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 CONFIDENTIAL AGENDA 

FOR POLICY AND PLANNING MEETING TO BE HELD ON 

18 JULY 2022 AT 6.30 PM 

IN LITTLE PARA CONFERENCE ROOMS, SALISBURY COMMUNITY HUB, 34 

CHURCH STREET, SALISBURY 

MEMBERS 

Deputy Mayor, Cr C Buchanan (Chairman) 
Mayor G Aldridge 
Cr M Blackmore (Deputy Chairman) 
Cr L Braun 
Cr B Brug 
Cr A Duncan 
Cr K Grenfell 
Cr N Henningsen 
Cr D Hood 
Cr P Jensen 
Cr D Proleta 
Cr S Ouk 
Cr S Reardon 
Cr G Reynolds 
Cr J Woodman  

REQUIRED STAFF 

Chief Executive Officer, Mr J Harry 
General Manager Business Excellence, Mr C Mansueto 
General Manager City Infrastructure, Mr J Devine 
General Manager Community Development, Mrs A Pokoney Cramey 
General Manager City Development, Ms M English 
Manager Governance, Mr R Deco 
Team Leader Council Governance, Ms J O'Keefe-Craig 
Governance Support Officer, Ms K Boyd 

APOLOGIES 

Item 1.4.1 Released
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 ITEM 1.4.1 

POLICY AND PLANNING   

DATE 18 July 2022  

PREV REFS Policy and Planning 
Committee 

1.1.1 19/04/2022 

HEADING Strategic Growth Framework Waterloo Corner and Bolivar 
Corridor 

AUTHORS Leandro Lopez Digon, Manager Economic Development & Urban 
Policy, City Development 
Chris Zafiropoulos, Assessment Manager, City Development  

 

CITY PLAN LINKS 3.3 Our infrastructure supports investment and business activity 
3.4 Our urban growth is well planned and our centres are active 
4.4 We plan effectively to address community needs and identify 
new opportunities 

SUMMARY The Strategic Growth Framework – Waterloo Corner and Bolivar 
Corridor has been prepared to provide Council with the necessary 
strategic background to provide clear direction regarding future 
development in the area. It will also provide direction to State 
Government and the private sector regarding potential development 
within the Study Area in the short, medium and long term and thus 
provide a framework to influence and/or direct rezoning initiatives 
to provide a coordinated and staged approach where the necessary 
infrastructure can be delivered to support the growth in a planned 
manner. This framework has been informed by the consultation 
conducted during April-May 2022. This report is seeking Council 
approval for the adoption of the framework and next steps. 

 

RECOMMENDATION 

That Council: 
1. Approves the Strategic Growth Framework Waterloo Corner and Bolivar Corridor as 

included in Attachment 1 (Policy and Planning Committee, 18 July 2022, Item 1.4.1) to: 
a. Close the loop with the community and other stakeholders, and report back on the 

outcomes of the investigations, inviting further submissions on land owner 
interest for development, in accordance with the Strategic Growth Framework 
Waterloo Corner and Bolivar Corridor. 

b. Inform the two proponents seeking proponent led code amendments for precincts 
1 and 2 that are subject to infrastructure agreements with Council for the 
necessary infrastructure in accordance with the Strategic Growth Framework 
Waterloo Corner and Bolivar Corridor. 

c. Engage with the Department of Infrastructure and Transport on network 
opportunities that have been identified as providing regional benefit. 
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 d. Engage with the City of Playford to identify key principles to inform regional 
growth. 

e. Engage with SA Water and Department of Infrastructure and Transport on 
strategic land requirements for road and stormwater network. 

f. Engage with the State Planning Commission and Planning and Land Use Services 
on how the Framework can inform the review of the 30 Year Plan for Greater 
Adelaide. 

2. Notes that Administration will provide a report to Council on the outcomes of the 
further consultation with land owners and other stakeholders, together with 
recommended actions for precincts 3 to 8 of the Strategic Growth Framework Waterloo 
Corner and Bolivar Corridor (Attachment 1, Policy and Planning Committee, 18 July 
2022, Item 1.4.1) 

3. Approves that, pursuant to Section 91(7) of the Local Government Act 1999, the report, 
attachments, presentation, discussion, recommendations, decision and minutes for this 
item will remain confidential and not available for public inspection until 30 June 2023. 

4. Approves that, pursuant to Section 91(9)(c) of the Local Government Act 1999, the 
power to revoke the order under Section 91(7)(a)&(b) prior to any review or as a result 
of any review is delegated to the Chief Executive Officer. 

ATTACHMENTS 

This document should be read in conjunction with the following attachments: 
1. Attachment 1 - Strategic Growth Framework - Waterloo Corner anda Bolivar Corridor  
2. Attachment 2 - Engagement Outcome Summary Report  
3. Attachment 3 - Map   

1. BACKGROUND 

1.1 The City of Salisbury City Plan 2035 identifies the need for strategic planning of 
the area west of Port Wakefield Road in response to infrastructure and land use 
planning changes within and surrounding this land in recent years. 

1.2 This Strategic Growth Framework Waterloo Corner and Bolivar Corridor 
(Framework) has been prepared to provide Council with the necessary strategic 
background to provide clear direction regarding future development in the area. It 
will also provide direction to State Government and the private sector regarding 
potential development within the Study Area in the short, medium and long term 
and thus provide a framework to influence and/or direct rezoning initiatives to 
provide a coordinated and staged approach where the necessary infrastructure can 
be delivered to support the growth in a planned manner. 

2. CITY PLAN CRITICAL ACTION 

2.1 Develop a structure plan for the land west of Port Wakefield Road to open up new 
development opportunities while preserving the existing character of Globe Derby 
and St Kilda. 

3. CONSULTATION / COMMUNICATION 

3.1 Internal 
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 3.1.1 The whole Framework has been supported with a working group of staff 
from Infrastructure Management, Development Services and Urban 
Policy.  

3.2 External 
3.2.1 Department of Infrastructure and Transport 
3.2.2 SA Water 
3.2.3 City of Playford 
3.2.4 Community members, including land owners. 

4. REPORT 

4.1 The purpose of this Framework is to: 
4.1.1 Present a fully informed, consolidated and coordinated growth 

framework to inform future Council decisions relating to infrastructure 
planning and funding and the orderly sequencing and management of 
Council and/or Proponent led Code Amendments. 

4.1.2 Take both a long term 30-year perspective on development potential and 
forward planning, within a flexible framework that can support existing 
or short-term development interest within a coordinated and orderly 
development pattern. 

4.1.3 Produce a framework that appreciates the regional context with a level of 
investigation and regional coordination to be used to directly inform the 
upcoming State Government’s Regional Planning process. 

4.1.4 Promote and encourage economic growth and job creation for the City of 
Salisbury community. 

4.1.5 Identify infrastructure delivery mechanism options that could support an 
intensification of development while ensuring fair apportionment of costs 
between the landowners, developers, City of Salisbury, adjacent councils 
and State Government.   

Consultation Process 

4.2 To inform the development of the Strategic Growth Framework consultation was 
undertaken with the community and key stakeholders.  

4.3 Engagement activities were conducted over a 4-week period from 29 April to 27 
May in a manner that aligns with both the Planning and Land Use Services 
Community Engagement Charter and the City of Salisbury’s consultation policy. 

4.4 The following stakeholders were engaged during a 21-day period from 2 May to 
27 May: 
4.4.1 Owners and occupiers of the land within the study area and owners and 

occupiers of adjacent land to the study area boundaries and within the 
broader planning areas, with a direct letter sent to all owners/occupiers. 

4.4.2 Planning and Land Use Services 
4.4.3 City of Playford 
4.4.4 Relevant Government Departments 
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 4.4.5 Relevant Service Infrastructure Providers 
4.5 The wider community located outside Study Area was also able to participate in 

the consultation process with information being made available on the website.  
4.6 State Government departments were contacted directly in writing (via letter or 

email) and invited to provide feedback. In addition, meetings were held with 
Planning and Land Use Services, the Department of Infrastructure and Transport 
and the City of Playford. 

Consultation Outcomes 

4.7 There was strong engagement and interest in the Framework from landowners 
during the engagement period, with a high attendance rate at the two drop-in 
sessions. 

4.8 Feedback was collected via verbal feedback (27 individuals), online survey 
responses (38 individuals), written letters and via two community drop-in sessions 
held at the Bagster Road Community Centre and the St Kilda Progress 
Association Hall. 

4.9 A total of 65 submissions were received, with 72% of respondents being 
landowners within the study area, 22% being residents and 6% being business 
owners. 

4.10 Strong interest was received from some land owners to commence code 
amendment processes. The key concern by survey respondents was the lack of 
infrastructure in the study area and the need for additional provisions including 
road infrastructure, sewer and wastewater before any commitment to development 
related investment in the area could be made.  

4.11 The consultation process has identified that while there were some different 
views, there was a majority view that the area does require detailed planning to 
investigate rezoning, with some areas and landowners, specifically those either 
directly fronting or immediately adjacent to Port Wakefield Road who are looking 
to redevelopment in the immediate term.   

4.12 The process has identified: 
4.12.1 Areas of the study area where there are discreet groups of landowners 

with common views on redevelopment and timing that could form a 
precinct that could potentially proceed through a rezoning process early 
in the Strategic Growth Framework Timeline.   

4.12.2 Other sections of the study area, where the landowner views are more 
mixed, with interspersed owners who both want intensification of 
development in the short term and landowners who want no change.  
These mixed areas will likely require Council to take a more leading role 
to form a view on the future direction and likely lead any required Code 
Amendments. 

4.13 More detailed outcomes of the engagement can be found in Attachment 2.  
4.14 A high-level summary of the key engagement findings is included in the final 

Strategic Growth Framework in Attachment 1, which will be made publicly 
available. 
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 4.15 Feedback was also received from Planning and Land Use Services, the 
Department of Infrastructure and Transport and the Office of Recreation, Sport 
and Racing. Additional consultation will be required with these agencies and other 
infrastructure providers as part of any future code amendment processes. 

4.16 The community and stakeholder feedback has been used to inform the 
recommended precinct plans and staging for the development of the area. 

4.17 It is proposed that a letter to ‘close the loop’ be sent to all individuals and 
agencies that participated in the engagement process to advise them that the 
Strategic Growth Framework has been adopted by Council including contact 
details should they wish to make further inquiries. 

Infrastructure Coordination 

4.18 The planning system seeks to have infrastructure and rezoning process run in 
parallel. A coordinated approach provides for orderly development outcomes. As 
there are some 300-separate allotments in the Growth Framework study area, this 
coordination is paramount. 

4.19 Concurrent with this consultation, high level infrastructure requirements have 
been identified to inform future rezoning of land. It is of high importance to 
coordinate infrastructure requirements with rezoning, in order to appropriately 
apportion costs. There are a number of infrastructure delivery mechanisms 
analysed in the Framework to fund and deliver infrastructure to support new 
development.  

4.20 A hybrid approach is recommended as funding infrastructure is highly dependent 
on the willingness of land owners. Where there is agreement, an Infrastructure 
Deed is likely to be used. In these circumstances, these owners may undertake a 
proponent led code amendment. At this stage, this option is recommended for 
those precincts where land owners are able and willing to work cooperatively.  

4.21 Where a land owner interest is low or unwilling to fund infrastructure, a Separate 
Rate could be used to facilitate the orderly development of the area. Council will 
have to lead a code amendment process in this circumstance.  

4.22 Infrastructure Deeds are the preferred mechanism, with the use of a Separate Rate 
in circumstances where orderly development may not otherwise be possible. 
Council funding should be considered where development provides broader 
community benefit. E.g. resolving wider flooding risk issues in a catchment. 

4.23 Further advice will be provided to Council on the hybrid of mechanisms, where 
land owners do not agree to Infrastructure Deeds.  

4.24 The Framework has also identified infrastructure that will provide regional benefit 
and is not attributed specifically to an area. Given the beneficiaries for these 
works are not the land owners within a specific precinct, Council will need to 
engage with the City of Playford and relevant State Government agencies. It is 
proposed to include within the Infrastructure Deed agreements and Code 
amendments adequate reservation of land for future infrastructure needs.  

Land Supply and Industry Market Overview 

4.1 An industrial market overview and analysis has been undertaken to inform the 
Framework. The analysis has found the market is currently in strong upswing with 
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 a lack of supply of market ready industrial and commercial land being widely 
reported. 

4.2 Transport, storage and logistic facilities have been strong performers since the 
advent of COVID-19, albeit this growth was already emerging prior to the 
pandemic driven by online shopping, which are well suited to the highly 
accessible land located within the area given the transport infrastructure that is 
available to service this precinct.  

4.3 Other sectors including Defence and related support activities are particularly 
pertinent to the area and could represent an opportunity for Council to use the 
Strategic Growth Framework to promote a Defence cluster as part of the existing 
Federal Government investment. 

4.4 There are a range of factors which limit the supply of land to the market, and 
which suggest more rather than less land should be suitably zoned for future use. 

4.5 Multiple land ownerships and the need to deliver key infrastructure to render land 
developable are potentially limiting factors in the take up of opportunities in the 
area. 

4.6 The analysis for the purpose of informing the staging and forecast timeframes for 
the potential land available within the Strategic Growth Framework suggests a 
take up rate of 15-25 hectares per annum and a development timeline of between 
20-35 years. 

Next Steps 

4.7 An intended outcome of this Framework is to have a strategic background to 
provide clear direction regarding future development in the area, including to 
provide guidance and make informed decisions on code amendment proposals 
with all stakeholders. Eight (8) indicative Code Amendment Precincts have been 
identified to facilitate the orderly development. The precincts reflect respective 
infrastructure requirements and land owner feedback to this point, noting a 
development timeline of between 20-35 years. 

4.8 Council has already been advised of two land owner groups who have prepared or 
are in the process of preparing proponent led code amendments. Refer to map in 
Attachment 3.  
4.8.1 Precinct 1 – these three land owners have engaged a planning consultant 

to commence a proponent led code amendment process. The findings 
from the Framework suggests the infrastructure for this group of 
allotments could progress as a discreet precinct, subject to an 
Infrastructure Deed agreement. 

4.8.2 Precinct 2 – this group comprises up to eight allotments and Council has 
received submissions from three separate consultants expressing interest 
in rezoning land. Given the general willingness of all these land owners 
to progress code amendments, it is proposed that all these land owners 
are advised to coordinate a single submission for a proponent led code 
amendment process, together with Infrastructure Deed agreements. This 
precinct has specific Council infrastructure requirements that will 
provide broader community benefit, therefore Council may also need to 
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 consider allocating additional funding. Further advice will be provided to 
Council as this precinct is further explored.  

4.9 While Council is not required to agree to proponent led code amendments (the 
Planning, Development and Infrastructure Act 2016 now provides that a land 
owner can seek rezoning directly with the Minister for Planning), the Framework 
provides a solid basis for informed decisions by proponents and the Minister for 
Planning. Preliminary discussions with the proponents and PLUS, have revealed a 
willingness for the owners and the Department to collaborate with Council on a 
coordinated code amendment and infrastructure deed agreements for these 
precincts. It is recommended that Council endorses this approach as it will 
provide a template for the orderly development of the area.  

4.10 In respect to the other precincts, it is recommended that Council close the loop 
with the community and report back on the outcomes of the investigations. It is 
likely that further precincts may be identified through this process. In addition, 
there are policy recommendations arising from the report that will need to be 
reported back to Council for further consideration. It is proposed that a further 
report be presented to Council following further investigation and land owner 
consultation. 

4.11 The Framework also identifies issues and further investigations that are required 
at a regional scale. It is recommended that Council use the Framework to further 
engage with: 
4.11.1 The Department of Infrastructure and Transport (DIT) on network 

opportunities that has been identified as providing regional benefit. 
4.11.2 The City of Playford to identify key principles to inform regional growth. 
4.11.3 SA Water and DIT on strategic land requirements for road and 

stormwater networks. 
4.11.4 State Planning Commission and PLUS on how the Framework can 

inform the pending review of the 30 Year Plan for Greater Adelaide. 

5. CONCLUSION / PROPOSAL 

5.1 The Strategic Growth Framework Waterloo Corner and Bolivar Corridor presents 
a fully informed, consolidated and coordinated growth framework to inform 
future Council decisions relating to infrastructure planning and funding and the 
orderly sequencing and management of Council and/or Proponent led Code 
Amendments. 

5.2 It is envisioned that the Strategic Growth Framework will be made publicly 
available on Council’s website, and will be regularly updated to remain current 
and relevant and inform Council’s decision making. 
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