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Dear Anita

Submission – Revised Draft Planning & Design Code Review Relating to Crest at Woodside
Introduction
We make this submission on behalf of the Aspen Group, the property owner of Crest at Woodside. The
plan on the following page depicts the current boundaries (in yellow) of Crest at Woodside.
Aspen Group is an ASX listed property group focused on providing competitively priced accommodation in
across Australia.
This submission reiterates a number of important matters that were raised during the last round of
consultation and which were not addressed in the current version of the Revised Draft Code on
consultation.
Located on the outskirts of Woodside on the Nairne to Woodside Road, Crest at Woodside was formerly
residential accommodation for military personnel. The existing dwellings on the land were also used briefly
to accommodate refugees.
The 22.6 hectare site has all the hallmarks of a residential suburb. This includes 81 existing dwellings with
substantial setbacks, that are often split-level following the contours of the land and are located in a parklike setting. There is also a community hall, day-care facility, gym and office/workshop/warehouse. Existing
infrastructure across the site includes sealed and curbed streets, footpaths, water, sewer, electricity and
stormwater infrastructure. In the past, there has been as many as 129 dwellings located in addition to at
least 15 vacant sites.
The land was acquired from the Federal Government in 2017. A Development Application subdividing the
land into a total of 148 allotments was then approved by the State Commission Assessment Panel in 2018.
The Aspen Group has already commenced improving infrastructure across the site (e.g. roads, sewer, water
and stormwater), and has renovated half the existing dwellings (40 of 81) which have been rented for 12
months with strong demand. Once infrastructure works are completed, Aspen will look to sell vacant
allotments and houses to private purchasers. Additionally the office/warehouse/workshop building and
develop a portion of the site for tourism and other short-term accommodation (i.e. short-term workers
accommodation).

shaping great communities

We have examined t he Draft Planning & Design Code (the Revised Draft Code) in some detail as it relates to
Crest at Woodside, focusing on the follow ing issues:

•
•
•
•
•
•
•

Watershed
Land division
Land use
Dwelling design
Rest rict ed development
Public notification, and
Deemed t o sat isfy development .

Source: Google Earth
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Summary of Comments and Recommended Amendments to the Revised Draft Code
The following comments and recommendations are made in relation to the Revised Draft Code as it relates
to Crest at Woodside:
1.

The land should be placed within the Township Zone similar to the rest of Woodside (rather than the
Adelaide Country Zone as proposed) where the Limited Land Division Overlay does not apply. As a
minimum, the Limited Land Division Overlay should not be applied to the Crest at Woodside site. This
will provide improved design flexibility in the future without unreasonably compromising the
watershed or surrounding rural landscape.

2.

The designation of the site within the Mount Lofty Ranges Catchment (Area 2) Overlay is of no
consequence given the connection of the land to SA Water’s sewerage system. This overlay should be
removed from Crest at Woodside.

3.

Deemed to satisfy criteria should be included for tourist accommodation and short term workers’
accommodation for this site.

Watershed
The Crest at Woodside site is currently located within the Priority Area 3 of the Watershed under the
Development Plan. This is the least sensitive part of the Mount Lofty Ranges watershed area providing
some additional flexibility for development compared to Priority Areas 1 and 2 of the watershed.
Under Schedule 8 of the existing Development Regulations 2008, lots of development in within the Mount
Lofty Ranges Watershed Protection Area must be referred to the EPA. The EPA can comment on such
applications, but has no power to direction the consent authority.
Under the Revised Draft Code, it is understood that all of the Priority 3 Areas become part of the Mount
Lofty Ranges Catchment (Area 2) Overlay. Development proposals for lots of different forms of
development not connected to a community wastewater management system or sewerage infrastructure
will be referred to the EPA and, importantly, the EPA will have powers of direction.
Significantly, Crest at Woodside is connected to a sewerage system and, on this basis, it is understood that
there will be no requirement for EPA referrals. Therefore, the Watershed Overlay should be removed from
Crest at Woodside.

Land Division
As explained in the introduction to this submission, Crest at Woodside has previously subdivided the
subject site into 148 allotments. No additional allotments are anticipated in the foreseeable future.
That is not to say that some minor land division associated with the future potential tourist and short-term
worker’s accommodation may not be warranted for practical reasons.
The Limited Land Division Overlay in the Revised Draft Code applies to the subject site. Performance
Outcome 1.1 within this Overlay states
PO 1.1

Land division does not result in the creation of an additional allotment.
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It is understood that one of main reasons that this Overlay has been applied to land that was formerly in
the Watershed (Primary Production) Zone is because of concerns about more land division creating more
development opportunity that will negatively impact on water quality in the watershed.
Crest at Woodside however is already connected to water and sewerage infrastructure provided by SA
Water. This means that any additional development on this land will have minimal impact on the
watershed.
It is also understood that one of the other key reasons to restrict land division and associated development
is to preserve the rural character of the Zone. Crest at Woodside, however, already appears as a largely
suburban/developed area within a broader rural setting.
In this context, we contend that Crest at Woodside is better located in the Township Zone similar to the
rest of Woodside where the Limited Land Division Overlay does not apply. As a minimum, the Limited Land
Division Overlay should not be applied to the Crest at Woodside site. This will provide improved design
flexibility in the future without unreasonably compromising the watershed or surrounding rural landscape.

Land Use
The Crest site is currently located within the Watershed (Primary Production) Zone and the Onkaparinga
Valley Policy Area under the existing Adelaide Hills Council Development Plan (Consolidated 8 August 2019).
The provisions of this Zone anticipate predominantly primary production and associated activities such as
limited dwellings, wineries, mineral extraction and processing plants.
The Revised Draft Code identifies the subject site as being within the Adelaide Country Zone. This proposed
Zone anticipates the following land uses:
DO 1

A diverse range of land uses at an appropriate scale and intensity that capitalise on the region’s
proximity to the metropolitan area and the tourist and lifestyle opportunities this presents while also
conserving the natural and rural character, identity, biodiversity and scenic qualities of the landscape.

DO 2

A zone that promotes agriculture, horticulture, value adding opportunities, farm gate businesses, the
sale and consumption of agricultural based products, tourist development and accommodation that
expands the economic base and promotes its regional identity.

DTS/DPF 1.1 Development comprises one or more of the following land uses:
▪ Advertisement
▪ Agricultural building
▪ Brewery
▪ Carport
▪ Cidery
▪ Distillery
▪ Demolition
▪ Detached dwelling
▪ Dwelling addition
▪ Excavation and filling
▪ farming
▪ fence
▪ Horse keeping
▪ Horticulture
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▪ Industry
▪ Low intensity animal husbandry
▪ Outbuilding
▪ Shop
▪ small scale ground mounted solar power facility
▪ Tourist accommodation
▪ transport distribution
▪ verandah
▪ warehouse
▪ workers accommodation
▪ winery

The listing of envisaged land uses for the Adelaide Country Zone within the Revised Draft Code provides
greater clarity when compared to the existing Development Plan. It also anticipates the range of land uses
Aspen group envisages for the Crest at Woodside site.
At the same time, Crest at Woodside looks and performs much more like a residential suburb of Woodside
than it does a rural/primary production land, and yet all of the surrounding land also sits within Adelaide
Country Zone. There is concern that Desired Outcomes 1 and 2 make no direct reference to dwellings, yet
that is the primary land use occurring and proposed for Crest at Woodside. We reiterate that the site
already houses some 81 existing dwellings with a Development Application subdividing the land into a total
of 148 allotments approved by the State Commission Assessment Panel in 2018.
Residential development very much performs a secondary role to primary production in the Adelaide
Country Zone as indicated in the following provisions:
PO 5.1

Residential development is designed and sited so that it does not compromise primary
production, horticultural or other land use activities supported by the Zone.

DTS/DPF 5.1

Dwellings:
(a) will not result in more than one dwelling on an allotment; and
(b) where the Minimum Allotment Size Technical and Numeric Variation Overlay applies are:
a. located on an allotment with an area not less than that specified in the Minimum
Allotment Size Technical and Numeric Variation Overlay; and
b. located on and have a demonstrated connection with an allotment used for primary
production or value adding

Given the large size of the land within Crest at Woodside and given that it already contains 81 dwellings
connected to a sewer, we again contend that Crest at Woodside would be better located within the
Township Zone similar to the rest of Woodside so that residential land use is given greater primacy.
This is on the proviso that the Township Zone is also amended to anticipate tourist accommodation.

Dwelling Design
Provisions 5.2 in the Code provides design guidelines for dwellings as follows:
PO 5.2

Dwelling are sited, designed and of a scale that maintains a pleasant natural and rural character
and amenity.
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DTS/DPF 5.2

Dwellings
(c) are setback from allotment boundaries by at least 40 metres;
(d) do not exceed 2 building levels and 9 metres measured from the top of the footings; and
(e) have a wall height is not greater than 6 metres.

Some elements of these provisions again emphasise the inappropriateness of the Adelaide Country Zone
for the Crest at Woodside site, indicating that dwellings should be setback 40m from allotment boundaries
when established dwellings setbacks are clearly (and appropriately) much more reflective of suburban
areas.

Restricted Development
Restricted Development is development that requires assessment by SCAP. It replaces, but is also different
to, non-complying development within the existing Development Plan. Within the Adelaide Country Zone,
the following key forms of development are listed as restricted:
Land division within the Limited Land Division Overlay (except where it involves a boundary realignment)
Shop, except where:
a)

it is ancillary to an located on the same allotment or adjoining allotment used for primary production or
value adding and offers for sale or consumption produce or goods that are primarily sourced, produced or
manufactured on the same allotment or from the region; or

b)

it has a gross leasable floor area less than 1000m2 or

c)

it is a restaurant

Special industry
Windfarm

These restricted land use designations are generally acceptable for Crest at Woodside, within the exception
of “Land Division within the Limited Land Division Overlay (except where it involves a boundary
realignment)” for the reasons discussed previously in this submission.

Public Notification
The inverse/exclusionary non-complying list in the existing Watershed (Primary Production) Zone means
that lots of development in this Zone is subject to onerous Category 3 public notification.
Under the Revised Draft Code, it is understood that those types of development within the Adelaide
Country Zone designated as “performance assessed” will require the equivalent of a merit assessment and
will generally be subject to public notification but third parties will not have rights of appeal.
This is not yet made clear for dwellings, however, which are the dominant land use at Crest at Woodside.
We contend that dwellings should not require public notification within Crest at Woodside given the
established suburban nature of the area.
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Deemed to Satisfy
There are no “deemed to satisfy” provisions that relate tourist accommodation or short-term workers
accommodation for Crest at Woodside (effectively providing for ‘as of right development’), either by
omission or application of an Overlay.
Regardless of which Zone Crest at Woodside sits within, it is requested that some deemed to satisfy
provisions for tourist accommodation and short-term workers accommodation be included.
I trust that this review of the Revised Draft Code as it relates to the Crest at Woodside site is useful for the
finalisation of the Revised Draft Code. Please call me or Rebecca Gosling if you have any questions on (08)
8333 7999.
Yours sincerely

Marcus Rolfe MPIA (Fellow)
Director
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Dear Anita

Submission – Revised Draft Planning & Design Code Review Relating to the
Adelaide Caravan Park Site, Hackney
Introduction
We make this submission on behalf of the Aspen Group, the property owner of the Adelaide Caravan Park
site on Richmond Street, Hackney. The plan on the following page depicts the current boundaries (in
yellow) of the Adelaide Caravan Park site.
Aspen Group is an ASX listed property group focused on providing “value for money” accommodation and
has been a leading owner and manager of holiday and accommodation parks since 2004. Aspen Group
currently owns nine holiday and accommodation parks across Australia, two of which are in South Australia
(the Adelaide Caravan Park at Hackney and the Highway 1 Tourist Park at Bolivar).
We have examined the Revised Draft Planning & Design Code (the Revised Draft Code) in some detail as it
relates to the Adelaide Caravan Park site, focusing on the following issues:
•

Land use

•

Density

•

Height

•

Set-backs

•

Restricted development, and

•

Deemed to satisfy development.

shaping great communities

Summary of Comments and Recommended Amendments to the Revised Draft Code
The following comments and recommendations are made in relat ion to the Revised Draft Code as it relates
to the Adelaide Caravan Park site:
1.

The land use elements of t he of the Housing Diversity Neighbourhood Zone in the Revised Draft Code
are supported .

2.

Amendment s made to Performance Out come 2.1 of the Housing Diversity Neighbourhood Zone are
supported as t hey provide greater emphasis and guidance for the location of medium density kinds of
development.

3.

The introduction of minimum frontage w idths and allot ment sizes substantially reduce flexibility in
density out comes and, on t hat basis, are not supported.

4.

The provisions in t he Housing Diversit y Neighbourhood Zone of t he Revised Draft Code should be
amended by either a TNV or Sub-Zone specific to this site that clearly anticipates building height up to
four storeys, as exist s in Development Plan policy now.

5.

The boundary set back gu idelines in t he Housing Diversity Neighbourhood Zone of t he Revised Draft
Code are supported.
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6.

The absence of a quantitative site coverage guideline for Performance Assessed development in the
Housing Diversity Neighbourhood Zone of the Revised Draft Code is supported.

7.

Tourist Accommodation should be listed within the Deemed To Satisfy table in the Housing Diversity
Neighbourhood Zone, particularly given the nature of the existing land use. If the State-Wide
application of the Code prevents such an amendment, then some other mechanism should be
introduced such as a Sub-Zone specific to this site that identifies some elements of tourist
accommodation as Deemed To Satisfy.

Land Use
The Adelaide Caravan Park site is located within the Residential Zone (Medium Density Policy Area) under
the existing Norwood Payneham St Peters Development Plan (Consolidated 21 March 2019). Principle of
Development Control 1 anticipates the following forms of development:
Principle 1 The following forms of development, or combinations thereof, are envisaged in the zone:
▪ affordable housing
▪ dependent accommodation
▪ domestic outbuilding in association with a dwelling
▪ domestic structure
▪ dwelling
▪ dwelling addition
▪ small scale child care facility located along an arterial road or main road that serves the local community
▪ small scale community facility where it is ancillary to the function or operation of an aged
care/retirement facility
▪ small scale shop, office, consulting room only where:
▪

There is a lawful historic basis for such a use; or

▪

It involves the re-use of an existing dwelling with a frontage to an arterial road; or

▪ It is located on the ground floor of a mixed use building on an arterial road; or
▪ It is ancillary to the function or operation of an aged care/retirement facility
▪ supported accommodation and housing for seniors (underlining added)

The Code places the Adelaide Caravan Park site in the Housing Diversity Neighbourhood Zone which
anticipates the following land uses:
PO 1.1

Residential development and supporting uses that provide housing and supporting services and
facilities that make it a convenient place to live.

DTS/DPF 1.1 Development comprises one or more of the following land uses:
▪ Ancillary accommodation
▪ Community facility
▪ Dwelling
▪ Educational establishment
▪ Office
▪ Outbuilding
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▪ Pre-school
▪ Recreation area
▪ Residential flat building
▪ Retirement facility
▪ Shop
▪ Supported accommodation
PO 1.3

Shops, consulting rooms and offices contribute to walkability while maintaining the residential character and
amenity of the neighbourhood.

It is apparent from this that the Code anticipates a similar variety of land uses for the Adelaide Caravan Park
site. It is also apparent that a wide range of dwelling types and non-residential land uses are anticipated,
providing considerable design flexibility. Therefore, the Revised Draft Code as it relates to the site is
supported from a land use perspective.

Density
The Desired Character statement for the existing Medium Density Policy Area of the Residential Zone
states:
…Development on the Adelaide Caravan Park site will provide opportunity for medium density development… It is
expected that a minimum net residential density target of 50 dwellings per hectare could be achieved if the site is
fully re-developed… (underling added)

The Housing Diversity Neighbourhood Zone includes the following Desired Outcome in terms of density of
development:
DO 1

Medium density housing that supports a range of needs and lifestyles located within easy reach of a
diversity of services and facilities… (underlining added)

Deemed To Satisfy (DTS) and Designated Performance Feature (DPF) 2.1 in the Code changes the focus from
a minimum density figure to one where only one dwelling per allotment and a minimum allotment size of
330 square metres per detached dwelling is proposed to apply.
The Administrative Definitions at the rear of the Revised Draft Code provide the following definitions of
density:
Low-density - Means less than 35 dwelling units per hectare.
Medium-density - Means 35 to 70 dwelling units per hectare.

On the basis of 330 square metre allotments, this equates to a density in the order of 30 dwellings per
hectare, clearly falling below the low-density definition. This will not deliver medium-density as clearly
envisaged in DO1.
Another mechanism should be introduced such as revised TNV’s or a Sub-Zone specific to this site that
clearly anticipates medium density development as exists in Development Plan policy now.
The introduction of minimum frontage widths and allotment sizes in the Revised Draft Code over this site
will significantly reduce flexibility in density outcomes and, on that basis, are not supported.
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Height
The Desired Character statement for the existing Medium Density Policy Area of the Residential Zone
provides for a range of buildings heights between 1 and 4 storeys across the Adelaide Caravan Park site:
…Development on the Adelaide Caravan Park site will provide opportunity for medium density development,
including buildings of up to three (3) storeys set back behind lower-scale, single-storey development along
Richmond Street and two-storey development fronting the reserves. Development of up to four (4) storeys in the
centre of the site will be considered where the visual impact is minimised through appropriate design and an
appropriate built form transition can be provided to adjacent residential land outside of the Policy Area… (my
underlining added)

The Code does not include this policy statement. Rather, it includes the following provisions in the Housing
Diversity Neighbourhood Zone:
DO 1

Low-rise medium density housing that supports a range of needs and lifestyles located within easy reach of
a diversity of services and facilities…

PO 3.1

Buildings contribute to a low-rise residential character and complement the height of nearby buildings.

DTS/DPF 3.1 Building height (excluding garages, carports and outbuildings) does not exceed that specified in the
Building Height Data Overlay. (underlining added)

The “Building Height Data Overlay” for the Revised Draft Code as it relates to this site anticipates for 2
storeys and 9 metres.
The Administrative Definitions at the rear of the Revised Draft Code provide the following definitions of
height:
Low rise - In relation to development, means up to and including 2 building levels.
Medium-rise - In relation to development, means 3 to 6 building levels.

The proposed provisions do not anticipate 3 and 4 storey development as currently anticipated in the
Development Plan.
On this basis, it is recommended that the provisions in the Revised Draft Code be amended to provide
revised TNV’s or alteratively a Sub-Zone specific to this site that clearly anticipates building height up to
four storeys as exists in Development Plan policy now.

Setbacks
Council Wide, Design and Appearance of Land and Buildings, Principle of Development Control 50 and Table
NPSP/3 in the existing Development Plan anticipates development being setback from Richmond Street in
the following terms:
Setbacks from Primary Street
Principle 50 The setback of buildings should:
(a)

be similar to, or compatible with, the setbacks of buildings on adjoining land and the predominant
setback of buildings in the locality, unless otherwise specified in the relevant Zone and/or Policy Area;

(b)

contribute positively to the existing or desired streetscape character of the locality; and

(c)

not result in or contribute to a detrimental impact upon the function, appearance or character of
the locality. (underling added)

TABLE NPSP/3 - Building Set-back for Development Located in the St Peters Area
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Richmond Street - 10.5 metres

Deemed To Satisfy (DTS) and Designated Performance Feature (DFP) 4.1 in the Revised Draft Code
stipulates a quantitative guideline as follows to achieve Performance Outcome 4.1:
Primary Street Setback
PO 4.1

Buildings are setback from primary street boundaries to establish a consistent streetscape character and
provide a functional semi-private space between the building and street.

DTS/DPF 4.1 Buildings are setback from the primary street boundary:
(a) 8m or more when the primary street boundary is an arterial road;
(b) 3m from any other road.
PO 4.2

Building elements are setback from public streets to establish a consistent streetscape character while
adding interest and animation to street frontages.

DTS/DPF 4.2 The following elements can extend up to 1.5m closer to the street than the minimum primary street
setback specified in DTS 4.1:
(a) a porch or portico with at least 2 open sides;
(b) a balcony;
(c) a verandah with at least 3 open sides;
(d) window awnings or shading features; and
(e) architectural fins or blades. (underlining added)

Richmond Street is not an arterial road controlled by DPTI. Therefore, the proposed setback guideline for a
Deemed to Satisfy development is 3m. This is significantly closer than the existing Development Plan policy
and provides for greater design flexibility. It could also be argued via an individual development application
that a primary street setback of less than 3m may be appropriate. Therefore, this element of the Revised
Draft Code is supported.
The main entry road to the Caravan Park appears to be a public road referred to as Bruton Street in the
Development Plan. Principle of Development Control 7 in the Medium Density Policy Area states:
Principe7

Development should be designed within the parameters set out in the following table:
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Parameter

Val ue

Maximum buDding height above natural ground level for dwellings:

- Arterial roads

3 storeys

- Broad street Marden
3 storeys
- Marden Road and Wear Avenue, Marden (south 3 storeys
of Kent Street}

- Lutheran Homes tncorrpora.ted and Australian

3 storeys

Retirement Homes Limited sites at Gtynde
- Adelaide caravan Park site (24-46, Richmond
Street, Hackney)

4 storeys, except dwellings fronting
Richmond Street, which should not exceed
1 storey and dwellings fronting Twelftree
and Old Mill Reserves, which should not
exoeed 2 storeys

-

Fom,er Highways Department car park, located
at the tenninalion of Holton Court, St Peters)

3 storeys

-

Where identified in the Desired Character
Statement for the River Street/Glenbrook Close
locality

3 storeys

-

All other locaOties

2 storeys

Minimum setback from a primary road frontage:
-

Arterial roads (subject to any M ure road
widening requirements set out in the
Metropolitan Adelaide Ro1id Widening Ad 1972)

6 metres"
"A closer set-back may iJe provided for
mixed- use buildings on alterial roads that
comprise non-residential uses at ground
fevel

-

All other (public) roads,

4 metres

Mrnimum setback from a secondary road frontage:

- Arterial roads
- All other (public) roads

6.5 metres
0.9 (single storey)
2 metres (where it does not exceed
2 storeys in height)

Maximum site coverage (inclusive of ancillary structures}:

- Detached and semk!eraohed dwellings
- 0 th er dwelling fom,s

60 per cent
70 per cent

From this ta ble, it is not entirely clear what the setback guideline from Bruton Street is (4m or less?).
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Deemed To Satisfy (DTS) and Designated Performance Feature (DFP) 5.1 in the Revised Draft Code stipulate
a quantitative guideline as follows to achieve Performance Outcome 5.1:
Secondary Street Setback
PO 5.1

Buildings are set back from secondary street boundaries to maintain a pattern of separation between
building walls and public thoroughfares and reinforce streetscape character.

DTS/DPF 5.1 Buildings are set back at least 900mm from the boundary of the allotment with the secondary street
frontage, or if a dwelling on any adjoining allotment is closer to the secondary street than 900
millimetres, the distance of that dwelling from the boundary with the secondary street (being, if
relevant, the lesser of the 2 distances).

If Bruton Street is considered to be the secondary street, the proposed setback distance in the Revised
Draft Code are supported.
Given that the Adelaide Caravan Park is bounded by the River Torrens Linear Park to the north, it is not
entirely clear which are the side and rear boundary setbacks for this site.
The existing Development Plan includes the following side and rear boundary setback guidelines in the
Residential Zone:
Principle 8

Except where a different parameter is provided in the relevant Policy Area, dwellings fronting a public
road should be designed within the parameters set out in the following table:
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Paramet er

Value

Maximum buildingr height above natural g1rmmd
l'evel

2 storeys

Mrnimllrn setback from primary road frontage

6 metres*
"A closer set-book m:Jy be provided for mixed- use
buildings on arterial roads tho! comprise nonresidential uses at ground level.

Minimum setback from second'ary road frontage:
·-

Arterial roaals

·- Non-arterial roads

4.5 metres
0 .9 ,(single storey)

2 metres (upper storey)
Minin1urn setback from one side boundary:
·-

tor walls with a vertical height of up to 3
metres measured from natural grollnd level

0 .9 metre*
"Single storer bound.ary development may oocur
on one side boundary for a garage, carport, a
snrall portion of a new dwelling or in the case of
existing dv,re/Jings, a sn1all addition (such as an
ensuite or vrafk-in robe addition}, or in the case of
semi-detached dwell ings, for a party wall.

·- tor walls witlh a vertical height exceeding 3
metres measured from natural grollnd level

0 .9 metre plus one-1hird of the increase in

·- tor upper level walls located om the southern
side of a site, with a vertical height exoeeding
3 metres meas,ured from natural ground level

1.9 metres plus one-third of the increase in
vertical wall height above 3 metres

vertical wall height above 3 metres

Mr111imurn setback from rear boundary:
sing1e s1orey

4 metres

·- upper storey

6 metres

Maximum site coverag.e (inclusive of ancillary
structures):

60 per oent

·-

Deemed To Satisfy (DTS) and Designated Performance Feature (DFP) 7.1 in the Revised Draft Code stipulate
a quantitative guideline as follows to achieve Performance Outcome 7.1:
Side Boundary Setback
PO 7.1

Buildings are set back from side boundaries to provide:
(a)

separation between dwellings in a way that complements the established character of the locality; and

(b)

access to natural light and ventilation for neighbours.

DTS/DPF 7.1 Buildings not sited on side boundaries setback from the side boundary:
(a) 900 mm for a wall height less than 3 metres; and
(b) 900mm plus 1/3 of the wall height above 3m.
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Rear Boundary Setback
PO 8.1

Buildings are set back from rear boundaries to provide:
(a)

separation between dwellings in a way that complements the established character of the locality;

(b)

access to natural light and ventilation for neighbours;

(c)

open space recreational opportunities; and

(d)

space for landscaping and vegetation.

DTS/DPF 8.1 Buildings are set back from the rear boundary:
(a) 3m or more for the first building level; and
(b) 5m or more for any second building level; and
(c) 5m plus any increase in wall height over 7m for buildings three storey and above.

The Revised Draft Code has similar side boundary setback guidelines to the existing Development Plan and
slightly lesser quantitative guidelines for rear boundaries. On this basis, the side and rear boundary setback
guidelines in the Revised Draft Code are supported.

Site Coverage
Principle of Development Control 7 in the existing Medium Density Policy Area anticipates a maximum site
coverage of 60% of detached and semi-detached dwellings, and 70% for other types of dwellings.
The Revised Draft Code does not appear to have a quantitative site coverage guideline. From a design
flexibility perspective, this approach is supported.

Restricted Development
Restricted Development is development that requires assessment by SCAP. This assessment process
replaces, but is also different, to non-complying development designation within the existing Development
Plan. Within the Housing Diversity Neighbourhood Zone, the following key forms of development are listed
as restricted:
Shop, except:
(a) Shop with a gross leasable floor area less than 1000m2.
(b) Shop that is a restaurant.

This limitation will be generally acceptable in relation to the Adelaide Caravan Park site.

Deemed to Satisfy Development
There are no “Deemed To Satisfy” provisions (effectively providing for as of right development) for tourist
accommodation within the new Code. This is neutral outcome in comparison to the existing Development
Plan where tourist accommodation is also not designated as Complying Development. It is considered,
however, that the creation of the Code provides an opportunity to list tourist accommodation within the
Deemed To Satisfy Table, particularly given the long-standing use of the Adelaide Caravan Park on this site.
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I trust that this review of the Revised Draft Code as it relates to the Adelaide Caravan Park site is useful for
the finalisation of the Revised Draft Code. Please call me or Rebecca Gosling if you have any questions on
(08) 8333 7999.
Yours sincerely

Marcus Rolfe MPIA (Fellow)
Director
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Ref: 2019-0535

URPS

14 December 2020

Suite 12
154 Fullarton Road
ROSE PARK SA 5067

Anita Allen
Manager Planning Reform
Department of Planning Transport and Infrastructure
50 Flinders Street
ADELAIDE SA 5000

08 8333 7999
www.urps.com.au
ABN 55 640 546 010

By email: dpti.planningreformsubmissions@sa.gov.au

Dear Anita

Submission – Revised Draft Planning & Design Code Review Relating to the
Highway 1 Holiday Park Site, Bolivar
Introduction
We make this submission on behalf of the Aspen Group, who is the property owner of the Highway 1
Holiday Park site on the Princess Highway at Bolivar. The plan on the following page depicts the current
boundaries (in yellow) of the Highway 1 Holiday Park site.
Aspen Group is an ASX listed property group focused on providing “value for money” accommodation and
has been a leading owner and manager of holiday and accommodation parks since 2004. Aspen Group
currently owns nine holiday and accommodation parks across Australia, two of which are in South Australia
(the Adelaide Caravan Park at Hackney and the Highway 1 Tourist Park at Bolivar).
We have examined the Revised Draft Planning & Design Code (the Revised Draft Code) in some detail as it
relates to the Highway 1 Holiday Park site, focusing on the following issues:
•

Land use

•

Density

•

Built form

•

Restricted development

•

Public notification, and

•

Expansion to the north

shaping great communities

Summary of Comments and Recommended Amendments to the Revised Draft Code
The following comments and recommendations are made in relat ion to the Revised Draft Code as it relates
to the Highway 1 Holiday Park sit e:
1.

The Aspen Group supports the anticipated land uses for the Caravan and Tourist Park Zone

2.

The DTS/DPF should be amended to provide for a greater proportion of permanent resident s,
particularly w ithin large sites such as the Highway 1 Holiday Park:
DTS/DPF 1.5 Residential accommodation comprises no more tha n 60% of the t otal number of residences
(cabins, caravan and camping sites and other accommodation) on each allotment.

3.

While DTS/DPF is a guide for t he density of development, 100m 2 is less than the existing Development
Plan's 81m 2 guideline, it is noted a sit e area may be approved and t he Aspen Group underst and that
t he exist ing 81m 2 was working sat isfactorily.

4.

The provisions in t he existing Development Plan and t he Code relating t o built form issues such as
setbacks appears to be largely consist ent between the two documents and are t herefore supported.

5.

The Aspen Group prefers as much development as possible on this site not requiring public
not ification, as is t he case now.

6.

The Aspen Group supports the "deemed t o satisfy" provisions (effectively providing for "as of right
development") for t ourist accommodat ion relating t o t he Highway 1 site, which is an improved
out come in comparison t o the existing syst em.
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Land Use
The Highway 1 site is located within the Caravan and Tourist Park Zone under the existing Salisbury
Development Plan (Consolidated 4 April 2019). Principle of Development Control 1 anticipates the
following forms of development:
Principle 1 The following forms of development are envisaged in the zone:
▪ amenity block, including shower, toilet and laundry facilities
▪ cabin
▪ caravan park
▪ caravan permanently fixed to land
▪ camping ground
▪ recreation area including tennis court, basketball court, playground
▪ swimming pool/spa
▪ tourist park and other forms of tourist accommodation (my underlining added)

The Revised Draft Code identifies the Highway 1 Holiday Park site being in the Caravan and Tourist Park
Zone. This Zone anticipates the following land uses:
DTS/DPF 1.1 Development comprises one or more of the following land uses:
(a)

Advertisement

(b)

Amenity block, including shower, toilet and laundry facilities

(c)

Dwelling in the form of a manager’s residence ancillary to tourist accommodation

(d)

Office ancillary to tourist accommodation

(e)

Recreation area including tennis court, basketball court, playground

(f)

Shop ancillary to tourist accommodation

(g)

Swimming pool/spa pool

(h)

Tourist accommodation comprising cabins, caravans, camping ground. (my underlining added)

We have underlined those forms of development that are consistent between the existing Development
Plan and the Code. It is apparent from this that the Code anticipates some additional forms of
development that may be useful/relevant to Aspen Group and the Highway 1 Holiday Park site.
Principle 1 in the Salisbury Development Plan quoted above anticipates caravans being permanently fixed
to land with no limitation on how many caravans can be permanently fixed to land. At the same time,
Principle 4 in the Zone anticipates a limited number of permanent buildings as follows:
Principle 4 Permanent buildings should be limited to a dwelling (manager’s house), shop (in association with and
ancillary to a caravan and tourist park), community or recreational facility and toilets/amenities.

Therefore, the existing Development Plan is somewhat unclear as to whether more permanent structures
can be used for medium-to-longer term accommodation.
Performance Outcome 1.5 in the Code more specifically anticipates some accommodation for non-traveller
residential purposes as follows:
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PO 1.5

Caravans, cabins and other forms of accommodation used for non-traveller residential purposes does not
unduly compromise the provision and availability of tourist accommodation for the benefit and
convenience of travellers.

Deemed To Satisfy and Designated Performance Feature 1.5 provides some quantitative guidance in this
regard:
DTS/DPF 1.5 Residential accommodation comprises no more than 40% of the total number of residences (cabins,
caravan and camping sites and other accommodation) on each allotment.

Up to 60% of the total of 323 sites at the Highway 1 Holiday Park have been used for longer term residents
in the past. Given the relatively large size of the Holiday Park, this still leaves a large number for sites for
tourist accommodation. In this context, it is recommended that the Deemed To Satisfy provision be altered
to:

-

DTS/DPF 1.5 Residential accommodation comprises no more than 60% of the total number of residences (cabins,
caravan and camping sites and other accommodation) on each allotment.

Alternatively, a sliding scale could be used within the DTS/DPF whereby the proportion of a Holiday Park
used for more permanent residents is lower (say, 40%) where the overall size of the Holiday Park is smaller
(say, under 50 sites).
The Code also contains DTS/DPFs that anticipate shops on the site of up to 150m2 and offices to 50m2
which is also considered to be appropriate for the Aspen Group.

Density
Principle of Development Control 7 in the existing Development Plan states:
Principle 7 Every caravan, cabin and dwelling site should be greater than 81 square metres in area.

It is unclear why the existing Development Plan includes a minimum of 81m2, which seems to be an unusual
number.
Deemed To Satisfy and Designated Performance Feature 1.5 in the Code increases this quantitative
guideline as follows to achieve Performance Outcome 1.5:
PO 3.2

Each caravan, cabin and dwelling is provided with adequate space for the occupant’s exclusive use to
enhance the amenity for travellers being accommodated.

DTS/DPF 3.2 Caravan, cabin and dwelling sites that are not less than 100m2 in area.

Given that the DTS/DPF is a guide and a lesser site area may be approved, we are not challenging the 100m2
DTS/DPF figure quoted other than to suggest that the existing 81m2 guideline appeared to be working
satisfactorily.

Built Form
The provisions in the existing Development Plan and the Code relating to built form issues such as setbacks
appears to be largely consistent between the two documents.
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Restricted Development
Restricted Development is development that requires assessment by SCAP (it replaces, but is also different,
to non-complying development designation w ithin the existing Development Plan). Wit hin the Caravan and
Tourist Park Zone, the following key forms of development are listed as rest rict ed :
Land division, except where a lease or licence agreement is made, granted or accepted under the Residential Parks
Act 2007.
Shop, except where:
(a)

the gross leasable floor area is no more than 300m 2 : or

(b)

it is a restaurant.

These limit at ions are generally accept able t o t he Aspen Group in relat ion to the Highway 1 site.

Public Notification
Under t he existing Development Plan, development of and w it hin a caravan or tourist park is assessed as

merit development. It also generally does not involve public notification as nearly all kinds of envisaged
development are expressly listed as a Category 1 kind of development in t he Caravan and Tourist Park
Zone.
Under t he Code, those types of development wit hin t he Caravan and Tourist Park Zone designated as
" performance assessed" development w ill require t he equivalent of a merit assessment and w ill generally
be subject t o public notification {but t hird parties w ill not have rights of appeal) where t here is adjacent
land in a different zone.
We seek that the amount of development requiring public notifi cation be minised.

Deemed to Satisfy
There are "deemed t o sat isfy" provisions (effectively providing for "as of right development") for t ourist
accommodation t hat complies w ith specific criteria. This is an improved outcome in comparison t o t he
existing system. No public notification is required for deemed to satisfy development.
I t rust t hat t his review of t he Revised Draft Code as it relates to t he Highway 1 Holiday Park site is useful for
t he finalisation of t he Revised Draft Code. Please call me or Rebecca Gosling if you have any quest ions on

{08) 8333 7999.
Yours sincerely

Marcus Rolfe MPIA (Fellow)
Director
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