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 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 

5.1.1 361/1589/2017/2B ................................................................................................... 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   

5.2.1 Status of Current Appeal Matters and Deferred Items 

5.2.2 Policy Issues is Arising from Consideration of Development Applications 

5.2.3 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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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  

 

 

STAFF 

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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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 

No. 

Plan Type Date Prepared 

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 
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SK-08 Level 3 Plan 1 December 2017 Hassell 

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

SK-10 Northern (James St) 

Elevation 

1 December 2017 Hassell 

SK-11 Eastern (Laneway) 

Elevation 

1 December 2017 Hassell 

SK-12 Southern (John St) 

Elevation 

1 December 2017 Hassell 

SK-13 Western (Church St) 

Elevation 

1 December 2017 Hassell 

SK-14 Longitudinal Section 1 December 2017 Hassell 

SK-15 Shading Diagram: 

Summer Solstice 

1 December 2017 Hassell 

SK-16 Shading Diagram: 

March Equinox 

1 December 2017 Hassell 

SK-17 Shading Diagram: 

Winter Solstice 

1 December 2017 Hassell 

SK-18 Shading Diagram: 

September Equinox 

1 December 2017 Hassell 

SK-19 Materials and Finishes 

Palette 

1 December 2017 Hassell 

SK-20 External Perspective 

(Elevated) 

1 December 2017 Hassell 

SK-21 External Perspective: 

Ground Level Entry  

1 December 2017 Hassell 

SK-22 External Perspective: 

Level 1 Terrace  

1 December 2017 Hassell 

SK-02 Car Park Plan with 

landscape mark-ups 

1 December 2017 Hassell 

SK-34 Landscape – Surface 

Treatment Plan 

19 January 2018 Hassell 

SK-35 Landscape – Planting 

Plan 

19 January 2018 Hassell 

 
* 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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3. 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. 

 

4. 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. 

 

5. 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. 

 

6. 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. 

 

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

all times. 

 

Reason: To maintain the visual amenity of the locality. 

 

8. 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.  

 

9. 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. 

  

http://www.epa.sa.gov.au/
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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 

 

5.2.3 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 5.1.1 

COUNCIL ASSESSMENT PANEL   

DATE 27 February 2018 

APPLICATION NO. 361/1589/2017/2B 

APPLICANT GIC Kings Road Pty Ltd 

PROPOSAL 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 

LOCATION 1460 Main North Road, Salisbury South 

CERTIFICATE OF Volume 5068 Folio 957, Volume 5067 Folio 646, Volume 5067 

Folio 646, Volume 5067 Folio 648 

TITLE 

AUTHOR 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 
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Development Plan Version Consolidated 15
th

 December 2016 (Subject to Gazette Notice 

19
th

 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 
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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
2
 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 

 
 

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

 

 
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: Looking north-west from Main North Road toward existing dwelling 



ITEM 5.1.1   

Page 16 City of Salisbury 

Council Assessment Panel Agenda - 27 February 2018 

 I
te

m
 5

.1
.1

  

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

 

 
Photo 6: Looking north-west from Main North Road toward access track 
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Photo 7: Looking south-east from Mengel Court toward the dwelling and outbuildings 

 
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 

- Aviation 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 McIntyre Road is located within the Residential 

Zone.  A Shell petrol filling station is located at the corner of Main North Road and McIntyre 

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 

McIntyre 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 

 
 

Site boundary 

 
Locality boundary 

 
Contextual Plan: 

 
 
Legend (Source: Nearmap) 

 

Subject site 

 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: 

 

 Major retail shops (2) at the northern end of the site, major retail tenancy 1 of 

3,910m
2
 selling predominantly foodstuffs and major retail tenancy 2 of 

6,205m
2
 selling predominantly non-foodstuffs; 

 Specialty retail shops (13); 

 Café (1); 

 Bulky Goods tenancies (4); 

 Entertainment venues comprising an indoor bowling facility, cinema and 

children’s active playspace at the southern end of the site; 

 Indoor recreation centre (gymnasium) at upper floor level above the 

entertainment venues; 

 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
th

 

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 

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) 

All forms of development not listed as Category 1 

 

The proposed café tenancy and tenancy 8B will have a gross leaseable floor area of 190m
2
.  

Given that these tenancies will have a gross leaseable floor area of not greater than 200m
2
, 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
th

 and 22
nd

 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 

Pty Ltd on behalf of Parafield Airport 

Yes Oppose 

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 

- There is 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. 

- A detailed 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.  It is 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
st
 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.  

Objective 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: 

 

 Leisure and entertainment venues, including indoor recreation with a maximum total floor 

area in the order of 20,000 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 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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 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
2
) will be used for the sale of predominantly 

foodstuffs and major retail tenancy 2 (6,205m
2
) 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
2
 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
2
 and 15,000m

2
.  

 

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
th

 December 2016 (but subject 

to Gazette Notice 19
th

 January 2017) is contained in Attachment 6.  The relevant provisions 

are also highlighted in the Attachment. 

 

The Development Plan version Gazetted 19
th

 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
2 

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 A shop or group of shops located outside of zones that allow for retail development should: 

 

(a) Be of a size 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: 

 

 Leisure and entertainment venues (including indoor recreation) – 20,000m
2
 (23%); 

 Bulky goods outlet and service trade premise – 18,000m
2
 (21%); 

 Shops (excluding bulky goods outlets and restaurants) – 46,000m
2
 (54%); 

 Restaurants – 1,200m
2
 (1.4%); 

 TOTAL – 85,200m
2
 (gross leaseable floor area of 77,900m

2
 – ie. Excluding malls, 

common areas etc.). 

 

The proposed floor areas are as follows: 

 

 Leisure and entertainment venues (including indoor recreation) – 8,205m
2
 (29.29% of 

proposed gross leaseable floor area); 

 Bulky goods – 2,920m
2
 (10.42% of proposed gross leaseable floor area); 

 Shops – 16,126m
2
 (57.57% of proposed gross leaseable floor area); 

 Fast food restaurants – 760m
2
 (2.71% of proposed gross leaseable floor area); 

 TOTAL – 28,011m
2
 of gross leaseable floor area or 30,136m

2
 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 

GLA in Zone 

(m
2
) 

% of Total 

GLA in 

Zone 

Proposed 

GLA in 

Development 

% of GLA of 

Development 

Remaining 

GLA Capacity 

(m
2
) 

Leisure and 

entertainment 

venues (including 

indoor recreation) 

20,000m
2
 25.67% 8,205m

2
 29.29% 11,795m

2
 

Bulky goods 

outlet/Service 

trade premise 

18,000m
2
 23.10% 2,920m

2
 10.42% 15,080m

2
 

Shops 46,000m
2
 59.05% 16,126m

2
 57.57% 29,874m

2
 

Restaurant 1,200m
2
 1.50% 760m

2
 2.71% 440m

2
 

Total  77,900m
2
 100% 28,011m

2
 100% 49,889m

2
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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
2
 and a major retail tenancy selling predominantly non-foodstuffs of 

6,205m
2
, of which their combined footprint exceeds the 10,000m

2
 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
2
 and a maximum floor area in the order of 15,000m

2
; 

- 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
2
 of retail floor area, of which this proposal 

will consume some 16,000m
2
.  This leaves a further 29,874m

2
 of gross leaseable floor 

area that can be developed for retailing and can include a single retail floor plate of 

between 10,000m
2
 and 15,000m

2
. 

 

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
2
 as anticipated in the Zone and the individual 

restaurants will have a maximum floor area of not greater than 450m
2
 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
2. 

When this floor space is combined 

with Major Retail Tenancy 1, a total of 5660m
2 

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
2
 and 15,000m

2 
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
2
 and 

15,000m
2
 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
2
 

and 15,000m
2
 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
2
 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
2
 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) 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 McIntyre 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.  DPTI 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.  It is 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
2
 and a maximum rate of 6 

spaces per 100m
2
.  The development will include a total gross leaseable floor space of 

28,011m
2
 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 

parking spaces) 

Visitor/shopper (bicycle 

parking spaces) 

Shop 1 for every 300 square metres 

of gross leasable floor area 

1 for every 600 square metres 

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
2
, 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.  Objects 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. 

 

Regulated 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 (1m > 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
2
 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. 



ITEM 5.1.1   

Page 52 City of Salisbury 

Council Assessment Panel Agenda - 27 February 2018 

 I
te

m
 5

.1
.1

  

 

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; 

- Irrigation 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. STAFF RECOMMENDATION 

That the Development Assessment Panel resolve that: 

 

A. The proposed development is not considered to be seriously at variance with the Salisbury 

Development Plan – Consolidated 15
th

 December 2016 (subject to Gazette Notice 19
th

 

January 2017) 

 

B. 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: 

 

1. 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. 

 

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

b) Cut/fill details; 

c) Retaining walls (if required); 

d) Kerbing and driveway crossovers; 

e) Pavement design details and gradients; 

f) Car parking dimensions and aisle widths; 

g) Water quality treatment systems including primary treatment (ie. gross pollutant traps) 

and secondary treatment using water sensitive design elements; 

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

external); 

i) Footpath connections between the internal network and external footpath network; 

j) Inclusion of two dedicated taxi drop-off/pick up facilities (as per the Able Access Design 

report, dated 31
st
 October 2017) and associated signage and covered seating; and 

k) 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) Provision of public bins in convenient locations for collection of customer recyclable and 

non-recyclable waste to discourage litter and minimise waste to landfill; 

b) Arrangements for collection and recycling of waste generated by commercial tenancies 

such as cardboard, plastics, food waste etc.; 

c) Provision of an adequate number of bulk waste receptacles to cater for maximum 

anticipated levels of waste for all tenancies; 

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

e) Management measures to prevent flocking of birds which may pose a hazard to aircraft 

movements; and 

f) 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: 

i) Adjacent internal road networks shall achieve appropriate clearance for heavy 

vehicles; 

ii) 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
th

 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. A final 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: 

 

Drawing No. Plan Type Date Prepared By 
Planning Report 

Dated August 2017 Planning Statement Received by Council 

dated 28.08.17 

Intro Design Pty 

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 

Invalid Representations 

Received by Council 

dated 05.02.18 

Mellor Olsson 

Lawyers 

Letter dated 05.02.18 Addendum to Tree Report 

AYTS4703-

MaiNorRdKinRdDIR 

Received by Council 

dated 05.02.18 

Arborman Tree 

Solutions 

Architectural Plans 

DWG No. SK01 

Revision I dated 

Site Context Received by Council 

dated 02.11.17 

Intro Design Pty 

Ltd 
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26.10.17 

DWG No. SK02 

Revision H dated 

26.10.17 

Site Land Area Plan Received by Council 

dated 02.11.17 

Intro Design Pty 

Ltd 

DWG No. SK03 

Revision I dated 

26.10.17 

Airport Building Heights Received by Council 

dated 02.11.17 

Intro Design Pty 

Ltd 

DWG No. SK04 

Revision B dated 

26.10.17 

Demolition Plan Received by Council 

dated 08.12.17 

Intro Design Pty 

Ltd 

DWG No. SK05 

Revision U dated 

20.12.17 

Site Plan 1 Received by Council 

dated 20.12.17 

Intro Design Pty 

Ltd 

DWG No. SK05 

Revision R dated 

26.10.17 

Site Plan – Foodstuffs 

Tenancies 

Received by Council 

dated 16.02.18 

Intro Design Pty 

Ltd 

DWG No. SK08 

Revision H dated 

26.10.17 

Site Movement Plan Received by Council 

dated 02.11.17 

Intro Design Pty 

Ltd 

DWG No. SK09 

Revision H dated 

26.10.17 

 

Roof Plan Received by Council 

dated 02.11.17 

Intro Design Pty 

Ltd 

DWG No. SK10 

Revision I dated 

06.02.18 

Landscape Area Plan Received by Council 

dated 06.02.18 

Intro Design Pty 

Ltd 

DWG No. SK11 

Revision E dated 

26.10.17 

Landscape – Details 1 Received by Council 

dated 02.11.17 

Intro Design Pty 

Ltd 

DWG No. SK12 

Revision F dated 

26.08.17 

Landscape – Details 2 Received by Council 

dated 02.11.17 

Intro Design Pty 

Ltd 

DWG No. SK13 

Revision B dated 

22.08.17 

Landscape – Details 3 Received by Council 

dated 02.11.17 

Intro Design Pty 

Ltd 

DWG No. SK14 

Revision B dated 

22.08.17 

Landscape – Details 4 Received by Council 

dated 02.11.17 

Intro Design Pty 

Ltd 

DWG No. SK50 

Revision G dated 

22.08.17 

Elevations – Site Received by Council 

dated 02.11.17 

Intro Design Pty 

Ltd 

DWG No. SK51 

Revision G dated 

06.02.18 

Elevations – North Side Received by Council 

dated 06.02.18 

Intro Design Pty 

Ltd 

DWG No. SK52 

Revision H dated 

06.02.18 

Elevations – South Side Received by Council 

dated 06.02.18 

Intro Design Pty 

Ltd 

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 I 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 

DWG No. SK104 

Revision B dated 

22.08.17 

Perspective 4 – North 2 Received by Council 

dated 02.11.17 

Intro Design Pty 

Ltd 

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 

Revision B dated 

26.10.17 

Perspective 8 – Main 

Road 2 

Received by Council 

dated 02.11.17 

Intro Design Pty 

Ltd 

Not stated Perspective – Main North 

Road, Major Tenancy 2 

Eastern Wall. 

Received by Council 

dated 06.02.2018 

Intro Design Pty 

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 

02 dated 22.08.17 

Fast Food Restaurant 1 Received by Council 

dated 28.08.17 

MCA Studio 

DWG No. SK03 Issue 

02 

Fast Food Restaurant 2 Received by Council 

dated 28.08.17 

MCA Studio 

DWG No. SK04 Issue 

02 

Fast Food Restaurant 4 Received by Council 

dated 28.08.17 

MCA Studio 

Reports and Technical Details 

Reference S114920 

dated 29.08.17 

Traffic Impact 

Assessment 

Received by Council 

dated 28.08.17 

GTA Consultants 

Reference S114920 Letter to Council – 

Response to Council 

comments RE: Traffic 

Received by Council 

dated 07.11.17 

GTA Consultants 

Not Stated Bus Stop Design Detail Received by Council 

dated 02.11.17 

Intro Design Pty 

Ltd 

Reference 17033-2-C Site Based Stormwater 

Management Plan 

Received by Council 

dated 28.08.17 

Southfront 

24 August 2017 Concept Stormwater 

Drainage Plan 

Received by Council 

dated 28.08.17 

Southfront 

DWG No. SK03 

Revision B dated 

06.11.17 

Main North Road Cross 

Sections – Conceptual 

Received by Council 

dated 08.12.17 

FMG Consulting 

Engineers 
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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 

August 2017 

Sustainability Report Received by Council 

dated 28.08.17 

Lucid Consulting 

Australia 

Reference LCE13136-

003a 

Town Planning Authority 

Services Infrastructure 

Report 

Received by Council 

dated 28.08.17 

Lucid Consulting 

Australia 

Reference LCE13136-

005a 

Lighting Concept Design 

and Compliance Report 

Received by Council 

dated 28.08.17 

Lucid Consulting 

Australia 

Reference LCE13136-

ESK01 

Concept Design and 

Obtrusive Lighting 

Assessment 

Received by Council 

dated 28.08.17 

Lucid Consulting 

Australia 

Not Stated Pierlite Quantum LED 

Floodlight 

Received by Council 

dated 28.08.17 

Gerard Lighting 

Reference S35706 – 

255881 dated 18 

August 2017 

Preliminary Site 

Investigation – Stage 1 

Environmental Site 

Assessment Report 

Received by Council 

dated 28.08.17 

FMG Engineering 

ATS4703-

MaiNorRdKinRdDIR 

dated 08.12.17 

Arboricultural Impact 

Assessment 

Received by Council 

dated 08.12.17 

Arborman Tree 

Solutions 

Map 1 of 4 – 08.12.17 Tree Protection Zones and 

Encroachment 

Received by Council 

dated 08.12.17 

Arborman Tree 

Solutions 

Map 2 of 4 – 08.12.17 Tree Protection Zones and 

Encroachment – Zoom 1 

Received by Council 

dated 08.12.17 

Arborman Tree 

Solutions 

Map 3 of 4 – 08.12.17 Tree Protection Zones and 

Encroachment – Zoom 2 

Received by Council 

dated 08.12.17 

Arborman Tree 

Solutions 

Map 4 of 4 – 08.12.17 Tree Protection Zones and 

Encroachment – Zoom 3 

Received by Council 

dated 08.12.17 

Arborman Tree 

Solutions 

Dated 08.12.17 Tree Assessment 

Summary 

Received by Council 

dated 08.12.17 

Arborman Tree 

Solutions 

Reference 4-1352_1 Disability Access Advice Received by Council 

dated 02.11.17 

Able Access 

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 

 

* 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. 

  

* 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. 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. 

 

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.   

 

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: 

http://www.epa.sa.gov.au/
mailto:bnaumann@salisbury.sa.gov.au
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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 –  

 

 On any Sunday or public holiday; or 

 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/
2
 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. Prior to Development Approval being granted, the applicant shall undertake the following to 

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. 

 

17. 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. 

 

18. 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. 

 

19. 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. 

 

20. 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. 

 

mailto:daniel.sladic@sa.gov.au
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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: 

1. Plans, Correspondence, Reports and Property Information  

2. Copy of Representations and Applicant's Response to Valid Representations  

3. Invalid submissions made by persons not notified of development  

4. Schedule 8 referral responses  

5. Internal referral responses  

6. Development Plan extracts   
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