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Hi,

Please see attached submission to the Greater Adelaide Regional Plan Discussion Paper for
consideration, on behalf of 27 DQV Pty Ltd (owner, 27 Dequetteville Terrace, Kent Town).
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C/- Growth Management Team, Planning and Land Use Services ABN: 76 651 171 630
Department for Trade and Investment

GPO Box 1815,

ADELAIDE SA 5001

Via email: plansasubmissions@sa.gov.au

SUBMISSION — GREATER ADELAIDE REGIONAL PLAN DISCUSSION
PAPER

We act for 27 DQV Pty Ltd, the owner of 27 Dequetteville Terrace, Kent Town (‘the Land’) and also the
Proponent for the 27 Dequetteville Terrace, Kent Town Code Amendment (“the Proponent”). We
prepare this submission on the Greater Adelaide Regional Plan (‘GARP’) Discussion Paper on behalf
of the Proponent.

The Land is located on a key gateway to the Adelaide Central Business District (the CBD) and is within
the Urban Corridor (Boulevard) Zone. The Land is currently used for short term accommodation (66
rooms) within two, two storey, cream brick buildings identified in Figures 1.2, 1.3 and 1.4. The Land is
currently underutilised, with the existing use not representing the highest and best use for such a
prominent site.
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Figure 1.1 The Land
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Figure 1.2 View of the Land from Bartels Road intersection

Figure 1.3 View of the Land from Dequetteville Terrace



Figure 1.4 View of the Land from Flinders Street intersection

There are a number of other key gateway sites on the eastern side of the CBD at Botanic Road/North
Terrace, Rundle Road and Wakefield Road. These sites are also within the Urban Corridor (Boulevard)
Zone but have a maximum building height Technical and Numerical Variation (TNV) of 10 building levels
and 7 building levels, respectively refer Figure 1.5.

Figure 1.5 Current Maximum Building Heights (TNVs) and Gateway Locations
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The Land currently has a maximum building height TNV of 5 building levels and 18.5 metres. This is
inconsistent with the other gateway locations as demonstrated in Figure 1.5.

The current maximum height TNV that applies to the Land limits the development opportunities that
would otherwise exist for the Land in a sought after and well serviced location.

It is noted the GARP does not identify the Land, nor curiously the extension of Flinders Street through
to the Parade as an area identified as a “proposed area for investigation” for strategic infill and corridor
growth. We submit this is an error and should be included for consideration with an investigation of the
maximum development potential for the Land undertaken.

Accordingly, we respectfully request that 27 Dequetteville Terrace, Kent Town is recognised for future
proposed investigation in the GARP, more particularly the policies in the Corridor as it applies to the
Land are consistent with other strategically important gateway sites.

The Land should be specifically identified for further investigation in the GARP as it is a prime candidate
to increase land supply in an area of high amenity and demand? which is well serviced by infrastructure
such as roads and utilities and has access to the Adelaide Park Lands. Increasing the height will
facilitate future development of the Land and also present a significant opportunity to improve the public
realm through design, interface between land uses and streetscaping.

In addition, the State Government’s Inner Rim Structure Plan (2012) (the Structure Plan), while dated,
contains many concepts that are still relevant. The Structure Plan identifies the Land as a ‘Park Land
Activity Point’, with a vision to promote safe and legible points of access between the Park Lands and
surrounding neighbourhoods to facilitate pedestrian and cycle movement.

We commend the Urban Infill Growth targets of the Government and the continued investigation of
areas suited to this type of development to provide more affordable housing in desirable areas. We do
however, respectfully submit the policies in Corridors should be consistent and this aspect of planning
policy should be further investigated.

Yours sincerely,

Marc Duncan
Director

1 City of Norwood Payneham & St Peters, Kent Town Economic Growth Strategy 2020-2025 (page 14) identifies “that due to its inner city
location, there is a significant demand for apartments in Kent Town and that progressively over time significant redevelopment in Kent
Town will occur in the areas designated as an Urban Corridor Zone.
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6 November 2023

Attention: Growth Management Team, Planning and Land Use Services
Department for Trade and Investment
GPO Box 1815, Adelaide SA 5001

Via email: plansasubmissions@sa.gov.au

Dear Sir/Madam,

RE: GREATER ADELAIDE REGIONAL PLAN DISCUSSION PAPER SUBMISSION — HILLS FACE ZONE

Thank you for the opportunity to provide this submission in response to the ‘Greater Adelaide Regional Plan — Discussion
Paper’ (GARP). We appreciate the chance to communicate with the State Planning Commission (SPC) and the genuine
engagement with stakeholders and the community to inform the preparation of the next Regional Plan for Greater Adelaide.

Our client Adelaide Development Company (ADC) is one of South Australia’s leading developers of residential property

including the creation of residential estates at Blackwood Park, Hallet Cove and Flagstaff Hill.

The Flagstaff Pines residential estate on land at Flagstaff Hill and O’Halloran Hill was established approx. 15 years ago
across moderately sloping land accessible from Flagstaff Road. Allotment sizes in the order of 500m? — 700m? have been
developed with predominately detached dwellings, consistent with the ‘Hills Neighbourhood Zone’ in which the land is
located. Flagstaff Pines proved to be a popular residential infill project with the location offering a high amenity environment

and good access to services, schools and public transport.

The land surrounding the Flagstaff Hill estate to the north and west is within the ‘Hills Face Zone’ (HFZ). A large portion of
this land, comprising approx. 58 hectares, is owned by ADC (under the entity name ‘Reservoir Grazing Co.’) as illustrated in

Figure 1-1.

More specifically the land of interest is identified as follows:
e Lot 70 Main South Road O'Halloran Hill (CT 5922/249);
e Lot 508 Tolcairn Cresent, Flagstaff Hill (CT 5104/687); and
e Lot 508 Tolcairn Cresent, Flagstaff Hill (CT 6047/835).

ADC also own the land comprising the ‘Suburban Activity Centre’ (SAC) located on the eastern edge of Flagstaff Pines.

ADC intend to develop this Local Centre in the coming years.

Level 3, 431 King William St, Adelaide SA 5000 P 08 7231 0286 E contact@ekistics.com.au W ekistics.com.au ABN 39 167 228 944
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Figure 1-1 — Subject Land

ADC recognises the protected nature of land within the HFZ and the importance it plays as a natural backdrop to the
Adelaide Plains. However, ADC consider that there is a need to undertake a review of certain areas of the HFZ and that it
would be timely to create a set of strategic criteria against which land in the HFZ can be assessed in appropriate

circumstances.

In putting forward this request, we acknowledge that, as expressed in the GARP Discussion Paper, the Commission does
not intend to review the HFZ as part of the GARP investigations.

Notwithstanding, ADC are keen to initiate a discussion with the Commission regarding the HFZ and the potential for a select

review of certain less sensitive portions of this zone, such as that indicated in O’Halloran Hill and Flagstaff Hill.

2. Strategic Planning Considerations

We understand that the primary objective of the Hills Face Zone provisions in the 1962 Metropolitan Development Plan was
the “preservation and enhancement of the natural heritage values of the western face of the ranges and the protection of
the natural backdrop to the city of Adelaide” (Pate & Smith, 2006).

The western slopes of the Mount Lofty Ranges from the north and stretching to the southern areas of Belair, Blackwood and
Eden Hills are well recognised for their steep gradient and natural, predominantly native vegetation, forming a highly visible
backdrop to the Adelaide Plains.
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However, further south-west, the elevation of the hills reduces as the Ranges meet the ocean at Marino and Hallet Cove.

These elevation changes are illustrated in Figure 2-1
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Figure 2-1 — Elevation across the south-western slopes of the Mount Lofty Ranges

Since the creation of the HFZ in the mid 1960’s, to our knowledge there has been little in the way of planning reviews or
land audits undertaken in relation to the condition and contribution of land in the HFZ. The last known detailed review was
the 2003 ‘Hills Face Zone Issues and Directions Report' prepared by (the former) Planning SA Department over 20 years
ago. As mentioned, the vast majority of the zone comprises land, which is undulating to steeply sloping, pastured or highly
vegetated and generally visible from the plains. Understandably, and for good reason, the vast majority of the existing HFZ
should continue to be protected given its aesthetic, environmental and in some cases, cultural qualities.

However, ADC’s suggested review relates to the south-western periphery of the Zone, which in the case of ADC’s land (at

O’Halloran / Flagstaff Hill), comprises vast sections of land that does not necessarily meet or demonstrate these typical HFZ
qualities.

As indicated in the following Figure and Photos, much of ADC’s Hills Face Zone land at O’Halloran / Flagstaff Hill comprises
modestly sloped grazing land which by all accounts has the same visual and topographic qualities as the land which now
accommodates Flagstaff Pines, located within the ‘Hills Neighbourhood Zone’.

3|Page
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Figure 2-2 — Elevation across the locality and site
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Figure 2-3 Images of ADC'’s Hills Face Zone land — O’Halloran Hill and Flagstaff Hill

In addition to the topography and lack of visual backdrop qualities, we also note that this land is not located within the

following Planning and Design Code Overlays:
e  Character Preservation District (CPD) Overlay;
e  Environment and Food Production Area (EFPA) Overlay; or

e State Significant Native Vegetation Overlay.

The CPD and EFPA boundaries are illustrated in the image below which also highlights that the south-western end of the

HFZ suggested for investigation by ADC, is the only area of this zone which is not protected by such Overlays.

E Environment and Food
Production Areas

D Character Preservation Districts

:I Mount Lofty Ranges Watershed

NN Hills Face Zone

O Approx location of ADC’s land

Figure 2-4 Extract of Map 5 — EFPA, GARP Discussions Paper, 2023
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In terms of serviceability, the land is well catered for by infrastructure. Being within close proximity of existing suburban
areas of Flagstaff Hill and nearby Aberfoyle Park, the area is well provided for by shops, community facilities, schools,
childcare and the like. The land is 5km to Flinders Hospital, Flinders University and Westfield Marion Shopping Centre.

The land will become even more accessible when the proposed Majors Road upgrade and new on and off ramps are
completed in 2025. As outlined in the Department for Infrastructure and Transport (DIT) project details, Majors Road is an
important arterial road, providing a key connection between Lonsdale Road and Main South Road. Majors Road currently
carries approximately 13,200 vehicles per day. The Southern Expressway carries approximately 74,000 vehicles per day
between Darlington and the Reynella interchange and supports economic activity in Adelaide’s southern commercial and

industrial areas, and facilitates tourist travel on the Fleurieu Peninsula.

The proximity of the site to the Southern Expressway and Majors Road is illustrated in Figure 2-5.

Figure 2-5 Proximity Majors Road Interchange Project (Source: DIT)

There are a large number of recreational sites and parks nearby offering quality public open space including Glenthorne

National Park, O’Halloran Hill Mountain Bike trails, Happy Valley Reservoir and Sturt Gorge Recreation Park.

The land can also be readily serviced by key utilities such as potable water and waste, as the following image illustrates.

6|Page
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Figure 2-6 Available Potable Water Main (blue) and Sewer Main (brown)

We also note the location of the land in the context of the proposed ‘Great Southern Urban Forest’ initiative which seeks to
create a major regional biodiversity corridor and open space network to effectively link the coast to the hills from Hallett
Cove to Sturt Gorge.

Portions of the ADC land located to the north are potentially suited to integration with this future open space network.
Potential exists to provide a contribution of land towards a public open space network, as part of a masterplan approval

following a rezoning of less sensitive HFZ land owned by ADC to an appropriate residential zone.
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Figure 2-7 identifies the ADC as Reservoir Grazing Co.
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Figure 2-7 The Great Southern Urban Forest — Core Area and potential connection with ADC land [c/- A Proposal for the
establishment of The great Southern Urban Forest (Planning SA, DEH & City of Marion, 2005)]

3. Land Supply

The GARP Discussion Paper indicates a projected growth in population within Greater Adelaide of 670,000 by 2051 and
forecasts the need to supply 300,000 new homes to meet this projected population increase.

In respect to ‘Greenfield Development’, the Discussion Paper identifies that master planning and upfront consideration of
infrastructure and services is critical to success, and there is a clear desire to concentrate growth in areas that can
capitalise on previous, or planned investments in major physical and social infrastructure such as roads, schools,

healthcare, water, and public transport services.
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Available land supply is heavily skewed towards the north of Adelaide with recognition that land supply constraints in the

south are predominantly attributable to the limitations imposed by the EFPA and CPD boundaries.

A conservative review of land within the HFZ may identify certain land ‘pockets’ which can contribute to housing supply
through modest infill while leveraging the connectivity to existing infrastructure, existing social services and which also do

not require changes to the EFPA or CPD.

Notwithstanding the sensitivities associated with the HFZ, it is necessary for contemporary planning systems to undertake
regular reviews to ensure the suitability of policy application and measure the continued suitability of zone boundaries. The
HFZ is no exception. While there is little doubt that the vast majority of the HFZ across the Greater Adelaide region warrants
long term protection from certain types of development, there may be lower lying and less environmentally valuable portions
of the HFZ that could be more efficiently used for low density residential development and other suitably scaled ancillary

uses.

In this context, ADC are keen to initiate a discussion with the Commission regarding the HFZ and the potential for a select
review of potentially ‘less sensitive’ portions of this zone which are outside of the EFPA and CPD.

We note that the suggestion of a set of ‘strategic criteria’ against which land in the HFZ can be assessed in appropriate

circumstances has been previously raised by the (former) government albeit, to our knowledge, not progressed.

In the State Government’s response to a 2021 request by ‘The Rocks Marino Pty Ltd’, to rezone HFZ in Marino (Kodaro
Road Marino Code Amendment), the then Minister for Planning and Local Government acknowledged the shortfall of
residential land within the south of Adelaide and the contribution a selected rezoning of HFZ would have to this supply.
While the Code Amendment Initiation was not ultimately supported, the Minister’s correspondence (Appended to this

submission), suggested that

“any rezoning of land within the Hills Face Zone should be considered based on consistent strategic criteria, to ensure
that the strategic and environmental values are not eroded and that community expectations are appropriately

managed’.

The Minister agreed that the Commission should investigate the preparation of strategic criteria for assessment of rezoning
proposals of the HFZ and advised that once further analysis had been undertaken against the criteria, further consideration

of the rezoning request could occur.

ADC strongly supports this approach and assuming such criteria have not yet been prepared, requests, either as part of the

GARP work or separately, that this piece of work be commenced with the support of the Commission.
We envisage criteria may include such assessments as:

e Visual impact viewshed analysis, in particular how visible the land is from various locations within the Adelaide

Plains;
e Analysis of the contribution of the land to the Adelaide open space network;

e Native vegetation assessment;
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e Fauna habitat assessment;

e Services and infrastructure capacity and augmentation capability;

e Aboriginal cultural heritage assessment; and

e Historical land use assessment to determine European cultural value.

In recognising the significant and unique value of the HFZ to Adelaide, ADC appreciate the challenges in establishing a
suitable set of criteria however a set of agreed measures offers the opportunity to objectively critique the contribution of land
to the long-term planning of Adelaide. Such criteria could also provide a benchmark against which the various requests

received by the Commission for rezoning considerations in this south-western end of the HFZ can be assessed.

Thank you again for the opportunity to provide this submission and on behalf of ADC, we look forward to the opportunity to

canvas these issues further at the appropriate time.

Kind regards,

Richard Dwyer

Managing Director

10|Page
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Government
2IMPLIZE0 of South Australia

Deputy Premier

/ March 2021 Attorney-General
Minister for Planning
and Local Government

GPO Exchange

. 10 Franklin Street
The Rocl_(s Marino Pty Ltd Adelaide SA 5000
C/- Mr Michael Osborn GPO Box 464
. OX
Director Adelaide SA 5001
Future Urban DX 336

Tel 088207 1723

By email: I s 173

Dear Mr Osborn

| write to advise that, under section 73(2)(b)(vii) of the Planning, Development and
Infrastructure Act 2016 (the Act), | have considered the advice of the State Planning
Commission (the Commission) and have resolved not to support the Proposal to Initiate the 2
Kodaro Road Marino Code Amendment at this stage.

| acknowledge the current shortfall of residential land within southern Adelaide and the
contribution this proposal would have in addressing this issue. However, | am concerned
that the proposal as it currently stands does not sufficiently address the potential impacts of
development on the strategic values of the Hills Face Zone (including viewsheds), nor on the
ongoing operations of the nearby Linwood Quarry.

Further, | am of the view that any rezoning of land within the Hills Face Zone should be
considered based on consistent strategic criteria, to ensure that the strategic and
environmental values are not eroded and that community expectations are appropriately
managed.

However, | have agreed to the Commission preparing strategic criteria for assessment of
rezoning proposals of the Hills Face Zone. Once these criteria have been finalised they will
be made available to you for the purposes of undertaking further investigations and analysis,
and preparing an updated Proposal to Initiate.

Once further analysis has been undertaken in accordance with the strategic criteria | will
reconsider the updated Proposal to Initiate the 2 Kodaro Road, Marino Code Amendment.

Please contact Ms Abi Coad, Senior Planner from the Attorney-General’s Department on
B ¢ you would like to discuss this further.

Yours sincerely

VICKIE CHAPMAN
DEPUTY PREMIER
MINISTER FOR PLANNING AND LOCAL GOVERNMENT
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From: Stefan Ahrens

Sent: Friday, 27 October 2023 8:06 AM

To: DTI:PlanSA Submissions

Subject: Letter about housing crisis

Attachments: Ahrens - Letter to support local housing which is in deperate need of supply.pdf

You don't often get email from_ Learn why this is important

Hi
Please see the attached letter to support the need for more housing in our local area.
Regards

Stefan Ahrens
Managing Director
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Please click on the below links to learn more about Ahrens.

ywa0ur-Heritage. O |2; Dur Strength:

AHRENS FROM OUR CORMPARY OUR FAMILY
HUMELE BEECIRININGS VIDED PASSION

The Aisrcm: Advantage Our Heritage. Our People. Our Strength.

This email transmission (including accompanying pages and/or attachments) contains confidential information intended only for the named recipient. Any
use, copying or disclosure by any other person is prohibited. If you are not the intended recipient, please delete it immediately, and also notify us by
telephone on +61 8 8521 0000. We scan emails as they leave our server but cannot guarantee they do not contain viruses. We do not accept responsibility
for any losses that may be incurred.
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Ahrens

Growth Management Team, Planning and Land Services Use Services
Department for Trade & Investment

GPO Box 1815

Adelaide SA 5001

24" October 2023

To whom this may concern,

Please accept the following submission in response to the Greater Adelaide Regional Plan Discussion Paper, on
behalf of the Barossa-based Ahrens Group - a full-service construction, engineering, rural infrastructure and
mining services company with operations in South Australia, Queensland, Victoria, Western Australia, Northern
Territory and Tasmania, employing more than 1000 people.

We are a proud fifth-generation business with a heritage firmly based in the Barossa Valley. In addition to our
construction and engineering operations, our company also has wider tourism and wine industry interests. Our
Managing Director, Stefan Ahrens, has been honoured as a member of the invitation-only Barons of the Barossa,
which from 1975 has acted to promote and foster the Barossa, its wine, viticulture and gastronomy, to

help maintain the heritage, lifestyle and traditions of this great region.

For decades, we have witnessed the growth and development of the greater Barossa’s wine and tourism
economy as well as the significant contributions made by other major employers such as ourselves, the Ahrens
Group, as well as Orora Glass, Nuriootpa Traders, Premium Bottling and Hi Trans, which are all co-located at
Kingsford, on the Sturt Hwy.

Greater Adelaide, like many regions worldwide, is grappling with a housing crisis. The shortage of affordable
housing options has far-reaching consequences, affecting individuals and families across the socioeconomic
spectrum. While the Greater Barossa has benefitted from recent investment in transport corridors that make
our area more accessible to a drive-in, drive-out workforce, every business locally has employees who are
struggling to find suitable, long-term and permanent accommodation. This will only worsen in years to come.

We remain wholly supportive of the Character Preservation Act, which protects the Barossa from greenfield
housing developments, and applaud the State Government’s decision to announce Concordia, between Gawler
and Tanunda, as the future site of a major new community for our area. However, it has become evident that
Concordia is a long-term solution and will do little to provide any relief now to those struggling to find suitable
accommodation.

The Discussion Paper also identifies Roseworthy as a strategic location for future housing. It is our belief that the
new Greater Adelaide Plan needs to fast-track Roseworthy as the solution to our area’s housing crisis. It is not
only practical but also advantageous to release and rezone more land at Roseworthy for our immediate housing
needs. Concordia will follow as per the plan providing a long-term sustainable pipeline of housing allotments.

Every individual is important.
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The key factors that favour prioritising Roseworthy include its location, its flat landscape, the minimal
infrastructure investment requirement, and overall suitability for rapid development.

Roseworthy's location makes it an ideal candidate for expansion. Its proximity to major transportation routes,
educational institutions, and employment centres makes it an attractive choice for both residents and
businesses. By investing in Roseworthy, we can create a vibrant community that fosters economic growth and
enhances the overall quality of life for its residents.

One of Roseworthy’s significant advantages is its flat and easily accessible landscape. The flat topography
instead of an undulating terrain reduces construction complexity (eliminating substantial earthworks), cost and
time making it ideal for streamlining development processes and enabling a swift residential expansion.

Roseworthy is already conveniently located near major transportation routes, including the Northern Connector
to the Northern and Port River expressways, Sturt and Thiele highways, and is served by existing utilities and
amenities, requiring less time and resources for comprehensive infrastructure planning and implementation.
Additionally, we’re aware that considerable work has already been undertaken by the local council, developers
and the community to identify these needs. There’s already widespread community support in place.

Investment in Roseworthy will not only address immediate housing needs but also stimulate economic growth.
The construction of new housing and premises for the supporting retail, services and other commercial
businesses, will create jobs, benefit local labour markets and inject capital into the regional economy. Expansion
of Roseworthy will attract businesses and investors, drawn to the area by the increased population and demand
for goods and services. This ripple effect will result in long-term economic prosperity for South Australia.

By showing leadership and taking decisive action, Roseworthy could be well under way and the first families
moved in within a short time frame.

In conclusion, the South Australian Government, through the Greater Adelaide Plan, is seeking clear and
practical input about where and how we want to live in the future. Prioritising the release and rezoning of land
at Roseworthy would be a logical and well-received step to address the pressing housing crisis. By focusing on
Roseworthy, the government will efficiently increase the supply of affordable housing for the whole of the
Barossa, benefit this important region and contributor to the state’s economy.
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Every individual is important.
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From: David Petruzzella

Sent: Monday, 6 November 2023 9:06 AM

To: DTI:PlanSA Submissions

Cc: Mark Minarelli; Grazio Maiorano

Subject: GARP Discussion Paper Submission - 71 Coventry, Road Kudla
Attachments: 231103 V5 Submission on GARP.pdf

You don't often get email from_Learn why this is important

Good Morning,

Submission regarding the ‘Greater Adelaide Regional Plan — Discussion Paper’ attached on behalf of Andrea Gonis,
owner of 71 Coventry Road, Kudla.

Please get in touch if you have any questions.

Kind Regards,

David Petruzzella
Senior Consultant

27 Halifax Street
Enter via Symonds P/
Adelaide SA 5000

08 8333 7999

Kaurna Country
My working hours are

Monday to Friday 8:30am — 5:00pm

The contents of this email are confidential. No representation is made that this email is free of viruses or other defects. Virus scanning is
recommended and is the responsibility of the recipient. If you have received this communication in error, you must not copy or distribute this
message or any part of it or otherwise disclose its contents to anyone.



Ref: 22ADL-0425

3 November 2023

Growth Management Team, Planning and Land Use Services
Department for Trade and Investment

GPO Box 1815

Adelaide SA 5001

plansasubmissions@sa.gov.au

Submission to the Greater Adelaide Regional Plan (GARP)
Discussion Paper — 71 Coventry Road Kudla

URPS acts for Andrea Gonis, the owner of 71 Coventry Road Kudla (the Affected Areaq).

The Discussion Paper (Paper) currently on consultation presents key considerations
and trends that must be considered in the GARP. It seeks to stimulate debate on how a
GARP will help deliver the 300,000 additional homes possibly needed over the next 30
years. We commend the State Planning Commission for preparing this Paper and
thank you for the opportunity to provide feedback.

Affected Area

The Affected Area is illustrated in Figure 1. It comprises a single allotment, about 30

hectares in area and located in the Rural Zone of the Planning and Design Code (Code).

It is directly south of the Orleana Waters development, which is well progressed and
will ultimately result in allotments extending to Gordon Road (Figure 2). That
development has enjoyed strong demand, with stage 12 currently selling.

Renewal SA owns land east of Orleana Waters. That land is largely in the Master
Planned Neighbourhood Zone and will eventually be developed for residential
purposes. The Main North Road frontage of that land is zoned Open Space. There is
also a single small allotment at the corner of Gordon Road and Main North Road which
is zoned Employment.

Our client is currently leasing the land for cropping but this is not a long-term viable
position, and there are few viable land use options contemplated by the current zoning.

We acknowledge the Kaurna People as the Traditional Custodians of the land on which we work and pay respect to Elders past, present and emerging.

https://urpsau.sharepoint.com/Shared Documents/Synergy/Projects/22ADL/22ADL-0425 - Code Amendment - 71 Coventry Road, Kudla/Other
Submissions/GARP Discussion Paper Submission/231103 V5 Submission on GARP.docx

URPS

Adelaide

27 Halifax Street
Enter via Symonds Pl
Adelaide SA 5000

08 8333 7999

Melbourne

Podium, Level 7

530 Collins Street
Melbourne VIC 3000

03 8593 9650

urps.com.au
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Figure 1: Aerial Image of 71 Coventry Road Kudla
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Figure 2: Existing Zoning and Map of “Proposed” Land Divisions
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Requested Action

Our client requests that Affected Area is recognised/identified in the GARP as a future
residential growth area. This request is justified below. U R PS

Justification

This is Consistent with the Intent of the Discussion Paper

The Paper identifies four areas outside, or on the fringe of, metropolitan Adelaide to be
investigated for future housing and employment growth.

The ‘'north-eastern spine’, which includes Kudla (Figure 3), is identified as one of these
potential growth areas because:

Kudla provides an opportunity for a master planned extension to the Gawler
township that takes advantage of recent government investments in electrified
rail. Investigation of this area would include the establishment of an inter-urban
break in the form of new northern parklands that separate Gawler from the City
of Playford and provide new public open space and recreation opportunities.*

The requested actions are also completely aligned with the Discussion Paper where it
states that the GARP should:

Prioritise and sequence the release of zoned land based on transparency of costs to
the community of different forms of housing (including upfront development and
ongoing living costs).

Prioritise strategic infill sites that are generally more economic to service than
general infill.

Focus infill supply in locations where there is capacity in infrastructure networks.

Build on existing infrastructure capacity in townships where local councils identify
growth opportunities.

Identify housing opportunities in areas well-connected to services, employment and
infrastructure.

Identify strategic infill sites to provide more housing choices in areas near public
transport, services and employment options.

Our client supports residential growth occurring in Kudla and surroundings areas. The
north-eastern spine (and the Affected Area) provides a logical extension to the existing
urban footprint. It benefits from significant investment in public infrastructure. The size
of this site also provides opportunity for master planned development.

! State Planning Commission, Greater Adelaide Regional Plan Discussion Paper, 2023, page 120
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Figure 3: Discussion Paper area of investigation — north-eastern spine
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We've prepared Figure 3 to provide greater clarity in respect to the north-eastern spine.
URPS acknowledges that the Discussion Paper Mapping is conceptual and not
intended to identify specific allotments at this stage.

The Rural Areas Land Capability Assessment Indicates Farming is Not Viable

The Town of Gawler completed a ‘Rural Areas Land Capability Assessment’ in 2022. It
found:

Primary production in Council’'s Rural Zone is generally financially unviable due to a
lack of affordable water and as the average allotment is too small for field cropping.

Primary production could only become economically viable if an affordable supply of
quality water becomes available and landowners desire to farm the land.

Although the ‘Barossa New Water' project has been identified as a potential source
for recycled water, investigations remain in the conceptual phase and infrastructure
constraints are not fully understood.

Council has identified water proofing as a key action in their community plan. This
includes seeking an extension of the ‘Northern Adelaide Irrigation Scheme’, which
has largely focussed on securing and utilising recycled water to irrigate Council
reserves. We understand there has been no financial commitment from Council to
secure recycled water for third parties undertaking agriculture within the Rural Zone

Even if recycled water was secured for agriculture purposes, salinity levels are likely
to be high and require local customers to implement onsite desalination
technologies. The potential costs associated with purchasing and powering this
equipment requires further consideration and may be prohibitive.
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Unfortunately, there was no discussion in the Council’s Rural Areas Land Capability
Assessment regarding the feasibility and interface pressures facing rural business

ventures within existing rural living and residential localities. U R PS

Our client contends that farming the Affected Area is financially unviable. In the unlikely
event it was financially viable, it would inevitably lead to interface issues and amenity
impacts given the Affected Area is adjacent to a Master Plan Neighbourhood Zone,
including medium-density greenfield housing. Concerns may include spray drift, noise
and operating hours.

More Clarity is Required on the Concept of a Rural Buffer / Greenbelt around Gawler

In the Playford / Dunstan Governments era, a plan was developed to provide a one-
mile-wide buffer around numerous townships north of Adelaide. This concept was
loosely incorporated into the Metropolitan Open Space System (MOSS)2.

The rezoning of land from Rural to MOSS was never undertaken within the Gawler
Council Area however. This has meant that some community members have viewed
the Rural Zone around Gawler as a pseudo-greenbelt, which is far larger than originally
anticipated as part of the Metropolitan Open Space System.

Gawler's Rural Zone is located outside of the Environment and Food Production Area
(EFPA)3, which reinforces recent analysis and community sentiment that the area is not
a state significant food production area.

The GARP should therefore:

o Clearly identify the rural buffer / greenbelt around Gawler

e Ensure the Affected Area is shown as a residential growth area, outside the
greenbelt.

The Requested Action is Aligned with State Planning Policies

The proposal is aligned with several State Planning Policies (SPPs) relevant to the
Discussion Paper. SPPs represent the highest level of policy in the planning system and
address the economic, environmental and social planning priorities for South Australia.

In particular, the development of the Affected Area is consistent with SPPs 1 and 6
which seek ‘Integrated Planning’ and ‘Housing Supply and Diversity’ as:

e |t forms a logical expansion of residential land within the existing urban area.

2 Gawler (CT) Development Plan consolidated on 18 July 2019, incorporates MOSS Map Ga/1 (Overlay 2) and
the following note “This Map is indicative only. The State Government and Councils will undertake studies of
each area resulting in detailed zoning maps to designate the boundary of MOSS and the policies relating to
various areas. (The inclusion of private land in MOSS does not indicate an intention to purchase that land)”.
Reference to Development Plan Zone Map Ga/10 illustrates the Kudla area within a Rural Zone.

3 Under the Planning, Development and Infrastructure Act 2016 (SA), EFPAs have been introduced to: (i)
protect food producing and rural areas, including conservation of natural landscapes and environmental
resources, (i) support sustainable growth of residential development in existing urban areas to maximise use
of existing infrastructure and public spaces; and (iii) provide greater certainty for both food and wine
producers and residential developers on the future of urban development in metropolitan Adelaide.
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e [Itis connected to and integrated with existing transport infrastructure, services and
other economic activities in the locality (eg the Adelaide to Gawler railway line).

e [t would efficiently utilise land that is not suitable for long-term farming, in turn U R PS
protecting other primary production land that is more productive and viable.

e [t would improve, rather than create, land use conflicts. In particular, the Affected
Area is currently cropped and interfaces with approximately 10 rural residential
properties. Converting the Affected Area to residential land would result in a more
consistent land use interface.

e Itisintegrated with existing residential and commercial development.

e It would support infrastructure investments by increasing associated population
catchments (eg electrified rail and Council investments in community infrastructure).

e [t would provide increased housing choice, variety and affordability similar to the
development to the north.

Conclusion

Our client supports the intent of the Discussion Paper and the identified growth
opportunities along the north-eastern spine. Further, we contend the Affected Area is
suitable for residential development because of its:

e |arge allotment area, which allows for a coordinated, master planned approach.
e Proximity to, and support of, the Adelaide to Gawler railway line.

e Proximity to existing social, community and service infrastructure.

e Integration and alignment with the newly developed urban areas directly north.
e Proximity to the district service centre of Gawler.

e Potential to achieve an integrated approach to development with infrastructure
agreements to be secured over the area.

e Potential to support Council’s investment in Karbeethan Reserve and the Evanston
Gardens Community Centre via population growth.

e Inability to be used for long-term primary production due to economic, servicing
(water) and interface obstacles.

We are keen to work with the Commission, government agencies and Council to ensure
the development of this land and the delivery of the identified housing objectives.

Yours sincerel

David Petruzzella

Senior Consultant
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DTI:PlanSA Submissions

From: PlanSA Submissions <noreply@plan.sa.gov.au>

Sent: Monday, 11 September 2023 1:04 PM

To: DTI:PlanSA Submissions

Subject: Public Consultation submission for Greater Adelaide Regional Plan Discussion Paper

Growth Management Team,

Submission Details
Amendment: Greater Adelaide Regional Plan Discussion Paper
Customer type: Member of the public
Given name: BILL

Family name: LEDIAEV

Organisation: land owner

land subdivision of kudla area from 1000 sq mtr to 2000 sq mtr for housing

Email address:
Phone number:
Comments:
Attachment 1:
Attachment 2:
Attachment 3:

No file uploaded
No file uploaded
No file uploaded

Attachment 4:
Attachment 5:

Sent to proponent email: plansasubmissions@sa.gov.au

No file uploaded
No file uploaded



From:

To: DTI:PlanSA Submissions

Subject: SUBMISSION — GREATER ADELAIDE REGIONAL PLAN DISCUSSION PAPER
Date: Wednesday, 1 November 2023 2:15:55 PM

Attachments: Outlook-kig504sa.pna

231101 Greater Adelaide Regional Plan Boral submission_final.pdf

You don't often get email from_ Learn why this is important

Attention: Growth Management Team

Planning and Land Use Services

Please find attached Boral's submission on the Greater Adelaide Regional Plan Discussion
Paper.

Please feel free to contact me should you have any queries.

Regards

SUSAN LEWIS
Senior Planning & Approvals Manager (SA & WA)
Boral Property Group

Boral
Level 1, 49 The Parade, Norwood SA 5067
www.boral.com.au

Confidential and privileged. This email (including any attachments) is confidential and may be subject to legal privilege. It
may be read, copied, and used only by the intended recipient for the intended purpose. If you have received it in error,
please contact the sender immediately by return email. Please then delete both emails and do not disclose their contents

to any person.


https://aka.ms/LearnAboutSenderIdentification
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Boral Limited
ABN 13 008 421 761

Building

Boral Property Group
Sometfhlng Level 1, 49 The Parade
greq Norwood SA 5067

T: (08) 8425 0400

boral.com.au

1 November 2023

Attention: Growth Management Team
Planning and Land Use Services
Department for Trade and Investment
GPO Box 1815

Adelaide SA 5001

Via email: plansasubmissions@sa.gov.au

Dear Sir/Madam

SUBMISSION — GREATER ADELAIDE REGIONAL PLAN DISCUSSION PAPER
1. Introduction

As an owner and operator of strategic assets in the Greater Adelaide Planning Region, Boral has undertaken a
review of the Greater Adelaide Regional Plan Discussion Paper (‘Discussion Paper’).

Through its quarries, concrete and asphalt plants, Boral is a major supplier of products and materials to the
residential and commercial construction, and roads and engineering markets including asphalt, cement and
lime, concrete, quarry materials and recycled materials. Refer Attachment 1.

Boral's quarries alone within South Australia produce and transport 2.7 million tonnes per annum of
aggregates, sand, pavement materials and ballast.

Linwood Quarry, Stonyfell Quarry and Para Hills Quarry have approval for extraction to continue for the next
100+, 50+ and 30+ years respectively.

Boral is appreciative of the opportunity to provide feedback on the Discussion Paper, and outlines below what it
believes are key issues to meet the balanced growth of the Greater Adelaide Planning Region over the next 30
years.

2. Comments on the Discussion Paper

Growth is a key theme in the Discussion Paper, it is therefore critical that the key ingredients and drivers of
growth are identified and feed into this, and the next step in the strategic planning framework.

One of the key ingredients to growth that contributes to housing, infrastructure, employment and natural
resource management are the regions extractive resources.

These resources produce concrete and asphalt aggregates, sand, road bases, drainage materials, gabion and
ballast that are the building blocks of growth in any region. Around 30% of building costs for any housing and
infrastructure project are made up of products originating from these extractive resources. Extractive resources
are therefore a key natural resource, and their availability and proximity are vital for the balanced growth of a
region.

However, the Discussion Paper, only mentions this topic twice, and in general terms on:

— Page 33 — noting that much of the opportunities and constraints mapping has been derived from the 16
State Planning Policies (SPP) including 10. Mineral and energy resources

— Page 103 “We must also safeguard mining sites (for essential resources and construction materials),
airports and defence sites”.

It is our view that the Discussion Paper would benefit from a greater emphasis on the future availability of
extractive resources.
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SPP 10 of the State Planning Policies for South Australia (version 1.1 23 May 2019) identifies the following
objective and policies:

Objective

To protect key resources that contribute to our state’s economy and provide valued employment
opportunities.

Policies

10.1 Define and protect mineral resources operations, associated infrastructure and undeveloped
mineral resources from encroachment by incompatible land uses.

10.2 Plan for and encourage the development of energy resources, energy resources operations and
associated infrastructure to ensure their ongoing safe and efficient operation.

10.3 Identify and maintain key infrastructure that supports mineral and energy resource activities and
supply chains, including strategic transport corridors and pipelines used for energy transportation.

10.4 Consider the impacts of mining and exploration on the growth of towns and settlements, and
ensure an appropriate form of housing for workers and their families.

10.5 Promote decision making that maximises the long term benefits of different land uses to the
economy, communities and the environment.

Further, SPP 10 helpfully includes principles for Regional Plans (such as the Greater Adelaide Regional Plan):

Regional Plans should identify mineral and energy resource areas, associated infrastructure, including
connections via strategic access routes, transport corridors and pipelines. Strategies to minimise the
impacts of encroachments by incompatible land uses should be identified to manage risk to public
safety, the environment and security of energy supply.

The operation of construction material industries (including quarries, concrete batching plants and asphalt
plants) should not be compromised by encroachment from sensitive land uses such as residential, which are
impacted by noise, dust, light and odour.

The establishment and/or protection of existing construction material industries in proximity to on-going
significant demand is critical to the successful delivery of the government’s plans and major infrastructure
projects.

For example, given the perishable nature of concrete, there is only approximately 45-60 minutes (depending on
the mix specification) to deliver and place the concrete before its strength properties become compromised and
the concrete batch must be discarded. Delays caused by traffic can and do affect the delivery times and
reducing the distance travelled from production point to construction site dramatically improves construction
quality outcomes and costs.

3. RAMP Report

The 2014 Resource Area Management and Planning (RAMP) Final Report, GHD for the Department of State
Development was commissioned to address these issues. Boral recommends that the State Planning
Commission consider the details in the report and implement the key outcomes sought, including:

Complementary changes to both the mining and development systems are needed in order to achieve
the desired outcomes for the State. This is effectively an up-date of the systems to enable them to cope
with increasingly complex and competing issues. This is essential in order to provide greater clarity and
certainty for landowners, property investors and mining investors/operators.

A more collaborative approach to the planning and mining systems is needed. This approach should
aim to address the majority of interface issues by achieving better mechanisms for:
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e Interaction between the Development Act and the Mining Act at the strategic level to protect
strategic mineral resources;

e Establishing better overall practices for dealing with interface issues;

e Recognising the presence of existing mines, mitigate potential interface issues as much as
possible and avoid the intensification of existing interface issues via the planning system;

e Protecting new mines as they emerge and recognise them via the planning system;

e Ensuring that new landowners are notified of the presence of a mine; and

e Recognising transport routes that carry heavy vehicles and the interface issues that can arise.

4. Conclusion and Recommendation

In summary, given the importance of construction material industries and resources to the balanced
growth of the Greater Adelaide Region, and to ensure that construction materials can be delivered to
future development sites in an economical and sustainable manner, Boral recommends the following
measures for the Greater Adelaide Regional Plan:

¢ include maps identifying the location of existing construction material industries
e implement the principle identified in SPP 10
e implement the recommendations of the RAMP report.

Thank you for the opportunity to comment on the Discussion Paper. We would welcome the opportunity
to supply further data if required.

Please feel free to contact Susan Lewis, Senior Planning and Approvals Manager (SA & WA) via email
susan.lewis@boral.com.au or mobile 0401 895 646 should you require any clarification.

Yours sincerely

DAVID BOOTS
General Manager — Concrete & Quarries (SA)
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Attachment 1: Location of Boral assets in South Australia
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Boral Limited
ABN 13 008 421 761

Building

Boral Property Group
Sometﬂ“ng Level 1, 49 The Parade
greq Norwood SA 5067

T: (08) 8425 0400

boral.com.au

1 November 2023

Attention: Growth Management Team
Planning and Land Use Services
Department for Trade and Investment
GPO Box 1815

Adelaide SA 5001

Via email: plansasubmissions@sa.gov.au

Dear Sir/Madam

SUBMISSION — GREATER ADELAIDE REGIONAL PLAN DISCUSSION PAPER
1. Introduction

As an owner and operator of strategic assets in the Greater Adelaide Planning Region, Boral has undertaken a
review of the Greater Adelaide Regional Plan Discussion Paper (‘Discussion Paper’).

Through its quarries, concrete and asphalt plants, Boral is a major supplier of products and materials to the
residential and commercial construction, and roads and engineering markets including asphalt, cement and
lime, concrete, quarry materials and recycled materials. Refer Attachment 1.

Boral's quarries alone within South Australia produce and transport 2.7 million tonnes per annum of
aggregates, sand, pavement materials and ballast.

Linwood Quarry, Stonyfell Quarry and Para Hills Quarry have approval for extraction to continue for the next
100+, 50+ and 30+ years respectively.

Boral is appreciative of the opportunity to provide feedback on the Discussion Paper, and outlines below what it
believes are key issues to meet the balanced growth of the Greater Adelaide Planning Region over the next 30
years.

2. Comments on the Discussion Paper

Growth is a key theme in the Discussion Paper, it is therefore critical that the key ingredients and drivers of
growth are identified and feed into this, and the next step in the strategic planning framework.

One of the key ingredients to growth that contributes to housing, infrastructure, employment and natural
resource management are the regions extractive resources.

These resources produce concrete and asphalt aggregates, sand, road bases, drainage materials, gabion and
ballast that are the building blocks of growth in any region. Around 30% of building costs for any housing and
infrastructure project are made up of products originating from these extractive resources. Extractive resources
are therefore a key natural resource, and their availability and proximity are vital for the balanced growth of a
region.

However, the Discussion Paper, only mentions this topic twice, and in general terms on:

— Page 33 — noting that much of the opportunities and constraints mapping has been derived from the 16
State Planning Policies (SPP) including 10. Mineral and energy resources

— Page 103 “We must also safeguard mining sites (for essential resources and construction materials),
airports and defence sites”.

It is our view that the Discussion Paper would benefit from a greater emphasis on the future availability of
extractive resources.
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SPP 10 of the State Planning Policies for South Australia (version 1.1 23 May 2019) identifies the following
objective and policies:

Objective

To protect key resources that contribute to our state’s economy and provide valued employment
opportunities.

Policies

10.1 Define and protect mineral resources operations, associated infrastructure and undeveloped
mineral resources from encroachment by incompatible land uses.

10.2 Plan for and encourage the development of energy resources, energy resources operations and
associated infrastructure to ensure their ongoing safe and efficient operation.

10.3 Identify and maintain key infrastructure that supports mineral and energy resource activities and
supply chains, including strategic transport corridors and pipelines used for energy transportation.

10.4 Consider the impacts of mining and exploration on the growth of towns and settlements, and
ensure an appropriate form of housing for workers and their families.

10.5 Promote decision making that maximises the long term benefits of different land uses to the
economy, communities and the environment.

Further, SPP 10 helpfully includes principles for Regional Plans (such as the Greater Adelaide Regional Plan):

Regional Plans should identify mineral and energy resource areas, associated infrastructure, including
connections via strategic access routes, transport corridors and pipelines. Strategies to minimise the
impacts of encroachments by incompatible land uses should be identified to manage risk to public
safety, the environment and security of energy supply.

The operation of construction material industries (including quarries, concrete batching plants and asphalt
plants) should not be compromised by encroachment from sensitive land uses such as residential, which are
impacted by noise, dust, light and odour.

The establishment and/or protection of existing construction material industries in proximity to on-going
significant demand is critical to the successful delivery of the government’s plans and major infrastructure
projects.

For example, given the perishable nature of concrete, there is only approximately 45-60 minutes (depending on
the mix specification) to deliver and place the concrete before its strength properties become compromised and
the concrete batch must be discarded. Delays caused by traffic can and do affect the delivery times and
reducing the distance travelled from production point to construction site dramatically improves construction
quality outcomes and costs.

3. RAMP Report

The 2014 Resource Area Management and Planning (RAMP) Final Report, GHD for the Department of State
Development was commissioned to address these issues. Boral recommends that the State Planning
Commission consider the details in the report and implement the key outcomes sought, including:

Complementary changes to both the mining and development systems are needed in order to achieve
the desired outcomes for the State. This is effectively an up-date of the systems to enable them to cope
with increasingly complex and competing issues. This is essential in order to provide greater clarity and
certainty for landowners, property investors and mining investors/operators.

A more collaborative approach to the planning and mining systems is needed. This approach should
aim to address the majority of interface issues by achieving better mechanisms for:
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e Interaction between the Development Act and the Mining Act at the strategic level to protect
strategic mineral resources;

e Establishing better overall practices for dealing with interface issues;

e Recognising the presence of existing mines, mitigate potential interface issues as much as
possible and avoid the intensification of existing interface issues via the planning system;

e Protecting new mines as they emerge and recognise them via the planning system;

e Ensuring that new landowners are notified of the presence of a mine; and

e Recognising transport routes that carry heavy vehicles and the interface issues that can arise.

4. Conclusion and Recommendation

In summary, given the importance of construction material industries and resources to the balanced
growth of the Greater Adelaide Region, and to ensure that construction materials can be delivered to
future development sites in an economical and sustainable manner, Boral recommends the following
measures for the Greater Adelaide Regional Plan:

¢ include maps identifying the location of existing construction material industries
e implement the principle identified in SPP 10
e implement the recommendations of the RAMP report.

Thank you for the opportunity to comment on the Discussion Paper. We would welcome the opportunity
to supply further data if required.

Please feel free to contact Susan Lewis, Senior Planning and Approvals Manager (SA & WA) via email
I o' B chould you require any clarification.

Yours sincerely

DAVID BOOTS
General Manager — Concrete & Quarries (SA)
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Attachment 1: Location of Boral assets in South Australia
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DTI:PlanSA Submissions

From: PlanSA Submissions <noreply@plan.sa.gov.au>

Sent: Tuesday, 10 October 2023 6:56 PM

To: DTI:PlanSA Submissions

Subject: Public Consultation submission for Greater Adelaide Regional Plan Discussion Paper

Growth Management Team,

Submission Details

Amendment: Greater Adelaide Regional Plan Discussion Paper
Customer type: Member of the public

Given name: Cameron

Family name: Hinde

Organisation:

tmail aacress: |
Phone number: _

I live on_KudIa 5115. | would like there to be subdivisions in the area to

Comments: 1000m2 blocks. Kind Regards. Cameron Hinde
Attachment 1: No file uploaded
Attachment 2: No file uploaded
Attachment 3: No file uploaded
Attachment 4: No file uploaded
Attachment 5: No file uploaded

Sent to proponent

. lansasubmissions@sa.gov.au
email: P @sag



DTI:PlanSA Submissions

From: Emily Nankivell

Sent: Thursday, 2 November 2023 11:34 AM

To: DTI:PlanSA Submissions

Cc: Chloe Vounasis

Subject: Submission to the Discussion Paper on the Greater Adelaide Regional Plan - Carmelo Road,
Riverlea Park

Attachments: Submission to the GARP Carmelo Road.pdf

You don't often get email from_ Learn why this is important

Dear Growth Management Team,

Please see attached submission to the Discussion Paper for the Greater Adelaide Regional Plan in
relation to land at 15, 24 and 28 Carmelo Road, Riverlea Park.

Please confirm receipt of the submission.

Kind regards,

Associate Director

rUTURE
URBAN

ll WWw. u|ureur!an.com.au

A. Level 1, 74 Pirie Street, Adelaide, SA, 5000

Note: This email and any attachments are confidential, privileged or private and intended solely for the use of the individual or
entity to whom they are addressed. If you have received this email in error, please notify the sender immediately and delete the
email. Future Urban Pty Ltd. disclaims liability for the contents of private emails.
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November 2, 2023 Level 1, 74 Pirie Street
Adelaide SA 5000
PH: 08 8221 5511
. L W: www.futureurban.com.au
State Planning Commission E: info@futureurban.com.au

C/- Growth Management Team, Planning and Land Use Services ABN: 76 651 171 630
Department for Trade and Investment

GPO Box 1815,

ADELAIDE SA 5001

Via email: plansasubmissions@sa.gov.au

Dear Mr Holden

SUBMISSION TO THE GREATER ADELAIDE REGIONAL PLAN DISCUSSION PAPER

We act for the registered proprietors of land at 15, 24 and 28 Carmelo Road, Riverlea Park (‘the land’)
and the Proponent for a proposed Code Amendment over the land.

The Greater Adelaide Regional Plan Discussion Paper (Discussion Paper) has identified the general
area where the land is located as an area of investigation for residential growth (refer Figure 1).

Figure 1 Proposed Areas of Investigation: Greenfield and satellite city growth taken from page 126
of the Discussion Paper. The relevant investigation area identified by the red circle.

Figure 9 - Proposed areas of investigation
Greenfield and satellite city growth
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A Proposal to Initiate a Code Amendment over the land was submitted to the Department for Trade and
Investment (DTI) on 12 September 2023. The Code Amendment proposes to rezone the land from the
Rural Horticulture Zone to the Master Planned Neighbourhood Zone (refer Figure 2).

Figure 2 Subject land in context
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Early engagement has been undertaken for the proposed Code Amendment with, among other
stakeholders, the Department for Infrastructure and Transport (DIT) and Walker Corporation being the
owner of the “The Palms” housing estate (adjacent) and adjoining Suburban Activity Centre. This early
engagement has demonstrated the importance of achieving a residential land use for the subject land
consistent with that of The Palms. This will ensure that the future use of the subject land will support
the Suburban Activity Centre and deliver a critical second vehicle access point from Port Wakefield
Road.

DIT has been engaged in respect of creating a second access point and by letter dated 22 February
2023 advised (paraphrased):

e The Walker Corporation have identified a desire to create an additional access to Port Wakefield
Road to service its development and that the Proponent (our client) is also seeking access to
support future development of the land;

o Walker Corporation have identified a potential access location near the southern boundary of its
development. However, this location has a number of limitations given the proximity to the
proposed access to the Port Wakefield Road/Riverlea Boulevard/Angle Vale Road intersection
and the ramps of the potential future overpass;

e While DIT has not agreed to an additional access to serve The Palms, it understands that
additional access to the Riverlea Park area provides greater benefit in terms of managing traffic

accessibility; and
5
2
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e DIT considers the concept design prepared by MFY Traffic and Parking Consultants (MFY) to be
a reasonable starting point that shows a single new access (contained within the Affected Area)
can potentially be accommodated in the location identified in the pre grade separation scenario,
noting that further assessment and design refinement will need to occur before DIT can endorse
the access and its design.

In addition to this early engagement, considerable investigations have been carried out for the proposed
Code Amendment with a strategic approach taken to future growth and future infrastructure needs of
the broader area to ensure that growth occurs in a coordinated way.

The key outcomes that will be achieved by the Code Amendment and future residential use of the land
include:

e alogical expansion of the existing Master Planned Neighbourhood Zone located to the south of
the land;

¢ unlocking and providing access to the Suburban Activity Centre Zone;

e provide the catalyst to unlock 382 Carmelo Road located at the western end of Carmelo Road
and contained within the Master Planned Neighbourhood Zone;

e will set the necessary pre-conditions for land owners in the area to enter into infrastructure
agreements to ensure the orderly delivery of infrastructure for this region; and

o will provide much needed affordable housing at a rate greater than 15%. The intent is to deliver
20-25% affordable housing and this has been agreed in principle by the SA Housing Authority.

The inclusion of the land in the residential growth investigation area (refer Figure 1 above) results in a
logical and appropriate planning outcome, is consistent with the proposed Code Amendment and
supported by the owners of the land. The residential land use is also supported by Walker Corporation
who desire a residential outcome that is consistent with the brand and liveability of The Palms as an
attractive gateway entrance into the activity centre. The land owners are also supportive of the GARP
identifying the broader areas for residential growth that would facilitate a planned and coordinated
approach to infrastructure delivery.

Due to existing zoning in the area, development that is occurring in the immediate locality and strategic
importance of the land in unlocking the potential of other allotments in the area, the residential use of
the land is supported.

Thank you for your consideration of this submission.

Yours sincerely,

Chris Vounasis
Managing Director
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From: George Kaldis

Sent: Tuesday, 31 October 2023 9:10 AM
To: DTI:PlanSA Submissions

Subject: Letter for consideration
Attachments: 31102023082345-0001.pdf

You don't often get email from_Learn why this is important

Good morning
Please find attached letter for your consideration
Regards

George Kaldis
Chief Operating Officer

ABN: 78 077 924 120

598-600 South Road

Angle Park SA 5010

Ph +61 8 8347 1888

Fax +61 8 8347 1877

Email catcon@catcon.com.au
Web http://catcon.com.au

Disclaimer

This email message and any attachments contain information that is confidential and may be legally privileged or protected by
copyright. If you are not the intended recipient any use, disclosure or copying of this message or attachments is strictly
prohibited. If you have received this message in error please notify us immediately by return email or by calling +61 8 8347
1888 and erase all copies of the message and attachments.
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To whom it may concern,

As the owner of one of South Australia’s most successful civil engineering and construction companies,
CATCON, with employees working on almost every major infrastructure project currently in progress, I
have a personal and commercial interest in the outcomes of the Greater Adelaide Regional Plan.

The current Discussion Paper is seeking feedback from South Australians on the principal question of how
and where we should live in the coming decades.

As someone who is regularly forced to house his employees in caravan parks near projects now under
way within the Greater Adelaide footprint, I am concerned about the ongoing lack of housing availability
and affordability going forward.

The chief lifestyle concern among my workforce and potential hires is where they live - an issue that has
increased in recent years as housing availability and affordability has diminished locally. This is especially
of concern to those who want to be based in Adelaide’s northern suburbs and fringes. This is the
preferred location for many because of family and cultural ties and often because many civil and
construction opportunities for work are based across the northern areas.

In recent times, CATCON has won contracts for the Northern Connector, Gawler Rail electrification,
Robertstown Substation & Synchronous Condenser and the Golden Grove Rd upgrade and we are
currently working on preparing Roseworthy for new housing releases.

As you know, the current housing development at Roseworthy is a modest expansion compared to the
township project originally conceived over a decade ago and shelved.

It is heartening to see the Discussion Paper recognise the township growth potential of Roseworthy
however, it is disappointing to see the vital contribution it could make as an affordable and attractive
housing site has been de-prioritised until well into the late 2030s.

As an engineering and construction business, reliant on key infrastructure projects in road, transport,
resources and renewables, we are fully versed in major capital expenditure proposed over the coming
decade.

The completion of the North-South Road corridor and the Northern Water desalination project are two
that will require a significant workforce in the coming years. Workers need homes and we share the wider
community’s concerns that South Australia needs to fast-track more housing immediately. It takes
several years - I understand as many as 4+ - for new land to be released, re-zoned and made shovel-
ready for its new owners or tenants to move in.

While the South Australian Government announced significant and much-welcomed land releases for new
housing earlier this year, it will be some time before much of this land becomes available, particularly in
areas with challenging topography.

Our exposure to the current modest expansion taking place at Roseworthy has highlighted the township’s
potential - its location near a major transport corridor and easy link to metro Adelaide via the Northern
Expressway and to the mid-north via the Al or Horrocks Highway. The expansion already has widespread
local and council support, recognising the economic stimulus it will generate in the region.

Given the substantial cost of trunk infrastructure, the opportunity to maximise existing infrastructure
assets is a further plus for Roseworthy.

(cont'd)...
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Thank you for this opportunity,

George Kaldis
CATCON
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From: David Petruzzella

Sent: Monday, 6 November 2023 9:06 AM

To: DTI:PlanSA Submissions

Cc: Chris Marciano; Grazio Maiorano

Subject: GARP Discussion Paper Submission - 3 Wittwer Court, Hahndorf
Attachments: 230926 Submission GARP-3 Wittwer Ct_V4 FINAL.pdf

You don't often get email from_. Learn why this is important

Good Morning,

Submission regarding the ‘Greater Adelaide Regional Plan — Discussion Paper’ attached on behalf of Chris Marciano,
owner of 3 Wittwer Court, Hahndorf.

Please get in touch if you have any questions.

Kind Regards,

URPS

David Petruzzella
Senior Consultant

27 Halifax Street
Enter via Symonds P/
Adelaide SA 5000

08 8333 7999

Kaurna Country

My working hours are
Monday to Friday 8:30am — 5:00pm

The contents of this email are confidential. No representation is made that this email is free of viruses or other defects. Virus scanning is
recommended and is the responsibility of the recipient. If you have received this communication in error, you must not copy or distribute this
message or any part of it or otherwise disclose its contents to anyone.
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Growth Management Team Adelaide SA 5000
Planning and Land Use Services (PLUS)

Department for Trade and Investment 08 8333 7999
GPO Box 1815 Melbourne
Adelaide SA 5001 Podium, Level 7

530 Collins Street
Melbourne VIC 3000

o 03 8593 9650
plansasubmissions@sa.gov.au

urps.com.au

Submission to the Greater Adelaide Regional Plan (GARP)
Discussion Paper — 3 Wittwer Court, Hahndorf

URPS acts for Chris Marciano, the owner of 3 Wittwer Court, Hahndorf.

The Discussion Paper (Paper) currently on consultation presents key considerations
and trends that must be considered in the GARP. It seeks to stimulate debate on how a
GARP will help deliver the 300,000 additional homes possibly needed over the next 30
years. We commend the State Planning Commission for preparing this Paper and
thank you for the opportunity to provide feedback.

Affected Area

We have attached a locality and zoning plan for the Affected Area (3 Wittwer Court,
Hahndorf). The Affected Area comprises 1 allotment which is approximately 3
hectares. It is located in the Productive Rural Landscape Zone and the Environment and
Food Production Area (EFPA) according to the Planning and Design Code (Code). The
land directly abuts the Hahndorf township.

The land is not commercially farmed due to its small size and close proximity to
residential land. As limited land uses are available to the owner, the land is generally
dormant although maintained. This is not a viable long-term position.

Extracts from the GARP Discussion Paper

The Paper identifies that the population of Greater Adelaide could grow by an
additional 670,000 people (300,000 dwellings) by 2051.

The Paper is largely silent on the significant residential growth opportunities available
in the Adelaide Hills, however. Instead, the satellite cities of Mount Barker and Murray
Bridge are the focus for the “Eastern Spine”.

We acknowledge the Kaurna People as the Traditional Custodians of the land on which we work and pay respect to Elders past, present and emerging. SHAPING

GREAT
https://urpsau.sharepoint.com/Shared Documents/Synergy/Projects/22ADL/22ADL-1541 - Code Amendment — 3 Wittwer Court Hahndorf - COMMUNITIES
Residential/Reports/GARP Discussion Paper Submission/230926 Submission GARP-3 Wittwer Ct_V4.docx
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New growth opportunities within the EFPA will likely need to be investigated into the
future to maintain a suitable long-term supply of land, as highlighted by the Paper:

“As part of identifying long term land for growth (16 to 30 years), the
Commission will review growth opportunities within EFPAs. This will not U R PS

remove land from the EFPAs, but rather provide direction about areas to look at
for future growth, when the EFPAs are reviewed in the future. The aim is to
ensure an ongoing 15-year supply of zoned urban land.”

Requested Actions

Our client requests that the GARP:

o I|dentifies the Affected Area as a residential growth area which can support the
logical expansion of Hahndorf.

e Provides greater guidance regarding the role of Adelaide’s Hills townships (such as
Hahndorf) in accommodating residential growth.

e Establishes an interim process and/or a clear strategy to resolve zoning and EFPA
boundary anomalies, including in the Adelaide Hills.

In most instances, Adelaide Hills towns are well serviced and highly sought after by
homeowners and tenants. There is high demand and low supply.

The landowner is open to the Affected Area supporting a variety of housing types
which are sensitive to the locality. As an established developer, the landowner can
deliver a turnkey product which could support affordable housing initiatives, disability
accommodation or a combination both.

Justification

There are Existing Land Supply Issues in Hahndorf

URPS investigated Hahndorf's residential land supply in April 2023, which highlighted
that residential land is in limited supply. In fact, this problem could be compounded as
Hahndorf has much less residential land available than previously estimated.

The Land Supply Report for Greater Adelaide prepared by the State Government
provides dwelling demand projections under a medium and high growth scenario for
the Adelaide Hills region®. On page 56, these projections indicate:

e Under a medium growth scenario - 300 dwellings per annum will be required. This
consists of 250 in Greenfield areas and 50 in other (including townships).

e Under a high growth scenario - 400 dwellings per annum will be required. This
consists of 340 in Greenfield areas and 60 in other (including townships).

'https://plan.sa.gov.au/__data/assets/pdf_file/0005/830984/Land_Supply_Report_for_Greater_Adelaide_-
_Greenfield.pdf
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This report also contains land supply data on the townships in this region, as
summarised in Appendix A of this letter. It identifies that the region’s townships contain
approximately 222 hectares of ‘Development Ready’ and ‘Undeveloped Zoned’ land,

which is estimated to support approximately 1248 lots. This supply will suffice for U R PS
approximately 20 years under the high growth scenario.

Further land is identified for urban growth in Macclesfield and Meadows, currently
zoned Deferred Urban. When this land is incorporated into the equation, township land
supply increased to 276 hectares which is estimated to support 1661 lots, providing an
approximate 27-year supply.

The Land Supply Report for Greater Adelaide indicates Hahndorf's supply of residential
land is largely contained within the ‘undeveloped zoned’ land category. This is defined
as land, which is over 4,000m? in areaq, located in an appropriate zone (residential,
neighbourhood etc.) and with no active plan of division. Hahndorf’s supply of
approximately 21 hectares is estimated to yield 61 allotments. However, the report
does not contain any detail as to where exactly this land is in the township or how this
estimated yield was calculated.

URPS undertook a desktop analysis of residential land supply in Hahndorf. This
identified that there is only 5.95ha of vacant land in Hahndorf's Township
Neighbourhood Zone - this equates to only 6% (approx.) of the townships total supply.

Township Neighbourhood Zone

Vacant land 59,456 5.95
Residential land 965,123 96.5
Total residential and potential residential land in TN zone 1,024,580 102.45

Table 2: Vacant Land Table - Township Neighbourhood Zone?

This figure of 5.95 hectares is considered a more realistic appraisal of available land in
Hahndorf as opposed to the 21 hectares utilised in the Land Supply Report, as:

e The owners of Development Ready or Undeveloped Zoned Land may have no
desire to subdivide and sell their land.

e Existing planning policy is likely to present obstacles to infill. The yields anticipated
by the Land Supply Report may be ambitious.

e The Land Supply Report figures likely includes the Township Mainstreet Zone/State
Heritage Area.

URPS'’ analysis intentionally excluded the Township Main Street Zone in the Heart of
Hahndorf as it is largely located within a State Heritage Area, which is unlikely to
provide any real capacity for growth.

2 https://data.gov.au/home
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Our analysis confirm Hahndorf’s residential land supply is almost exhausted. This
presents a unique set of challenges to prospective purchasers who wish to buy in
Hahndorf as a limited supply will continue to increase prices.

URPS

There are Housing Affordability Issues in Hahndorf

Housing affordability continues to be a serious issue for South Australia. Constrained
land supply is a key contributor to this problem.

URPS consulted a local real estate agent to understand their perspective regarding
housing affordability (Nina Bidgood, Hahndorf Real Estate, on 5 April 2023). Ms
Bidgood confirmed that there is continuing strong demand for housing and residential
land within Hahndorf. A summary of key conversation points is provided below:

e Demand for residential land in Hahndorf remains strong.

e Hahndorf is now considered out of reach (no longer affordable) for the average
family. A modern, but average family home can sell for upwards of $1.2 million.

e Purchases under a million dollars are considered good value, highlighting a lack of
supply and a lack of affordable homes.

e People interested in building in Hahndorf are generally drawn to greenfield areas
such as the Mount Barker township unless their budget allows differently.

e The cost of demolishing an existing house in Hahndorf to build a new dwelling is
very high.

e Opportunities for infill are limited, largely due to heritage limitations. Noting this,
several hammerhead style developments have been permitted.

The EFPA and Township Boundaries are Poorly Aligned

The Affected Area is within an isolated pocket of the EFPA at the western side of the
township, surrounded by more sensitive land uses (outside the EFPA) and the South
Eastern Freeway, as highlighted below. This EFPA pocket is difficult to farm due to the
smaller average size of the allotments and its proximity to residential areas.

This anomaly creates land holdings which are highly constrained, however can support
additional residential growth in an area which is in-demand and has access to
infrastructure and services.

Environment and Food
Production Area

SHAPING
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The Requested Actions are Aligned with State Planning Policies

The requested actions provide tangible responses to the following “ideas for the GARP”

identified by the Discussion Paper: U R PS

Prioritise and sequence the release of zoned land based on transparency of
costs to the community of different forms of housing (including upfront
development and ongoing living costs)

Prioritise strategic infill sites that are generally more economic to service than
general infill.

Focus infill supply in locations where there is capacity in infrastructure
networks.

Build on existing infrastructure capacity in townships where local councils
identify growth opportunities.

Identify housing opportunities in areas well-connected to services, employment
and infrastructure.

Identify strategic infill sites to provide more housing choices in areas near public
transport, services and employment options.

Our client’s intent to develop the land is also aligned with several State Planning
Policies (SPPs) relevant to the Discussion Paper. SPPs represent the highest level of
policy in the planning system and address the economic, environmental and social
planning priorities for South Australia.

It is consistent with SPP 1 which seeks Integrated Planning in that:

e The development of the Affected Area provides for the logical expansion of the
Hahndorf township.

e The Affected Area is connected to and integrated with existing transport
infrastructure and services including mains water and sewer, as well as other
economic activities in the locality.

e Residential development of the Affected Area would be compatible with, and
further, justify the State Government'’s recent investments to improve traffic within
Hahndorf. In particular, the existing half interchange at Verdun will be upgraded to a
full interchange, reducing unnecessary traffic and congestion through Hahndorf.
Trucks over 15m long will also soon be banned from travelling through Hahndorf.

Further, it is consistent with SPP 6 which seeks Housing Supply and Diversity in that:

e The development of the Affected Area would integrate with surrounding residential
and commercial development.

e According to Census 2021 data, compared to Greater Adelaide, Hahndorf contains:
— A higher proportion of detached housing
— Alower proportion of medium density

— A higher proportion of 4- and 5-bedroom homes.
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Development of the Affected Area would therefore reduce pressure on housing
affordability and provide greater housing choice (e.g. by providing smaller homes
and allotments than typically prevails in the township).

e Further, it would support infrastructure investments by increasing associated U R PS
population catchments.

Conclusion

Our client seeks:

e The Affected Area to be identified in the GARP as a residential growth area which
can support the logical expansion of Hahndorf.

e The GARP to provide greater guidance regarding the role of Adelaide’s Hills
townships (such as Hahndorf) in accommodating residential growth.

e Aninterim process and/or a clear strategy to resolve zoning and EFPA boundary
anomalies in the Adelaide Hills.

We consider these requests to be justified.

Residential land supply in Hahndorf is limited and has been previously over-estimated.
We estimate current residential land supply within Hahndorf to be only 5.95ha.

Constrained land supply is a key contributor to housing affordability issues, including in
Hahndorf.

The Affected Area (and surrounds) is wedged between the Freeway and residential
land, so it is highly constrained and not conducive to meaningful productive farming.

The requests are aligned with the State Planning Policies as it would improve housing
supply and diversity in a well serviced location.

We are keen to work with the Commission, state agencies and Council so a strategy
can be prepared that sets out a process to address these minor amendments.

Yours sincerely

David Petruzzella
Senior Consultant

Att: Locality Plan
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Appendix A - Township Land Supply — Adelaide Hills (June 2020)

Source: Land Supply Report for Greater Adelaide (pg. 56)

Township Development Ready Undeveloped Zoned | Future Urban U R PS
(Zoned land greater than (Zoned land greater than | Growth Area

4,000m? with an approved 4,000m?, but no active
or proposed plan of division) | plan of division)

Area (ha) Lots Area (ha) Lots Area (ha) Lots
Balhannah - - 4 28 - -
Birdwood 1 5 6 37 - -
Bridgewater-
Aldgate-Stirling 2 4 45 100 - -
— Crafers
Callington - - 3 18 - -
Charleston 2 15 11 82 - -
Echunga - - 3 29 - -
Gumeracha - - 3 20 - -
Hahndorf 0 1 21 61 - -
Inverbrackie 20 122 - - - -
Kanmantoo 4 22 17 100 - -
Lobethal 3 23 29 245 - -
Macclesfield 1 8 13 107 38 309
Meadows 15 96 13 87 16 104
Woodside 1 4 5 34 - =
Total 49 300 173 948 54 413
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From: Rebecca Thomas

Sent: Monday, 6 November 2023 12:13 PM

To: DTI:PlanSA Submissions

Cc: Lewis Smith; James Rhodes

Subject: Collectiv Group - GARP submission

Attachments: 01616-002_20231106_GARP Submission - Final .pdf

You don't often get email from_Learn why this is important

Attention: Growth Management Team, Planning and Land Use Services - Department for Trade and

Investment
On behalf of our client, Collectiv Group, please find attached a submission in response to the GARP.

Should you need further information or have queries of clarification, please make contact at your

convenience.

Kind regards,

Beck Thomas
Director

exsstics

Level 3, 431 King William Street, Adelaide SA 5000

www.ekistics.com.au
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6 November 2023

Growth Management Team, Planning and Land Use Services
Department for Trade and Investment

GPO Box 1815,

ADELAIDE SA 5001

Attn: Growth Management Team

By Email: plansasubmissions@sa.gov.au

To whom it may concern,
RE: MIDDLETON LAND SUBMISSION — GREATER ADELAIDE REGIONAL PLAN DISCUSSION PAPER

Ekistics Planning and Design (‘Ekistics’) have been engaged by Collectiv Group who own land located at 94 Flagstaff Hill
Rd, Middleton (the ‘Site’).

This submission has been prepared in response to the Greater Adelaide Regional Plan (‘GARP’) Discussion Paper and
seeks the State Planning Commission’s (SPC) consideration of the ‘Site’ as a potential future urban growth area.

Specifically, we seek consideration of the site as a future Rural Living Zone.

We commend the State Planning Commission (SPC) for releasing the Discussion Paper and for seeking stakeholder and

community input to inform the preparation of the next Regional Plan for Greater Adelaide.

The subject site is located at 94 Flagstaff Hill Rd, Middleton and is formally recognised as Certificate of Title Volume 5977
Folio 750 (Allotment 2 Deposited Plan 72201). The title confirms the site is not subject to any easements, caveats, rights of
way, etc. that may restrict the development of the land. The land is located within the City of Alexandrina and is depicted in

Figure 1-1 over-page.

The site comprises one single allotment land holding measuring 36.94 hectares in area, with three road frontages; Airport
Road and Flagstaff Hill Road, and Michelmore Road, an unsealed road. The land has a relatively gentle grade downward in

a west to east direction (approx. 1-in-70 to 1-in-100).

The site is currently unused (with no commercial agricultural activities occurring on the land) and contains a shed and a
dilapidated building which appears to have been formerly used as a dwelling. The site is relatively devoid of vegetation, with
trees surrounding the former dwelling. The site does not contain native vegetation and has no significant environmental

constraints. In addition, the site is currently connected to mains water and electricity infrastructure.

Level 3, 431 King William St, Adelaide SA 5000 P 08 7231 0286 E contact@ekistics.com.au W ekistics.com.au ABN 39 167 228 944
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Figure 1-1 Subject site aerial photograph facing south to the Middleton township & rural residential allotments (c/- Domain,

https://www.domain.com.au/94-flagstaff-hill-road-middleton-sa-5213-2018245196)

Middelton is positioned between the large regional towns of Victor Harbor and Goolwa, with Port Elliot, a smaller township

located to the west. Middleton

The Middleton township sprawls in an east-west direction, capitalising on the proximity to the beach. The ‘main street’ is
concentrated on either side of Goolwa Road, at the central-northern end of the township. The site is well connected to the
township as Flagstaff Hill Road intersects Goolwa Road in proximity to a concentration of services and amenities. Flagstaff
Hills Road and Airport Road provide direct access from the main street to the Victor Harbor-Goolwa Airport and are used as

freight routes.

The site is located to the north of the Middleton township, separated by large allotments used for rural residential purposes,
particularly to the south of the site, over Airport Road and adjoining the site to the south-east. The locality is characterised
by rural and agricultural activities, including livestock holding, and cropping. A satellite image of the subject site in the
context of the Middleton township is provided in Figure 1-2 over-page.

2|Page
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Figure 1-2 Site and Zoning Framework

2. CURRENT POLICY FRAMEWORK

The site is located within the ‘Rural Zone’, as identified within Planning and Design Code (Version 2023.15). The Rural
Zone applies to land surrounding the subject site, with the exception of land to the south of the site, which is located within

the Rural Living Zone. The zoning framework applicable to the site and immediate locality is illustrated in Figure 1-2 above.
The Rural Zone has the following Desired Outcomes:

DO 1 A zone supporting the economic prosperity of South Australia primarily through the production, processing,
storage and distribution of primary produce, forestry and the generation of energy from renewable sources.

DO 2 A zone supporting diversification of existing businesses that promote value-adding such as industry, storage and
warehousing activities, the sale and consumption of primary produce, tourist development and accommodation.

Dwellings are contemplated to be ancillary to primary production/agricultural activities situated on the land. Zone PO 5.1
seeks that dwellings do not compromise the “long term purpose of the zone for primary production or related tourism values
due to a proliferation of dwellings.” Further, the Limited Land Division Overlay contemplates that land division does not

create additional allotments.

In addition, the following Overlays apply to the Site:

3|Page
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¢ Airport Building Heights (Aircraft Landing Area) ¢ Limited Land Division

¢ Building Near Airfields ¢ Murray-Darling Basin

¢ Environment and Food Production Area ¢ Native Vegetation

¢ Hazards (Bushfire — Medium Risk) ¢ Prescribed Water Resources Area
¢ Hazards (Flooding — Evidence Required) ¢ Water Resources

It is noted that no Technical & Numeric Variations (TNVs) apply to the Site.

Existing Legislative & Policy Constraints

Introduced in December 2017, ‘Environment and Food Production Area’ (EFPA) was established to protect valuable rural,
landscape, environmental and food production areas surrounding Metropolitan Adelaide from urban encroachment.

Land division for residential purposes must be refused within the EFPA, as per section 7 of the Planning, Development and
Infrastructure Act 2016.

The Commission conducted a review of the EFPA boundaries in 2021 which resulted in the Commission declining to revise
the boundaries of the EFPA, other than to address minor boundary anomalies, having formed the view that sufficient land

remained available to support housing and employment growth for a projected 15-year timeframe.

Critically, the EFPA Outcomes Report acknowledges that the investigations conducted by the Commission did not consider

land supply at the sub-regional level or specific forms of residential land supply (i.e. greenfield, township or urban infill).

That is, the assessment did not consider the distribution of population growth and the availability of land to service growth at

a sub-regional level.

We note the EFPA boundaries must be reviewed every 5 years under section 7 of the Planning, Development and

Infrastructure Act 2016, with the next review is scheduled for 2027.

The Greater Adelaide Regional Plan (GARP) Discussion Paper (the ‘Discussion Paper’) indicates a projected growth in
population within Greater Adelaide of 670,000 by 2051. This represents a 47% increase in Greater Adelaide’s current

population.

The Discussion Paper also forecasts the need to supply 300,000 new homes to meet this projected population increase and
identifies that there is a current capacity for an additional 200,000 homes (164,000 homes in land already zoned for
residential development and a further 47,000 homes that could be accommodated on land already identified for future
residential rezoning). The Discussion Paper identifies the need to therefore supply an additional 100,000 homes by 2051 or,
based on current estimates under a high growth scenario, we will run out of land for future residential development within 30

years unless an ongoing rezoning program is established.
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The Commission states that growth areas will need to be geographically distributed (where possible), balance the costs

associated with different land supply types, and offer flexibility in housing and lifestyle choice.

A key strategy outlined within the Discussion Paper is to focus greenfield, satellite city and township growth along Greater
Adelaide’s four major transport spines, as the “Sub-regions will have their own distinct part to play in Greater Adelaide’s
future” (Principle 2 for Identifying Land for Housing and Jobs). The southern spine travels from Metropolitan Adelaide along
Victor Harbor Road and prioritises growth of the coastal towns of Victor Harbor and Goolwa. The GARP highlights that
demand exists within this area as a ‘lifestyle’ alternative to metropolitan Adelaide. The GARP notes that “Further
development would build on and leverage the current development activity that is already planned for Victor Harbor and
Goolwa, anticipated to provide more than 10,000 additional dwellings.” However, a challenge for growth in this area is that a
significant amount of the investigation area is located within the Environment and Food Production Area. The GARP seeks
to also maintain ‘inter-urban breaks’ between Victor Harbor, Port Elliot, Middleton and Goolwa to “maintain subregional

identity”.

In contrast to residential growth, the GARP nominates land between Middleton and Goolwa as an investigation area for
future ‘employment growth’ to support the proposed residential/population growth at the end of the southern spine. This
employment demand is expected to be for ‘traditional industries’ (e.g. manufacturing, waste services, & wholesale trades)
as well as ‘population serving’ activities, including retail, education, health care, recreation and social services. The

proposed growth investigation areas indicated in the Discussion Paper are illustrated in Figure 3-1 below.

]
1656-002
[——1 subject Land [1 Planned Urban Lands (2045)
Il Inter-Urban Break Growth Investigation Area @ & % 5 & 4 &8
4 Airport @ Employment Growth Investigation Area - s .

Figure 3-1 GARP Investigations Areas for the Victor Harbor-Goolwa region
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On 16 October 2023, the State Planning Commission, issued a letter in relation to land rezonings for rural living purposes.
The letter confirms that rural living style developments (accommodating allotment sizes of 1,200m2-20ha) will only be
supported by the Minister for Planning where they have been identified within a Regional Plan and the Code Amendment is

Council initiated.

The Commission has established the ‘Principles for Rural Living Development’ (the ‘Principles’) to assist the identification of
suitable rural living land for the drafting of regional plans. The provisions seek to address concerns relating to the
environmental, social and economic costs of such rural living developments, stating rural living development is to be limited

to areas where it does not:

-

Impact the future expansion of the urban area/township

2. Resultin the inefficient delivery of infrastructure and social services

3. Resultin fragmentation of valuable productive land

4. Create land use conflicts that affect the productivity of nearby lawfully operating land uses

Recognising the sensitivity of rural living development, we have addressed the future use of the subject site for rural living

purposes against these Principles below, categorised into subheadings.

1. Impact on Future Township Expansion

The subject site would accommodate growth of the Middleton township to the north, rather than east or west, thereby
retaining the ‘inter-urban breaks’ contemplated on the southern spine. Subsequently, township growth on the subject site
will maintain the distinct identity of the Middleton township and ensure land between Victor Harbor and Goolwa does not

‘merge’ into one continuous urban area.

The designation of the subject site for rural living purposes represents a modest extension to the existing Rural Living Zone
(as per Planning and Design Code Version 2023.15), forming one contiguous Rural Living Zone. Should the land be used to
accommodate standard residential greenfield growth, such development would be fragmented from the township by the
existing Rural Living Zone, an outcome expressly stated to be undesirable. Accordingly, one contiguous rural living area is

more appropriate.

Future township growth in the next 30 years will not be jeopardised as short to mid-term growth in Middleton will be
accommodated by typical greenfield development on land within the Deferred Urban Zone and recently rezoned Master
Planned Township Zone at the western fringe of Middleton (implemented in the Code on 12 October 2023). Additional
growth will not be restricted/obstructed by rural living development on the subject site, given the availability of land to enable

growth of the existing township to the north, over Goolwa/Port Elliot Road.

Interestingly, as the Middleton township is not currently connected to mains sewer nor a community wastewater

management system (CWMS), the recent (October 2023) rezoned Master Planned Township Zone (west of the township)
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suggests a minimum allotment size of 1200m? to ensure sites are able to accommodate an onsite waste water system (DPF
11.2). This minimum allotment size coincidentally is the same as the minimum ‘rural living’ allotment size noted by the
Commission. Therefore, such development has been considered appropriate by the Minister at the western edge of the
Middleton township.

In summary, an extension to the existing Rural Living Zone would not curtail appropriate growth of the Middleton township

and as such, the proposal achieves Principle 1.

2. Delivery of Infrastructure and Social Services

The subject site, if used for rural living purposes, would subsequently form one contiguous rural living area and therefore
results in the efficient delivery of infrastructure. The site can capitalise on established infrastructure, including overhead

electricity transmission lines and mains water, both within the Airport Road reserve.

As mentioned above, the township of Middleton is currently not connected to mains sewer nor a community wastewater
management system (CWMS). This was not deemed fatal to the recently approved Middleton Code Amendment which
rezoned land for future growth. Similarly, the resulting 1,200m? sized allotments of a Rural Living Zone are more than

adequately sized to accommodate individual wastewater systems.

The subject site is well connected to the main street and associated services/amenities provided within the Middleton
township, due to its geographically close position, and direct road access provided via Flagstaff Hill Road. In fact, the
subject site is located closer to the main street than some residential properties in the eastern portion of the township as

indicated in the following image.
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Figure 4-1 Proximity of site to township and services

Established transport infrastructure adjacent the site includes Flagstaff Hill Road and Airport Road, both sealed roads,
which provide access to the Victor Harbor-Goolwa Airport and to Goolwa/Port Elliot Road. This infrastructure ensures the
larger townships of Goolwa and Victor Harbor and their associated concentration of amenities, services and institutions are

readily accessible from the site.

Lastly, noting the relatively limited north-south spread of the township, future rural living development is located in proximity
to public open spaces (parks and beaches) and the Encounter Bikeway, a shared path (cycling & walking) between Victor
Harbor and Goolwa.

In summary, the site can be efficiently connected to essential utilities and is accessible to local social, retail and transport
services. No substantial augmentation to utilises is anticipated and wastewater for modest scaled rural residential dwellings
can be accommodated within future allotments.
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3. Fragmentation of valuable productive land

The proposed designation of the land for future rural living development represents a logical continuation of the existing
Rural Living Zone. Given land to the south and scattered land to the east comprises rural residential uses, we do not expect
that the use of the subject site as rural living land will fragment valuable primary production land.

It is envisaged that land to the west, north and east can continue to be used for primary production purposes, with such
allotments not ‘surrounded’ by residential development or even ‘separated’ from existing primary production land.

The land is currently nominated as within a PIRSA Primary Production Priority Area, albeit at the western extremity (refer to

Figure 4-1 below). We expect this Primary Production Priority Area to the east of the site will be removed in future noting

the contemplated future employment growth in this area.

£ | Data details

@ Remove all datasets

Show Details

Primary Production Priority Remove
Areas in Greater Adelaide
Region

"] Primary Production Priority Area (PPPA)

Non-Primary Production Priority Area

Excluded Area

Figure 4-2 Primary Production Priority Areas (green outline refers to the subject site)

In summary, while the land may have some primary production value, its proximity on the fringe of the Middleton township
lends itself to low density rural lifestyle lots and this conversion will not result in any consequential loss of productive land.

4. Land Use Conflicts

The proposed low density rural residential use of the land is not expected to conflict with existing land uses within the
locality. In contrast to typical ‘urban’ greenfield development, a very low density residential development is expected to have
negligible reverse amenity impacts on the productivity of lawfully operating primary production land in the locality.
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Modest, sensitive growth on the site as rural living land will provide an appropriate transition to primary production land,
given rural living allotments are between 1,200m2-20ha in site area and typically accommodate a centrally located detached
dwelling, outbuilding/s and the substantial planting of vegetation and trees, particularly along site boundaries.

Further, rural living allotments on this land will provide an appropriate transition from residential ‘urban’ land to the

employment lands envisaged to be positioned to the east (as illustrated in Figure 3-1).

In summary, rural living lost are often used as an appropriate transition to farming land as their size facilitates appropriate
separation of land use impacts and minimises conflicts that might otherwise affect the productivity of nearby lawfully
operating land uses.

Additional Considerations

The future designation of the site for use as ‘Rural Living Broadhectare’ land in a high demand area, would provide an
alternative product offering to the additional 10,000 additional dwellings currently anticipated for the Victor Harbor-Goolwa
region. Therefore, this rural living growth would contribute to flexibility and diversity in housing and lifestyle choices, as

contemplated by the Commission’s Principles for Identifying Land for Housing and Jobs (in the GARP).

We are aware of significant demand for rural lifestyle properties in this location and consider it appropriate that the State’s

growth strategy cater for a range of allotment sizes and accommodation options to ensure future populations have choice.
Further, and importantly we note the land:
e does not accommodate any areas of high landscape or environmental significance;
e is not within a Significant Landscape Protection area (noting such an Overlay is located some 1.5km to the west);
e does not contain and is not adjacent to any Local or State listed heritage listed places;
e is not within the Character Preservation District;
e Is not within a High Bushfire risk Hazard Overlay;

e Is notimpacted by flood risk and does not contain any identified waterways or water resources;

This submission has been prepared in response to the GARP Discussion Paper, on behalf of Collectiv Group who own land
located at 94 Flagstaff Hill Road, Middleton. We have reviewed the Discussion Paper in the context of their desire to

develop the land for rural living purposes in future.

As noted within the GARP Discussion Paper, much of future growth areas on the southern spine are currently constrained
due to the application of the ‘Environment and Food Production Areas’ (EFPA). Accordingly, we request the GARP
nominates the subject site as a rural living growth area (or ‘Rural Living Broadhectare’ on the SA Property & Planning Atlas)

and this will inform the next scheduled review of the EFPA boundaries. This EFPA review must balance the need to supply
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housing in the right locations while maintaining the need to protect valued primary production land. When the Commission
considers the timing to be appropriate, the site can be removed from the EFPA to enable a future rezoning process to

occur. A new policy framework can facilitate the anticipated rural living growth.

As outlined above, it is our opinion that the subject site is suitable for future urban growth in the form of rural living

development in that this use:

¢ Will not detrimentally impact the future expansion of the Middleton township;
¢ Maintains the ‘inter-urban breaks’ contemplated within the GARP;
¢ Represents a modest expansion to the existing Rural Living Zone north of the Middleton township;

¢ Will not result in the inefficient delivery of infrastructure and services, rather, capitalising on existing road, water and

electricity infrastructure and proximity to the ‘main street’ of Middleton

¢ Will not result in the fragmentation of valuable productive land following the establishment of the envisaged employment

lands to the east;

¢ Will not create land use conflicts that affect the productivity of nearby lawfully operating land uses, instead, providing an

appropriate transition to primary production land and future employment lands; and

¢ Will contribute to the provision of a variety of housing and lifestyle choices on a land holding with no significant

environmental constraints.

We respectfully ask that this submission informs the preparation of the draft and final Greater Adelaide Regional Plan.
Please do not hesitate to contact the undersigned on | shoul!d you wish to discuss the above submission
further.

Yours sincerely,

James Rhodes

Planning Consultant
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Good afternoon,

Please find attached submission to the Greater Adelaide Regional Plan Discussion Paper on behalf of the
Dalkeith Road Community Group.

Kind regards,

Senior Consultant
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ABN: 76 651 171 630

SUBMISSION - GREATER ADELAIDE REGIONAL PLAN DISCUSSION PAPER

We write on behalf of the Dalkeith Road Community Group (‘the Proponent’), which is made up of

multiple land owners within the suburb of Kudla.

The Proponent has interests in a total of 14 land holdings as identified in Figure 1 below. Collectively,

the land holdings represent over 20.4 hectares in area.

Figure 1 Proponent Land Holdings
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Current Planning Context

The Proponent’s land holdings are all located within the Rural Zone of the current version of the
Planning and Design Code (Version 2023.15) as shown in Figure 2 below.

The Rural Zone seeks that land division, including boundary realignments, promotes productive,
efficient and sustainable primary production. A local variation (‘TNV’) also applies, which seeks that
allotments are to have an area not less than 9,000 sgm. Such would not currently support master
planned urban growth opportunities.

It is also noted that the suburb of Kudla is adjoined by the Rural Neighbourhood Zone and the Open
Space Zones to the south, within the City of Playford Local Government Area.

Figure 2 Zoning
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The current 30-Year Plan for Greater Adelaide does not identify Kudla as a future urban growth area.

The southern portion of Kudla has however been identified as part of the envisaged Metropolitan Open
Space System (‘MOSS’), which includes all of the Proponent land holdings as shown in Figure 3.

Policy 98 is the only policy of the 30 Year Plan which speaks to the MOSS under the strategic vision
for open space, sport and recreation, which states:

Provide for a Greater Adelaide open space framework that builds on the Metropolitan Open
Space System (MOSS) to create quality open space across the region. The open space
will feature urban forests and parks, watercourse and coastal linear parks, trails,
greenways, shared use paths and green buffers, and sustainable recreation and sporting
facilities.

The extent of the MOSS envisaged for Kudla in the 30 Year Plan has not been translated into the
current zoning under the Planning and Design Code.

2
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Figure 3 Metropolitan Open Space System
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Greater Adelaide Regional Plan Discussion Paper

Following our review, the Greater Adelaide Regional Plan (‘GARP’) Discussion Paper includes the
following strategic growth aspects relevant to the suburb of Kudla and the Proponent’s land holdings:

o Kudla is identified as part of a growth investigation area to provide an opportunity for a master
planned extension to the Gawler township;

e establishment of an inter-urban break in the form of new northern parklands that separate
Gawler from the City of Playford and provide new public open space and recreation
opportunities; and

e expand on the MOSS framework to support an interconnected network of public open spaces
and provision of inter-urban breaks to separate and define distinct townships and urban areas.
The extent and alignment of the MOSS in Figure 3 above is consistent with that shown in the
GARP Discussion Paper.

The Proponent supports the State Planning Commission’s (‘SPC’) identification of Kudla as a growth
investigation area for a master planned extension to the Gawler township that takes advantage of
recent, significant government investments in electrified rail.

It is agreed that Kudla is well positioned to provide an increased housing supply that can leverage off
the Kudla railway station and other nearby key transport routes that provide convenient connections to
the Adelaide CBD and the Gawler township, including Main North Road and the Northern Expressway
(via Angle Vale Road). Kudla therefore presents an excellent opportunity to provide sustainable, transit-
orientated development outcomes and high-quality living opportunities.
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The Proponent requests a future ‘neighbourhood-type zone’ for the suburb of Kudla to assist in realising
opportunities for residential growth and providing an orderly extension to the Gawler township.
Landowners currently living in Kudla find it to be a desirable place to live, being close to both Gawler
and their workplaces, where a future ‘neighbourhood-type zone’ would allow existing residents to keep
living in their homes while also giving them the opportunity to develop their land over time in a manner
that supports future residential growth.

Whilst the Proponent supports Kudla being identified as a growth investigation area, they do not support
the establishment of an inter-urban break for this suburb. Introduction of an inter-urban break would
stifle opportunities for accommodating future urban growth around key transport infrastructure nodes
within Kudla as above mentioned. It would also be particularly remiss of the SPC to let land with Kudla
remain underutilised within proximity to the electrified Gawler line given the significant investment made
by Government to date (reportedly in the order of $842 million).

Itis unclear the size and extent of the intended inter-urban break from Figure 9 of the GARP Discussion
Paper however it does appear to cover a significant portion of Kudla, including the railway station and
maijority, if not all, of the Proponents land holdings where it would be detrimental to optimising an uplift
in housing supply in proximity to key transport networks.

We consider the intent of the inter-urban break could rather be effectively delivered through the existing
Open Space Zone to the south, within the City of Playford LGA as shown in Figure 2 above. Such
would also support the intent and alignment of the MOSS (extent shown in Figure 3 above) if the Rural
Neighbourhood Zone to the west is also included to facilitate the envisaged interconnected network of
public open spaces.

The Open Space Zone and Rural Neighbourhood Zone within the City of Playford LGA is less
fragmented, comprising far less land holdings than within Kudla and thereby provides greater
opportunity for open space delivery as well as the envisaged definition between townships without
significant loss to potential housing supply.

Furthermore, the practicality of achieving the vast extent of the MOSS into Kudla is also is flawed for
the following reasons:

e such would require significant land acquisition;

o there will be a significant increase in maintenance costs to the community, noting the Town of
Gawler’s current limitation in maintaining the current open space assets (see commentary
below); and

e it would be a lost opportunity for increasing housing supply in proximity to a high frequency rail
network.

The Town of Gawler's Open Space Asset Management Plan (dated August 2022) particularly notes
concerns in respect to servicing their current open space assets which states there is insufficient funds
planned to continue to provide existing services at current levels, “mainly due to the associated increase
of operation and maintenance costs for new assets”. As a result, the Open Space Asset Management
Plan suggests “upgrading existing open space facilities instead of creating new assets” as a potential
solution for managing the extent of existing open space within the Council area.

Notwithstanding, we commend the SPC’s intent to enhance access to a connected open space network,
particularly within proximity to Kudla as such is critical for urban growth and providing a high-quality
living environment for current and future residents.
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We submit that an appropriately sized open space network can be delivered through the current
statutory provision of 12.5 per cent open space for the division of land into more than 20 allotments
under Section 198 of the Planning, Development and Infrastructure Act and guided by an amended or
new Open Space Guidelines/Strategy at the local level to provide a coordinated and connected network
of open space.

The Proponent particularly supports the intent for a northern parklands and regional sporting hub in the
area as identified in the GARP Discussion Paper provided such is developed on existing government
owned land and not on land acquired or owned by the land owners within Kudla.

Summary

In summary, the Proponent submits the following key points to the SPC:
1. Support for Kudla being identified as a ‘Growth Investigation Area’.

2. A future neighbourhood-type zone is requested for the Kudla area to best realise residential
growth opportunities.

3. Request removal of the ‘Inter-Urban Break’ as the intent of such can be effectively delivered
through the existing Open Space Zoning to the south, within the Playford LGA.

4. The intent for a northern parklands and regional sporting hub in the area is supported provided
it is developed on existing government owned land, not on land acquired or owned by private
land owners in the area.

Yours sincerely,

Christopher Webber
Senior Consultant
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SUBMISSION — GREATER ADELAIDE REGIONAL PLAN DISCUSSION PAPER

We act for Emmett Property Pty Ltd (“the Proponent”). The Proponent is seeking a Code
Amendment over 63.5 hectares of land bound by Mill Road, Heaslip Road and Greyhound Road
in Waterloo Corner. The land holding is identified in Figure 1 below and is currently identified in
the 30-Year Plan for Greater Adelaide as ‘new strategic employment lands’.

The Proponent intends to rezone all of the land from the existing Rural Horticulture Zone to the
Strategic Employment Zone.

Figure 1 Land holding
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The Greater Adelaide Regional Plan Discussion Paper maintains the strategic vision for the area
and identifies the Affected Area as ‘Future Employment Land’. The Proponent supports this
inclusion in the Greater Adelaide Regional Plan and commends the State Planning Commission
(SPC) for recognising the critical role that employment lands play in South Australia’s economy.

While the Proponent supports the position of SPC, it notes there is very little detail in regards to
employment land data. The Discussion Paper states that there is an estimated 25-44 years of
employment land supply, however, the amount of vacant employment land is not identified. While
the Land Supply Report has been recently released for residential land, the latest Employment
Land Supply Report is dated 2021 and was based on data prior to the introduction of the Planning
and Design Code. Data in that report is highly skewed by land in Gilman, which is largely not
development ready, however, is shown as vacant. The report also shows the Bolivar Wastewater
Treatment Plant as employment land, which accounts for 1,245 hectares of land.

The Employment Land Supply Report needs to be updated to reflect the Planning and Design
Code and current data sets. We now have an online planning system with capabilities of supplying
real time data and the new GARP should be based on the most recent data, which is particularly
critical post the COVID-19 pandemic. New employment land analysis should also factor in the
impending completion of the North-South Corridor.

Location is a critical factor in employment land investment and we strongly urge the SPC to not
view land supply in large regions. For example, the Outer North Region has sub-regions, most
relevantly in this case, Greater Edinburgh Parks (GEP). GEP has different locational attributes to
say Roseworthy, that would drive significant investment to a level considerably higher than
Roseworthy, should development ready land be made available. The Discussion Paper rightly
identifies that since COVID-19, there is increased demand for manufacturing and warehousing as
we reduce our reliance on overseas supply chains. These land uses are ideally located next to
freight connections. This means that any land in close proximity to the North-South Corridor is
likely to be in high demand.

According to the Knight Frank National Industrial Report August 2023, Adelaide recorded the
highest quarterly industrial prime rental growth over Quarter 2, 2023. The report provides an insight
into the demand and strong growth of the industrial sector in northern Adelaide:

“The main storyline of Adelaide’s industrial market of late, has been the
emergence of the northern precincts as market heavyweights, particularly the
Outer North... The Outer North’s allure for development is primarily driven by its
accessibility and cost-effectiveness of land, bolstered by the north/south
connector. As a result, the Outer North precinct is expected to see a surge in
investment and development activity in the forthcoming years.” (pg 12)

However, this growth cannot occur if there is no available zoned land. Anecdotal evidence
suggests that there is actually less than 5 years of supply in the Greater Edinburgh Parks area.
For such a significant strategic area in close proximity to key infrastructure, the release of new
employment land is critical and necessary to satisfy demand, and importantly, support the strong
residential growth that is occurring in the region.

The Proponent is prepared to commission a report on the economic benefits to the State should
land in the region be rezoned for strategic employment purposes. Such could assist both the
Salisbury and Playford Councils and the State to table these broader economic benefits at Federal
level for future infrastructure funding.

The Future Employment Land in northern Adelaide has been recognised as such since the 2010
version of the 30-Year Plan. With the introduction of the Planning, Development and Infrastructure



Act 2016 (PDI Act), and the ability for private landowners to pursue Code Amendments, the Future
Employment Land in the northern region has become highly sought after and is currently being
pursued by various Proponent-led Code Amendments.

The Proponent will propose a Code Amendment that seeks to rezone the land from the Rural
Horticulture Zone to the Strategic Employment Zone and has yet to lodge the Proposal to Initiate.
We are aware that there are a number of other Proponents seeking to rezone land within the area
identified in the Discussion Paper.

The Proponent is aware that infrastructure upgrades are required at a regional level and must be
coordinated. A working group has been established to bring together the City of Playford, City of
Salisbury, Department for Infrastructure and Transport, SA Water and other consultants facilitating
Code Amendments in the wider area.

The Proponent is committed to continue working with the appointed working group to resolve
infrastructure at a regional level, however, progressing the Code Amendment can occur
concurrently with this process to ensure that land can be bought to market as quickly as possible.

In summary, it is suggested that SPC:

e Update the Employment Land Supply Report to reflect the Planning and Design Code and
current data sets;

e Consider land supply in the context of sub-regions to provide a clearer picture of supply
and demand within comparable geographic areas; and

e Expediate the release of new employment land to satisfy demand and support the strong
residential growth that is occurring in the region.

Yours sincerely,

Chris Vounasis
Managing Director
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Public Consultation submission for Greater Adelaide Regional Plan Discussion Paper
GARP-Discussion-Paper-Submission-Callington.pdf

Growth Management Team,

Submission Details

Amendment:

Customer type:

Given name:
Family name:
Organisation:

Email address:

Phone number:

Comments:

Attachment 1:
Attachment 2:
Attachment 3:
Attachment 4:
Attachment 5:

Greater Adelaide Regional Plan Discussion Paper

Other

Stephen

Holmes

Holmes Dyer Pty Ltd

.

See attached submission regarding Lot 1 Callington Road, Callington.
GARP-Discussion-Paper-Submission-Callington.pdf, type application/pdf, 1.1 MB
No file uploaded

No file uploaded

No file uploaded
No file uploaded

Sent to proponent email: plansasubmissions@sa.gov.au
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HOLMES DYER PTY LTD

ABN: 30 608 975 391
Telephone: 08 7231 1889
Level 3, 15 Featherstone Place
Adelaide SA 5000

Unit 7, 326 Edgecliff Road
Woollahra NSW 2025

6 November 2023

Reference: 0881

Growth Management Team

Planning and Land Use Services
Department for Trade and Investment
GPO Box 1815, Adelaide SA 5001

Attention: Growth Management Team

By Email: plansasubmissions@sa.gov.au

Dear Growth Management Team,
LOT 1 CALLINGTON ROAD, CALLINGTON

We provide this submission on behalf of our client, Mr Frank Catanzariti, the
landowner of Lot 1 Callington Road, Callington, in response to the Greater Adelaide
Regional Plan (GARP) Discussion Paper that is currently on exhibition.

Lot 1 Callington Road comprises 16 hectares of land located just outside the main
Callington township and is situated to the north of the existing railway line. The land
is zoned Rural and is located within the Environment and Food Production Area. Land
uses within the vicinity of the site consist of the Old Princes Highway to the north,
residential dwellings on large open paddocks to the east and west, and the Callington
Oval and Recreation Centre adjacent the railway line to the south.

The site is identified in blue below.

Figure 1. Lot 1 Callington Road, Callington

create e manage e deliver | land e cities e communities
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Analysis of aerial imagery indicates that residential land within Callington is gradually
reaching capacity, with only twenty-nine (29) vacant allotments available within the
main township, along with nine (9) vacant allotments within the Rural Living Zone.

Figure 9 Proposed Areas of Investigation within the GARP Discussion Paper identifies
two areas of Planned Urban Lands (2045) around the Callington township.

As depicted below, these areas include the Callington township itself along with an
area of Strategic Employment-zoned land to the east which will be investigated for
new employment land purposes. The existing railway running through Callington has
been identified as a “Potential Mass Transit” route, connecting Callington to the
existing Belair station to the west and Murray Bridge to the east.

Figure 2. Planned Urban Lands (2045)

N
> Callington

-

Source: Figure 9 — Proposed Areas of Investigation (Greater Adelaide Regional Plan)

In the event the Potential Mass Transit route is realised, the recommissioning of the
railway line would enable opportunities for respective stations (such as Callington
station) to reopen, and therefore it is considered that land located adjacent existing
townships and within the vicinity of the identified Potential Mass Transit corridors
should be identified as a future Growth Investigation Area within the GARP.

As detailed above, available residential land within Callington is gradually reaching
capacity. Lot 1 Callington Road represents an opportunity for the provision of
additional urban land in close proximity to the existing township (508m) and
importantly, the Callington Railway Station (160m).

The proximity of the site to existing facilities and services (such as Callington Oval and
Recreation Centre, Callington Kindergarten, and Callington Primary School) further
highlights the logic of the site forming an orderly and economical extension of the
township.

REF # 0881 Page | 2
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Callington is located within the “Eastern Spine”, being an area identified for
investigation of future housing and employment growth given its location along a
major transport spine.

Additionally, we further note that the area around Callington has been specifically
identified as an area to “be investigated for future employment land”.

The GARP Discussion Paper also highlights the notion of “Living Locally” as a key
theme of the paper. The paper talks about “connected, convenient, cohesive and
climate-smart communities, reducing the need for long distance travel and living and
working locally”. Callington has been identified for possible employment growth, so,
consistent with the living locally theme, Callington should also be identified as an area
provide residential development options to support that employment growth.

The possible re-establishment of passenger train services gives further credence to
the suitability of Callington for residential growth.

It is therefore requested that the GARP is amended to identify Lot 1 Callington Road,
Callington, as being within a future Growth Investigation Area due to its proximity to
a Potential Mass Transit corridor.

Yours sincerely,

Stephen Holmes
Director

REF #0881 Page | 3
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Public Consultation submission for Greater Adelaide Regional Plan Discussion Paper

Growth Management Team,

Submission Details

Amendment:
Customer type:
Given name:
Family name:
Organisation:
Email address:

Phone number:

Comments:

Attachment 1:
Attachment 2:
Attachment 3:
Attachment 4:
Attachment 5:

Sent to
proponent
email:

Greater Adelaide Regional Plan Discussion Paper
Member of the public

Francisco

Grillo

Land Owner

Good afternoon PlanSA Submissions, Regarding the currently zoned rural areas of Hillier, Kudla,
Evanston Gardens, which directly adjoin the growth investigation area of Kudla and Evanston
Gardens to the west. The Town of Gawler is proposing to keep minimum allotment sizes at 10-20
acres and maintain a rural zoning. While some people do undertake rural pursuits in the area and
should definitely be able to continue to do so, there is currently little high value horticulture in the
area. | believe it would be a good idea to allow some smaller block sizes of 1200-2000 m2 as an
option for landowners that wish to share in the amenity of the area, without the large time and
capital costs of maintaining an acreage property. These pleasant zones are located in the midst of
highly valued infrastructure, main roads, electrified rail, schools, shopping, sports precincts, sewer
and stormwater, library, community centre, fuel stations, public bus routes and so on. It could be
utilised to create a pleasant semi-rural buffer whilst also adding value to the local community. This
niche was previously filled by Angle Vale Township and was highly regarded, but which no longer
exists due to the expansion of development in Angle Vale. Thank you Regards, Francisco O. Grillo

No file uploaded
No file uploaded
No file uploaded
No file uploaded
No file uploaded

plansasubmissions@sa.gov.au
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From: PlanSA Submissions <noreply@plan.sa.gov.au>

Sent: Monday, 11 September 2023 6:35 AM

To: DTI:PlanSA Submissions

Subject: Public Consultation submission for Greater Adelaide Regional Plan Discussion Paper

Growth Management Team,

Submission Details

Amendment: Greater Adelaide Regional Plan Discussion Paper
Customer type: Member of the public

Given name: frank

Family name: grillo

Organisation:

tmai acress: |

Phone number:

i have 2 properties in the kudla area one 5 acres one 15 acres i would like to see residential

Comments: with blocks as small as allowed.
Attachment 1: No file uploaded
Attachment 2: No file uploaded
Attachment 3: No file uploaded
Attachment 4: No file uploaded
Attachment 5: No file uploaded

Sent to proponent
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Sent: Monday, 6 November 2023 4:25 PM

To: DTI:PlanSA Submissions

Cc: Anthony Pettinau; Grazio Maiorano

Subject: GARP Discussion Paper Submission - Penfield
Attachments: 230921 V1 GARP Submission.pdf

You don't often get email from_ Learn why this is important

Good afternoon,
Please find attached a submission prepared on behalf of Glynde Enterprises.
Kind regards,

Sarah
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Sarah Lowe
Consultant

27 Halifax Street
Enter via Symonds P/
Adelaide SA 5000

08 8333 7999

Kaurna Country

My working hours are:
Monday to Friday 8.30am-5.00pm

The contents of this email are confidential. No representation is made that this email is free of viruses or other defects. Virus scanning is
recommended and is the responsibility of the recipient. If you have received this communication in error, you must not copy or distribute this
message or any part of it or otherwise disclose its contents to anyone.
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Adelaide

27 Halifax Street
Enter via Symonds PI
Adelaide SA 5000

6 November 2023

. . 088333 7999
Growth Management Team, Planning and Land Use Services

Department for Trade and Investment Melbourne

Podium, Level 7
GPO Box 1815 530 Collins Street
Adelaide SA 5001 Melbourne VIC 3000

03 8593 9650
plansasubmissions@sa.gov.au

urps.com.au

Submission to the Greater Adelaide Regional Plan (GARP)
Discussion Paper - Womma Road, Penfield

We act for Glynde Enterprises Pty Ltd (the Proponent) who is considering future
development opportunities on its land in Penfield.

Thank you for the opportunity to comment on this Discussion Paper (Paper) which
seeks to stimulate debate on how the GARP will help deliver the 300,000 additional
homes and associated employment land possibly needed over the next 30 years.

Affected Area

The Proponent owns the following 3 allotments which form the Affected Area:
e 475 Womma Road, Penfield (CT5831/12).

e 481 Womma Road, Penfield (CT5831/402).

e 495 Womma Road Penfield (CT5133/463).

The land is currently within the Rural Horticulture Zone (Figure 1). It is relatively flat and
has an area of 12 hectares.

The locality contains a mixture of small-scale horticultural land uses including
glasshouses and outbuildings as well as residential dwellings on large allotments.

The RAAF Edinburgh base is located to the south of the land. The land is located within
a strategically important area for future employment development.

We acknowledge the Kaurna People as the Traditional Custodians of the land on which we work and pay respect to Elders past, present and emerging. SHAPING

GREAT

https://urpsau.sharepoint.com/Shared Documents/Synergy/Projects/23ADL/23ADL-1044 - Womma Road, Penfield - Transport Depot/Working/URPS COMMUNITIES
Planning Advice/230921 V1 GARP Submission.docx
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Figure 1 — The Site

Requested Action
We request that the Commission / GARP:

e Continues to identify the Affected Area as being suitable for future urban
development.

e Clarifies what is meant by ‘Future Employment Land’ versus ‘Employment Growth
Investigation Area’.

e Prioritises the redevelopment of the Affected Area, as this outcome is strongly
aligned with the Paper and broader strategic planning policy.

Justification

Consistency with Discussion Paper

The Paper indicate Greater Adelaide's population could grow by 670,000 people in the
next 30 years, requiring targeted greenfield and infill development to provide
appropriate housing and employment for these people. Easily accessible employment
land is therefore crucial to support population and business growth. In other words,
employment land should be provided near areas experiencing population growth.

The Paper also notes that employment land needs to be distributed to meet local
demand, reduce travel times and ensure that there is a mix of land uses considered in
future development. Employment land that is supported by strategic infrastructure such
as major roadways should be leveraged by the planning system.

SHAPING
GREAT
2 COMMUNITIEJ




The Affected Area is identified as ‘Future Employment Land’ within the 'north-eastern

spine’ according to Figure 15 of the Paper (p 158), copied below.

Figure 15 - Proposed arecas of investigation
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This location was considered to be suitable for urban growth according to the Paper
because (among other things):

The topography of the land is suitable for redevelopment.

It supports significant population catchments nearby, both existing and planned (eg
Davoren Park, Eyre, Andrews Farm, Munno Para and Angle Vale to the east and

It capitalises on significant infrastructure investments nearby, particularly the
Northern Expressway.

It is well connected to employment activities in the Barossa Valley and northern
Adelaide.

The Affected Area enjoys all of the characteristics above which make it suitable for
employment purposes.

It is critical that easily accessible employment land is provided to service the
established residential areas to the east as well as the significant development planned
in the region. Redevelopment of the Affected Area therefore supports the principles of
“living locally” and delivers upon the objectives of the GARP.

URPS

SHAPING

GREAT
COMMUNITIES



General Suitability of the Land U R PS

The Proponent supports the Affected Area being identified and used for employment
purposes because the land:

e Isvery close to the North Expressway.

e s flat and suitable for large industrial buildings and laydown areas.
e Is not used for highly productive primary production.

e Has previously been identified for industrial/employment zoning.

The Playford Growth Area Structure Plan published by DPTI in 2013 included the
‘Greater Edinburgh Parks Structure Plan’ (see Appendix A). This Structure Plan
identifies the Affected Area as being along a major transport/ freight route and within
an employment / industrial area. The Structure Plan suggests providing a high quality,
enterprise and employment destination in this location. It would attract a specialised
workforce and provide a focus for manufacturing, research & technology, logistics &
transport services, intermodal operations and enable the expansion of defence
industries. This historic strategic work is therefore consistent with the Discussion Paper.

Conclusion

We support the intent of the Discussion Paper, which identifies the Affected Area as
‘Future Employment Land’ within the 'north-eastern spine’.

Further, we request that the Commission / the GARP:

e Continues to identify the Affected Area as being suitable for future urban
development.

e Clarifies the meaning of ‘Future Employment Land’ versus ‘ Employment Growth
Investigation Areq’.

e Prioritises the future development of the Affected Area given the strategic
advantages it holds, combined with the eagerness and capacity of the Proponents
to redevelop the land.

We are keen to work with the Commission, state agencies and Council to support the
delivery of the Discussion Paper’'s employment objectives.

Yours sincerely

Sarah Lowe
Consultant

SHAPING
GREAT
4 COMMUNITIES



Appendix A - Playford Area Structure Plan (2013)
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DTI:PlanSA Submissions

From: Zoe Garnaut

Sent: Thursday, 2 November 2023 2:43 PM

To: DTI:PlanSA Submissions

Cc: Lewis Coulls;

Subject: Submission on the Greater Adelaide Regional Plan Discussion Paper- Opportunity for future
Urban Activity Centre Regeneration- Glynde Hotel

Attachments: 1617_002_20231102_GARP Submission_F.pdf

You don't often get email from_Learn why this is important

Dear Sir/Madam,

On behalf of our clients Glynde Hotel Pty Ltd [‘the Glynde Hotel'] Ekistics are pleased to provide the
attached submission which supports the proposed inclusion of land at 486 to 492 Payneham Road and 3
and 5 Alford Road, Glynde as a future Urban Corridor and Urban Activity Centre rejuvenation area in the
Greater Adelaide Regional Plan (GARP) Discussion Paper (the ‘Discussion Paper’).

Ekistics would welcome the opportunity to further discuss the inclusion of this landmark site within a future
Urban Centre regeneration area, in particularly the opportunity to increase maximum building heights over
the site to facilitate the mixed use regeneration sought within the Discussion Paper.

Kind regards,

Zoé Garnaut
Senior Associate

exsstics

Level 3, 431 King William Street, Adelaide SA 5000

www.ekistics.com.au

Please note, my office hours are Tuesdays, Wednesdays and Thursdays
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2 November 2023

Growth Management Team

Planning and Land Use Services
Department for Trade and Investment
GPO Box 1815

ADELAIDE SA 5001

Attn: Growth Management Team

By Email: plansasubmissions@sa.gov.au

Dear Sir/Madam,

RE: Submission on the Greater Adelaide Regional Plan Discussion Paper — Opportunity for future Urban Corridor
and Urban Activity Centre Rejuvenation — Glynde Hotel - 486 to 492 Payneham Road and 3 and 5 Alford Road,
Glynde

This submission supports the proposed inclusion of land at 486 to 492 Payneham Road and 3 and 5 Alford Road, Glynde
as a future Urban Corridor and Urban Activity Centre rejuvenation area in the Greater Adelaide Regional Plan (GARP)

Discussion Paper (the ‘Discussion Paper’).

For the reasons expressed below, it is also our professional opinion that the site is highly conducive to accommodating
additional building height via an increase the maximum building height Technical Numeric Variation (TNVs), to unlock its
development potential and further enhance the ‘Glynde Corner’ as a vibrant mixed use precinct. Payneham Road is a key

road corridor that is well serviced by public transport.

We act for the Glynde Hotel Pty Ltd [‘the Glynde Hotel'] who own and operate an existing two-storey hotel which was

constructed in circa 1970’s and is approaching the end of its useful life.

The existing hotel includes a drive through bottle shop, gaming room, sports bar, front bar and dining room with associated
carparking and landscaping. Adjacent the Hotel are two (2) vacant residential allotments at 3 and 5 Alford Road Glynde that

are also owned by Glynde Nominees Pty. Ltd.

Level 3, 431 King William St, Adelaide SA 5000 P 08 7231 0286 E contact@ekistics.com.au W ekistics.com.au ABN 39 167 228 944
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The site is located within the City of Norwood, Payneham and St Peters ['City of NPSP’] and is located on the boundary of
the City of Campbelltown (eastern side of Glynburn Road and Lower North East Road). This site is located on the south-

western side of ‘Glynde Corner’ an identified ‘gateway’ leading into the CBD along the north-eastern urban corridor.

Land abutting Payneham Road (between Glynburn Road and Payneham Road) has been identified within the Discussion
Paper as ‘Neighbourhood and Centre Regeneration’ investigation areas. Further, the Discussion Paper also notes

Payneham Road as an ‘Urban Corridor Investigation Area’.

We commend the State Planning Commission (SPC) for releasing the Discussion Paper early in the process of creating the
next iteration of the Greater Adelaide Regional Plan and seeking stakeholder input to inform the strategic direction on how

and where Greater Adelaide should grow.

This submission, prepared on behalf of the Glynde Hotel, is to provide support to identify cadastre parcels that should form
part of the ‘Neighbourhood and Centre Regeneration Area’ of Glynde Corner. As set out in the submission below, the
subject land is highly suitable for centre regeneration and ideally placed to cater for taller built form framing the Glynde

corner to facilitate the type of vibrance centres precincts envisaged in the Discussion Paper.

3.1. Land Description/Identification

The ‘site’ comprises both the Hotel and the vacant residential allotments, owned by Glynde Nominees Pty. Ltd. and which
comprise seven (7) allotments identified in the SA Property and Planning Atlas as listed below and illustrated in Figure 3.1

on the following page :

1. Certificate of Title Volume 6134 Folio 971 (Allotment 74 of Filed Plan 135625);

2. Certificate of Title Volume 6134 Folio 965 (Allotment 26 of Deposited Plan 3585);

3. Certificate of Title Volume 6134 Folio 964 (Allotment 27 of Deposited Plan 3585);

4. Certificate of Title Volume 5503 Folio 864 (Allotment 28 of Deposited Plan 3585);

5. Certificate of Title Volume 5347 Folio 657 (Allotment 29 of Deposited Plan 3585);

6. Certificate of Title Volume 6134 Folio 963 (Allotment 30 of Deposited Plan 3585); and

7. Certificate of Title Volume 6134 Folio 961 (Allotment 31 of Deposited Plan 3585).

2|Page
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Figure 3-1 Aerial of Subject Site

The site has an approximate area of 6,410m?2 with a street frontage of approx. 55m to Glynburn Road, a frontage of approx.
82m to Payneham Road and a frontage of approx. 53m to Alford Road. Both Payneham Road and Glynburn Road are State
Maintained Roads under the care and control of the Commissioner of Highways via DIT. Alford Road is a local road under
the care and control of the City of NPSP.

As outlined above, the site currently contains the two (2) storey ‘Glynde Hotel’ and a single storey drive through bottle shop
connected to the southern side of the hotel along with associated carparking, landscaping and refuse storage areas. Glynde
Nominees Pty Ltd (the owners of the hotel) also own 3-5 Alford Road which comprise former residential allotments which
are currently vacant. The site therefore represents a large, consolidated land holding on a prominent urban corridor

intersection.

The existing hotel and bottle shop are approaching the end of their useful life expectancy and it is anticipated that in the

short to medium term a redevelopment of the hotel is likely.
3.2. The Locality

The surrounding locality comprises predominately commercial land uses including the ‘Mitre 10’ Hardware store on the
eastern side of Glynburn Road, cafes, restaurants, consulting / medical facilities and other complementary ‘activity centre’

businesses located along both Payneham and Glynburn Road frontages. The ‘Glynde Plaza’ shopping centre is located

3|Page
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approx. 110m north-west over Payneham Road (as the crow flies) is a Foodland Shopping Centre, Petrol Filling Station,

McDonalds restaurant along with other speciality shops.

The 20m high granite City of Campbelltown ‘Migrant Monument’ is located on the north-eastern side of the ‘Glynde Corner’

intersection. It is a well-known local landmark and defining feature within the locality.

Built form along both Payneham Road and Glynburn Road frontages typically presents as a ‘hard-edge with projecting
verandahs cantilevered over the footpath or set back in the order of 2-5 metres. Parking areas are generally located to the
side or rear of buildings, however there are some examples of parking forward (such as carparks forming part of the
‘Glynde Plaza’ shopping centre and Mitre 10). The predominate built form within the locality is single or two-storey and of

varying construction typologies.

The various surrounding land uses are illustrated in Figure 3.2 below and images of the site and the surrounding locality

are provided in Figure 3.3 on the following page.

Residential
Non private residential
Vacant urban land

" Commercial
Retail commercial

[¥ Utilities / Industry
Food industry

[ Public institution
Education
Recreation / Reserves
Rural residential
Vacant
Horticulture

[ Forestry

[ Agriculture
Livestock

Mining / Quarrying

Figure 3-2 — Land uses surrounding the site (SAPPA)
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Figure 3-3 Site and Surrounds images
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The subject site presents an opportunity to capitalise on its strategic location on the corner of two state maintained roads, in

an existing Suburban Activity Centre Zone with Payneham Road frontage containing high-frequency bus routes (‘Go Zone’).
3.3. Existing Zone & Policy Framework

The subject land is currently located within the Suburban Activity Centre Zone (Planning and design Code- Version
2023.15 dated 26 October 2023).

Land on the opposite side of Alford Road to the south-west is located within the Housing Diversity Neighbourhood Zone,
and the site opposite to the east along Glynburn Road is located within the Suburban Business Zone. The Urban
Corridor (Business) Zone is located on the north-eastern side of the Glynde Corner and extends north on Lower North-
East Road.

Figure 3.4 below identifies the current zoning that applies to the subject site and surrounding locality, illustrating a clear
intent for the subject site to contribute to a vibrant and centre within the broader commercial precinct that forms ‘Glynde

Corner.’

N
[ suBJECTSITE [_]ZONEBOUNDARY | | CADASTRE G G % & B p

Figure 3-4 — Site and Locality Zoning Plan
The current zoning seeks:

“an active commercial precinct supporting neighbourhood-scale shopping, business, entertainment and

recreation facilities to provide a focus for business and community life and most daily and weekly shopping

6|Page
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needs of the community. Buildings and pedestrian areas create a high quality, activated public realm that is
integrated with pedestrian and cycle networks and establish well-defined connections to available public

transport services,”

Whilst we support the existing zoning which applies to the site, we do however note that the existing TNV’s that apply to the
site limit the maximum building height to 2 building levels. This in turn significantly (and in our view, unnecessarily) inhibits
the development potential of the site, including the ability to accommodate greater residential density within mixed use

development.

As identified in Figure 3.5 below, the maximum building height TNVs vary greatly within the locality ranging from four (4)

building levels along Lower North-East Road, dropping to two (2) building levels along much of Payneham Road, increasing

to three (3) in sections and then five(5) building levels near OG Road.

Figure 3-5 Maximum Building Height (levels) TNV in locality (SAPPA)

The subject site represents an opportunity to increase the maximum building height TNV to 4-6 stories in order to achieve

the desired active and vibrant commercial precinct.

7|Page
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3.4. 30 Year Plan for Greater Adelaide

The strategic direction contained within the '30 Year Plan for Greater Adelaide’ [the *30 Year Plan’] and in particular the
‘Transit corridors, growth areas and activity centres’ targets of the plan seek to “support jobs and services in accessible
locations and provide more housing options close to public transport. The city, mixed-use activity centres and transit
corridors will be the focus of renewed activity and will be supported by rejuvenated neighbourhoods linked by integrated
public transport systems and cycling networks.”

Policy 5 of the 30 Year Plan seeks to “encourage medium rise development along key transport corridors, within activity

centres and in urban renewal areas that support public transport use.”
[our emphasis].

Part 8 of the Planning and Design Code further defines ‘Medium rise’ in relation to development, means 3 to 6 building

levels.

According to the Greater Adelaide Regional Plan (GARP) Discussion Paper, current population projections demonstrate
that by 2051 we need to plan for an additional 670,000 people in Greater Adelaide, with required housing supply of 300,000
new homes to meet the projected population increase. This means that we will need to identify (and protect land) for an
additional 100,000 homes beyond the existing 200,000 new homes already planned for. The Paper identifies that an
additional 100,000 homes is the equivalent of 10 Concordia or Dry Creek developments and that under this growth
scenario, we will run out of land for future residential development within Greater Adelaide within 30 years if an ongoing

rezoning program is not developed.

The Discussion Paper has identified that future growth will balance greenfield, township and infill development, in the right
places, with well-timed infrastructure provision. Relevant to the subject site (including its development potential and its
strategic alignment with the housing targets expressed within the Discussion Paper) is the desired infill to greenfield

housing ratio:

“The 30-Year Plan sought to achieve a more compact urban form, with a target ratio of infill to greenfield of 70:30.

This target was revised in 2017 to a more ambitious 85:15 ratio”.

Whilst the Discussion Paper falls short of confirming that the existing ratio will be retained for the next iteration of the GARP,

there remains a clear reliance on infill housing to accommodate the majority of Greater Adelaide’s future housing needs.

The Discussion Paper also notes that urban infill can deliver significant public benefits when appropriately located and
designed. Urban infill refers to “new housing constructed on vacant and underutilised allotments, interspersed amongst
older, existing houses in established neighbourhoods”. It has recognised economic and productivity benefits as it increases
population close to higher concentrations of jobs and services, near amenities and public transport options, as well as

providing a diversity of housing types, affordability and housing for different life stages near existing support networks.
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4.1. Urban Corridor Opportunity

The Urban Corridor Zone was introduced to the planning system in 2013 as a key outcome of 30-Year Plan for Greater
Adelaide investigations, initially along transit corridors close to the CBD, but later (in 2017) expanding to other major
corridors. Urban corridor infill development typically occurs in a ‘strip’ formation, predominantly between main arterial roads
and established low density areas, in inner and middle ring suburbs. Examples of Urban Corridor zones within the inner
north- eastern suburbs include portions of Lower-North East Road in Campbelltown (immediately north of the subject site- 4
building levels), section of Payneham Road, Payneham to the west of the site (former Schweppes factory at 382 Payneham
Road- 5 building levels) and various sections along both Magill Road, Norwood (6 to 10 building levels) and Magill Road,

Magill (4 building levels) and The Parade in Norwood (4 to 7 building levels).

Urban corridor development presents significant opportunities for mixed use development, offering both a diversity of
housing options in highly sought after established areas, along with commercial development that promote walkable, vibrant
precincts. Focussing high density mixed use development along transit corridors eases the pressure on established

suburban streets, preserving their distinctive residential and often historical character.
The Discussion Paper anticipates two types of corridor development, depending on the sensitivity of adjacent land uses:

1. Corridor development next to established residential land uses, particularly heritage and character areas will be

of a lower scale and intensity to manage the interface with these neighbourhoods.

2. Corridor development with fewer sensitive interface issues to manage will seek to maximise the scale and

intensity of buildings and uses.

Discussion Paper Figure 10 — Proposed areas of investigation: Strategic infill and corridor growth identifies the main roads
within Adelaide Metropolitan Area that the Commission proposes to review, with a view to establishing the next iteration of

urban corridor rezoning.

Figure 10 in the Discussion Paper (extract in Figure 4.1 on the following page) identifies Payneham Road as one of the

urban corridors highlighted for investigation.
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Figure 4-1 GARP Corridor Growth Investigation Areas (page 136)

Whilst our client supports the existing zoning which applies to the site (i.e. Suburban Activity Centre Zone, but excluding the
building height limitation) it is also acknowledged that an Urban Corridor Zone may also be appropriate, given the

similarities in land use mix and additional density and building height which may be achieved.

We note the following challenges identified in the Discussion Paper for ‘urban corridor development’ and the suitability of

the subject land to address each of the challenges identified in Table 4.1 on the following page:

10|Page



REF 1617-002

Table 4-1 Urban Corridor Investigation Analysis

Challenge

(Identified in the Discussion Paper)

Response

(Land Suitability)

Integration of higher density
corridor developments with
adjacent established housing,
land division patterns and

allotment depths.

Larger sites improve design
outcomes, but fragmented
ownership can impede site

assembly.

Some corridors are impacted by
heritage and character overlays or
are adjacent heritage and
character suburbs. Any
development of these corridors
needs to be sensitively integrated
into the surrounding urban form,
and the design and interface

carefully managed.

Ensuring enough local
employment land to service

residents

The land division pattern along main roads within existing Urban Corridor Zones is
a consistent challenge in developing land, as the predominantly single allotment
depth creates difficulties with commercial viability, and interface management with

lower scale established development.

The subject land represents an amalgamated site under single ownership with
additional depth than a typical single allotment and is also separated from adjoining
residential development within the Housing Diversity Neighbourhood Zone by Alford
Road. It is therefore ideal for redevelopment with a greater height and density,
enabling sensitive interfaces to be appropriately managed (Figure 4.2 on the
following page provides an illustration of how interface in building height could be

appropriately managed).

As identified in Figure 3.1, the owners of the subject land have a combined seven
(7) allotments with a total site area of approx. of 6,410m2. This represents a large

consolidated site that is ideal to accommodate greater building height and density.

The subject land and adjoining land zoned Housing Diversity Neighbourhood is not
impeded by Local or State Heritage Places nor by an Historic Area Overlay. The
closest Local Heritage Place (495 Lower North East Road, Felixstow) is located to
the north of the site over Payneham Road, a six lane signalised intersection at this
location. The site is therefore considered to be well separated from any heritage
and additional height and density on the site is unlikely to impact the Local Heritage

Place.

Further, the north-south orientation of the site, and separation of the site by Alford
Road to those properties will also assist in alleviating potential amenity impacts on

adjoining low-rise development such as overshadowing.

The site currently contains the Glynde Hotel which provides employment
generating activities in the local area. It is envisaged a redevelopment of this site
would include a mixed use of high density residential along with supportive
commercial development (including the hotel use) to facilitate an active and vibrant

precinct and provide employment options in close proximity to residents. Such uses
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Response

(Land Suitability)

Some former industrial sites pose
the risk of environmental

contamination

are generally aligned with those contemplated by the various types of Urban

Corridor Zone.

High frequency bus services operate along Payneham Road, as well as bus
services on Glynburn Road and on-road bicycle lanes on both street frontages

provide easy accessibility to the site.

Whilst the site currently contains a hotel use with ancillary carparking and drive-
through bottle shop, the balance of the site has been utilised for residential land
uses. ltis likely that any redevelopment would include residential at upper levels
with commercial below therefore reducing the risk of any environmental
contamination. Suitable investigations will be undertaken, should the land be
proposed to be rezoned for a more sensitive land use at ground level than currently

exist to ensure the site is suitable.

Figure 4.2 on the following page illustrates a six (6) building level TNV on the subject site with associated interface building

height TNV of 30 degrees at the interface with the adjoining ‘Housing Diversity Neighbourhood Zone.’ The figure illustrates

that existing maximum building height TNV envelopes elsewhere in the locality ranging from two building levels to four

building levels. The massing diagram illustrates that a building height of 6 building levels over the subject site would be a

natural transition in height from adjoining TNVs recognising the corner as a prominent ‘gateway’ within the activity centre.

For the reasons expressed above, our client supports the designation of land abutting Payneham Road (inclusive of all land

owned by Glynde Nominees Pty. Ltd.) as an Urban Corridor investigation area. In particular, an Urban Corridor Zone that

would maintain the flexibility in land use mix (currently enjoyed with the existing zoning) whilst also accommodating

additional building height of up to 6 storeys along Payneham Road.
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Figure 4-2 — Building Diagram Example — 6 building level with 30 degree interface setback
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4.2. Neighbourhood and Centre Regeneration Opportunity

The Discussion Paper outlines that Urban Activity Centres “generally provide a full range of services like shopping,
entertainment, health, community and recreation. This provides an opportunity to further develop higher-density housing

that will capitalise on the proximity to these services and support their economic viability.”

The Discussion Paper identifies that some of the benefits of regenerating urban activity centres include utilising the
significant infrastructure investment already in place including public transport, education, medical facilities, and variety of
shops and services. The Paper identifies that land uses in and around some centres could be better zoned to provide a

range of housing options near these services and facilities.

Situated within the Suburban Activity Centre, the subject site has been identified within Figure 11 (also illustrated in Figure

4.3 below) of the Discussion Paper as being within (or on the fringe of) a Neighbourhood and Centre Regeneration area.

Importantly, the Discussion Paper notes that “due to their scale and population catchment” Urban Activity Centres provide
“an opportunity to further develop higher-density housing that will capitalise on the proximity to these services and support

their economic viability”.

As a consolidated site, under single owner and bounded by two arterial roads and one local road, the subject site provides
an outstanding opportunity to accommodate additional building height and urban uplift to support the long-term viability of
the existing Activity Centre, as per the intent of the Discussion Paper. Conversely, the existing restrictions on building for
this landmark site severely compromises the financial viability of site redevelopment ventures and is contrary to the

objectives set out within the Discussion Paper.
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Figure 4-3 GARP Neighbourhood and Centre Regeneration Investigation Area (page 141)

Table 4.2 on the following page provides an analysis of the challenges identified in the Discussion Paper for ‘Centre

Regeneration’ and the suitability of the subject land to address each of the challenges identified.
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Table 4-2 — Urban Activity Centre Regeneration Analysis

Challenge

(Identified in the Discussion Paper)

Response

(Land Suitability)

A renewed focus on areas in and
around urban centres will need
better implementation and
coordination measures and
consideration of current

infrastructure capacity

Sensitive integration with adjacent

established housing is essential

Larger sites improve design
outcomes, but fragmented
ownership is a challenge to site

assembly.

The site is currently well serviced by public transport on both the Payneham and
Glynburn street frontages. The site is also serviced by electricity, water, sewer, gas
and telecommunication services. Whilst these may require slight augmentation to
facilitate redevelopment over the site, initial analysis is there is sufficient capacity

within these networks to accommodate higher density development.

As identified in Figure 4.2 above, the closest established housing located within the
Housing Diversity Neighbourhood Zone is located on the south-western side of
Alford Road. This lends the subject site to facilitating a gradual transition in height
from Alford Road to Payneham Road to the north and Glynburn Road to the east.
The road separation also provides a clear transition area from low-rise built form to

medium rise (3-6 storey) built form.

Interface considerations particularly in relation to visual appearance of built form
and overshadowing are therefore able to be appropriately managed due to the
large, consolidated nature of the site and the separation distances from adjoining

residences.

As outlined above, the subject site represents a large consolidated land holding
within a key gateway location. It is within walking distance (approx. 150m) from the
Glynde Plaza shopping centre to the west, and approx. 550m south of the ‘The

ARC Campbelltown’ aquatic and recreation centre.’

The regeneration of this strategically important land holding on the Glynde Corner
through increased density and building height would act as a catalyst to enhance

the area into an active and vibrant precinct.

Based on initial investigations (and subject to further future detailed analysis), we anticipate the site can accommodate

medium rise (3 to 6 building levels), medium net residential density (35 — 70 dw/ha) with retention of ground level

hotel/entertainment and retail / commercial uses to facilitate mixed use infill development that address both Payneham and

Glynburn Road street frontages. Such an outcome would be aligned with the existing land use mix contemplated for the
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Suburban Activity Centre Zone, subject to building height TNV’s being modified (increased) to support the density outcomes
expressed within PO 1.4 of the zone:

PO 1.4:  Where residential development is appropriate having regarding to other performance outcomes of the

zone, residential development achieves medium to high densities.

A similar outcome could also be achieved via the application of an Urban Corridor Zone, with building height TNV’s of

between 3 and 6 storeys along Alford Road and Payneham Road, respectively.

Consideration of the interface with the adjoining residential development (likely to remain in the ‘Housing Diversity
Neighbourhood Zone’) will be an important part of the future development application process for redevelopment of the site.

We would anticipate a lower building height at the south-western interface of the site along Alford Road.

Redevelopment of the site will need to carefully consider factors such as the future road widening requirements of the
Glynde Corner (Payneham Road/Glynburn Road) intersection, vehicle access points to minimise disruption to the free flow
of traffic on the State Maintained Roads and the contextual location of the built form in relation to adjoining sensitive

residential land uses within the adjoining Housing Diversity Neighbourhood Zone.

Based on an initial assessment of the site, we are of the opinion that the site, and the Payneham Road corridor identified in
the Discussion Paper, is well placed to accommodate additional building height and greater densities taking into account
the following factors:

¢ Transport — As mentioned, the Payneham Road corridor and subject site is well located to accommodate urban infill,
being located on a high frequency “Go Zone” public bus route on (bus services every 15 minutes between 7.30am to
6.30pm Monday to Friday);

¢ Topography — The land is relatively flat and should not topographically constrain future development options;

¢ Flooding — Only limited portions of the Payneham Road/Glynburn Road corridor are affected by the current Hazards
(Flooding) Overlays, primarily in the vicinity of the north-eastern corner of the site and overland flow path to Fourth Creek
(which runs approx. 280m north of the site on Lower North East Road). Any areas of potential flooding or overland flow
could be suitably mitigated through an engineered response in a future development of the site including possible

detention; and

¢ Interface Considerations— As mentioned, the site is well separated from adjoining residential land uses located within a

‘neighbourhood type zone’ and could provide a suitable transition in building height across the large consolidated site.

The subject land is under the control of Glynde Nominees Pty Ltd, who strongly support:

¢ The identification of the subject land as a designated urban corridor investigation area capable of accommodating a

diverse mix of commercial and residential uses at medium densities; or

¢ The retention of the existing Suburban Activity Centre zone with modified TNV’s to support urban uplift, including medium
density development outcomes; and
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¢ The increase in maximum building height TNV over the site (ideally to 6 building levels) in order to facilitate mixed use

development and an uplift in building height and density.

The landowners have commenced early investigations into the potential to redevelopment of the subject site, and have
initiated discussions with the City of Norwood, Payneham St Peters and Department for Infrastructure and Transport in

relation to a future development application.

The subject site therefore has a strong propensity for future development where existing restrictions on building height and

density are addressed.

This submission is provided to assist the State Planning Commission’s upcoming review of the Greater Adelaide Regional

Plan, in response to the Discussion Paper issued by the State Planning Commission.

We are of the opinion that the Glynde Corner and more specifically the Payneham Road frontage, incorporating the subject
land, provides a logical opportunity for urban activity centre regeneration along a strategic transport corridor as identified in

the Greater Adelaide Regional Plan Discussion Paper.

Based on preliminary analysis the subject site does not present significant constraints that would prevent future urban
development and the land is not fragmented and is under the control of a single entity to enable a coordinated approach

and delivery of a future mixed use development.

Glynde Nominees Pty Ltd therefore supports the concept of Urban Activity Centre regeneration noted within the Discussion
Paper. To achieve this desired outcome, it is requested that the existing restrictions on building height are modified, to
support opportunities for urban corridor growth along Payneham Road, including medium density development outcomes

which are aligned with the Commissions infill housing targets in the short to medium term (0-15 years).

Please do not hesitate to contact the undersigned on | shou!d you require any additional information in

support of this submission and request.

Yours sincerely,

Zoé Garnaut

Senior Associate

CC: Glynde Nominees Pty Ltd
|

18|Page



DTI:PlanSA Submissions

From: Rob Gagetti

Sent: Tuesday, 31 October 2023 10:25 AM

To: DTI:PlanSA Submissions

Cc: Tharushi De Fonseka;_ Danny Nemer

Subject: GARP Discussion Paper Submission - Lot 782 and 790 Main South Road, Aldinga Beach
Attachments: 01607_002_20231005_GARP Submission_(Final) .pdf

You don't often get email from_ Learn why this is important

Dear Sir/Madam,

We act for GPL (No. 3) Pty Ltd — which is the owner of land located at Lot 782 and 790 Main South Road,
Aldinga.

In relation to this land, please find attached a submission prepared in response to the Greater Adelaide
Regional Plan Discussion Paper.

Please do not hesitate to contact the undersigned should you require any further clarification concerning
the matters raised in the attached submission.

Kind regards,

Rob Gagetti
Senior Associate

exastics

Level 3, 431 King William Street, Adelaide SA 5000

www.ekistics.com.au
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31 October 2023

Growth Management Team

Planning and Land Use Services
Department for Trade and Investment,
GPO Box 1815

ADELAIDE SA 5001

Attn: Growth Management Team

By Email: plansasubmissions@sa.gov.au

Dear Sir/Madam,

RE: GREATER ADELAIDE REGIONAL PLAN DISCUSSION PAPER - FUTURE URBAN GROWTH OPPORTUNITY AT
LOT 782 & LOT 790 MAIN SOUTH ROAD, ALDINGA BEACH.

We act for G.P.L (No.3) Pty. Ltd. who owns and controls land located at Lots 782 and 790 Main South Road, Aldinga Beach
(the subject ‘Site’).

This submission has been prepared in response to the Greater Adelaide Regional Plan (GARP) Discussion Paper and

seeks the State Planning Commission’s (SPC) consideration of the ‘Site’ as a potential future urban growth area.

We commend the State Planning Commission (SPC) for releasing the Discussion Paper and for seeking stakeholder and

community input to inform the preparation of the next Regional Plan for Greater Adelaide.

For the reasons discussed below, it is our opinion that the Site could form a logical and orderly extension of Greater
Adelaide and be identified as future ‘Planned Urban Lands (2045)’, capitalising on current and planned infrastructure

projects, including the Main South Road duplication and the Seaford railway line extension to Aldinga.

1.1. Land Description / Identification

Located at Lots 782 and 790 Main South Road in Aldinga Beach, the site comprises three (3) land parcels which are

formally identified in the following Certificates of Title:
Certificate of Title Volume 5756 Folio 121, Allotment 782 in Filed Plan 6460;
Certificate of Title Volume 5756 Folio 120, Allotment 790 in Filed Plan 164613; and

Certificate of Title Volume 5580 Folio 274, Section 430 in Hundred 106000.

Level 3, 431 King William St, Adelaide SA 5000 P 08 7231 0286 E contact@ekistics.com.au W ekistics.com.au ABN 39 167 228 944
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The site is illustrated in Figure 1-1 below:

[ SUBJECT LAND 30m ROAD WIDENING | | CADASTRE @ © 100 200 0 400

Figure 1-1 - Site Image

The site comprises a total area of 45.89 hectares, is relatively flat (with no discernible gradient), and is predominantly used
for viticulture (a form of horticulture). A rainwater tank (likely for water harvesting and irrigation purposes) is positioned at
the northern end of the site (adjacent Hart Road) and vehicle access tracks traverse the land in a grid-like manner,
providing access to the vineyards for maintenance purposes.

The site is bounded by Hart Road to the north and Main South Road to the east. Hart Road is a local road under the care
and control of the City of Onkaparinga whilst Main South Road is a State Maintained Road which is under the care and
control of the Commissioner of Highways. The South Australian Property and Planning Atlas (SAPPA) also identifies Main
South Road as a ‘Major Urban Transport Route’.

We note that the site is subject to road widening and is soon-to-be affected by the Main South Road duplication project
(Stage 2). The land owner has advised that the Commission of Highways intends to compulsory acquire in the order of 30
metres of the site’s frontage to Main South Road for road widening, together with a small section of the Site’s Hart Road
frontage to accommodate intersection upgrades. Approximately 3 hectares of productive land will be removed from the site,
as illustrated in Figure 1-1. The location of the site relative the broader extent of Stage 2 works (between Port Road and
Norman Road) is illustrated below:
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Figure 1-2 - Main South Road Duplication Project (Stage 2) — Source: www.dit.sa.gov.au

1.2. The Locality

Figure 1-3 identifies the subject site relative to the broader locality, including key land uses evident within the locality.

Aldinga Conservation Park (which includes Aldinga Scrub) adjoins the site to the west and is situated within the
‘Conservation Zone’. Importantly, the ‘State Significant Native Vegetation Overlay’ also applies to this adjoining land and
extends into all adjoining land (including the subject site) by approximately 50 metres (to ensure an appropriate buffer is
maintained between adjoining land uses and development and native vegetation). Further west (beyond Aldinga
Conservation Park) is low density residential development which primarily takes the form of low rise detached dwellings,

situated within the ‘Rural Neighbourhood Zone’.

Excluding the Hart Road Wetland and a limited amount of land retained for primary production, land to the north and north-
west of the site primarily accommodates residential development which predominantly takes the form of low-rise low density
detached dwellings. Directly to the north of the site (on the opposite side of Hart Road) is the Aldinga Green residential

estate, which is currently under development, and which is situated within the ‘Master Planned Township Zone’.

Land to the south of the site (western side of Main South Road) predominantly accommodates single storey detached
dwellings set on large rural allotments that are situated within the ‘Rural Zone’. Some land is used for primary production

purposes. Notwithstanding, west of Main South Road, primary production is not the predominant use of land.

Importantly, all land situated on the eastern side of Main South Road is located within the ‘Rural Zone’, with primary
production being the predominant land use in this location. The ‘SA Water Aldinga Wastewater Treatment Plant’ is also
located approximately 650 metres to the east of the Site. Further east of this facility (and approximately 1.75km from the
site) is the Aldinga Airfield.

Relevant to this submission is the clear disparity in land uses to the east and west of the Main South Road. Whereas

primary production is the predominant land use which occupies land to the east of Main South Road, the western side of
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Main South Road is characterised by the undevelopable Aldinga Scrub, rural-residential land holdings and a limited amount

of primary production.

Renewal SA Master
Planned Development Site

Shopping
Centre

Aldinga
§ Conservation &
Park ;
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Figure 1-3 — Locality
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1.2.1. Renewal SA Development & Rail Corridor Extension

Approximately 1km north of the site (as the ‘crow flies’) is the Renewal SA Master Planned development site, which
comprises approximately 60 hectares of land, with a 6.6 hectare area of land that is 60 metres wide set aside for a future

rail corridor extension and park ‘n’ ride / bus interchange (Figure 1-4).

| [ subject land

| cterial road

s Collector / distributor road

= m = Proposed collector

=) Proposed vehicular access poin
| 111 Proposed road widening

. X Potential oad closure
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Figure 1-4 — RSA Draft Structure Plan. Source: RSA Community Engagement Report, 2020 Update

We note that the original Expression of Interest Document (EOI) document released by Renewal SA was revised/updated to
include the rail corridor, which is to extend southward through the land, before terminating at the southern boundary,
adjacent Aldinga Beach Road.

On its website, the Department for Infrastructure and Transport (DIT) note the following with respect to the future

infrastructure works:
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“The South Australian Government has preserved a rail corridor of land at Aldinga for a future extension of the

Seaford rail line to Aldinga. The 60 metre wide corridor from Quinliven Road to Aldinga Beach Road provides long-

term options for growing southern suburb.” (our emphasis)

and

“There are no immediate plans to extent the Seaford rail line to Aldinga. The corridor of land within the subject site at

Aldinga will allow for future extension to be pursued in the 2030’s.” (www.dit.sa.gov.au)

The preservation of land for a future rail corridor is reflective of the State Government’s commitment to investing in public

transport infrastructure to support medium-to-long term future urban growth within the outer south.

Zoning for site and land within the immediate locality is illustrated in Figure 2-1 below.
As discussed above, the site is located within the ‘Rural Zone’, which seeks the following Desired Outcomes:

DO 1: A zone supporting the economic prosperity of South Australia primarily through the production, processing,

storage and distribution of primary produce, forestry and the generation of energy from renewable sources.

DO 2: A zone supporting diversification of existing businesses that promote value-adding such as industry,
storage and warehousing activities, the sale and consumption of primary produce, tourist development and

accommodation.
In addition, the following Overlays apply to the Site:

e Airport Building Heights (Aircraft Landing Area)

Native Vegetation

e  Building Near Airfields e Prescribed Water Resources Area
e  Character Preservation District (Not in e Prescribed Wells Area
Township)

e Regulated and Significant Tree

Future Road Widenin
* 9 e  State Significant Native Vegetation

e Hazards (Bushfire — General) Scenic Quality
[ ]

*  Hazards (Bushfire — Medium Risk) o Traffic Generating Development

e Hazards (Flooding — Evidence Required) Water Resources
[ ]

e  Major Urban Transport Routes

No Technical Numerical Variations (TNV’s) apply to the Site.

Figure 2-1 illustrates that land to the south and east is also located within the ‘Rural Zone’, whilst land to west
(encompassing Aldinga Scrub) is located within the ‘Conservation Zone’ and land to the north is located within the ‘Master

Planned Township Zone'.
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Figure 2-1 - Zoning Map

2.1. Existing Legislative & Policy Constraints

As stated above, the ‘Character Preservation District’ (not in township) Overlay’ also applies to the site and the site is
subject to the provisions set out within the Character Preservation (McLaren Vale) Act 2012 (the ‘Act’). Section 6 outlines

the objects of the Act and Character Preservation District (CPD):
The objects of this Act are —

(a) to recognise, protect and enhance the special character of the district while at the same time providing for
the economic, social and physical well being of the community; and

(b) to ensure that activities that are unacceptable in view of their adverse effects on the special character of the

district are prevented from proceeding; and
(c) to ensure that future development does not detract from the special character of the district; and
(d) otherwise to ensure the preservation of the special character of the district.

Section 8(5) of this Act is particularly relevant the intention to develop the site for residential purposes:
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“If a proposed development to which this section applies will create additional allotments to be used for residential
development, the relevant authority must refuse to grant development authorisation in relation to the proposed
development (if the application for the development authorisation for the division of land was made after the

commencement of this section).”

Additionally, Section 7(4) of the Planning Development and Infrastructure Act 2016 (the PDI Act) clarifies the relationship

between the CPD and Environment and Food Protection Areas (EFPA’s):

“If an area of land that is, or is included in, a character preservation area under a character preservation law ceases to
be, or to be included in, a character preservation area, the area of land will, at the time of the cessation, by force of

this subsection, be taken to be an environment and food production area established under this section.”

Introduced in December 2017, ‘Environment and Food Production Areas’ (EFPA’s) were established to protect valuable
rural, landscape, environmental and food production areas surrounding Metropolitan Adelaide from urban encroachment.

Land division for residential purposes is prevented within the EFPA.

In 2018 the Commission conducted a review of the CPD boundaries and in doing so, recommended further investigation
into the merits of amending the CPD for eight identified locations, in the context of Greater Adelaide’s growth. This review
was subsequently bundled together with the inaugural review of the EFPA which occurred in 2021. Following this review,
the Commission declined to revise the boundaries of the CPD and EFPA (other than to address minor boundary
anomalies), having formed the view that sufficient land remained available to support housing and employment growth for a

projected 15-year timeframe.

Critically, the EFPA Outcomes Report acknowledges that the investigations conducted by the Commission did not consider

land supply at the sub-regional level or specific forms of residential land supply (i.e. greenfield, township or urban infill).

That is, the assessment did not consider the distribution of population growth and the availability of land to service growth at

a sub-regional level.

3.1. Key Policy Directions

The Greater Adelaide Regional Plan (GARP) Discussion Paper (the ‘Discussion Paper’) indicates a projected growth in
population within Greater Adelaide of 670,000 by 2051. This represents a 47% increase in Greater Adelaide’s current

population.

The Discussion Paper also forecasts the need to supply 300,000 new homes to meet this projected population increase and
identifies that there is a current capacity for an additional 200,000 homes (164,000 homes in land already zoned for
residential development and a further 47,000 homes that could be accommodated on land already identified for future

residential rezoning). The Discussion Paper identifies the need to therefore supply an additional 100,000 homes by 2051 or
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based on current estimates under a high growth scenario - we will run out of land for future residential development within

30 years unless an ongoing rezoning program is established.

In respect to ‘Greenfield Development’, the Discussion Paper identifies that master planning and upfront consideration of
infrastructure and services is critical to success, and there is a clear desire to concentrate growth in areas that can
capitalise on previous, or planned investments in major physical and social infrastructure such as roads, schools,
healthcare, water, and public transport services. A key strategy outlined within the Discussion Paper is to focus greenfield,

satellite city and township growth along Adelaide’s four major transport spines (including Main South Road):

“The Commission is proposing four areas outside, or on the fringe of, metropolitan Adelaide to investigate for future
housing and employment growth. These investigation areas extend from Adelaide’s four major transport spines to
leverage infrastructure investment. The Discussion Paper further details why these areas have been identified and the

challenges associated with potential future growth.”

Whilst the Discussion Paper suggests that there is a sufficient land available to accommodate a 15-year (short-to-medium
term) supply of land (assuming an average growth rate), the availability of land is heavily skewed in favour of the Outer
North, with limited land available in the Outer-South to support projected growth in this sub-region, as illustrated in Figure
3-1. The disparity in the distribution of land for housing is also illustrated in Figure 3-2, taken form the Land Supply Report

(July 2023). This report makes the following conclusions with respect to the distribution of land:

e  “The total potential supply within the ‘metropolitan fringe’ regions is significantly greater than the ‘township’

reqions.

e The dominance of zoned greenfield land supply in the Outer North compared to the Outer South and Adelaide Hills

regions.

e The relatively small amount of development ready supply across the Fleurieu, Murray Bridge, and Northern Plains

& Barossa regions.
e  The significant amount of future urban growth area land within the Fleurieu Peninsula region, much of which is
located within the townships of Goolwa and Victor Harbor fact is also acknowledged in the Land Supply Report for

July 2023.”

(underlined for emphasis)
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Figure 3-1 — Greenfield land: Zone (Green), Future Urban Growth (Purple) — Source: GARP Discussion Paper
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Figure 3-2 - Greenfield land supply by sub-region. Source: Land Supply Report (July 2023)

Greenfield land supply constraints in the Outer South are predominantly attributable to existing environmental constraints,
and most notably the EFPA and CPD boundaries. Despite this, the Commission also notes within the Discussion Paper (Pg.
103) that land within the CPD will not be investigated when considering future growth options, and that the EFPA

boundaries will only be considered once the existing 15-year supply of land has been exhausted:

“The Commission also recognises the value of heritage and character areas. We acknowledge these areas offer
limited opportunity to accommodate growth. The Commission will not investigate the Barossa and McLaren Vale
Character Preservation Districts (CPDs). The Commission will also not review the Hills Face Zone, or smaller

townships (such as Myponga and Carrickalinga).

The Environment and Food Protection Areas (EFPAs), along with the CPDs, cover 89% of the Greater Adelaide
Region as demonstrated in Figure 1. The EFPAs primarily preclude land division for residential development and
protect our prime food and wine regions from urban encroachment. Variations to the EFPAs can only be made if a 15-
year supply of urban land cannot be identified outside of those areas, so the Commission will only look

to the EFPAs to accommodate long term growth.”
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3.2. Alternative Policy Approach

3.2.1. Distribution of future land supply

It is apparent that whilst sufficient land may be available to support Greater Adelaide’s population growth projections for the
next 15 years, the availability of such land is heavily skewed in favour of the ‘Outer North’ as well as satellite townships
such as Two Wells, Roseworthy, Murray Bridge, Goolwa and Victor Harbor, with very limited growth opportunities being
investigated at the Metropolitan Adelaide Fringe. Further, the Discussion Paper identifies that no land is being investigated
for possible future growth in the Outer-South of Metropolitan Adelaide, and also confirms and acknowledges that available

land in the ‘Outer-South’ remains in scarce supply.

To this end, it is essential for the GARP to address not only the question of housing supply, but also the spatial distribution
of land supply and housing across Greater Adelaide, accounting more specifically for the projections in population by sub-
region. This requires a review of the urban growth potential within sub-regions such as the Outer South where urban land is

in scarce supply.

Importantly, the residential housing market is not homogenous and requires different product types, different geographic
locations and different price points to satisfy a cross-section of purchasers. Put simply, an acute shortage of land for
residential purposes within the Outer-South of Metropolitan Adelaide cannot be addressed by the provision of surplus zoned

residential land within the northern Adelaide plains.

In our opinion, the lack of strategic foresight to address the apparent land supply shortage in the Outer South has the
potential to undermine the Commission’s concept of ‘Living Locally’, described within the Discussion Paper (Pg 84) as

follows:

“Living Locally means locating housing, jobs and services closer together so people can meet most of their daily needs
within a comfortable walk, ride or public transport journey from home. Living Locally aims to create connected,
convenient, cohesive and climate-smart communities, and to reduce the need for long distance car travel, with an

emphasis on physically active travel.”

To align with the concept of ‘Living Locally’, it is essential for the GARP to consider not only the availability of land, but also
the distribution of land across Greater Adelaide. An effective GARP would seek to ensure that the release of land for
housing is commensurate with the projected rate of growth in population by sub-region. This in-turn would enable long-
standing residents within the Outer South to remain within the Outer-South, close to family, places of employment, local

schools etc.

3.2.2. Review of McLaren Vale Character Preservation District

As previously discussed, the boundaries of the McLaren Vale CPD represents a significant impediment to the release of

appropriate land within the Outer South to support projected population growth rates.

For context, the location of the site relative the boundaries of the McLaren Vale CPD is reflected in Figure 3-3 below.
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To unlock additional land within the Outer South, it is recommended that the boundary of the CPD be adjusted to follow the
alignment of the Main South Road (illustrated by the yellow arrows in Figure 3-3). The effect of such a change would be
that appropriate land to the west of Main South Road could be used for housing, thereby addressing sub-regional growth
projections in the Outer-South together with Greater Adelaide’s longer term (30 year) growth rate projections, whilst also
ensuring the protection of land east of Main South Road for continued primary production activities. This boundary generally
aligns with the existing land use activities with aerial photography clearly indicating a greater intensity of primary productive

uses occurring to the east of Main South Road (when compared with the western side of Main South Road).
This is consistent with by the boundaries of the ‘Primary Production Priority Area’ (PPPA) developed by Primary Industries
of South Australia (PIRSA).

PPPA’s have been created in response to Planning Strategy directives including the ‘30 Year Plan for Greater Adelaide’ to

identify ‘areas of primary production significance’ (Government of South Australia, 2010, P. 106).

PPPA’s have been identified with reference to a variety of factors including “land capability, industry investment and land
use, access to water, climatic considerations (including anticipated climate change) and any local conditions that give rural

land special significance for primary production” (Location SA, 2010).

Importantly, the PPPA boundary (Identified by green shading in Figure 3-4 below) follows the alignment of Main South
Road, with all land to the west of the Main South Road situated beyond the PPPA boundary
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Figure 3-3 - McLaren Vale Character Preservation District (Hatched Purple)

Accordingly, to unlock additional land within the Outer South, it is our opinion that the CPD boundary should therefore be
adjusted to follow the alignment of the Main South Road (illustrated by the yellow arrows in Figure 3-3). This would result in
appropriate land to the west of Main South Road available for housing, thereby addressing sub-regional growth projections
in the Outer-South together with Greater Adelaide’s longer term (30 year) land supply targets. Importantly, valuable primary
production land (identified PPPA land) to the east of Main South Road would continue to be retained and protected for this
purpose, protecting the special character of the district.
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Figure 3-4 - Primary Production Priority Areas (shaded green). Source: Location SA

Main South Road would provide a clearer physical and logical barrier and break, as well as an administrative boundary, to
define the outer edge of Metropolitan Adelaide, whilst still also reinforcing a defined interface and buffer between primary
production activities and future urban development. Importantly, open views will be retained from Main South Road to the
east over valuable primary production priority areas that are punctuated by the natural backdrop of the Adelade Hills
escarpment, proving and maintaining the important aesthetic and operational character of the Mc Laren Vale district.
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4.1. Logical Urban Expansion

The site is situated on the outer edge of the ‘Planned Urban Lands’ boundary, which is delineated by Hart Road to the
north. The site is also directly to the south of the Aldinga Green residential estate, which is located within the ‘Master

Planned Township Zone'.

Accordingly, the site’s proximity at the fringe of the existing urban growth boundary represents a logical and contiguous
extension to the established urban growth area, unlocking additional land to support future urban growth within the Outer

South of Metropolitan Adelaide.

Importantly, the site’s use for future urban growth would not result in the fragmentation of the existing primary production
land. Excluding the site itself, no other adjoining land is being used for horticultural purposes. Land to the west is occupied
by the Aldinga Scrub, whilst adjoining land to the south accommodates rural residential land holdings and land to the north

is being developed with housing.

The horticultural use which occupies the site also surrounds an existing dwelling located at 3496 Main South Road, and
there is no buffer between viticultural activities and this existing dwelling. Accordingly, future use of the land for urban
growth also has the potential to address existing interface issues often encountered when horticultural activities occur in

proximity to sensitive receivers.

Finally, as a large, consolidated site, which is under single ownership, the land in question is highly conducive to future

urban growth and development.

4.2. Development Potential of Site (Capacity)

Referencing ‘State Planning Policy 6 — Housing Supply and Diversity’, the Discussion Paper acknowledges the need to
“ensure land supply responds to future demand, as informed by population projections and demographic trends” and to

“provide a range of well-designed, diverse, and affordable housing options across the region”.

Assuming a yield of say 15 dwellings per hectare (gross) and noting the existing land area of 45.89 hectares, the subject
land could yield in the order of approximately 690 dwellings. Assuming 60% of the land is used for residential purposes, and
the balance of land is used for non-residential purposes (roads 25%, open space 12.5%, utilities and stormwater 2.5%) this

would equate to a nett density of 25 dwellings per hectare, with an average lot size of 400 sqm.

The provision of an additional 690 dwellings would amount to an additional 18.6% of the 3,700 homes identified by State
Government in its recently announced land supply release in Hackham (2,000 homes) and Sellicks Beach (1,700 homes).
These additional homes will also assist to address the Outer-South’s 20-year (2021-2041) population projection of 27,087

people, assuming a medium growth rate’.

' Figures taken from the document: Population Projections for South Australian and Regions — 2021 to 2051
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4.3. Site Opportunities and Constraints

4.3.1. Physical Features and Propensity for Development

The physical features of the site are conducive to future urban development.

The site is generally flat and has been substantially cleared to accommodate the existing horticultural land use. Accordingly,

the site appears substantially (if not entirely) devoid of Native Vegetation as well as Regulated and Significant Trees.

The State Significant Native Vegetation which occupies the western end of the site does not unreasonably constrain the
development potential of the land. To the contrary, the Overlay preserves an appropriate buffer to the Aldinga Scrub, and
also creates an opportunity to accommodate public open space connections with Aldinga Scrub, as well as future open

space connections with Aldinga Green to the north.

The site is subject to an assessment against the ‘Airport Building Heights (Aircraft Land Area) Overlay’, which imposes
limitations on the height of buildings in proximity to the Aldinga Airport. The site is positioned some 1.7km west of the airport
and accordingly the height of residential buildings on the site would not be unreasonably constrained by the proximity of the

airport.

4.3.2. Infrastructure, Transport & Connectivity

A key strategic outcome stated within the Discussion Paper is to accommodate urban growth in areas that can capitalise on
the $685 million investment committed by federal and State governments to the Main South Road and Victor Harbour Road

duplication projects.

The site is ideally positioned at the fringe of the Planned Urban Lands boundary, and directly adjoins planned (Stage 2)
upgrade works proposed for Main South Road. In addition to its frontage to Main South Road, the site’s frontage to Hart
Road provides multiple options for vehicle access and movements, and also creates an opportunity for future vehicle and

pedestrian connectivity to Aldinga Green to the north.

As previously discussed, the site is located approximately 1km south of the Renewal SA Master Planned development site,
which includes land set aside for the future Seaford to Aldinga rail extension, railway station and Park ‘N’ Ride facility.
Accordingly, the site is also well connected to future transport infrastructure investment by the State and is also aligned with
the Commissions ‘Living Local’ concept which seeks to position housing in proximity to public transport to support a shift

towards lower emission transport modes.

Terminating at the southern end of the RSA site (adjacent Aldinga Beach Road), the alignment of the preserved rail corridor
also creates an opportunity for a further extension of the rail corridor to the south. This would follow a logical contiguous
alignment to the west of Main South Road which is shown indicatively in Figure 4-2 below. Positioned approximately 1.2km
from the planned Park ‘N’ Ride facility to the north, the subject site would also be ideally located to accommodate a possible
future railway station on this extended rail corridor, facilitating the opportunity for future Transport Orientated Development
(TOD) at higher dwelling yields — providing further up-lift opportunities and maximising the highest and best use of this

strategic land.
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Figure 4-1 — Indicative Rail Corridor Extension Opportunity

18|Page



REF 01607-002

4.3.3. Service Infrastructure

In the context of the site’s location at the fringe of the ‘Planned Urban Lands’ boundary, and directly adjacent the Aldinga

Green estate, the site is likely to have adequate infrastructure capacity and/or augmentation capability.

The site’s proximity to established and emerging residential housing developments is also aligned with the Commissions
desire to focus new development where established infrastructure exists and where investment in new or upgraded

infrastructure is proposed:

“The capacity of infrastructure to support growth varies across locations. Focusing new growth in locations with
existing services and facilities is the best option. Doing so also benefits the broader community by reducing the cost of

new transport, education and health care, and new trunk infrastructure for water, sewer and electricity.” (Pg. 92)

4.3.4. Social and Economic Infrastructure

The site is ideally positioned within 2.5km’s of a variety of complementary services and facilities including:

e  Walking and cycling trails within public open spaces including trails within the ‘Aldinga Conservation Park’ and

‘Hart Road Wetlands’, together with the coastal linear reserve and Aldinga Beach;

e  Various pre-schools including Aldinga Community Kindergarten, Edan Academy Aldinga, Aldinga Beach Children’s
Centre and Aldinga Payinthi College, as well as primary and secondary schools including the Aldinga Beach B-7

School, Cardijn College, Southern Vales Christian College, Aldinga Payinthi College;

e  Shopping centres and medical service, including the ‘Aldinga Central Shopping Centre’ and the ‘Aldinga Medical

Centre’; and
e Aged care facilities including the ‘Resthaven Aldinga House Respite Services’.

In addition, the site is positioned in proximity to future facilities including a new educational establishment identified within

the Renewal SA master-planned development site Draft Structure Plan (Figure 1-4).

4.3.5. Viability for Primary Production

As discussed in Section 3.2.2 above, and identified in Figure 3-4, the site sits beyond the boundaries of the ‘Primary
Production Priority Area’ (PPPA) developed by Primary Industries of South Australia (PIRSA).

In any event, the value of the site for primary production purposes will be further diminished following the compulsory

acquisition of approximately 3 hectares of land for road widening.

4.3.6. Cultural Heritage

Although subject to further investigation a search of the Taa Wika Register of Aboriginal Sites and Objects has identified no

entries for Aboriginal sites or documented heritage within 60 metres of each allotment.

19|Page



REF 01607-002

This letter has been prepared in response to the GARP Discussion Paper, on behalf of G.P.L (No. 3) Pty Ltd who owns and
controls land located at Lots 782 and 790 Main South Road, Aldinga Beach. We have reviewed the Discussion Paper in the

context of a desire expressed by company directors to develop the land for residential purposes.

Having reviewed the outcomes expressed by the Commission within the Discussion Paper, it is our opinion that the Greater
Adelaide Regional Plan should include strategies to address an apparent critical shortfall in available land for housing within
the Outer South. Whilst the Discussion Paper identifies a 15-year supply of land to accommodate Greater Adelaide’s

projected growth in population, the availability of such land is heavily skewed in favour of the Outer North.

In our opinion, an effective strategy to address Greater Adelaide’s population growth should consider not only the
availability of land for housing, but also the availability of land by location, with due consideration to the projected growth in

population rates by sub-region.

On this basis, it is our opinion that the GARP should address the constraints on housing development within the Outer
South of Metropolitan Adelaide. This calls for a review and reconsideration of the existing boundaries of the McLaren Vale
CPD and EFPA, and the need to carefully and strategically balance the need to supply housing in the right location with the

need to protect highly valued primary production land east of Main South Road.
It is also our opinion that the site is appropriate for future urban growth in that:

e The site is positioned at the fringe of an existing urban area and would form a logical, orderly and natural extension

of the ‘Planned Urban Lands boundary’;

e The site is ideally located in proximity to the Main South Road duplication project (Stage 2) and will capitalise on

investment in significant transport infrastructure;

e The site is located in proximity to the Renewal SA Master Planned development site at Aldinga, including the

Seaford to Aldinga rail corridor extension and Park ‘N’ Ride facility;

e The site is in single ownership, is of an appropriate size and configuration and (subject to further investigation)
would appear to have adequate infrastructure capacity and augmentation capability (given its proximity to existing

urban development)

e The land will not result in the fragmentation of primary production land and is not situated within a Primary

Production Priority Area.

e  Our preliminary yield analysis suggests that the land is capable of accommodating in the order of 690 additional
allotments, which would assist in addressing the shortfall in the supply of appropriate housing land to address the

population growth projection in the Outer South.

o Areview of the Taa Wika Register of Aboriginal Sites and Objects has identified no entries for Aboriginal sites or

documented heritage within 60 metres of each allotment.

We respectfully ask that this submission informs the preparation of the Greater Adelaide Regional Plan.
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Please do not hesitate to contact the undersigned on ||| l] shov'd you require any additional information in

support of this submission and request.

Yours sincerely,

Rob Gagetti

Senior Associate
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DTI:PlanSA Submissions

From: Rebecca Thomas

Sent: Tuesday, 7 November 2023 8:59 AM

To: DTI:PlanSA Submissions

Cc: James Dibble

Subject: Amended Submission - Gifford Hill - GARP Submission
Importance: High

You don't often get email from_. Learn why this is important

Amended GARP Submission

Attention: Growth Management Team, Planning and Land Use Services - Department for Trade and

Investment

Further to the submission made yesterday on behalf of our client Grange Development and Costa Property

Group, please note an updated link to the submission documentation below.

Please use the link immediately below and not the original from yesterday’s email.

_

Any queries, please advise.

Kind regards,

Beck Thomas
Director

exastics

Level 3, 431 King William Street, Adelaide SA 5000

www.ekistics.com.au

From: Tammy Kronawitter
Sent: Monday, November 6, 2023 5:39 PM
To: plansasubmissions@sa.gov.au



Cc: Rebecca Thomas
Subject: Gifford Hill - GARP Submission

Attention: Growth Management Team, Planning and Land Use Services - Department for Trade and
Investment

On behalf of our client, Grange Property, please find a link to a submission in response to the GARP.
Should you need further information or have queries of clarification, please make contact at your

convenience.

Kind regards,

Tammy Kronawitter
Office Manager

exastics

Level 3, 431 King William Street, Adelaide SA 5000

www.ekistics.com.au
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THE BIG VISION

Our vision for the Gifford Hill Precinct and the broader Murray Bridge region is to forge a vibrant, sustainable, culturally diverse, and
aspirational community that stands as a beacon of excellence for all of South Australia.

Gifford Hill will be future-proofed in its urban design, built form and materiality to deploy forward-focused principles to complement
the existing beauty and amenity of Murray Bridge, offering residents the opportunity to live, work, and play amidst a semi-rural
lifestyle.

Gifford Hill and Murray Bridge are bound together as one, poised to catalyse a transformation that elevates this region to a symbol
of aspiration and progress, setting a pioneering example for the entire state. We will lead, not lag. Through sustainable practices,
encompassing the use of mass timber construction, biophilic design principles, water capture and reuse (WSUD), and a commitment
to rewilding and protecting existing vegetation, we are resolute in our mission to fortify the precinct against the challenges of climate
change, fostering a sense of pride among its residents.

Our commitment is to craft a world-class town centre with cutting-edge digital infrastructure, empowering individuals to embrace a
dynamic and hybrid lifestyle that will become more prominent as time goes on and provide the critical infrastructure to allow this
entertainment and professional services precinct to engage digitally with the world.

The Gifford Hill Precinct pays homage to its equine heritage and the_thoroughbred DNA that runs through its veins, seamlessly
integrating the racecourse with the town centre. Bridle trails, a trainer's village, and top-tier horse facilities, including dressage arenas,
will intertwine throughout the precinct via equine trails, infusing recreation, sports, and entertainment into the very essence of our
community.

Murray Bridge possesses the potential to emerge as an economic powerhouse within the state, strategically nestled in the golden

triangle between the Monarto/Callington and Murray Bridge employment growth areas. Gifford Hill is not a mere project; it represents

a visionary quest to establish a sustainable, prosperous, and harmonious community that sets unprecedented standards, not just for
South Australia, but as a shining example for the country to admire and emulate,

Gifford Hill, Murray Bridge, One Town, One Vision.
GRANGE
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Development Pillars
Gifford Hill

Healthy Connected
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Communities

Housing clustered
around local parks to
build local community
connections

Local streets as social
spaces

Community facilities,
gardens, farming

High amenity
neighbourhoods with
connected networks of
walking and cycling
paths supporting active
transport and shared
mobility

Walking, cycling and
recreation integrated
with green links
Provide legible and
efficient connections to
Murray Bridge

Sustainable
Living

» Renewable energy,
energy storage and
energy efficient
housing

» Convenient access to
local employment

» Local food production

» Water sensitive urban
design and green
streets

» Active transport priority
to reduce car use

» Provide the daily needs
of residents within a
short walk or cycle trip

» Adopt neighbourhood-
scale water and energy
strategies to reduce
environmental footprint
for carbon negative
outcome

Environmental
Regeneration

» Establish ecological
corridors for habitat,
ecological links and
regeneration of
natural systems

» Living streams,
wetlands and natural
drainage systems for
climate resilience

» Retain landform and
natural topography

Unique Place
Character

» Create a network of
distinct walkable
neighbourhoods, each
with a discernible centre
and edge

» Celebrate existing
landscape features
through the urban design,
view-lines, public spaces
and green and blue
infrastructure

» Support and enhance
Murray Bridge Racing
Club as regional attractor
/ activator, integrated with
the future town centre.

» Complement and not
compete with the existing
Murray Bridge township

» Equine employment lands
and integrated
commercial services

» Local employment,
entertainment and
recreation opportunities

Healthy Diversity
and Aspirational
Affordability

» Diversity of lifestyle
choices, housing
typologies and lot sizes

» Urban living
clustered around
services and amenity

» Hierarchy of centres
distributed to enable
equitable access to
daily needs

» Affordable housing
alternatives for the
region

GRANGE



The Macro Economic
Changes Ahead and Its
Unprecedented Impact on
Housing Supply




National Housing
Supply and
Demand
Imbalance is due
to accelerate.

According to the Australian Bureau
of Statistics (2023), there were only
174,400 dwellings constructed in
Australia in the 2022 - 2023
financial year against a total
population increase of 626,000.
This current level of housing supply
5 below the Albanese
Government’s target of 1.2 million
homes, which requires 240,000
new homes per year, a 65600
deficit for this year. If the homes
that were knock down and rebuilds
did not add to the overall supply, it
shows that only 169,500 dwellings
were added to the nation’s housing
stock, a 70,500 deficit for the
target number of homes this year.

Given the dwelling approvals
data released by ABS for the
month of September, it
suggests a continuing trend on
housing construction rates
faling due to the dwelling
approvals falling by 4.6% over
the month, or to only 13,144
dwelling approvals.

With the dwelling approvals
being bound in the range of
13,000 - 14,000 for the year
2023, it cannot maintain the
required housing given the
strong population growth and
the shortages in the housing
supply. In order to meet the
Albanese Government’'s target,
there needs to be a dwelling
approval average of 20,000
per month.

Rolling Annual

Number (Rolling Annual)

Dwelling Completions vs Population Change

Source: Australian Bureau of Statistics; 2023 Federal Budget
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Overall, further interest rate hikes could constrain construction activity and add to that the net
overseas migration running at a record rate of around 500,000 per year, implying population
growth of more than 600,000, Australia’s housing crisis can only get worse. These scenarios will
lead to an even bigger gap between the supply and demand of new homes.



Housing Supply
and Demand
Imbalance is due
to accelerate
Nationally

The greenfield housing supply in Australia's largest city by population, Melbourne, and Adelaide's
neighbour, is made up of 55-60% greenfield development and 40-45% infill development over the
past decade. However, this is only in metro Melbourne. In peri-urban and regional areas, the
greenfield supply provides for 70-90% of the total supply in these locations. In short, greenfield
markets supply approximately ~70% of all new dwelling generation across the state.

Couple the above statistics with a Victorian policy position of prioritising infill above all else and the
reality that built-form projects, for the most part are not financially viable, even if the land value was
$0, due to construction costs rising by approximately 50% over the past four years and revenues
increasing by 0-15%. When developers have to maintain the same margin to be funded, and thus this
percentage is a constant, land value turns negative. In circumstances where land has already been
purchased, the margin falls negative. The result is that built-form projects will not provide the
housing supply that the policy position demands, and the supply that does come on the market will
need to have a net sellable area rate (NSA rate) of between $10,000 and $13,000 per square meter,
resulting in apartment prices starting at $700,000 and quickly surpassing the $1,000,000 mark.

This dichotomy is significant, as a significant portion of these buyers will flock to more affordable
markets, and that is already being represented in the data with Western Australia and South Australia
where house prices are bucking the recent downward pricing trend, and an unprecedented amount
of capital from developers and businesses is moving to South Australia. South Australia clearly has a
significant geographical advantage over Western Australia, and it is our view that South Australia,
supported by a logical and consistent infill/greenfield mix that is market-led (and thus provides
supply to all sectors of the supply side), will experience exponential growth over the next decade
that it has never experienced before.

In this Murray Bridge context, as the data in this presentation will show, it is the only greenfield
market in South Australia that provides genuine affordability, with retail lot prices sitting at sub
$170,000, 49.3% below its comparable greenfield growth areas both in the east and the north. As
such, along with the local employment opportunities in the region that are struggling to provide
housing, demonstrated by rental prices rising more aggressively in Murray Bridge than in any other
location in Australia over the COVID-19 period (70%), Gifford Hill provides an unmatched
opportunity to provide affordable housing supply on the ground. This supply can be deliverable
today with existing infrastructure and job opportunities already in place




Housing and
Aspirational
Affordability

South Australia's Housing
Market: Unraveling the
Affordability Puzzle in
Emerging Growth Areas

The ongoing evolution within
South Australia's real estate
sector has thrust the pressing
concern of housing
affordability into the limelight. A
multitude of intricate factors,
including imbalances between
the supply and demand of
housing, disruptions within
supply chains, the restricted
availability of viable land for
development, and alterations in
household configurations
triggered by the profound
impact of the COVID-19
pandemic, have collectively
fostered an unparalleled surge
in the pricing of retail lots
across the state.

This phenomenon is notably observable
within the Eastern Spine region,
wherein Mount Barker has prominently
emerged as a focal point for growth,
providing a viable commuting distance
from Adelaide but now is unaffordable
for many SA families.

The intricate nature of this situation
becomes apparent upon delving into
the dynamics of Mount Barker's real
estate market. Recent assessments
indicate a notable surge in retail lot
prices, with figures averaging just
below $300,000, surging to highs of
$479,000 for a 1120 square meter lot.

These escalations have consequently
driven median house and land prices
within a range of $600,000 to
$850,000, starkly contrasting the
2022 median lot price reported in
Adelaide at $187,250.

This divergence in affordability between
the burgeoning Mount Barker and the
established Adelaide growth areas
becomes a significant focal point in
understanding the shifting dynamics of
the real estate market in South
Australia.

Contrastingly, alternative regions such
as Murray Bridge and Gifford Hill have
emerged as intriguing revelations in
terms of affordability within a
commutable distance to Adelaide.

These areas present a marked
divergence in retail lot prices,
averaging at $165,374 for a 622
square meter lot, presenting a
substantially more affordable option
compared to the neighboring Mount
Barker, representing a 49.43% lower
retail lot price (and thus significant
increase in affordability).

This variance not only illustrates the
contrasting affordability profiles within
South Australia but also hints at the
potential for reshaping the landscape
of preferred residential locations within
commuting reach of Adelaide, offering
more financially accessible options
amid the current market dynamics. It
is worth noting that the Growth Areas
of Buckland Park and Roseworthy in
the North are now comparable to
Mount Barker.



Addressing the
Affordability
Crisis

In the past three years, South Australia has
seen a 50% surge in home prices and
sharply higher mortgage rates, leading to
record-low housing affordability, as per the
PropTrack Housing Affordability Index.
Despite lower average incomes compared
to other states, Adelaide’s housing market
experienced the fastest growth, with the
median home price nearing $680,000. As
a result, households can afford the
smallest share of homes since records
began in 1995.

Housing affordability challenges in South
Australia are evident as mortgage
repayments for a median-priced home
now constitute 35% of the average
household income, a record high. This is
more than the 31% share in 1988-89 and
the recent peak of 33% in 2008.
Additionally, it now takes over six years for
an average-income household to save a
20% deposit for a median-priced home,
which is a year longer than the pre-
pandemic period and substantially longer
than in previous decades.

Housing affordability in South Australia hits worst level
on record on any metric

South Australia affordability overtime
Affordable share of home sales, by household income

PropTrack Housing Affordability Index

South Australia
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Mortgage serviceability is worse than at any time in
history

Time to save a deposit
South Australia

Mortgage repayments as a share of income
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Final Masterplan
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Final Masterplan
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Final Masterplan

Unique Place
Character

\

&
&

; Elevated vi
K :&é' evated views

Celebrate existing
landscape features
through the urban
design, view-lines,
public spaces and green
and blue infrastructure

Create a network of
distinct walkable
neighbourhoods, each
with a discernible
centre and edge

SMIIA PaiIDAa) 3

SM3IA PYOA|3

Support and enhance
Murray Bridge Racing

Club as regional

attractor / activator,

integrated with the
future town centre

.
LTI

Equine
employment lands
and integrated
commercial
services

-

Yo
=

Local employment,
entertainment and
recreation
opportunities




Final Masterplan
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Development Progression
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Development Progression
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Development Progression
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The Future of
Town Centres
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Town Centre
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Futureproofing
Community for
Climate Change




How Gifford Hill Secures The Community Against Climate Change
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13- Why
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A PLANET IN DISTRESS

The video visualises the quantum of greenhouse gases we are releasing each and every year into the atmosphere.
As you will see, for roughly half the year, greenhouse gases are emitted and absorbed by the Earth's oceans and
remaining forests. However, during the other half, the planet cannot consume the sheer volume, and the excess is
released into the Earth's atmosphere. The result is climate change that has a significant and lag effect. This means
that it will be some years before we realise the impact of what has already been released by human activities

ST
NASA) Global Carbon Dioxide 2020-2021 adl
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The Economic Impact
Lifting Murray Bridge
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Construction Phase

+51,280
JOB YEARS

on a direct and
indirect basis

supported across
the 49-year
construction
phase

Employment supported onsite and in the wider economy via
multiplier effects is measured in full-time equivalent FTE job
years. One FTE job year represents one year of full-time
employment.

The capital investment of $9.51 billion would support

approximately 51,280 FTE job years, comprising 12,250 onsite

(or direct) FTE jobs years, and 39,030 indirect FTE jobs in the

wider economy resulting from supply chain and consumption
effects.

This equates to 10,50 FTE jobs per year (direct and indirect)
supported across the 49-year development phase.
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Construction Phase

$7.58 billion in

value added
to the economy on

a direct and

indirect basis over
the construction
phase

Construction Phase Employment and Value Added

Direct Indirect Total
Employment (job-years) 12,250 39,030 51,280
Value Added ($M) $2,170.6 $5,406.2 $7576.8

*Table sourced from Ethos Urban

Direct employment refers to the business participation
opportunities for local construction-related businesses in
Murray Bridge, Mount Barker, and Alexandrina.

Businesses in the local region would be well placed to benefit

from the construction phase of the proposed development, as
indicated by the region’s business and occupational structure.

Indirect jobs would be expected to accrue in a wide
geographical area across a broad range of sectors.
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Operational Phase

7,210

Approximately 2,770 FTE jobs supported by retail and
commercial components
onsite jobs
SUppo rting an Approximately 390 FTE jobs are supported by schools.

additional 5,100

Approximately 630 FTE jobs supported by community and
medical infrastracture.

indirect jobs
through multipler
effects on an
ongoing basis

Approximately 3,420 FTE jobs attributed to residents working
from home (WFH), assuming 20% of dwellings support one
resident WFH on an FTE basis.
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Operational Phase

$1.67 billion

in value added
to the economy on

The 12,310 total (direct and indirect) ongoing jobs supported

by the new community would generate an estimated $1.67
billion in value added per year

a direct and
indirect basis Operational Phase Annual Economic Benefits

Direct Indirect Total
generated Employment (FTE) 7,210 5,100 12,310
annually by jobs Value Added ($M) $1,023.6 $650.1 $1673.8

*Table sourced from Ethos Urban

supported onsite
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Operational Phase

$750 million
In retalil
spending per
year from

residents at
Murray Bridge to
the local region
and beyond (at
full development)

At full development, the proposed new community is estimated
to accommodate some 50,000 residents, representing an

average household size of 2.9 persons.

Total Retail Spending by Residents at Full Development

Total Annual Retail Expenditure $750M
Annual Per Capita Retail Spending ($ per $15.000
person) ’

*Table sourced from Ethos Urban

Over half of this new spending is anticipated to be directed to
retailers in new community.
A significant share would also be captured by retailers elsewhere in
the local region including Murray Bridge and Mount Barker

Some spending would also flow to higher-order centres in
Metropolitan Adelaide as well as online platforms.
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Grange Costa Gifford Hill

Grange Development
(Grange) and Costa
Property (Costa), in a
joint venture identified
as Grange Costa Gifford
Hill (GCGH), have
recently acquired
significant land holdings
in the south-west of
Murray Bridge, South
Australia.

While both companies are relatively new to the South Australian market, both Grange and
Costa have impressive project credentials including significant greenfield projects as well as
multi-level urban developments in Victoria, Western Australia, Northern territory. Importantly,
both companies have the capital required to deliver on the vision outlined in this submission.

The principal area purchased by GCGH comprises a 462 hectare land holding known as
‘Gifford Hill’ and a total current holding as of this submission of 909 Hectares.

Gifford Hill was established via a rezoning in 2010 to accommodate the now relocated and
constructed Murray Bridge Racecourse, associated equine facilities (including a proposed
Trainers Village), recreational open space, and an activity / retail centre, with the balance of
the land assigned to residential purposes. The master planned greenfield site was aimed at
the establishment of an expanded Murray Bridge community supported by a diverse range
of housing and complimentary services, facilities and open space.

While the racecourse and some of the equine facilities have since been constructed, the
balance of the Gifford Hill area remains undeveloped and as such, the opportunities
presented by the former rezoning are yet to be fully realised.

In the process of investigating the master planning opportunities of Gifford Hill, GCGH’s
have considered the potential of other surrounding land parcels given this land has been
identified by the Rural City of Murray Bridge as future growth areas in the Murray Bridge
Structure Plan (2012) and is expected to be reflected for consistency in the current
Structure Plan (2023-24) and represents a logical, contiguous extension of Gifford Hill and
the Murray Bridge township.

Accordingly, this GARP submission speaks to an area identified in the below as the ‘Land of
Interest’, being both land in the control of GCGH as well as other key land holdings within
the Council’s identified ‘Western Growth Area’ and ‘Southern Growth Area’. For master
planning purposes it also includes the existing Murray Bridge Racecourse and associated
facilities.



Grange Costa Gifford Hill

GCGH are aware that Council
are currently undertaking a
review of the Murray Bridge
Structure Plan (and have
engaged with Council in
relation to this) however at the
time of preparing this
submission, an updated
Structure Plan is yet to be
released.

With the current Structure Plan
over 10 years old, GCGH are
very supportive of the current
Council investigations and, as
key local property owner, have
demonstrated a commitment to
working proactively with
Council to unlock the potential
of the Murray Bridge region.

To assist with recent discussions and translate both the identified Growth Areas

within the current Structure Plan as well as GCGH’s project intentions, the following

high level consolidated Structure Plan image (Figure 1-2) was prepared by GCGH

and seeks to reflect at a cadastre level:

« The 2012 Murray Bridge Structure Plan growth areas;

« GCGH'’s intentions for a revised masterplan for Gifford Hill;

« The Council lead ‘Murray Bridge Residential Growth Areas Code Amendment’

comprising two small areas of Rural Living Zone and a larger portion of Deferred

Urban Zoned land immediately west of the Murray Bridge township to be

rezoned to Master Planning Neighbourhood.

The recent land acquisitions by GCGH
represent a key milestone for the Murray
Bridge region and the consortium have
advanced site master planning and
associated investigations in order to
progress development of the land
holding in the short term.

Concurrently GCGH have established a
productive and respectful relationship
with the Rural City of Murray Bridge in
relation to the city’s growth strategy to
which Council have been receptive.

LAND OF INTEREST
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Figure 1-1 Murray Bridge Structure Plan (2012) with GCGH
Land of Interest Identified
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Land of Interest

"GCGH Set to Expand Control in
Murray Bridge's Key Growth Territories
to 70% of Gross Land Area and >85%
of Net Developable Area"

As previously mentioned, the Land of
Interest corresponds to the key areas of
growth identified in the Murray Bridge
Structure Plan (2012). The Land of
Interest encompasses approximately
1,472.5 hectares, with GCGH currently
controlling 909 hectares (or 62%) of
this gross area and 77% of the
developable land in the precinct.

Through ongoing negotiations for land
purchases, GCGH's ownership within the
Land of Interest is expected to increase
to at least 70% in the next 12 weeks,
adding an additional 121 hectares.

The accompanying image highlights the
Land of Interest, relevant Planning and
Design Code zones, the location of the
Environment and Food Production Area
(which will be discussed later in this
submission), and the land currently
under GCGH's control.

As previously mentioned, the land consists of the Gifford Hill Master Planned
Neighbourhood Zone, the Murray Bridge Racecourse, and associated equine
facilities. Additionally, it includes the Southern Growth Area, located to the
east of Gifford Hill and bounded by Brinkley Road and Martin Road. This
particular piece of land spans approximately 260 hectares and is zoned as

Rural.

As previously mentioned,
the land consists of the
Gifford Hill Master Planned
Neighbourhood Zone, the
Murray Bridge Racecourse,
and associated equine
facilities. Additionally, it
includes the Southern
Growth Area, located to
the east of Gifford Hill and
bounded by Brinkley Road
and Martin Road. This
particular piece of land
spans approximately 260
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Figure 2-1 Land of Interest

hectares and is zoned as Rural.

Furthermore, it encompasses the Western Growth Area, situated to the west
and northwest of Gifford Hill. This area consists of approximately 405 hectares
(located south of the freeway) within the suburb of Gifford Hill, which is
bounded by Usher Road, Koehler Road, Brushleigh Lane, and the South Eastern
Freeway, and is zoned as Rural. Moreover, it comprises around 269 hectares
(located north of the freeway) within the suburb of White Hill, which is bounded
by Pope Road, White Road, Old Princes Highway, and the South Eastern
Freeway, and is zoned as Rural and Conservation. The EFPA covers both the
Southern and Western Growth Areas, as depicted in Figure 2-1.



Masterplan Concept

Renowned Urban Designer Globally,
Mike Day of Hatch RobertsDay was
commissioned to Forge Gifford Hill's
Future: A Masterplan Rooted in
Polycentric Urbanism and Living
Locally Principles

To investigate the potential of the
Gifford Hill land and its vicinity, GCGH
enlisted the services of Hatch
RobertsDay to reassess the Gifford Hill
land and incorporate this updated
analysis into the development of a
Masterplan for the Land of Interest.

The design team has 'ground-truthed’
their Vision and Concept Plan by
conducting site visits, analysing the
topography, current land uses, and
other key features of the land. They
have also received input on services
and infrastructure, transport, planning,
environmental factors, economic
development, and other relevant
strategic considerations.

It is recognised that the master planning undertaken extends beyond the
land controlled by GCGH. However, this approach has been adopted to
consider which growth opportunities would be most beneficial for the
Murray Bridge region, regardless of ownership as a whole of precinct
planning approach, which is best practice. It also aims to determine which
land can provide a logical and efficient service enhancement and
connectivity to Gifford Hill and the Murray Bridge township.

The expanded Gifford Hill Concept has been developed with a polycentric
urban form that revolves around 5 key pillars. These pillars are directly
aligned with the Living Locally Principles expressed in the GARP, as
shown on the left.

Gifford Hill Key Masterplan Pillars Commission's Living Locally Principle

Walkability and active travel

Healthy Connected Communities
Public transport options

Everyday shopping and services
Sustainable Living Safer streets and spaces

Local job options

Environmental Regeneration Open spa