS) | kg/yr 3,600 567
Total Phosphorus (TP) ke/yr 7.22 0.894
Total Nitrogen (TN) ke/yr 63.5 6.71
Gross Pollutants (GP) kg/yr 1,210 128

Gross Pollutant Traps
Proprietary Gross Pollutant Trap (GPT) devices are proposed to be installed at two locations:

> At the south-western corner of the site, upstream of the connection of the new underground
drainage system to the existing Kings Road drain.

> At the south-eastern corner of the site, prior to discharge of flows to the proposed swale.

Based on the annual pollutant loads reported by MUSIC, and assuming volumetric conversion rates
of 1,800 kg/m? for Total Suspended Solids (TSS) and 250 kg/m? for Gross Pollutants (GP), an estimate
of the annual volumetric [oad of solid pollutants passing through each GPT is shown in Table 5.

Table 5 Annual Load of Solid Pollutants

Annual Volumetric Load (m?/yr)
Pollutant
South-western GPT South-eastern GPT
Total Suspended Solfids (TSS) 2.00 0.32
Gross Pollutants (GP) 4.84 0.51
Total 6.94 0.83

The make and model of the GPTs shall be selected during the design phase, and the pollutant holding
chambers shall be sized to achieve a quarterly or bi-annual cleaning frequency.

The GPTs shall be designed to treat flows up to 50% of the 1 EY rainfall event (ie. an approximation of
the traditional 3 month ARI event). Therefore the Treatable Flow Rates (TFR) shall be as follows:

» South-western GPT =0.277 m3/s

> South-eastern GPT =0.032 m¥/s

The pollutant removal performance predicted by MUSIC is sensitive to the user defined efficiency of
proprietary GPTs. Based on a review of available literature and MUSIC modelling guidelines the
pollutant removal efficiencies stated in Table 6 for the Humegard device were adopted.

11
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Table 6 Proprietary GPT Pollutant Removal Efficiency
Annual Pollutant Removal Efficiency (% Reduction)
Pollutant
cDs!? Humegard ?
Total Suspended Solids (TSS) 65 50
Total Phosphorus (TP) 21 20
Total Nitrogen (TN) 3 - -
Gross Pollutants (GP) 98 85
! Based on research by the Cooperative Research Centre for Catchment Hydrology
2 Recommended for use in MUSIC by Humes Water Solutions based on research by the
Swinburne University of Technology
3 The removal efficiency for Total Nitrogen has been downgraded to zero on the basis that the
available test results are highly erratic
Vegetated Treatment Systems
Vegetated treatment systems shall also be incorporated with the civil and landscape design of the
development. The proposed swale along the eastern and southern boundaries shall be vegetated.
For the purposes of the MUSIC model it has been conservatively assumed that half the length of the
regional flow path will be a vegetated swale, with properties as described in Table 7.
Table 7 Vegetated Swale Properties
Parameter Units Value
Bed Slope % 0.33
Floor Width m 1
Vegetation Height m 0.25
Exfiltration Rate mm/hr 3
The design of the internal roadway and carpark may incorporate passive irrigation of street trees, by
installing kerb breaks and/or drainage pits with sub-surface soakage systems to tree root zones.
Water Quality Improvement Performance
A MUSIC model was compiled for the post-development scenario to include the proposed water
quality improvement measures, and the overall performance of the proposed stormwater treatment
train is shown in Table 8.
Table 8 MUSIC Modelling Results — Treatment Train Performance
Pollutant Unit Pollutant Load
ollutan nits
Source Residual % Reduction
Flow ML/yr 32.2 31.2 3
Total Suspended Solids (TSS) | ke/yr 4,167 2,070 50
Total Phosphorus (TP) kg/yr 8.11 6.09 25
Total Nitrogen (TN) ke/fyr 70.2 67.2 4
Gross Pollutants (GP) kg/yr 1,338 209 84
Beneficial Use of Stormwater
In addition to the use of stormwater runoff for passive irrigation of landscaped areas as described
above, there is an opportunity for the existing rising main to be extended from the intersection of
Rundle Road and Mengel Court to the north-western corner of the subject land (a distance of
12
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approximately 200 metres), to provide harvested stormwater to meet the non-potable water
demands of the development. This opportunity would be subject to a cost-benefit analysis by GIC
Australia and does not form part of the Development Application process.

Please do not hesitate to call if you require any further information regarding the above.

Yours sincerely

BShiittonr K

Brett Shuttleworth
Senior Engineer — WSUD & Project Delivery

Enc: Proposed Site Plan
Concept Stormwater Drainage Plan
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KINGS JUNCTION SHOPPING CENTRE

1 EXECUTIVE SUMMARY

This report provides an overview of the sustainability initiatives proposed for the Kings Junction Shopping Centre

development.

The proposed development consists of multiple tenancies ranging from major food and retail outlets, variety
stores, food outlets, entertainment precinct and leisure facilities. The proposed tenancies range from 200m?

to approximately 6200m?,

The following initiatives are proposed: -

PASSIVE DESIGN

High performance building envelope; wall and roof insulation to meet best practice

FEATURES guidelines.
= High performance glazing with improved solar control where required to minimise
solar heat gains in summer and mid-season.
ENERGY = High efficiency air-conditioning units.
= Economy cycle to all air-conditioning units to minimise requirement for cooling
when ambient conditions are suitable.
= LED lighting throughout.
= Lighting in common areas controlled via time schedule to reduce energy
consumption.
= Motion sensors to control lighting in transient spaces such as amenities.
= External lighting controlled by time schedule and daylight sensors.
DOMESTIC =  Water-efficient fittings and fixtures.
WATER
SALISBURY = |Irrigation and toilet flushing system, subject to feasibility of supply via council
WATER system
INDOOR =  Paints with a low volatile organic compound (VOC) content.
ENVIRONMENT = High daylight levels provided in all common corridors.
ALITY e . .
Q =  Exhaust ventilation systems complying with AS1668.2-2012.
TRANSPORT = Good access to public transport.
=  Bicycle racks provided to encourage carbon free means of transport.
LUCID CONSULTING AUSTRALIA 2 SUSTAINABILITY REPORT
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KINGS JUNCTION SHOPPING CENTRE

2 INTRODUCTION

21

PROJECT OVERVIEW

The proposed development consists of multiple tenancies ranging from major food and retail outlets, variety
stores, food outlets, entertainment precinct and leisure facilities. The proposed tenancies range from 200m?
to approximately 6200m? and are located on the southern and northern sides of the site.
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Site plan showing the proposed Shopping Centre development

This report outlines the sustainability initiatives that are proposed for the development in order to minimise
depletion of natural resources including water and fossil fuel energy sources.
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KINGS JUNCTION SHOPPING CENTRE

3 ENERGY

3.1 Passive design features

Passive design features provide improved indoor environment quality, improved thermal comfort, reduced
demand for mechanical air conditioning and benefits throughout the life of the building.

High performance insulation

High performance insulation (wall and roof insulation) will be provided and will exceed the National Construction
Code Volume One requirements.

High performance glazing

Itis proposed that high performance single glazing is installed with low-E solar control where required to reduce
the solar heat gains in summer and mid-season. The glazing selection will be confirmed during the detailed
design and documentation phase of this project.

3.2 Energy efficiency

The following energy efficiency initiatives are proposed to complement the passive design features:-
= High efficiency air-conditioning units.

= Economy cycle to all air-conditioning units to minimise requirement for cooling when ambient conditions
are suitable.

= LED lighting throughout.
®= Lighting in common areas controlled via time schedule to reduce energy consumption.
* Motion sensors to control lighting in transient spaces such as amenities.

= External lighting controlled by time schedule and daylight sensor.

4 WATER

4.1 Low flow fittings & fixtures

Provision of low-flow fittings and fixtures including taps and water closets with high water efficiency ratings
(Water Efficiency Labelling and Standards ratings) can significantly reduce the development's potable water
consumption. The Water Efficiency Labelling and Standards (WELS) scheme provides a verified measure of
performance.

The following WELS ratings are proposed:
= Taps with a WELS rating of not less than 5 Stars (6 L/min)
= Water closets with a WELS rating of not less than 3 Stars (4.0 L/flush, dual flush)

Taps with a 5 star rating reduce water consumption by approximately 30% compared to standard taps with a
flow rate of 9 L/min.

Water closets with a 3 star rating reduce water consumption by approximately 50% compared to water closets
with a 8 litre flush.

4.2  Salisbury Recycled Water

Salisbury Recycled Water is proposed to be utilized in the project for the toilet flushing and garden irrigation
for the project. The use of the water is subject to the extension by the Council of the existing main down
Mengel Court to the property boundary and is subject to the feasibility of the extension and internal work.

LUCID CONSULTING AUSTRALIA 4 SUSTAIMABILITY REPORT
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KINGS JUNCTION SHOPPING CENTRE

5 INDOOR ENVIRONMENT QUALITY

The following initiatives are proposed:-

= Paints to have a low volatile organic compound (VOC) content to minimise the extent of chemical
compounds in the indoor environment.

= Exhaust systems will be designed in accordance with Best Practice guidelines and will comply with
Australian Standards 1668.2-2012.

= High daylight levels will be provided in all common corridors via translucent roof sheets or sky lights.
= Exhaust will be discharged at roof level to ensure contaminants from sources such as waste storage

facilities, commercial kitchens and amenities do not enter the building.

6 TRANSPORT

In addition to the availability of public transport within close proximity, bicycle racks will be provided to
encourage carbon free means of transport.
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M UCID

CONSULTING AUSTRALIA

MEMORANDUM

To GIC Australia

Attention: George Economou Pages: Page 1 of 10
From: Andrew Shinnick Reference: LCE13136-003a
Project: King Junction Shopping Centre

Date: 23 August 2017

Subject: Town Planning Authority Services infrastructure Report

Lucid Consulting have been engaged by GIC Australia to carry out an investigation of existing authority
infrastructure surrounding the proposed development at King Junction Salisbury South locate at the
corner of Kings Road and Main North Road Salisbury:
Scope of Work

* |dentification and approximate location of existing infrastructure relative to site requirements.

* Identification of existing titles and associated issues.
Information contained within this report has been sourced from the following locations:

* Dial Before You Dig (DBYD) information (29 July 2017).

* Project drawings August 2017.

Our understanding of the proposed shopping complex is summarized below:

Building Elements Project Details
Council City of Salisbury
Classification Mixture of 6 and 9B
Retail / Commercial Tenancies Mixed

Site Area 96,500m?( app)
Building GFA 30,145m?
Carparking 1332
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AUTHORITY SERVICES INFRASTRUCTURE INVESTIGATION

WmL.UCID

MEMORANDUM CONSULTING AUSTRALIA
Retail / Commercial Tenancies GFA 89.5m?

Sewer / Water Authority SA Water Corporation

Power Authority SA Power Networks

Telecommunications Telstra / NBN

Natural Gas APA Group

Fire Brigade SA Metrapolitan Fire Service

Easements Title plans as provided by TTT

Level 3/169 Pirie Street, ADELAIDE, SA 5000 T: 08 8407 700
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AUTHORITY SERVICES INFRASTRUCTURE INVESTIGATION

MEMORANDUM (!@LLQGNCSJRQA
HYDRAULIC SERVICES

WATER SUPPLY

Existing Services

= The existing site is bounded by SA Water Corporation (SAWC) authority water mains on Mengel Court,
Kings Road and Main North Road.

s Mengel Court is serviced by a single 150mm Ductile Iron Concrete Lined (DICL) water main.

o Kings Road is serviced by two water mains, a 600mm Mild Steel Cement Lined (MSCL) and a 150mm
Cast Iron Concrete Lined (CICL) water main

@ Main North Road is serviced by two water mains, a 300mm Asbestos Cement (AC) and a 200mm Cast
Iron (CICS) (see Figure 1 for reference).

= Multiple water meters will be able to be provided based on the specific requirements for each title.

= SA Water will be required to undertake an infrastructure network evaluation to confirm the feasibility of the
proposed plan.
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Figure 1: SA Water Corporation Water Mains
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AUTHORITY SERVICES INFRASTRUCTURE INVESTIGATION .LU C l D
MEMORANDUM CONSULTING AUSTRALIA

Recycled Water Supply

= ity of Salisbury Council has a recycled or as it is called a Re-water main located on Rundle Road, this
system supplies the nearby Rundle Park. The actual size and capacity of the system is yet to be confirmed
by the City of Salisbury Council along with the feasibility of the Council extending the system to the site
boundary.

* Based on the feasibility of the proposed Council extension of the system it is proposed to extend this Re-
water main along Mengel Court approximately 200m to supply non-potable water to the northern area of
the site to supply irrigation system and toilet flushing systems.

148-16fR
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Figure 2: City of Salisbury Council Rewater Mains (Purple)
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CONSULTING AUSTRALIA

Proposed Fire Water Supply

= Based upon the areas of the building footprints, we estimate the required water flow for fire services to be
in the order of 30 L/sec for hydrant outlets and 20-30L second for sprinklers. As per the hydraulic

services report the water mains are as follows.

s Mengel Court is serviced by a single 150mm Ductile Iron Concrete Lined (DICL) water main.
= Kings Road is serviced by two water mains, a 600mm Mild Steel Cement Lined (MSCL) and a 150mm

Cast Iron Concrete Lined (CICL) water main.

o Main North Road is serviced by two water mains, a 300mm Asbestos Cement (AC) and a 200mm Cast

Iron (CICS) (see Figure 1 for reference).

= It is anticipated the above fire water demand will not be satisfied by the SA Water infrastructure (pending
SA Water flow test results) as such may require on-site fire water storage tanks and pumps to supplement

the water supply.

= The minimum connection size to authority water mains required for a combined sprinkler-hydrant system
is 150mm. It is proposed to provide the building with a 150mm fire services connection off North East

Road and Kings Road water mains.

= The South Australian Metropolitan Fire Services {SAMFS) requires the booster assembly to be located in
the frontage of a road fully accessible for the fire appliance. We envisage the booster assembly to be
installed either facing to road entry points off North east road or Kings Road . The estimated approximate
size of the booster assembly enclosure based on previous experiences with buildings of similar size is 2.5m

wide x 1.8m height x 0.8m deep.
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Figure 1: SA Water Corporation Water Mains
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SEWER SERVICES

Existing Sewer

= The site is bounded by SA Water Corporation (SAWC) authority sewer mains on Mengel Court, Kings Road
and Main North Road and are as follows.

o Mengel Court is serviced by a 225mm Un-plasticised Poly Vinyl Chloride (PVCU) sewer main.
o Kings Road is serviced by two 450mm Vitreous China (VC) sewer mains.

o Main North Road is serviced by a 450mm and 375mm Vitreous China (VC) sewer mains (see figure 2
for reference).

= Based on SAWC historical documents the sewer mains along 4.5m to 4.0m deep.

= SA Water will be required to undertake an infrastructure network evaluation to confirm the feasibility of the
proposed plan
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Figure 3: SAWC Water Corporation Sewer
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GAS SERVICES

Existing

= The existing site is bounded by APA Group gas mains on Rundle Road, Kings Road and Main North Road.
Rundle Road is serviced by a 100 SP high pressure gas main up to the intersection of Rundle Road and
Mengel Court. Kings Road is serviced by a 150 SP high pressure gas main up to the intersection of Kings
Road and Lawrence Hargrave Way. Main North Road is serviced by a 280 PMT high pressure gas main.

Proposed Gas Supply

= A potential extension of the 100mm SP high pressure gas main servicing Rundle Road along the length of
Mengel Court to service the northern area of the site.

= A potential extension of the 150mm SP high pressure gas main servicing Kings Road to service the
southern area of the site.

= The existing APA Group natural gas infrastructure is capable of providing high pressure gas to the site,
however a submission will be required to the APA Group for capacity and connection costs.

Figure 4: APA Group High Natural Gas Mains - Mengel Court and Rundle Road

Level 3/169 Pirie Street, ADELAIDE, 5A 5000 T. 08 8407 9700
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Figure 5: APA Group High Natural Gas Mains — Kings Road and Main North Road
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ELECTRICAL SERVICES

Existing Electrical Infrastructure

Underground SA Power Networks high Voltage (11,000 Volts) and low Voltage (400 Volts) cabling are both
located along Kings Road and Mengal Crescent. A small underground low Voltage supply supplying the
existing property enters from Main North Road.
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Figure 6: Overview of SA Power Networks Streetwide Infrastructure

Note that a SA Power Network cable runs along Kings Road which is outside the property boundary and won't
be impacted by the proposed development.

There are no overhead powerlines within the vicinity of the proposed site however there are DPTI & SA Power
Networks light poles along Main North Road and Kings Road. Minor lighting columns are located along
Mengal Crescent.

Level 3/169 Pirie Street, ADELAIDE, SA 5000 T 08 8407 9700
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Existing Communications Infrastructure
The existing site has an incoming Telstra connection originating from a Telstra pit located on Main North Road.

There is also an Optus main fibre optic cable running along Kings Road which is outside the property boundary
and won't be impacted by the proposed development. This may offer an additional point of connection.
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Figure 7: Communications Inground Infrastructure

Proposed Communications Arrangement
Due to the size and location of the development, it is expected that this project will be eligible for a NBN

connection.

Due to the proximity of the existing inground infrastructure, it is not expected that any backhaul (civil /
inground cable costs) will apply.

The existing conduits are expected to be adequate to permit other Telecommunications carriers to provide a
service to the building (such as Internode, iiNet, Vocus etc)

Level 3/169 Pirie Street, ADELAIDE, SA 5000 T: 08 8407 9700
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Proposed Electrical Infrastructure

Based upon the current site plan, the estimated electrical demand for the northern portion of the projects is
approximately 1600KVA. This will require an onsite substation of 2,000KVA to support a load of this size.

Additional similar sized transformers will be required to service the southern portion of the site with
connection lost likely off Kings Roads.

Final arrangement will be dependent on negotiations with SAPN.

The spatial requirements for the substation are given below:
35m
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Figure 8: External Pad Mounted Substation

40m

3.0m

A new main switchboard / capacity limiting device is required to serve the northern site, which to comply with
SA Power Networks standards, must be located between 3m and 10m from the substation.

We trust the above is satisfactory. Please do not hesitate to contact the undersigned should you require further
information.

Regards,
LUCID CONSULTING ENGINEERS

Afe -

ANDREW SHINNICK

Manager SA
Level 3/169 Pirie Street, ADELAIDE, SA 5000 T: 08 8407 9700
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mLUCID

CONSULTING AUSTRALIA
MEMORANDUM
To: GIC Australia
Attention: George Economou
From: Vasili Papageorgiou Reference: LCE13136- 005a
Project Name: Kings Junction
Subject: Lighting Concept Design and Compliance Report Date: 24/08/2017

Please find attached our revised assessment below.

The following lighting concept and compliance verification has been produced for the proposed car parking area
associated with the Kings Junction South Shopping Centre. The report generally outlines the lighting levels and
luminaire heights and layouts necessary to meet the obtrusive lighting requirements in relation to the adjacent
Parafield Airport and Salisbury Council.

ASSESSMENT QUALIFICATIONS

Lighting modelling has been undertaken based on the following: -

1.

Industry standard software AGI32 version 18.2.

2. Proposed CAD drawing plans dated 22.08.17 and received from Intro Design Pty Ltd on 24.08.17.
3. Guidelines for modelling and assessment as outlined within AS1158 and AS4282-1997 compliant with post
and pre-curfew, commercial areas and at the boundary of commercial and residential areas.
4. Use of photometric files produced by manufacturer "Pierlite” ~ “Pierlite-QUANTUM-LED-FLOOD-300W-
IP65-58-PPH1S8740ET-IES” and "Pierlite-QUANTUM-LED-FLOOD-300W-IP65-A5-PPH 1A5740ET-IES"
5. The following table summarises the properties of the chosen luminaires:
Luminaire Type Mounting Tilt Angle (°) Out-Reach {m)
Height (m)
Pierlite Quantum 300W IP66 A5 12 (pole) 0 15
Trunnion
Pierlite Quantum 300W IP66 S8 12 (pole) 0 1.5
Trunnion
Pierlite Quantum 300W IP66 S8 6 (building) 0 1.5
Trunnion
6. Lighting layout has been designed within parking zones in accordance with AS1158.3.1:2005, lighting
subcategory P11a, disabled parking zones to subcategory P12 and vehicular access roadways to P3
lighting subcategory.
Level 3/169 Pirie Street, ADELAIDE, SA 5000 T: 08 8407 9700
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GIC - SALISBURY SOUTH SHOPPING CENTRE
cEratas mLUCID

CONSULTING AUSTRALIA

COMPLIANCE RESULTS
Based on the lighting concept design, compliance with the following is achieved:

1. Maximum allowable luminous intensity levels along the boundaries of Main North Road, Mengal Road
and Kings Road residential properties are consistent with Pre-and Post-Curfew, Commercial and
Residential boundary requirements outlined within AS4282-1997.

5 Maximum allowable threshold increment value is consistent within commercial areas to traffic on Main
North Road and Kings Road as outlined within AS4282-1997.

‘ 3. Maximum luminous intensity output from the selected luminaire types is 0 candela at 3° above the
horizontal in accordance with the Salisbury Council Overlay Map Sal/41 Development Constraints. l.e. this

complies with all zone lighting requirements,

Attached to this memorandum is the lighting concept design, with calculation assessment grids and our luminaire
layout. In addition to this, pre-and post-curfew Obtrusive Lighting Compliance Reports, luminaire specifications
from the manufacturer and the Salisbury Council Concept Plan Map have been provided.

Trusting the above is satisfactory for development approval purposes.

If you have any queries, please do not hesitate to contact the undersigned.

Regards,

)
|
i
.I |
I""j’flc??;'f‘“ AL

"
vV
¥

Vasili Papageorgiou
Services Manager - Public Realm

Attached:
- LCE13136 Lighting Concept Design
- AGI32 Compliance Test Results
- Pierlite Quantum LED Floodlight Specifications
- Concept Plan Map Sal/30

Level 3/169 Pirie Street, ADELAIDE, SA 5000 T: 08 8407 9700
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Obtrusive Light - Compliance Report

AS 4282-1997, Pre-Curfew, Commercial
Filename: Kings Junction Lighting Design

24/08/2017 1:36:20 PM

lHluminance
Maximum Allowable Value: 25 Lux

Calculations Tested (19):

Test Max
Calculation Label Results llum
Mengal Rd Residential_lll_Seg1 PASS 0.0
Mengal Rd Residential_lll_Seg2 PASS 0.0
Mengal Rd Residential_lll_Seg3 PASS 0.0
Mengal Rd Residential_lll_Seg4 PASS 0.0
Mengal Rd Residential_lll_Seg5 PASS 0.0
Mengal Rd Residential_lll_Seg6 PASS 0.0
Mengal Rd Residential_lll_Seg7 PASS 01
Mengal Rd Residential_lll_Seg8 PASS 0.0
Mengal Rd Residential_lll_Seg9 PASS 0.0
Mengal Rd Residential_Ili_Seg10 PASS 0.0
Mengal Rd Residential_lll_Seg11 PASS 0.0
Mengal Rd Residential_lll_Seg12 PASS 0.0
Mengal Rd Residential_lll_Seg13 PASS 0.0
Mengal Rd Residential_lIl_Seg14 PASS 0.1
Mengal Rd Residential_lli_Seg15 PASS 0.5
Mengal Rd Residential_lll_Seg16 PASS 0.8
Mengal Rd Residential_lll_Seg17 PASS 0.1
Main N Rd Residential East_lll_Seg1 PASS 0.1
Kings Rd Residential East_1_lll_Seg1 PASS 0.1
Luminous Intensity (Cd) Per Luminaire
Maximum Allowable Value: 7500 Cd
Control Angle: 83 Degrees
Luminaire Locations Tested (149)
Test Results: PASS
Threshold Increment (Tl)
Maximum Allowable Value: 20 %
Calculations Tested (5):

Adaptation Test
Calculation Label Luminance Results
KingsRd_TI 10 PASS
KingsRd_TI E 10
Main N Rd N 10 PASS
Main N Rd S 10 PASS
KingsRd_TI W Sliplane 10 PASS

PASS

City of Salisbury
Council Assessment Panel Agenda - 27 February 2018

Page 277

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information



Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information

511 Plans, Correspondence, Reports and Property Information

Obtrusive Light - Compliance Report
AS 4282-1997, Post-Curfew, Commercial

Filename: Kings Junction Lighting Design

24/08/2017 1:37:44 PM

llluminance
Maximum Allowable Value: 4 Lux

Calculations Tested (19):

Test Max.
Calculation Label Results llum.
Mengal Rd Residential_Ili_Seg1 PASS 0.0
Mengal Rd Residential_lll_Seg2 PASS 0.0
Mengal Rd Residential_ll_Seg3 PASS 0.0
Mengal Rd Residential_lll_Seg4 PASS 0.0
Mengal Rd Residential_ll_Seg5 PASS 0.0
Mengal Rd Residential_Ill_Seg6 PASS 0.0
Mengal Rd Residential_lll_Seg7 PASS 0.1
Mengal Rd Residential_lll_Seg8 PASS 0.0
Mengal Rd Residential_lll_Seg9 PASS 0.0
Mengal Rd Residential_lll_Seg10 PASS 0.0
Mengal Rd Residential_lll_Seg11 PASS 0.0
Mengal Rd Residential_lll_Seg12 PASS 0.0
Mengal Rd Residential_Ill_Seg13 PASS 0.0
Mengal Rd Residential_lll_Seg14 PASS 0.1
Mengal Rd Residential_lll_Seg15 PASS 0.5
Mengal Rd Residential_lll_Seg16 PASS 0.8
Mengal Rd Residential_lll_Seg17 PASS 0.1
Main N Rd Residential East_lll_Seg1 PASS 0.1
Kings Rd Residential East_1_lll_Seg1 PASS 0.1

Luminous Intensity (Cd) At Vertical Planes
Maximum Allowable Value: 2500 Cd

Calculations Tested (19):

Test

Calculation Label Results
Mengal Rd Residential_Cd_Seg1 PASS
Mengal Rd Residential_Cd_Seg2 PASS
Mengal Rd Residential_Cd_Seg3 PASS
Mengal Rd Residential_Cd_Seg4 PASS
Mengal Rd Residential_Cd_Seg5 PASS
Mengal Rd Residential_Cd_Seg6 PASS
Mengal Rd Residential_Cd_Seg7 PASS
Mengal Rd Residential_Cd_Seg8 PASS
Mengal Rd Residential_Cd_Seg9 PASS
Mengal Rd Residential_Cd_Seg10 PASS
Mengal Rd Residential_Cd_Seg11 PASS
Mengal Rd Residential_Cd_Seg12 PASS
Mengal Rd Residential_Cd_Seg13 PASS
Mengal Rd Residential_Cd_Seg14 PASS
Mengal Rd Residential Cd_Seg15 PASS
Mengal Rd Residential_Cd_Seg16 PASS
Mengal Rd Residential_Cd_Seg17 PASS
Main N Rd Residential East_Cd_Seg1PASS

Kings Rd Residential East_1_Cd_Seg1 PASS

Threshold Increment (TI)

Maximum Allowable Value: 20 %

Calculations Tested (5):
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Calculation Label

Adaptation Test
Luminance Results

KingsRd_TlI
KingsRd_TI E
Main N Rd N

Main NRd S
KingsRd_TI W Sliplane

10 PASS
10 PASS
10 PASS
10 PASS
10 PASS
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O PIERLITE

professional lighting selutions

Pierlite Quantum LED Floodlight

Compact | Flexible | Efficient | RAPIX Ready

GERARD

LIGHTING gerardlighting.com.au

Page 280 City of Salisbury
Council Assessment Panel Agenda - 27 February 2018



511 Plans, Correspondence, Reports and Property Information

_.:'Z’,j".‘_‘. =
7

4
(\'i:" W
l |/

oy
28 AUG 2017 ewcmaenmj//

¢ CEIVED \

[ /
incorporating

4
ITY OF SA '
L
S SATISEURY 'L‘\
DOC No, BURNS HAMILTON

Urban Development
& Infrastructure

Commercial

e Residential

Industrial

Forensic

Environmental

Mining & Energy

JOB NUMBER: $35706 - 255881
CLIENT: GIC Kings Road Pty Lid
SITE: 14460 Main North Road, Salisbury South, SA, 5106
DATE: 18 August 2017
REVISION: 0
City of Salisbury Page 281

Council Assessment Panel Agenda - 27 February 2018

Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information



Item 5.1.1 - Attachment 1 - Plans, Correspondence, Reports and Property Information

511 Plans, Correspondence, Reports and Property Information
GIC Kings Road Pty Ltd. Page i
1460 Main North Road, Salisbury South, SA, 5106
© Koukourou Pty Ltd trading as FMG Engineering
The work carried out in the preparation of this report has been performed in accordance with the requirements of FMG Engineering's
Quality Management System which is certified by a third party accredited auditor to comply with the requirements of 1508001,
This document is and shall remain the property of FMG Engineering. The document is specific to the client and sile detailed in the
report. Use of the document must be in accordance with the Terms of Engagement for the commission and any unauthorised use of
this document in any form whatsoever is prohibited. No part of this report including the whole of same shall be used for any other
purpose nor by any third party without prior written consent of FMG Engineering.
FMG Engineering provides this document in either printed format, electronic format or both. FMG Engineering considers the printed
version to be binding. The electronic format is provided for the client’s convenience and FMG Engineering requests that the client
ensures the integrity of this electronic information is maintained. Storage of this electronic information should ata minimum comply with
the requirements of the Electronic Transactions Act 2000 (Cth).
Document Status
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0 Rev01 | JE DN / 18/8/17 | DN 18/8/17
FMG Engineering
P08 8363 0222
F08 8363 1555
enquiry@fmgengineering.com.au
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fmgengineering.com.au
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1460 Main North Road, Salisbury South, SA, 5106

Executive Summary

| Site Location and Current The site is located at 1460 Main North Road, Salisbury South, South

Condition Australia. The site comprises an area of approximately 95,500 square
metres (m?) and currently comprises vacant agricultural land with a
residential dwelling on the southern portion of the site. |

|
|
i Objectives of Investigation The objective of this PSI which included an intrusive soil investigation
| is to provide an assessment of the potential contaminants of concern
| in soil (as identified in the ESH) that may pose an unacceptable risk

. to future users of the site.

' Proposed Development ' Shopping centre comprising two department stores, a cinema and

[ | various specialty stores and car parking spaces.

Intrusive Investigation | FMG Engineering completed an intrusive soil investigation at the site.
Observations | As part of the intrusive soil investigation FMG Engineering advanced

eleven soil boreholes and collected six hand auger samples, at

selected locations to target potentially contaminating activities

identified within the Environmental Site History produced for the site. |

A total of 20 soit samples were submitted for a range of analysis |
including OCP/OPP, heavy metals, TRH, BTEX, PAH and a limited
number of samples submitted for an ASC NEPM Screen. Specific

_ | analytes were selected based on FMG’s experience on similar sites |

| and field observations during sampling.

| Results and Conclusions | The analytical results of the PSI indicate that no analyte
| | concentrations within the soil samples tested were elevated above
| the ASC NEPM screening criteria protective of human health in a

| commercial (HIL D) land use setting.

| FMG therefore conclude that there is no evidence of contamination
within the upper 1m of the soil profile that would present an
unacceptable risk to human health and/or the environment in a
commercial land use setting.
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GIC Kings Road Pty Ltd
1460 Main North Road, Salisbury South, SA, 5106

Page 2

GLOSSARY - S
ALS Australian Laboratory Services
AS . ~ | Australian Standards -
' Bgl Below ground level ]
'BTEX | Benzene, Toluene, Ethyl Benzene and Xylenes |
'CEC lCatlon Exchange Capacmty N
'coc | Chain of Custody a
' Dal 9 Data Quality Indicators
DQO | Data Quality Objectives -
EIL ~ | Ecological Investigation Level
'EPA | Environment Protection Authority South Australia
ESL | Ecological Screening Level ]
FMG FMG Engineering
'Ha | Hectare _
‘HL Health Investigation Level _ ]
'HSL | Health Screening Level
km ' Kilometers |
LOR (Laboratory) Limit of Reporting T
m 'Metres T
m? Square metres ]
m bgl 'Metres below ground level R
‘mghkg | Miligrams per kilogram
mal/L Milligrams per litre |
NATA | National Association of Testing Authorities Australia
'NEPM | National Environment Protection Measure
'OCP/OPP | Organochlorine/ Organophosphorus Pesttm?
‘PAH Polycyclic Aromatic Hydrocarbons
'PCA "Potentially Contaminating Activities B
PCB | Polychlorinated Biphenyls ]
- Preliminary Site Investigation
QA/QC " Quality Assurance/ Quality Control ]
RPD Relative Percentage Difference i
_Sﬁ’n_—_' | Standard Operating Procedures
7B Trip Blank _ o
TOC Total Organic Carbon -
TRH ~ | Total Recoverable Hydrocarbons
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1. Introduction

1.1. Terms of Reference

FMG Engineering (FMG) was engaged by GIC Kings Road Pty Ltd (the client) to undertake a
Preliminary Site Investigation (PSI), which included intrusive soil investigation works, at 1460 Main
North Road, Salisbury South, South Australia (the site).

The site has been divided into two development stages. This report details the findings of the
intrusive investigation (drilling and sampling) works for Stage 1 only and will be referred to herein
as ‘the site’. The site comprises an area of approximately 95,500 square metres (mz) and currently
comprises vacant agricultural land with a residential dwelling on the southern portion of the site.
The location of the site and development boundaries is presented in Figure 1, Appendix A.

The work undertaken in the preparation of this report has been completed in accordance with the
requirements of FMG's Quality Management System which is certified by BSI Australia Pty. Ltd. to
comply with the requirements of ISO9001. This report was additionally prepared with reference to
the following documents:

+ National Environment Protection (Assessment of Site Contamination) Measure (NEPM),
1999 (amended 2013). Referenced as “ASC NEPM" in this report; and

» Australian Standard AS4482.1-2005, Guide to the investigation and sampling of site with
potentially contaminated soil.

1.2. Overview and Background

FMG understands that the client proposes to redevelop the site for commercial land use
comprising shopping centre containing two department stores, a cinema as well as various
specialty stores and car parking spaces.

FMG completed an Environmental Site History for the site (FMG Engineering, 2017, Preliminary
Site Investigation — Environmental Site History, July 2017) and identified the following potentially
contaminating activities (PCAs):

» Storage of fuel onsite within an un-bunded above ground storage tank (AST);
+ Potential importation of fill observed in stockpiles along the north-eastern site boundary;
+ Maintenance of grassed/unsealed areas, including the use of herbicides;

+ Storage and potential fluid leakage of disused machinery in the central portion of the site;
and

+ Chemical storage shed (potential spillage and leakage of chemicals) located in the eastern
portion of the site.

An intrusive investigation was recommended to investigate whether the identified PCAs have
impacted the soils at the site to levels that could pose unacceptable health risks to future
residential site users.

1.3. Objectives

The objective of this intrusive investigation is to provide an assessment of the potential contaminants
of concern in soil that may pose an unacceptable risk to the future users of the site. The objectives
of this investigation are to:

» Obtain site specific data on the ground conditions present at the site;
* Obtain site specific data regarding the contamination status of the soils at the site,

« |dentify any significant data gaps and include an assessment of the accuracy of the
information collected;
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GIC Kings Road Pty Ltd Page 4
1460 Main North Road, Salisbury South, SA, 5106

« Provide recommendations for the future management of the site.

1.4. Scope of Work

All work was undertaken in general accordance with the scope of works outlined in the FMG
proposal EST12095, dated 15 June 2017 and complied with the requirements of FMG’s Quality
Management System, which is certified by BSI Australia Pty Ltd comply with the requirements of
ISO9001.

Page 288 City of Salisbury
Council Assessment Panel Agenda - 27 February 2018



511 Plans, Correspondence, Reports and Property Information

GIC Kings Road Pty Ltd.

Page 5

1460 Main North Road, Salisbury South, SA, 5106

2. Site Identification

The site identification details are summarised in Table 2.1 below.

Site Address

Certificate of Title(s) and
Legal Description

Current Ownership
Site Area
Current Land Use

Local Government
Authority

Proposed Land Use

Surrounding Land Use

1460 Main North Road, Salisbury South, South Australia

Volume 5068 Folio 957 — Allotment 120, Deposited Plan 30240, Area of
Salisbury South, Hundred of Yatala. The current certificate of title is
presented within Appendix A.

Engel Holdings Pty Ltd
The site occupies approximately 95,500m?.

Vacant agricultural land with a residential dwelling in the southern portion
of the site.

Salisbury Council.

Shopping Centre.

To the North — Commercial Properties.

To the East —Main North Road with residential dwellings beyond.

To the South — Petrol filling station, retail outlets and Parafield Airport.
To the West — Parafield Airport and associated buildings.
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3. Data Quality Objectives

Schedule B2 of the ASC NEPM emphasises the importance of defining Data Quality Objectives
(DQOs) as a key component of site contamination investigations. The DQO process is a seven step
iterative planning approach incorporating the following:

e Step 1 State the problem;
* Step 2: Identify the goal of the investigation;
e Step 3: Identify the information inputs;
« Step 4: Define the boundaries of the investigation;
e Step 5: Develop the analytical approach;
e Step#6: Specify performance or acceptance criteria; and
e StepT7: Develop the plan for obtaining data.
This section details the required components of the DQO process.

3.1. Step 1: State the Problem

An Environmental Site History was completed for the site by FMG which identified a number of
potentially contaminating activities which have or potentially have occurred on the site. Identified
PCAs were as follows:

e Storage of fuel onsite within an un-bunded above ground storage tank;
o Potential importation of fill observed in stockpiles along the north-eastern site boundary;
» Maintenance of grassed/unsealed areas, including the use of herbicides;

e Storage and potential fluid leakage of disused machinery in the central portion of the site;
and

 Chemical storage shed (potential spillage and leakage of chemicals) located in the eastern
portion of the site.

Therefore, the contamination status of the soils at the site were unknown and needed to be assessed
to investigate whether the site poses an unacceptable risk to the health of future users of the site,
following the proposed commercial development.

3.2. Step 2: Identify the Goal of the Study

The objectives of the additional intrusive soil investigation works are to:

e Assess the contamination status of soils at the site to assess if there was currently (or are
likely to be in the future) an unacceptable risk of harm to human health or the environment;

e Determine whether further investigation or management is required.

3.3. Step 3: Identify the information inputs

The third step of the DQO process involves identifying the information needed to support any
decision and whether new environmental data will be needed. Data used within the decision-making
process includes:

¢ Quantitative data to be collected during the FMG investigation as detailed in Section 7; and
e Current assessment criteria as discussed in Section 6.
The nominated FMG project team for the planned works is as follows:

e Project Manager and Environmental Scientist — Jody Elsworth;
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+ Field Environmental Scientist — Jody Elsworth; and

+ Technical Review — Dean Noske.

3.4. Step 4: Define the boundaries of the study

The lateral boundaries of the investigation are formed by the site boundaries as presented in Figure
1, Appendix A.

The vertical boundaries of the soil investigation were determined by the depth of the soil boreholes,
advanced to a maximum depth of 6.0m below ground level (bgl). It should be noted however that
environmental sampling only occurred to a maximum depth of 1.0 m.

3.5. Step 5: Develop the Analytical Approach (or Decision Rule)
The analytical results will be compared with the assessment criteria discussed in Section 6.
The acceptable limits for QA/QC samples are discussed in Section 9.

3.6. Step 6: Specify the Performance or Acceptance Criteria

Decision errors are incorrect decisions caused by using data that is not representative of site
conditions due to sampling or analytical error.

Appendix B, Schedule B2 of ASC NEPM states that there are two types of decision error:

+ Sampling errors when the sampling program does not adequately detect the variability of a
contaminant from point to point across the site, e.g. an appropriate number of representative
samples have not been collected from each stratum to account for estimated variability; and

« Measurement errors occur during sample collection, handling, preparation, analysis and data
reduction.

Decision errors can be controlled through the use of hypothesis testing. This test can be used to
show either that the baseline condition is false or that there is insufficient evidence to indicate that
the baseline condition is false.

The null hypothesis is an assumption assumed to be true in the absence of contrary evidence, e.g.
that the site is contaminated unless proved clean.

Given that no previous investigations have been conducted at the site it is considered that the null
hypothesis is relevant to this investigation (that is, that potentially contaminating activities had taken
place at the site). Therefore, it is assumed that the site soil is contaminated unless proved clean.

QA/QC protocols are discussed in Section 5. They were undertaken in order to allow an evaluation
of the Data Quality Indicators (DQIs) discussed in Section 4. The DQlIs will be used to evaluate the
acceptability of the data.

3.7. Step 7: Optimise the Design for Obtaining Data

The investigation will be undertaken in accordance with the proposed scope of works as detailed
within Section 1.
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