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1. INTRODUCTION

On 4 January 2007, the Minister for Urban Development and Planning declared the Buckland
Park proposal would be assessed as a Major Development in accordance with Section 46 of
the Development Act 1993.

A Development Application was submitted for the proposal on 25 May 2007. The proponent is
Walker Corporation Pty Ltd and Daycorp Pty Ltd.

In August 2007, the Development Assessment Commission (DAC) acting independently
determined Environmental Impact Statement (EIS) was required and issued a Guidelines
document specifying what the statement should address.

The requirement for an EIS is part of a rigorous assessment process under the major
development provisions of the Development Act, 1993.

The Major Development Declaration was revised on 18 June 2008 after a request from the
proponent that the site be expanded from 1,000 hectares to 1,308 hectares to allow better
management of flood issue, provide opportunities for employment and provide a connection to
Port Wakefield Road.

An amended EIS Guidelines document was subsequently released in August 2008.

The Guidelines require the proponent to address more than 100 environmental issues
including:

e potential flooding issues;

e infrastructure issues (water, sewerage, stormwater, transport);

e water use issues (supply, impacts on groundwater, water reuse and harvesting);

e possible construction and ongoing impacts on the local environment, including
waterways;

o effects on and from adjacent industries; and

e demands on community services.

The site is shown on the plan in Appendix 1 entitled ‘Major Development Declaration Area’.
This planning report is provided in support of the EIS and is intended to assist the Minister with

his assessment of the merits of the proposal. It also provides further information sought by the
DAC as detailed within the Guidelines
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2. DESCRIPTION OF THE PROPOSAL

2.1 Underlying Rationale

Buckland Park’s environmental context has changed over recent years, to an extent that is
now appropriate to consider the area for urban purposes. The changed circumstances
included the following:

e Instigation of flood mitigation works associated with the Gawler River, which are
anticipated to reduce flood risks in the area;

e Relocation of the 7RAR Battalion with 1,200 personnel from its current location in Darwin
to new facilities within the Edinburgh Defence Precinct, including the construction of over
$620 million of new facilities at Edinburgh. This in turn creates a significant demand for
housing;

e  Construction of the Northern Expressway (NExy), a major piece of road infrastructure. It
will improve accessibility to the northern suburbs of Adelaide as will the northern
connector and consequently the regions ability to attract employment and support new
urban areas; and

e Adecline in Metropolitan Adelaide’s land stocks and housing affordability over the last 3
years. The Government has recently announced it is undertaking a Growth Investigation
Areas project to identify a 25-year rolling land supply. Buckland Park is included in that
project (Minister for Urban Development and Planning Nov 08).

Appendix 2 contains a Locality Plan.
2.2 Proposal Overview

A site and proposal of this scale, in the control of a single proponent, will allow efficient
planning and implementation of the proposal. Government resources are minimised in this
process, with the proponent funding planning resources.

The Buckland Park proposal will be a comprehensively planned community designed to
accommodate 12,000 new allotments with a projected population of 33,000 people (Connor
Holmes 2008).

The proposal is master planned to include a hierarchy of centres commensurate with its scale.
The centres will provide local employment opportunities, and shops, commercial offices,
service trades, medical facilities, community and library facilities, and schools (Connor Holmes
2008).

An internal road network, new interchange with Port Wakefield Road and a public transport
network to accommodate buses is proposed (Parsons Brinkerhoff 2008).

Buckland Park’s facilities and services will be available to residents of Virginia and Two Wells,
expanding the limited range of services and facilities currently available to those communities.

The district centre will be the community focal point including a transportation hub.

Neighbourhoods will be designed so all residents are within reasonable proximity to a
neighbourhood centre. These are located to coincide with local recreation reserves creating
neighbourhood focal points. B-7 schools are anticipated in association with the
neighbourhood centres.

The Master Plan facilitates a high level of self sufficiency by incorporating access to retail,
commercial and community facilities within its boundaries.

PLANNING REPORT PAGE 2
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Housing will be predominantly detached dwellings on separate allotments of various sizes in a
typical range of around 300 m? to 800 m?. Medium density housing is intended to be
strategically provided around the District Centre, the neighbourhood centres, abutting local
recreation areas and taking advantage of views to the extensive areas of open space.

The proposal will meet the Government'’s target of 15% Affordable Housing by delivering small
allotments at a price point capable of accommodating affordable small dwellings and new
housing concepts. This target is supported by changes to legislation (Statutes Amendment
Affordable Housing Act 2007). The implementation of the 15% is centred on Government
land, Declared Major Developments, significant rezoning or change in use to residential from
non-residential uses, together with the creation of opportunities for housing associations and
cooperatives and the involvement of Housing SA.

The Master Plan includes an open space network to protect biodiversity assets, accommodate
flood management facilities, create permanent water bodies, provide for sport and recreation,
pedestrian links and cycle-ways and present a landscaped outlook for a large part of the
community.

Accessibility and service provision for new residents at the outset of residential occupation is
an important component of the proposal and therefore the proposal includes:

e A community bus service;
e A community worker; and

e Neighbourhood Centre within Stage 1.
2.3 Master Plan
The Buckland Park Master Plan includes the following key features:

e  Approximately 12,000 dwellings, including some 3,885 medium density dwellings and a
range of affordable housing options;

o A District Centre, four neighbourhood centres incorporating a range of commercial and
community facilities;

o  Employment areas, including a mixed use, commercial and retail precinct adjoining Port
Wakefield Road, and service/light industry precincts adjoining horticulture land to the
south;

e  Open space networks, significantly increasing regional open space;
e  Four primary schools and two secondary schools;
e  Appropriate separation distances to nearby rural activities; and

e A structure based on distinct neighbourhoods.

The Master Plan (Version 6) the Buckland Park proposal appears in Appendix 3 and provides
an appreciation of the form of the proposal and its various components.

2.4 Staging

The proponent has a staging strategy for the project delivery over 25 years. Accordingly,
Buckland Park has been considered and planned incrementally in 5 stages.
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In the first five years of construction, 2010 to 2016, the requirements for early access to
facilities and commitment to infrastructure will be addressed.

During the first five years:

. 1660 allotments will be created:;

e  Stage 1 will be completed, including the neighbourhood centre’s first phase including a
1,500 m2 supermarket and 600 m2 of specialty shops, with the ability to double in size as
more houses are occupied;

e A community bus network will be established to provide bus service for the first residents
to connect with Route 900, and provide access to the region’s shopping facilities,
community services and schools;

e  The storm and flood water management channel system will be commenced;

e  Open space, parks and public domain landscaping, particularly in the neighbourhood
centre, will be provided;

e A primary school will be established, by either the public or private sector.

Subsequent stages will comprise the following elements to support the overall population of
33,000 people.

Between 2017 and 2021

e 3080 additional allotments created,;

e  establishment of two primary schools, public and private;
e completion of the neighbourhood centre within Stage 1;
e construction of a second neighbourhood centre;

o employment area 1 partially developed.
Between 2022 and 2026

e 3200 additional allotments created,;

e  establishment of two new schools, public B-12 and private secondary school;
e  Employment Area 1 fully developed,;

e District Centre commenced,;

e  construction of a third neighbourhood centre.
Between 2027 and 2031

e 3200 additional allotments created;

e establishment of fourth primary school and another secondary school;
e ongoing creation of mixed use zone and district centre;

e  Employment Area 2 partially developed,;

e construction of a fourth neighbourhood centre;

e decommissioning of the Stage 1 Neighbourhood Centre.
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Between 2032 and 2035

e 860 additional allotments created;
e ongoing development of district centre, mixed use zone and employment area 2.

The above staging sequence is illustrated in the Staging Plan at Appendix 4.
2.5 Neighbourhood Design

2.5.1 Design Parameters

The Master Plan has evolved having regard to three key spatial influences:

e the accommodation of flood mitigation facilities associated with the Gawler River;
e the protection and enhancement of remnant woodland areas; and

e urban form based on ‘new urbanism’ principles, notably permeability of the street
network, a ‘walkable’ neighbourhood structure which accommodates pedestrian
movement and community / public transport, ease of access to services and facilities, a
mix of housing opportunities, a high quality public realm and commitment to sustainability.

2.5.2 Design Themes
More particularly, the Master Plan is based on three broad themes:
A relaxed lifestyle:

e open spaces;
e rural pursuits; and
e  recreation trails.

The above lifestyle elements are characteristic of the masterplanned approach being taken at
Buckland Park, which cannot necessarily be achieved in the small incremental divisions
undertaken in most new and growing suburbs.

Water:

e large permanent water bodies;

e intermittent creek systems;

e flood plain identification and management;

e  Gawler River management and flood mitigation works;

e use of recycled water for non- potable purposes;

e  microclimate modification (through vegetation and water); and
e irrigation, revegetation and greening.

The need to reduce the use of potable water and manage stormwater and flooding on the site
creates opportunities to re-use storm and flood water for irrigation and the creation of water
features throughout the site.

PLANNING REPORT PAGE 5
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Environmental principles:

e sustainable quality of life;

° pollution minimization;

e  resource conservation;

e implementing WSUD techniques; and
e  biodiversity conservation.

2.6 Sustainability

It is widely accepted that sustainability entails meeting the social, environmental and economic
objectives of the current generation, while balancing the needs of future generations.

Sustainability seeks to achieve resource conservation, prevent pollution, maintain biodiversity
and improve community well-being. Sustainability in Buckland Park will not be solely limited to
the environment, but it is intended to create a community which provides people with a feeling
of general safety, security, and a sense of community, with opportunities for employment,
relaxation and learning.

Sustainability is an important Government consideration and is paramount within the
objectives in South Australia’s Strategic Plan. The Buckland Park proposal will embrace the
drive and direction provided by the Strategic Plan, and sustainability will be a key focus in the
development’s planning, delivery and management of ongoing operations.

In particular the following Objective and Targets found within South Australia’s Strategic Plan
are applicable:

Objective 3: Attaining Sustainability (2007)

e  Biodiversity — (T3.1);

e  Energy consumption — dwellings (T3.14);
e  Greenhouse emissions (T3.5);

e Land biodiversity (T3.2);

e  Water (T3.9);

e  Use of public transport (T3.6);

e  Ecological footprint (T3.7, T3.8).

A significant element of the Buckland Park proposal is efficient water management and flood
mitigation achieved through the use of wetland and creek systems, use of recycled treated
water from Bolivar which will be pumped to the site, and integration with the Gawler River
management and flood mitigation work.

Measures aimed at climate change and the environment, including sustainable energy
practices through passive building design, use of solar and wind energy, dual water supply
systems, and extensive tree planting and environment restoration and management have
been investigated and reported on independently.

Social, economic and environmental sustainability initiatives are continuing to be investigated
for delivery at all stages of the proposal.

For “Ecologically Sustainable Development” (ESD) and climate change initiatives to be
successful they must be practical, commercially viable and easily replicated. They will be
applied during the planning, implementation and operation phases. The context of Buckland
Park and its characteristics will see initiatives tailored to suit.

PLANNING REPORT PAGE 6
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Buckland Park’s scale offers an opportunity to implement a comprehensive strategy for ESD.
Such a strategy seeks to address the following:

e sustainable quality of life — open space, transport, amenity, socio-economic well-being
and safety;

e  pollution minimisation — noise, air, ground and water;
e resource conservation —water, energy, soils, construction materials and land; and
e  biodiversity conservation — eco-systems, flora and fauna.

Parsons Brinckerhoff has undertaken a Sustainability and Climate Change Assessment as
part of the EIS approval process. As part of that assessment Parsons Brinckerhoff refer to a
number of sustainability principles which will influence Buckland Park’s built form and
community including:

equity within and between generations;
e  ecological integrity;

e  polluter pays;

e  precautionary behavior; and

e community involvement.

A supporting design philosophy for Buckland Park has been applied and reflects the emphasis
of the sustainability vision and above principles. It achieves sustainability outcomes with
respect to:

e Community;

e  Energy;

e Transport;

e  Water use;

e Biodiversity;

e Resources; and
e  Pollution.

To assist Buckland Parks’ future residents and businesses, designers and builders, a set of

Sustainability Guidelines have been drafted by Parsons Brinckerhoff (2008). The Guidelines
provide confidence that sustainability requirements will be incorporated into Buckland Park’s
buildings. These guidelines are intended to be responsive to climate change adaptation and
long term sustainability. Currently the Guidelines are principles only and will be detailed and
finalized when the proposal receives the Governor’s approval.

The Master Plan layout guides residential and commercial locations, ensuring the ESD
principles are considered early within the design of each future stage. Appropriate master
planning can positively impact on energy efficiency ratings, resource conservation, urban
design and the residential amenity ultimately achieved.

Suitable parameters for open space and garden design, plant species selections and
sustainable horticultural practices applicable to South Australian environment together with
effective, efficient and appropriate water use have been incorporated into the design of open
space and landscaped components. These will be further refined as the design process
becomes more focused on detail.
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The processes of 'place design', ‘place development' and ‘place management' will be applied
to the future detailed design of urban spaces and focal points to create a sustainable public
domain that is attractive, functional and viable.
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3. EXISTING ENVIRONMENT AND LOCALITY

3.1 The Site

The site is located on the northern Adelaide Plains at Buckland Park, approximately 32
kilometres by road from the centre of Adelaide. It is located on the western side of Port
Wakefield Road (Highway 1), 2.4 kilometres east of Virginia (refer to the locality plan in
Appendix 2).

By comparison, Gawler Town Centre is 41 km from Adelaide by road, Mt Barker is 35km,
Seaford Rise is 36km and Sellicks Beach is 53km.

The site is within the Metropolitan Adelaide boundary and approximately 9 kilometres outside
of metropolitan Adelaide’s current Urban Growth Boundary. It is in proximity to key transport
routes and is within reasonable commuting distance to metropolitan employment hubs,
services and facilities.

The site is 1,308 hectares and comprises 39 separate Certificates of Title. The site has
boundaries that follow cadastral boundaries. The Gawler River forms the northern boundary,
Cheetham salt pans adjoin to the south west, and portion of the site abuts the Port Wakefield
Road to the east. A site plan in at Appendix 5.

The site is not uniform in shape, as it is composed of numerous contiguous allotments.

The site is extremely flat and characteristically low-lying, generally being between three and
six metres above sea level. The locality contains a large flood plain and has historically been
the subject of varying inundation due to flooding from the Gawler River.

Tracts of remnant native vegetation (River Red Gums and Black Box) are located in the
northern portion of the site, generally adjacent to the Gawler River. The site also contains
areas of Samphire shrub land. Other parts of the site are host to habitat of varying types
including several bird and bat species.

The site is largely devoid of structures. Only part of the site has been used intensively in
recent years for agricultural purposes. There are dilapidated greenhouses located on the
south west corner of Legoe and Tippets Bridge Road. Much of the site is used for grazing.

The site has limited connection to mains water, and no connection to sewer. It does, however,
have access to the Virginia Pipeline, which provides treated water from Bolivar for use by
agricultural producers located on the northern Adelaide Plains.

The site abuts an 11Kv overhead power line on Legoe Road and overhead power lines along
Park Road enter the southern portion of the site.

The site is conveniently accessed from Port Wakefield Road via Reedy Road, Legoe Road
(portion sealed), Park Road (portion sealed) and Thompson Road (constructed but unsealed).

3.2 The Locality

The towns of Virginia, Two Wells and Angle Vale are in the site’s region. These towns service
a dispersed rural population of approximately 8,000 people. Virginia, the smallest of the three
towns, lies 3-4 kilometres to the east of the site.

Despite these towns’ relatively close proximity to the Adelaide metropolitan area, each is set in
a rural context and retain an identity distinct from that of greater metropolitan area. Angle Vale
is the township closest to the suburbs of Elizabeth and Smithfield and also has the largest
population. Typically its residents rely significantly on employment outside the region, and

PLANNING REPORT PAGE 9
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therefore include a large proportion of commuters. Virginia and Two Wells play an important
support role to the horticultural and agricultural industries surrounding the townships. Virginia
is experiencing some growth with new residential allotments being released immediately to the
south of the town.

Buckland Park is situated approximately some 32km by road from the Central Business
District (CBD), Elizabeth and Salisbury are approximately 18km and 15km away respectively
and contain significant economic activity nodes and public transport interchanges.

Key regional features include:

e Port Wakefield Road (Highway 1) which connects interstate destinations with Adelaide,
Gawler via Angle Vale Road and the northern suburbs of metropolitan Adelaide;

e  The Australia Rail Track Corporation’s Adelaide-Darwin railway line;
e  The Northern Expressway;
e  The proposed Northern Connector;

e  The Edinburgh RAAF base and adjacent Edinburgh Parks Precinct which provide
considerable employment growth potential;

e Key service centres at Munno Para, Elizabeth, Salisbury and Mawson Lakes; and

e Industrial precincts emerging at Gillman.
Buckland Park’s regional position is shown on the Regional Context Plan found in Appendix 6.

The area around Virginia is characterised by longstanding horticultural activities which are
intensifying with increased use of sheds and greenhouses particularly east of Port Wakefield
Road. The horticulture industry is important to the South Australian economy and the area’s
excellent access to the Port Wakefield Road is an essential element in this success.

Horticultural uses also exist on the western side of Port Wakefield Road, but to a lesser extent.
Vines and olives have become popular, taking their place alongside the more traditional
market gardens and greenhouses.

The Virginia Pipeline, completed in 1999, provides a dependable source of non-potable water
from the Bolivar Treatment Works. It has the potential to allow significant expansion of
horticulture and agricultural uses in the region, particularly as access to potable water
becomes scarcer and less economical.

3.3 Adelaide Plains Horticulture Industry

Development of Horticulture Industries on the Adelaide Plains — A Blueprint for 2030 prepared
by the Lucas Group and released in July 2007 suggests a vision for the Horticulture Industry
on the Adelaide Plains, to assist long term strategic planning, efficient use of land and
resources.

The study identified the Adelaide Plains Horticulture Industry as being concentrated in the
area around Virginia and Angle Vale, with expansion occurring into the area around Two
Wells.

The study culminated in a Vision for the Plains, which conceptually shows “lower value land to
west of Port Wakefield Road could be utlised for hydroponic greenhouse production”. The
site’s eastern portion is included in this category as are large areas to the south and north.
Most of the site is not nominated for any purpose in the Vision.
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3.4 Buckland Park’s Strategic Context

Buckland Park is within the Metropolitan Adelaide region as described in the Planning Strategy
and is 9 kilometers from the Urban Growth boundary.

The location of Buckland Park to Adelaide’s other new and growing suburbs, including those
that are either commenced, committed, proposed or under investigation, has been reviewed.
Buckland Park is currently being investigated as a new growth location in the Growth
Investigation Areas project initiated by the Minister for Urban Development and Planning on 5"
November 2008.

Table 1 contains a comparison of 8 different new or growing areas with Buckland Park:

e Golden Grove;
e Concordia;

e  Hewett;

e  Sellicks Beach;
e  Bowering Hill;
e Mt Barker;

e Dry Creek; and

e Roseworthy.
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Table1l Buckland Park’s Strategic Context
Urban Area Size Type Within Distances to Key Services / Facilities (km by vehicle)
(ha) Metro CBD Regional Major rail Major TAFE College University Major employment lands
Area centre interchange hospital
Buckland Park [1300 [ Proposed [ Y 30 18 15 | 20 (LM) [ 15 (Salisbury) [ 30 (City) | 9 (Edinburgh Parks)
Golden Grove 1240 Completed Y 22 9 9 9 (M) 9 (Modbury) 22 (City) 10 (Parafield)
Concordia 500 Committed N 45 20 20 24 (LM) 3 (Gawler) 45 (City) 20 (Edinburgh Parks)
17 (Elizabeth)
Hewett Completed N 45 20 20 24 (LM) 3 (Gawler) 45 (City) 20 (Edinburgh Parks)
17 (Elizabeth) 33 (Levels)
Sellicks Beach Completed Y 53 26 26 42 (F) 26 (Noarlunga) 43 (Flinders) 26 (Noarlunga Centre)
32 (Lonsdale)
Bowering Hill 397 Committed Y 43 14 14 30 (F) 26 (Noarlunga) 31 (Flinders) 14 (Noarlunga Centre)
20 (Lonsdale)
Mt Barker Expanding N 35 38 (Marion) 35 35 (F) Mt Barker 35 (City) 38 (Marion)
(Flinders) 45 (Mawson Lakes)
45 (Gillman)
Dry Creek Under Y 12 9 10 12 (RA) 12 (Pt Adelaide) 12 (City) 3 (Gillman)
Investigation 5 (Levels) 5 (Mawson Lakes)
Roseworthy Under N 49 24 25 28 (LM) Roseworthy 49 (City) 25 (Edinburgh Parks)
investigation 8 (Gawler) 37 (Levels)
25 (Elizabeth)
No. of location 4 6 5 5 6 6 6
indicators inferior to BP
Key
LM — Lyell Mcewin Hospital
F - -Flinders Hospital
RA — Royal Adelaide Hospital
Levels — The University of SA Levels Campus
BP — proposed Buckland Park major development area
Areas selected include consideration of some of the areas identified within the Minister's News Release “Growth Investigation Areas” dated 5 November 08.
PLANNING REPORT PAGE 12
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The new and growing areas have been analysed against the following 8 location indicators:

e |ocation within Metropolitan Adelaide Area as described in the Planning Strategy;
e distance by road to:

— Adelaide CBD;

— Regional centres;

—  Major employment areas;

—  Major rail interchanges;

—  Major hospitals;

—  TAFE colleges; and

—  Universities.
It was found that Buckland Park’s relationship to these key urban facilities was:

e  Superior to 6 of the 8 comparable growth areas, on at least 5 of the 8 location indicators;
and

e  Superior to 2 of the 4 comparable growth areas within the Metropolitan Adelaide Area on
at least 5 of the 8 location indicators.

Buckland Park is better placed than the majority of comparable growth areas, including others
within Metropolitan Adelaide, often by a considerable margin.

To appreciate the geographic extent of the proximity of the areas to key strategic sites
Appendix 7 contains a Strategic Context map showing the 8 new or growing areas mentioned
above relative to strategic sites identified in the Planning Strategy 2007 including:

e  Economic growth areas;

e Key industry sites;

e Defence industry and technology;

e  Significant employment nodes;

e Regional centres (activity nodes);

e District (activity nodes).

Buckland Park relative to other areas is well placed as it is within the Metropolitan Adelaide
Area defined within the Planning Strategy and it is in close proximity to the greater proportion
of Adelaide’s economic growth areas and significant employment nodes (including key

industry, Defence and technology sites). It is also in close proximity to rail interchange facilities
at Salisbury and Elizabeth, tertiary education and major medical services.
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4. LEGISLATIVE AND ASSESSMENT PROCESSES
Purpose and Description of the EIS Process

4.1 Purpose

An EIS, as defined in Section 46B of the Development Act, 1993, includes a description and
analysis of issues relevant to the proposal and the means by which those issues can be
addressed.

An EIS details the likely environmental, social and economic effects of the proposal. An EIS
considers the degree to which the likely effects of the proposal are consistent with the
provisions of the Development Plan and the Planning Strategy. Where relevant, it describes
how the objects of the River Murray Act, 2003, the objects and objectives of the Adelaide
Dolphin Sanctuary Act, 2005 and the duty of care under those acts, and any matter prescribed
by the Regulations under the Development Act, 1993 will be accounted for.

An EIS states the proponents’ commitments to meet conditions (if any) placed on any approval
to avoid, mitigate or satisfactorily control and manage any potential adverse impacts of the
proposal on the environment.

Additionally, an EIS will address any further information required by the Minister.

4.2 Process Summary

The EIS process is prescribed in the Development Regulations 2008. The Development
Assessment Commission determines the nature and extent of the investigations required to
satisfactorily address possible issues of concern.

On 17 September 2008 the Commission made available to the public a set of Amended
Guidelines for the preparation of the EIS which advise:

e an EIS must be prepared by the proponent in accordance with the Guidelines;

o the EIS will then be referred to any prescribed authority or body under the Development
Act, 1993, and to other relevant authorities or bodies for comment;

e  public exhibition of the EIS document will occur by advertisement;

e  Planning SA will hold a public meeting in the locality of the proposed development to
provide information on the development, to explain the EIS document and processes, and
to assist interested persons to make submissions under the Development Act, 1993;

e copies of any submissions received from the public and other relevant agencies will be
given to the proponent closely following the cessation of the public consultation period,;
and

e the proponent must then prepare a “Response Document” covering the matters raised by
the Minister, any prescribed or specified authority, body and the public.

Following this the Minister will prepare an Assessment Report taking into account any
submissions and the proponents’ subsequent written response. Comments from any other
authority or body may be considered at the Minister’s discretion.

The Assessment Report and the Response Document will be made available to the public in
accordance with the legislative requirements of the process.
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The Governor must have regard to the following matters when arriving at a decision:

e  provisions of the appropriate Development Plan and Regulations;
e the Building Rules, if relevant;

e the Planning Strategy;

e the EIS and Assessment Report;

e the Environment Protection Act, 1993, if relevant;

e the objects of the River Murray Act, 2003 including any obligations under the Murray-
Darling Basin Agreement; and

e the objects and objectives of the Adelaide Dolphin Sanctuary Act, 2005, if relevant.
The Governor can determine at any time, and prior to completion of the assessment process,

that the proposal will not be granted authorisation. This would occur where it is clear the
proposal is inappropriate or cannot be managed properly.
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5. LAND USE IMPLICATIONS

5.1 Surrounding Land Uses

The Buckland Park site being 1,308 hectares shares borders with a number of properties.
Consequently it has interrelationships with various land uses.

Of particular note are a number of key land uses:

e  Horticulture — both open land, irrigated and within greenhouses;
e  Viticulture — east of Port Wakefield Road adjoining Virginia township;
e  Extractive industry — Cheetham salt crystallisation ponds to the west of the site;

e Organics waste treatment and demonstration farm — operated by Jeffries Garden Soils
adjoining to the south of the site;

e  State Shooting Park — located to the south east of the site;
e  Plant nursery activities;
e Rural living, generally in association with a horticulture land use;

° The Gawler River and Buckland Park Lake to the north and west.

The site has frontage to Port Wakefield Road, a major freight route, and Virginia township lies
to the east.

A site plan, showing its context is at Appendix 5.

The site’s context introduces issues of noise, odour, stormwater control and traffic. These
potential impacts have been considered in separate consultant reports. Both the impacts on
the proposal, and the impacts associated with the proposal on adjoining activities have been
assessed.

There is sufficient ability to manage the impacts of both existing and proposed land use by
way of engineered responses, separation strategies, environmental compliance and planning
controls.
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6. STATUTORY PLANNING

6.1 South Australia’s Strategic Plan 2007

Within the South Australian Strategic Plan, the Government of South Australia has presented
its blue print for developing economic and community strength by establishing a direction for
the next decade and beyond. The plan is based on six interrelated objectives:

(1) Growing prosperity

(2) Improving well being

(3) Attaining sustainability

(4) Fostering creativity & innovation
(5) Building communities

(6) Expanding opportunities

The plans, programs and budgets of all Government agencies will align with the Plan’s key
directions and strategies.

Key targets from the State Strategic Plan include:

e Increase South Australia’s population to 2 million by 2050, with an interim target of 1.64
million by 2014 (T1.22);

e Improve the quality of life of all South Australians through maintenance of a healthy
work/life balance (T2.12);

e Increase environmental flows by 500 GL in the River Murray by 2009 as a first step
towards improving sustainability in the Murray-Darling Basin, with a longer term target to
reach 1500 GL by 2018 (T3.10)

e Achieve the Kyoto target by limiting the state’s greenhouse gas emissions to 108% of
1990 levels during 2008-2012, as a first step towards reducing emissions by 60% (to 40%
of 1990 levels) by 2050 (T3.5);

e Reduce South Australia’s ecological footprint by 30% by 2050 (T3.7)

e Increase affordable home purchase and rental opportunities by 5 percentage points by
2014 (T6.7); and

e Halve the number of South Australians experiencing housing stress by 2014 (T6.8).

Objective 1. Growing Prosperity, the proposal will generate both construction jobs and on-
going employment in its service and maintenance areas, equating to directly and indirectly
2,229 FTEs of employment per annum over 25 years (Hudson Howells — Economic
Assessment October 2008). This will contribute to achievement as the T1.10 Jobs, T1.11
Unemployment and T1.12 Employment Participation targets. This is particularly important in
the northern suburbs, which historically have experienced high unemployment levels.

The proposal will contribute to economic growth and can be expected to involve investment of
more than $4,287million over 25 years (Hudson Howells — Economic Assessment October
2008) in the construction of external infrastructure, internal infrastructure, housing and other
elements. It will thus contribute to achieving the T1.1 Economic Growth and T1.5 Business
Investment targets.
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Most significantly, the proposal is likely to contribute to Adelaide’s competitive business
climate by assisting in keeping land costs and, housing costs down. This will be
complemented by the inclusion of affordable housing and increase in competition with other
projects in the northern Adelaide area. The proposal will therefore contribute to achieving the
T1.2 Competitive Business Climate target.

By maintaining or improving Adelaide’s attractiveness as a low cost centre, the proposal has
an indirect potential to influence T1.23 Interstate Migration and T1.22 Total Population.

The Buckland Park proposal has the ability to deliver many of the outcomes sought under
Objective 3: Attaining Sustainability. The proposed approach to energy conservation
through correct design of housing, encouragement of solar panels for each dwelling and
exceeding a five star energy rating for dwellings can contribute towards the achievement of
the T3.12 Renewable Energy, T 3.14 Energy Efficiency - Dwellings and T3.7 Ecological
Footprint targets and in doing so, contribute to the T3.5 Greenhouse Gas Emissions
Reduction target. The use of alternate technologies, such as gas fired air conditioning will
assist.

The proposal has the potential to create a biodiversity corridor along the Gawler River and
provide a significant component in the link between the Gulf St Vincent and the upper reaches
of the Gawler River and its tributaries, the North Para River and the South Para River. This
could, in fact, represent one of the five biodiversity corridors sought under the T3.2 Land
Biodiversity target.

Substantial positive impact upon native vegetation is possible through the protection of, and
care for, the river red gum woodland along the Gawler River and the samphire shrubland in
the south of the site (T3.1 and T3.2). Biodiversity benefits can flow from the use of indigenous
plantings in the public domain, while a contribution to the reduction of our ecological footprint
can be made through extension of the One Million Trees program to the site.

These areas will be rehabilitated and revegetated, as will new areas within the site.

Under Objective 6 : Expanding Opportunity, Buckland Park can make a meaningful
contribution to the provision of affordable housing (T6.7) and, indirectly, contribute to the
decline in the number of South Australians experiencing housing stress (T6.8). The proposal
can achieve the 15% affordable housing component sought by the State Housing Plan.

6.2 Planning Strategy for Metropolitan Adelaide

In December 2007, the State Government released a revised Planning Strategy for
Metropolitan Adelaide. The Planning Strategy provides a physical and policy framework for
reaching the various targets outlined in the South Australia’s Strategic Plan (2007). There are
three volumes in the Planning Strategy. Buckland Park is within the Metropolitan Adelaide
volume which:

e provides a framework for development based on principles of ecologically sustainable
development and management of the Adelaide metropolitan area; and

e creates an environment of certainty for investors, state agencies, local government and
the community by providing a clear indication of the State Government's policy directions
for the physical development of the metropolitan area.

The Strategy includes an Urban Growth Boundary which seeks to :

e  protect valuable agricultural production areas from urban development;

o facilitate the efficient provision and use of infrastructure and services inside the boundary;
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e facilitate the clustering of activities;
e reduce the social disadvantage which can be caused through distance;
e reduce travel time and costs to and from employment;

e provide certainty to investors.

Buckland Park is outside the current UGB, however, the proposal is consistent with the intent
of the Planning Strategy.

The Government has identified there will be a need for new suburbs outside the current UGB
to accommodate part of Adelaide’s growth over the next 30 years (Connor Holmes 2008). A
Growth Investigation Areas project has been initiated to review of land supply and prepare a
25 year rolling supply of broadacre land. Buckland Park is one area under consideration.

Projected increases Adelaide’s in population demonstrate the urgent need to resolve land
supply, before scarcity begins to affect affordability.

The Urban Growth Boundary can only be considered a planning tool which must be regularly
reviewed in response to Adelaide’s changing demographics and economy.

Buckland Park specifically displays the following positive attributes and can be seen to
achieve the intention of the Urban Growth Boundary:

e it does not involve the conversion of “valuable” agricultural production areas, instead
utilises land that has been identified as being of “lower value land” (VHC 2007);

o it will facilitate the provision and use of infrastructure and services to a new master
planned community, in addition to which the adjacent towns of Virginia and Two Wells will
benefit from improved infrastructure and new services;

e it will achieve a clustering of activities through an orderly and economic master planning
approach;

o it will include strategies and resources to alleviate social disadvantage to the new
community, whilst providing an indirect benefit for those already residing in the
surrounding area by way of new services;

e significant employment precincts will be created within Buckland Park which will provide
an estimated 10,687 jobs by 2036 (Connor Holmes 2008) and indirectly an additional
15,268 jobs (Hudson Howells 2008). It is expected that many of these job opportunities
will be filled by residents from within Buckland Park;

o the master planned approach and coordinated release, construction and occupation of
the proposal provides certainty to investors.

The proposal will contribute to a range of environmental, development and community
initiatives within the Planning Strategy, including:

Water Resources

Policy 1: efficient use of water

Policy 2: water sensitive urban design

Policy 3: integrate the management, protection and use of water resources
Policy 4: coordination of multi-objective management of stormwater

Policy 5: development of alternate water re-use schemes
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Biodiversity

Policy 1: integrate the protection of biodiversity and ecosystem processes into urban
development

Policy 2: increase the integrity and viability of areas of biological significance

Policy 3: increase the viability of areas of biological significance by creating linkages

between such areas

Open Space, Recreation and Sport

Policy 1: create strategic open space
Policy 2: ensure that biodiversity assets are protected
Policy 4: provide a network of accessible recreation facilities

Land Use and Transport Integration

Policy 1: integrate transport and land use planning decisions

Policy 3: maximise accessibility to, and the use of, the public transport system
Policy 4: encourage people of walk and cycle to destinations

Policy 9: ensure integrated transport and land use supports quality of life outcomes

Energy Efficiency
Policy 1: reduce energy requirements for transportation and buildings
Integrated Waste Management

Policy 1: develop waste treatment and resource recovery facilities

Policy 3: ensure urban design and buildings incorporate space, facilities, access and
construction methods to manage waste

Coastal, Estuarine and Marine Environments

Policy 1: maintain public access to the coast and waterways

Policy 2: protect coastal, estuarine and marine habitats

Policy 3: minimise the discharge of stormwater, pollution and nutrients to coastal and
marine environments

Policy 4: avoid, prevent or reduce coastal hazards such as flooding, erosion or acid
sulphate soils

Policy 5: minimise the adverse impacts of development on coastal, marine and estuarine

environments

Education Facilities

Policy 1: provide access to a range of education and care facilities

Policy 2: locate education and care facilities so that access to them is equitable and
convenient

Policy 4: ensure education and care facilities and services demonstrate sustainable
practice

Policy 5: ensure education and care facilities and services are adaptable and responsive

to changing needs and demoghraphics
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Health and Community Services

Policy 1: create living environments with services and facilities to support healthy
lifestyles and active communities
Policy 2: match location and delivery of health and community services and facilities with

the needs of the community

Hazard Avoidance, Minimisation and Management

Policy 1: minimise risk of flood damage to persons and property
Policy 3: ensure development does not mobilise, and is protected from, acid sulphate
soils

Activity Centres

Policy 2: support a range of activity centres that are complimentary and meet community
needs

Policy 3: encourage an appropriate mix of uses to create multifunctional activity centres

Policy 4: actively encourage people to walk, cycle and use public transport to access
activity centres

Policy 5: improve the transit focus of activity centres through greater integration with
public transport facilities

Policy 7: encourage attractive, functional and vibrant activity centres

Residential Neighbourhoods and Housing

Policy 1: facilitate and support a variety of affordable housing development options

Policy 2: increase the diversity of activities within walking distance of housing

Policy 5: develop transit-focused neighbourhoods to provide opportunities for people to
walk to public transport and other services and facilities

Policy 6: create safe, convenient and pleasant environments for walking, cycling and
public transport use

Policy 9: provide a network of parks and recreation areas within neighbourhoods

Policy 10: design and develop neighbourhoods in an ecologically sustainable manner

Policy 11: integrate ecologically sensitive design principles into housing development

Policy 12: accommodate a range of facilities in neighbourhoods

Policy 13: facilitate and support a variety of affordable housing development options

Policy 14: encourage a broad distribution of social housing

Urban Design

Policy 1: enhance elements that contribute to the overall character of the metropolitan
area

Policy 2: create well designed and inspiring urban environments and public spaces

Policy 3: promote the principles and practice of good urban design

Primary Industry

Policy 1: identify and protect areas of primary production significance
Policy 2: encourage the establishment of enterprises that value add to primary production
Policy 4: identify and plan for future viable and sustainable industry
Policy 6: manage the interface between primary industry and urban/rural areas
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Employment and Business Focus Areas

Policy 1: create a diverse range of business and employment opportunities

Policy 2 ensure the provision of an adequate supply of land for business and
employment purposes

Policy 3: promote the development of ‘green’ businesses

Commercial Uses
Policy 1: locate commercial uses in suitable areas in activity centres

The Planning Strategy aims to protect key areas of primary production, including the northern
Adelaide plains (page 15, 2007).

Part of the area identified as an “area of strategic interest for primary production”, affects a
small portion of the site. This is illustrated at Appendix 8.

This component of the Planning Strategy must be considered within its overall context.

The part of the site considered of strategic interest for primary production is small, 177.6
hectares. This is not significant given the total size of the area of strategic interest.

VHC found that this area has limited value as agricultural land (2007).

The area is strategically important to the creation of Buckland Park, as it enjoys the best
access to Port Wakefield Road, a major piece of transport infrastructure.

The exclusion of this area will effect the viability of the proposal which will contribute to the
state’s economic health (Hudson Howells 2008).

There need for viable new suburbs to serve Adelaide’s economic and population growth in
strategic locations.

It is appropriate to consider the best and most economic use for this land.

In this circumstance, it is considered the land of strategic interest is most appropriately used
for urban purposes.

In summary, the most relevant provisions of the Planning Strategy to this proposal seek to:

e ensure there is an adequate and appropriate supply of land for residential purposes (with
the Government initiating a “Growth Investigation Areas” project to identify broad acre
land to provide a 25 year rolling supply for Adelaide);

e concentrate new housing into areas that have employment, infrastructure and services;

e achieve sustainability targets, particularly reducing our ecological footprint to reduce the
impact of human settlements and activities;

e ensure proposals to change the economic use of land to housing include an assessment
of the implications of that change on economic activity;

e prepare development strategies for surplus and under-used sites, including treatment of
contamination, upgrading of physical infrastructure and community issues; and

e develop higher residential densities in strategic locations around centres and transport
nodes and interchanges to provide housing choice and support public transport use.
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Coupled with the current Planning Strategy direction is the Government’s recently announced
Directions for Creating a New Plan for Greater Adelaide representing the current and
emerging thinking with respect to a vision for the future growth of Greater Adelaide. That
document states there is a focus on creating:

e acity which will undergo urban regeneration and revitalisation in many existing areas
(while sensibly protecting valued heritage and character), with vibrant new higher-density
neighbourhoods created in and near the CBD and along designated transit corridors to
the west, north and south;

e acity that embraces well-planned fringe growth with new population centres closely
connected to transport infrastructure and employment opportunities;

e acity that encourages the sustainable growth of near country towns and townships, while
protecting our most valuable environmental, agricultural and tourism assets;

e acity that will see the provision of high speed mass transport linked to the growth in
residential housing and jobs. The government will spend nearly $2billion over the next 10
years to modernise our public transport system.

Revised population projections indicate that up to 600,000 additional people could be living in
SA by 2036. The majority of this population growth is anticipated to occur in Greater
metropolitan Adelaide. This represents a 40% increase on the existing population, presenting
considerable growth management questions for the Government.

Consequently, high population growth and an ageing profile could create a demand for almost
250,000 additional dwellings in the Greater Adelaide area over the next three decades.

The Government has therefore committed to a Plan that incorporates the following:

e within the next 30 years Greater Adelaide can house 500,000 more people, nearly
250,000 new dwellings and 160,000 new jobs;

e new housing will move over time from a 50:50 split between existing suburbs and new
suburbs, to a 70:30 split;

e well located and functioning Transit Oriented Developments;

e a 25 year supply of broadacre land identified, and a 15 supply of land zoned for urban
use at all times.

The Buckland Park proposal is consistent with the intent of the Planning Strategy and can be
viewed as being orderly and economic in this regard. Whilst outside of the current Urban

Growth Boundary the proposal is within Metropolitan Adelaide. In addition to which it supports
emerging Government policy, particularly the Plan for Greater Adelaide.

6.3 Development Plan

The site land is located within the Horticulture West Zone and the MOSS (Recreation) Zone of
the Playford (City) Development Plan, authorised 7 August 2008.

Appendix 9 contains a plan showing the existing zoning applying to the site.
6.3.1 Horticulture West Zone
The key objectives for the Horticulture West Zone accommodate a broad range of horticultural

activities, with residential occupation and other forms of urban development specifically
discouraged.
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The zone recognises the importance of the Northern Adelaide horticultural area in terms of
economic benefit to the state. This is highlighted by Objectives 1-6, which are reproduced
below in italics.

Objective 1: Retention of land for horticultural purposes.

The Northern Adelaide horticulture area provides significant economic benefit to the State and
region. The location and seasonal advantages of the horticulture area including proximity to
the produce markets, major transport routes, labour supply and extended growing periods are
unigue within the South Australian context. The Zone is also strategically located to take
advantages created by the Adelaide to Darwin railway.

It is envisaged that, in association with packaging sheds and irrigated horticulture, there will be
demand for modern greenhouses including hydroponics on allotments. Such developments
are promoted within the Zone.

A threat to the long-term economic viability of the Zone is the conversion of horticultural land
to residential/rural living activities. These activities are incompatible with horticulture
production (eg due to noise, spray drift etc) and often raise the cost of production for those
remaining in production.

Objective 2: A zone characterised by open rural areas, market gardens, greenhouses,
hydroponics, vineyards, orchards and pasture.

Objective 3: Education and extensive employment opportunities in horticulture and related
industries.

Objective 4: Horticultural activities supported by horticultural related industrial and
commercial activities such as packing sheds, cold storage facilities and small-
scale processing facilities.

Objective 5: Intensive horticulture in appropriate locations supported by adequate
infrastructure and environmental management techniques.

Objective 6: Horticultural activities that are protected from the encroachment of residential
and rural living development.

The zone objectives identify the rural character and scenic qualities of the area are to be
preserve and enhanced, and ensuring that the flow of flood water from the Gawler River is not
impeded or that the pattern of movement of flood waters are not changed (Objectives 8 and
9). The EIS considers the proposal’s potential impacts on the hydrology of the locality.

The zone provides for value adding uses such as packaging sheds and whilst there may be a
demand for irrigated horticulture, there could also be demand for modern greenhouses
including hydroponic growing sheds.

The Development Plan considers the conversion of horticultural land to residential/rural living
activities can pose a threat to the long-term economic viability of the Zone. These activities
have the potential to be incompatible with horticulture production (eg due to noise, spray drift
etc). The consequence of this can be the cost of production rises for those remaining in
production. The impacts on existing horticulture production can be accounted for with new
development providing adequate measures to alleviate potential impact. An assessment of
the impact of the proposal on surrounding land uses has been undertaken with respect to the
implications of noise, odour and spray drift as part of the EIS.
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The objectives of the zone are supported by more detailed principles of development control.
In addition to emphasising development should principally be for horticultural purposes, the
principles also provide guidance in relation to the provision of physical infrastructure, vehicle
access, impact management, stormwater and waste disposal, land division, water courses and
flooding.

It is recognised the proposal is inconsistent with the intent of the Horticultural West Zone.
However, it is important to appreciate that the site represents some 13% of the total area of
land zoned for horticultural use within the City of Playford, and therefore the proposal will have
a negligible impact on attainment of the Development Plan’s key objectives.

Part of that area allows for industrial or employment opportunities where value adding
enterprises aligned to the horticulture industry could be established.

The suitability of the site for horticultural purposes needs to be carefully considered, with the
quality of the land for horticultural purposes being of lesser productive value on the western
side the Port Wakefield Road.

Taking aside the issue of land use, the proposal is considered to have the propensity to
achieve general compliance with most other provisions of the Horticultural West Zone,
primarily the environmental and sustainability outcomes sought.

The proposal will not be fatal to the attainment of the overall intent of the zone. Importantly it
should be recognised that the vast majority of the site currently is not used for horticultural
production and is largely grazed.

Should the Buckland Park proposal be approved, it would be prudent for the subject land to be
rezoned to provide a detailed and specific policy direction particularly in terms of land use,
built form, sustainability and stormwater management. Appreciably the current zoning is not
suitable to address such policy matters.

6.3.2 MOSS (Recreation) Zone

The northern portion of the site adjoining the Gawler River is affected by the MOSS
(Recreation) Zone. This zone extends for 100m from the centreline of the Gawler River into
the Buckland Park site for the entire length of Gawler River which forms the northern
boundary.

The pertinent objectives of the zone as far as they are applicable to the proposal seek:

e the establishment of a regional open space network which is integrated and linked to
adjoining areas;

e linear open space for a range of public and private activities;

e  maintenance of stormwater capacity and flood mitigation measures for adjoining areas;

e  provision for cycling and walking paths;

e  protection of the Gawler River riparian zone;

e presentation and enhancement of the attributes of the Gawler River;

e  provision of public access to and along the length of the Gawler River; and

e  protection of the Gawler River 100-year ARI Flood Plain from development that may
impede the flow of floodwaters.
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This is highlighted by Objectives 1-5, 7-10 and 12-13 which are reproduced below.

Objective 1:

Objective 2:

Objective 3:

Objective 4:

Objective 5:

Objective 7:

Objective 8:

Objective 9:

Objective 10:

Objective 12:

Objective 13:

Establishment of a regional open space network.

A zone that provides a linear open space for a range of public and private
activities, including passive and active recreational land uses in an open
and natural landscaped setting as part of the Metropolitan Open Space
System, within a well landscaped setting.

Protection of items of Aboriginal and European heritage significance and
areas of scientific, archaeological or cultural importance.

The maintenance of stormwater capacity and flood mitigation measures for
adjoining areas, and the protection of recharge of underground aquifers.

Provision of cycle and walking paths within an integrated system of open
spaces linking adjoining land uses.

Protection of the Gawler River, Little Para River and Smith Creek riparian
zones through the conservation and enhancement of existing locally
indigenous vegetation and the creation of a wildlife corridor.

Preservation and enhancement of the character, scenic beauty and
amenity of the Gawler River, Little Para River, Smith Creek, Hills Face and
coastline.

Provision of public access to and along the length of the Gawler River,
Little Para River, Smith Creek, Hills Face and coastline.

Land kept free of buildings and structures along the Gawler River.

The Gawler River 100-year Average Return Interval Flood Plain kept free
of development which could impede the flow of floodwaters.

Buildings, solid fences and increases in the level of land all have the
potential to impede the flow of floodwaters or change the pattern of the
movement of floodwaters. This in turn may increase the depth, velocity or
spread to floodwaters in other parts of the floodplain, resulting in an
increase in damage or inconvenience in that location.

Development of the Gawler River Flood Plain which recognises varying
degrees of flood hazard.

The intent of the zone will be strengthen by the proposal. The area of land dedicated as
MOSS is to be significantly increased with the inclusion of native woodland to the north
adjoining the Gawler River, comprehensive flood mitigation works, creation of a linear reserve
and wetland system to the south of the site all of which are linked and will be publicly

accessible.

Rehabilitation works and new planting within the MOSS zone will incrementally improve its
ecological quality and useability of the open space system.

The zone also contains principles of development control which underpin the achievement of
the objectives. The proposal will be able to achieve the attainment of those principles so far
as they may be applicable to the proposal.
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6.3.3 Council Wide

Given the proposal is intended to facilitate the establishment of new urban areas, a significant
number of provisions of the Development Plan are directly relevant to the proposal, with an
equally significant number relevant in a contextual sense given the intended future use of the
allotments to be created as part of the proposal.

Those provisions of the Development Plan considered relevant to an assessment of the
proposal are as follows:

Form of Development
Objectives (Obj): 1,2,3,5and 6
Principles of Development Control (PDC): 1,2, 3,4,5and 8

The above provisions are considered relevant as they generally seek orderly and economic
development, based on the proper distribution and segregation of land uses and the capability
and servicing of land. The provisions also seek to ensure that development does not lead to a
potential hazard in the event of a major flood. The proposal holds these provisions in high
regard. The proposal is certainly orderly and economic. Its proximity to major employment
lands, public transport interchanges, key activity centres, major health and education
institutions is considered more favourable than a number of recently released residential
growth areas.

Its scale, single entity control and Master Plan facilitates it orderly creation over 25 years.
Land Division

Obj: 7

PDC: 9, 10,11, 12, 13, 14, 15, 16, 17 and 18

These provisions seek to ensure that the allotments created are generally suitable for their
intended use in terms of area and configuration. In addition, these provisions seek to ensure
that land which is to be divided is appropriately serviced. Further policy direction is also
provided to ensure potential flooding issues are addressed. The proposal can achieve
compliance with these provisions.

Transportation (Movement of People and Goods)
Obj:  8,9,10, 11, 12,14 and 15
PDC: 19, 20, 21, 24, 25, 26, 27 and 30

A compatible relationship between land uses and the transport system, and achieving an
appropriate hierarchy of roads to ensure safe and efficient traffic flows is sought by these
provisions. The provisions also seek to ensure that pedestrian, bicycle and bus routes are
provided by new development. The assessment undertaken by Parsons Brinckerhoff (2008)
with respect to traffic impact and road hierarchy has confirmed the proposal identified within
the Master Plan can be delivered to meet best practice standards, and the provision of bus,
pedestrian and bicycle links therefore satisfying the Development Plan.
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Public Utilities
Obj: 16

Objective 16 states ‘Economy in the provision of public services’. This objective seeks to
ensure that development occurs in appropriate locations where public services can be
provided in an economic manner. The proponent will be responsible for facilitating planning
for the orderly provision of new services and the necessary utilities required to service the
needs of the proposal. The wider benefit of this is Virginia and its surrounding areas, which
are currently greatly under serviced, will have access to a new level of infrastructure that
would not ordinarily be provided. The proposal’s scale facilitates the efficient delivery of
infrastructure, which will serve a large population.

Land Use

It is appropriate to have regard to the provisions of the Development Plan which relate to the
future intended use of the land. Given the proposal will establish an urban area a wide range
of land uses will be needed to service the needs of the future resident population.

Residential Development
Obj: 17,18, 19, 20, 21, 22 and 23

The Development Plan does not presently recognise the site as being a future residential
opportunity, but focuses on regeneration and renewal opportunities that make efficient use of
infrastructure. However the broad residential objectives do seek:

e  sustainable residential environments;

e  variety of housing forms and choice; and

e new residential development which is integrated and cohesive and where timely provision
is made for services convenient to the population they serve.

The proposal will create sustainable residential environments, provide for a variety of housing
forms and choice in line with changing demographics, and will form a completely integrated
and cohesive development. This provision of the Development Plan is intended to defer
creation of new estates, which are not contiguous with existing areas. In the case of Buckland
Park, these provisions do not necessarily apply.

Land Division (Residential)

PDC 34-70

These principles are detailed design matters concerning neighbourhood planning, allotment
and road layout, public open space, stormwater management and water quality management.
The division of the site will accord with the trust of these provisions.

Centres and Shops

Obj: 24, 25, 26 and 27

PDC: 136, 137, 138, 139, 140, 141, 143 and 144
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These provisions seek to ensure that shopping, administrative, cultural, community,
entertainment, educational, religious and recreational facilities are located in integrated
centres within a hierarchy based on function. Further, the policies outline desired design
outcomes concerning management of interface issues, car parking provision, built form and
signage. These elements will be incorporated into Buckland Park’s future stages and
neighbourhoods.

The design of these elements will be guided by the Master Plan to ensure a well planned
community.

Community Facilities
Obj: 30, 31 and 32

The above objectives seek to ensure appropriate community facilities are provided to serve
the community and that the provision of such facilities occurs in a timely manner, early in the
development of the new communities. This includes the provision of public transport.

Buckland Park will deliver community facilities commensurate with the staging releases as
detailed within Section 2.4. The proponent is acutely aware of the need to ensure the early
provisions of community support and adequate facilities and has made commitments in this
regard.

Rural Development
Obj: 44, 45, 46, and 47
PDC: 194

These provisions seek to ensure rural areas are retained for agricultural and pastoral
purposes. These provisions however need to be applied based on an appraisal of the
capability of the land for such purposes. The land in question has been identified as having a
lower horticultural value than land to the east of Port Wakefield Road and agricultural land
north of the Gawler River. A balanced approach needs to be taken in reviewing the
appropriateness of new urban development, within Adelaide’s Metropolitan area against the
loss of lower quality productive land.

In this case, it is considered the most orderly and efficient use of the site most is for urban
purposes, given its strategic context, and the value of the agricultural land it replaces.

Country Townships
Obj: 50 and 51

Objective 50 seeks to ensure that development of an urban character located outside of the
metropolitan urban area, is contained within country townships. The proposal is consistent
with the thrust of this objective as it will be self sufficient in terms of the provision of centres
and services and its relationship to its natural environment.

Objective 51 seeks to ensure that there is minimal conflict between township uses and the
adjacent horticulture zone. Given the site’s scale, the proposal can be readily planned and
designed in order to achieve this intent and to minimise impact on any adjacent horticultural
activity. Investigations undertaken by Connell Wagner with regard to Environmental Noise
and Air Quality have established the proposal and surrounding existing uses can co-exist.
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Environmental

Catchment Water Management
Obj: 54-64

PDC:  222-234

These provisions seek to ensure that development does not impact upon surface and
underground water resources and watercourse environs. Site planning and engineering
design detail can effectively respond to these provisions. Investigations undertaken as part of
the rigor of the EIS process have considered the potential impacts of surface and ground
water and confirm that measures and practices can be implemented to mitigate the likely
affects of the proposal.

Stormwater Management
PDC: 235-248

These provisions relate to the management and treatment of stormwater. Given the sensitivity
of the potential for inundation or flooding from the Gawler River, stormwater management is of
paramount importance. Engineering assessment undertaken by Wallbridge and Gilbert in
response to the EIS Guidelines confirms a flood mitigation and stormwater strategy is
available to control and manage the potential for inundation, with those findings being key
elements driving the layout of the significant open space corridors within the Master Plan.
Design detail typical of any major proposal will be provided as part of any future application
process.

Conservation

Ob;j: 65, 70, 72 and 73

PDC: 257-258

The protection of attractive areas and native vegetation are key outcomes sought by these
provisions. The proponent has recognised this and the proposal has been designed to take
advantage of key natural features of the site particularly the Gawler River environment.
Accordingly strategies which enhance sustainable environmental outcomes form part of the
proposal.

Public Open Space

Obj: 79, 80, 81, 82 and 83

PDC: 291

These provisions generally seek the provision of adequate public parks and recreation areas.
The proposal incorporates vast tracts of open space networks to provide amenity, pedestrian

and bicycle linkages, water management and recreational opportunities for the future resident
population. This land is to be incorporated in to the MOSS (Recreation) Zone.
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Coastal Areas
Obj: 84, 85, 86, 89, 90, 91, 92, 93
PDC: 301, 302, 303, 304, 305, 306, 308, 310, 312, 316, 317, 321, 333, 334 and 335

The above provisions are applicable to coastal areas and in general seek to control
development such that its affects on coastal areas are suitably minimised, and coastal
processes do not impact on the proposal.

Many of the provisions relate directly to development proposed within coastal areas or coastal
reserves and as such are not applicable to the proposal given its separation from the coast. It
is noted that Buckland Park is located between 2km and 3km from the coast with the closest
future residential area some 2.7km from the coast. The broader provisions which seek to
mitigate the potential impact of stormwater (quantity and quality) or risk minimisation
provisions such as protecting development from the effects of climate change and sea level
rise are pertinent to the Buckland Park proposal.

The importance of the coastal area as an environmental asset has not been overlooked in the
planning of Buckland Park. A comprehensive stormwater management strategy has been
devised which seeks to capture, treat and re-use stormwater and minimise disposal to the
coast. An aquatic ecology assessment has been prepared.

It is not envisaged that the proposal will impact on coastal processes or cause erosion, nor will
it interfere with the environmentally important features of the coastal area.

The proposal has observed the need to incorporate into its design allowance for sea level rise
due to land subsidence and climate change over the period to 2050. Beyond this date it is
accepted the impacts of sea level rise are unpredictable. In doing so mean sea level, tidal
levels, storm interaction and land subsidence have all been factored in to the design of the
Buckland Park proposal. Itis considered such a risk minimisation strategy will satisfy the
relevant provisions of the Development Plan.

In summary it can be seen there are a significant number of Council wide provisions which can
be applied to the Buckland Park proposal, which we are of the opinion the proponent can
adequately satisfy. As part of the major development process the proponent intends to satisfy
all design requirements placed on the proposal.

6.4 Development Plan Amendment

The site is located within the Horticulture West Zone and the MOSS (Recreation) Zone of the
City of Playford Development Plan. The changes that would need to be made to the zoning
affecting Buckland Park would entail:

e rezoning of the Horticulture West Zone so far as it applies to the subject land, to a
combination of zones reflecting the intended use of the land as outlined in the Master
Plan (found in Appendix 3) to provide consistent policy with zones of a similar nature
located elsewhere within the City of Playford;

e inclusion of specific principles that would apply broadly to protect existing land uses from
the potential impacts of the proposal, thereby strengthening the ability for coexistence
with minimal adverse impact; and

e the creation of new policies for each of the zones depicted on the plan found in Appendix
10.
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The proposed zoning plan found in Appendix 10 shows one approach to set out separate
zones within the site area, for example Residential, Neighbourhood Centre, District Centre,
Mixed Use and Employment zones similar to the existing provisions within the Development
Plan and expansion of those base principles to reflect the nuances of the proposal and its
context. An alternative approach could be to establish a Buckland Park Zone containing
overarching provisions with a number of policy areas accounting for the various distinct land
uses ie Residential, Centres, Industry/Employment etc.

The MOSS (Recreation) Zone will be retained in its entirety and will be extended to include
substantial tracts of land within the proposal area.

The final outcome will be determined following appropriate investigations as part of the
Development Plan Amendment process and would include elements drawn from the Better
Development Plan Program.

It would be prudent in any rezoning exercise to extend the investigations to consider the
appropriateness of adjoining land to Buckland Park, however that is a decision to be made by
Council and the Government.
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7. CONSISTENCY WITH LEGISLATION AND POLICIES
In arriving at a decision, the Governor must have regard to:

e  provisions of the appropriate Development Plan and Regulations;

o if relevant, the Building Rules;

e  The Planning Strategy;

e EIS and Assessment Report;

e if relevant, the Environment Protection Act, 1993;

e ifrelevant, the objects of the River Murray Act, 2003 and any obligations;
e under the Murray-Darling Basin Agreement;

o if relevant, the objects and objectives of the Adelaide Dolphin Sanctuary Act, 2005.

While the Governor must have regard to those matters set out in Section 48(5), the Governor
is not bound by the relevant provisions of the appropriate Development Plan or the Planning
Strategy when making the decision.

If the Governor approves the Buckland Park proposal a Development Plan Amendment report
for the site should be undertaken in order to create a framework that can properly control
design, planning and construction of the proposal over 25 years.

7.1 Planning Strategy for Metropolitan Adelaide, 2007

The proposal represents an integrated approach to planning by establishing a new urban
area, which in many respects will be self sufficient, but also will have good road linkages to
regional facilities, employment and the CBD.

There is clear support for the proposal within the Planning Strategy particularly with respect to
a raft of sustainability measures proposed. These sustainability measures include flood
mitigation strategies, high levels of infrastructure and service self sufficiency and the adoption
of Water Sensitive Urban Design (WSUD) principles.

The proposal delivers the additional benefits of relevance to the Planning Strategy, including:

e an opportunity to create a substantial supply of residential allotments within a self
contained urban environment (as opposed to incremental expansion at the fringe of the
Urban Growth Boundary), which will make a substantial contribution to meeting
Adelaide’s requirements for residential land over the next 30 years;

e the provision of a range of allotment types to assist in achieving housing diversity and
affordability, which is essential to accommodate the changing nature of household
formation and household demand,;

e providing enhanced lifestyle choice within a unigue masterplanned community; and

e the provision of land for essential community facilities to support the new urban area,
including a ‘District Centre’, comprising educational facilities, recreational facilities and
open space.
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The only apparent inconsistencies of the proposal with the Planning Strategy relate to:

e concentration of population in an area not presently serviced by public transport. The
proposal is planned to include business and employment opportunities and social
facilities which reduce the need for travel. The proposal makes provision for public
transport needs; and

o the need to augment infrastructure services to meet the requirements of the incoming
population. The proposal will reduce some demand through sustainable energy and
water strategies, however it should be recognised that 12,000 new allotments cannot be
provided anywhere in the Metropolitan area without the need to augment infrastructure.

With the above in mind, the proposal will facilitate a critical mass that will give rise to a
substantiated demand for public transport, improved community services and access to new
infrastructure which the existing community of Virginia and its surrounds does not currently
enjoy.

The site is included within portion of the “areas of strategic interest for primary production” as
identified on Figure 1 Adelaide Metropolitan Spatial Framework, Figure 11 Employment and
Business Focus Areas and Figure 12 Industry. However, as stated earlier in this report, the
site falls within the primary production area identified within the Development of Horticulture
Industries on the Adelaide Plains — A Blueprint for 2030 as lower value and therefore lower
priority with an emphasis toward the land being suited to hydroponic greenhouse production.
The portion of the site of strategic interest is negligible in the context of the large part of
northern Adelaide which is of strategic interest.

7.2 City of Playford Development Plan

The proposal achieves a high degree of consistency with the broader directions of the
Development Plan, as it relates to the desirable attributes of urban development. However, it
is at odds with the current land use intent prescribed for the locality by the Horticulture West
Zone. Whilst this is the case, it is not considered to be fatal to the intent of the Development
Plan, particularly given the discussion above.

The proposal is exceptional in its intended adoption of sustainability principles and exceeds
the expectations of the Development Plan in these matters.

An amendment to the current Development Plan to create a specific policy framework to guide
the future development of Buckland Park will be required.

7.3 Development Act, 1993 and Development Regulations, 2008

The proposal will not create any inconsistencies with the Development Act, 1993 or the
Development Regulations, 2008. There are detailed processes and procedures that will be
followed as part of the Major Development process. The legislation also provides for the next
steps i.e. rezoning of the land to reflect the intended use.

7.4 Building Rules

The proposal as submitted seeks to include development associated with the establishment
and operation of a shopping centre of up to 8,000m? of gross leasable floor area and
associated community uses, including any related ancillary development, including signage.
In addition the proposal also contemplates development of a Display Village including any
related ancillary development, including signage.
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Should the proposal be approved by the Governor any works requiring assessment against
the Building Code of Australia will be reserved for subsequent consideration. Early indications
suggest there will not be any matters which would not fully comply with the relevant Building
legislative requirements.

If the Governor grants Development Authorisation, it would be anticipated a condition of
approval stipulating no works may be undertaken on the site unless and until an authorised
officer of Council or private certifier has issued the necessary consent(s). This will assist in
ensuring safety (including fire safety) and stability of construction.

7.5 Environment Protection Act, 1993

The Buckland Park proposal comprises activities of environmental significance as stated in the
Environment Protection Act 1993 (EP Act).

The objects of the EP Act are:

e to promote principles of ecologically sustainable development;

e to ensure that all reasonable and practicable measures are taken to protect, restore and
enhance the quality of the environment having regard to the principles of ecologically
sustainable development, and to prevent, reduce, minimise and, where practicable,
eliminate harm to the environment.

Furthermore, proper weight should be given to both long and short term economic,
environmental, social and equity considerations in deciding all matters relating to
environmental protection, restoration and enhancement. The EPA is required to undertake an
assessment of risk of environmental harm and ensure that all aspects of environmental quality
affected by pollution and waste are considered in decisions relating to the environment.

7.6 River Murray Act, 2003

The Buckland Park proposal embraces the Objects of the River Murray Act 2003 and has a
strong commitment to the principles of ecologically sustainable development. The proposal
seeks to ensure the use, development and protection of the environment is managed in a way,
and at a rate, that will enable people and communities to provide for their economic, social
and physical well-being and for their health and safety.

7.7 Dolphin Sanctuary Act, 2005

The objects of this Act are:

€)) to protect the dolphin population of the Port Adelaide River estuary and Barker Inlet;
and

(b) to protect the natural habitat of that population.

The proposed development of Buckland Park is separated by other land from the sensitive
coastal environment. It is however a potential source of impact as a result of the introduction
of a resident population and the elements that are associated with that i.e. stormwater run-off,
pollution and human interaction.

Accordingly the objectives if the Dolphin Sanctuary Act 2005 have been considered in the
masterplan approach taken by the proponent, including the manner with which stormwater and
flood mitigation is to be managed such that it does not diminish but sustains the ecological
processes, environmental values and productive capacity of the Port Adelaide River estuary
and Barker Inlet.
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8. CONCLUSION AND RECOMMENDATION

The proposal seeks to create an entirely masterplanned, sustainable urban area at Buckland
Park.

Detailed investigation on the range of matters identified in the EIS guidelines has been
prepared by the proponent and the findings of those investigations support the creation of the
urban area.

Community development, retail, trade and commercial facilities, employment, infrastructure
provision, road network and transport planning, public transport, ecological and environmental
management, stormwater management, affordable housing, open space design, land use
controls and interface issues can be adequately addressed as evidenced by relevant
specialists, the findings of which form separate reports to the EIS.

Buckland Park compared to other areas is very well placed being within the current
metropolitan Adelaide boundary, it is in close proximity to the greater proportion of economic
growth areas of Adelaide and therefore significant employment nodes (including key industry,
Defence and technology sites), it is in close proximity to rail interchange facilities at Salisbury
and Elizabeth, tertiary education and major medical services. We are of the opinion Buckland
Park is better positioned than the majority of comparable growth areas (that are quite isolated)
identified in Section 3.4, even those within metropolitan Adelaide, often by a considerable
margin.

These issues are, however, representative of those routinely investigated during urban
management processes currently applied to urban fringe expansion and large scale land
division, for example, at Playford North / Blakeview, at Seaford Meadows and at Mt Barker.

Sections 6 and 7 assessed the proposal against the provisions of the Playford Development
Plan, Planning Strategy and South Australia’s Strategic Plan and comments with respect to
consistency between the proposal and the various Plans. It was found Buckland Park will be
generally consistent with a wide range of over-arching policies and provisions seeking high
quality, sustainable development outcomes. Nonetheless, the proposal is at odds with the
specific content of the Horticulture West Zone, but not fatal to the overall intent of the
Development Plan.

It is not anticipated environmental impacts will arise from the proposal that cannot be limited or
mitigated with the application of the best available design and implementation techniques. In
particular the impacts of noise, odour and spray drift have been fully assessed with neither the
existing land uses in the area or those proposed as part of the development likely to be
affected.

The achievement of sustainability goals and the management of environmental, social and
economic effects will be facilitated by the ongoing involvement of the proponent in all phases
of the Buckland Park proposal’'s planning and implementation. The Master Plan will guide
detailed ‘stage’ planning incorporating the preparation of implementation strategies and
programmes for each such stage.

The proponent will prepare Design Guidelines for future dwellings and buildings. It is intended
that some of the key facilities will be built by the proponent to ensure the timely delivery of
such facilities to early residents, for example, the initial Neighbourhood Centre and community
services building. They will also be responsible for managing the construction of civil and
landscaping works.
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APPENDIX 9

EXISTING ZONES PLAN
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APPENDIX 10

PROPOSED ZONES PLAN
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