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Revised Planning & Design Code for Public Consultation - Response

Thank you for the opportunity for the City of Adelaide to provide a response on the Revised
Planning and Design Code for Public Consultation, to supplement our original response
provided on 28 February 2020.
The City of Adelaide has a fundamental commitment to the role of good planning in shaping
development decisions to achieve a vibrant, sustainable, competitive, and liveable capital city.
The effective initiation and implementation of the new Planning and Design Code is critical to
achieving the City of Adelaide's goals and aspirations on behalf of our ratepayers, investors,
community and visitors.
The City of Adelaide is unique in South Australia, a capital city, economic hub, site of national
heritage significance, and centre for culture and urban living. Business and residential growth
is critical to enabling the city to thrive, and an efficient, user-friendly planning system with
strong design principles is necessary to support this.
Please find attached the City of Adelaide's response to the Revised Planning and Design Code
for Phase 3 (the Draft Code), released for re-consultation on 4 November 2020.
The City of Adelaide would like to acknowledge the State Planning Commission in recognising
the unique and important role of the City of Adelaide as the State's capital city in the Draft
Code.
I note however, the Revised Draft Code still requires additional significant amendments to
include the level of policy nuance to support the Capital City function of the City of Adelaide,
and also seek assurance that sufficient checking and testing will be undertaken prior to Code
implementation. In its current form, the Revised Draft Code still has the potential to result in
unintended and undesirable consequences for the future of our City's environment, community
and economy and such issues must be resolved prior to implementation.
It is useful to have an almost complete version of the Draft Code to enable review and
comment for the first time. Our core observations with the Draft Code are:
It now includes City-specific zones and subzones which enable key policy mechanisms to
manage land use and design complexities in an inner-city environment
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significant and effective policies from the current Adelaide (City) Development Plan still
need to be translated into the Code to enable well-managed and streamlined city growth
as applied to the City of Adelaide, it adds unnecessary onus, cost, and time to the
assessment of some developments
it remains incomplete as a development assessment tool - some policies have been
applied inaccurately and/or require significant updating
until key concerns are resolved, the Code has the potential to compromise good planning
practice, and
process and quality assurance improvements are needed to achieve a similar standard of
quality development outcomes to what occurs under the current policy and planning
system.
To assist the Commission, the City of Adelaide's submission details, and proposes solutions
to, the key remaining issues that should be addressed prior to the implementation of the
Planning and Design Code.
To assist, Attachment A - sets out recommended edits, where necessary, for each zone,
subzone, overlay and general development policies of relevance to the City.
Urgent Need for Quality Assurance
The City of Adelaide welcomes and commends t'he extended implementation date for the
Planning and Design Code as a valuable opportunity to ensure that critical issues of
completeness, quality, consistency, and implementation readiness are resolved prior to the
Code coming into effect as the State's most significant instrument for development
assessment.
We appreciate how much work has been undertaken by PlanSA and its staff during a difficult
year, however we have observed the revised Draft contains numerous, significant errors
and/or oversights in its drafting.
To enable the anticipated efficiencies associated with the planning reforms, Council strongly
recommends that a culture of quality control/quality assurance is built into the resourcing,
timeframes and management of the Planning and Design Code's creation and use.
Council seeks to review the accuracy of operation of the policy within the yet-to-be-built
Development Assessment Processing system (OAP} before it is utilised in that format upon
commencement of the Code.
Council seeks to continue to collaborate with and assist the State Government to address
issues raised and opportunities for improvement identified in this submission. We also request
the opportunity to be heard on these recommendations by the State Planning Commission.
I look forward to your earliest response to our feedback. Please contact Rick Hutchins,
Manager - City Policy, Heritage and Park Lands on
to discuss further.

Mark Goldstone
Chief Executive Officer
Enc
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ZONES AND SUB ZONES
Capital City Zone

CAPITAL CITY ZONE
Sub Zones
City Frame Subzone
Spatial Application
Capital City Zone
Capital City Zone / City Frame Subzone

This Zone continues to recognise the City as the capital of South Australia and retains a
number of existing policies that effectively guide high quality development in the City. The
City Frame Zone has become a sub zone of the Capital City Zone and the City Main Streets
are no longer within the Capital City Zone.
Since the first round of consultation a number of changes have been made which include
some in response to our submission, these changes include:






Listing of envisaged land uses.
Introduces the ability to change between a shop, office or consulting uses by being
classed as Deemed-to-Satisfy form of development subject to meeting specific criteria.
Shopfront shutters and grilles to be 75 percent permeable.
Additional policy has been included on street activation at street level.
Includes built form policy for development fronting Whitmore Square.
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City Frame Subzone now limits the size of licensed premises to small scale licensed
premises.
Policy encourages adaptable and flexible buildings for different land uses.
Improves the acceptability criteria for development exceeding the maximum building
height.

In summary, the issues that remain of concern include:
















Does not acknowledge views to important civic landmarks such as Adelaide Town Hall,
GPO, St Francis Xavier's Catholic Cathedral etc
The acceptability criteria for development exceeding the maximum building height
including orderly building height transition to an adjacent zone, ground floor activation,
safe, secure and accessible pedestrian linkages and sunlight access and overlooking
should be taken into consideration regardless of the height of the building.
Does not consider the design of development to prevent overlooking as a way of
managing interface with residential uses in the City Living Zone.
Restricts internal illumination of advertising to only along major streets and only if it is a
projecting sign located beneath a verandah or canopies which is more restrictive than
current Development Plan policy. Illumination is currently allowed on all streets within
the Capital City Zone.
PO 3.6 discourages activities that result in gaps in built form along public roads however
doesn’t include policy that prevents premature demolition of buildings before real
commitment to the future development of the site has been demonstrated e.g.
Development Approval. The policy intent of current Development Plan policy is to avoid
the unnecessary creation of vacant and under-utilised sites that lead to reduced activity
and vibrancy in the city and often lead to the use of these sites as open lot car parks.
The policy regarding the Primary Pedestrian Area within the Concept Plan 79 does not
encapsulate all current Development Plan Policy. The current policies are important for
ensuring free and uninterrupted pedestrian paths within key areas of the City and that
priority is given to pedestrian access as well as ensuring that the location of car parking
areas do not have a disruptive impact on the flow of traffic and public transport in the
City.
PO 7.1 lacks clarity in ensuring that access points to multi-level car parks are not in
locations where they will conflict with pedestrian movement or cause disruption to traffic
flow along North Tce, Rundle St, Hindley St, Currie St, Waymouth St (east of Light Sq),
King William St.
No reference is made to ensuring infill development reinforces strong horizontal lines of
adjacent verandahs and masonry courses, podia or openings. The continuity of
horizontal lines helps the streetscape read coherently. The features of old buildings
should be reinforced in new buildings as they play an important contribution to the
character of the City and in some areas these characteristics should be built upon.
Many relevant General Development Policies that apply to Performance Assessed
Development have not been included in the assessment classification tables.

Recommendations



Reinstate policy that protects views to important civic landmarks including the Adelaide
Town Hall, GPO, St Francis Xavier's Catholic Cathedral etc.
The over height policy PO 4.2 requires further work and development exceeding the
building height specified should only be allowed if it goes above and beyond normal
planning requirements. Orderly building height transition to an adjacent zone, ground
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floor activation, safe, secure and accessible pedestrian linkages and sunlight access and
overlooking are planning requirements that are typically required for all development
proposals and should not be used as a justification for allowing greater height than what
is specified.
Revise PO 5.1 to ensure overlooking is considered in the design of buildings to manage
interface with residential uses in the City Living Zone. Policy should ensure development
is designed to avoid direct overlooking into living rooms and bedrooms.
Reinstate policy that discourages the demolition of a building unless a replacement
development is granted full Development Approval (Building and Planning) or for
documented public health or safety reasons. Unnecessary and premature demolition of
buildings leads to vacant sites providing little or no economic benefit to the city, reduces
activation opportunities and negatively affects city streetscapes.

Premature demolition of the 185-189 Pirie Street has resulted in a site that has been vacant for 5 years.

Mayfield site at 43-69 Sturt Street






Reinstate policy that encourages the design of ground floor frontages to activate and
contribute to the vibrancy of the public realm by measures such as building articulation
and fenestration, frequent window openings, land uses that spill out onto the footpath
and verandahs, balconies awnings and other features that provide weather protection.
Reinstate policy that maintains important existing pedestrian through-site an on-street
pedestrian links in accordance with the Concept Plan 79.
Revise Concept Plan 79 to encapsulate all of the movement policies within current
Development Plan policy to ensure priority is given to pedestrian access and car parking
areas do not have a disruptive impact on the flow of traffic and public transport in the
City. The first dot point of the policy Concept Plan 79 should be replaced with the
following amended policy:
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Multi-level car parks, short stay public use of ancillary car parking spaces or nonancillary car parking use of an existing building only where it can be demonstrated that
there is a need which is not adequately satisfied by other parking facilities in the locality
and where:
 it is located away from ground floor street frontages to major streets and pedestrian
links;
 vehicle access is from the road with less pedestrian activity where a site has access
to more than one road frontage;
 it has no more than one entry lane and one exit lane;
 it has a controlled exit at the property boundary to stop vehicles before travelling
across the footpath;
 it has no more than one left in and one left out access point;
 avoids access points along high concentration public transport routes identified in
Map Adel/1 (Overlay 4);
Reinstate policy that ensures vehicle access points to multi-level car parks are not
located within the Core Pedestrian Area or along North Tce, Rundle St, Hindley St,
Currie St, Waymouth St (east of Light Sq), King William St, where they conflict with
pedestrian movement or cause disruption to traffic flow.
Reinstate policy within PO 7.1 that ensures infill development recognises and makes use
of elements such as strong horizontal lines of adjacent verandahs and masonry courses,
podia or openings and vertical proportions in the division of facades and windows to
ensure the street reads coherently.
Reinstate policy that references the strong horizontal emphasis of buildings with clearly
defined and segmented vertical elements.
Remove policy restricting internal illumination of advertising to major streets.
Delete reference to Overlays in the Classification Tables that are not relevant to CoA to
simplify and streamline assessment process.
Insert reference to Overlays in the Classification Tables that are relevant to CoA to
simplify and streamline assessment process.
Insert the following General Development Policies in the Classification Tables that are
relevant to the class of development:
- Consulting Room – Design in Urban Areas PO 7.1
- Consulting Room – Interface Between Land Uses PO 4.3, PO 6.2
- Consulting Room – Transport Access and Parking PO 1.2, PO 1.3
- Dwelling – Interface Between Land Uses PO 4.4, PO 6.1, PO 6.2, PO 7.1
- Dwelling – Transport Access and Parking PO 2.1, PO 2.2, PO 3.1 – 3.9, PO 4.1, PO
6.1 - 6.7, PO 7.1, PO 9.1.
- Licensed Premises – Design in Urban Areas PO 7.1.
- Licensed Premises – Interface Between Land Uses PO 1.2.
- Office – Design in Urban Areas PO 7.1.
- Office – Interface Between Land Uses PO 4.3, PO 4.4, PO 6.2.
- Residential Flat Building – Interface Between Land Uses PO 4.3, PO 4.4, PO 6.1,
PO 6.2, PO 7.1.
- Residential Flat Building – Transport Access and Parking PO 2.1, PO 2.2, PO 3.1 –
3.9, PO 4.1, PO 6.1 – 6.7, PO 9.1 – 9.3.
- Shop – Interface Between Land Uses PO 1.2, PO 4.4
- Student Accommodation – Interface Between Land Uses PO 4.3, PO 4.4, PO 5.2,
PO 6.1, PO 6.2, PO 7.1.
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Student Accommodation – Transport Access and Parking PO 2.1, PO 2.2, PO 3.1 –
3.9, PO 4.1, PO 6.1 – 6.7, PO 7.1, PO 9.1 – 9.3.
- Tourist Accommodation – Design in Urban Areas PO 7.1.
- Tourist Accommodation – Interface Between Land Uses PO 1.1, PO 4.1 – 4.6, PO
5.1, PO 5.2, PO 6.2.
- Tourist Accommodation – Infrastructure and Renewable Energy PO 11.1, PO 12.1.
Insert the following Sub Zone provisions relevant to the class of development:
- Licensed Premises – City Frame Sub Zone - PO 1.2.
-
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CITY RIVERBANK ZONE
Subzones
Health Subzone, Entertainment Subzone, Cultural/Institutions Subzone, Innovation Subzone
Replaces
Institutional (Government House) Zone, Institutional (University/Hospital) Zone, Riverbank Zone,
Health Policy Area 27, Entertainment Policy Area 28
Spatial changes
Includes Government House within Cultural/Institutions Subzone, introduces new Innovation
Subzone into area east of Frome Road which was previously Institutional (University/ Hospital
Zone)
Spatial Application
City Riverbank Zone / Cultural Institutions Subzone
City Riverbank Zone / Entertainment Subzone
City Riverbank Zone / Health Subzone
City Riverbank Zone / Innovation Subzone

The City Riverbank Zone consolidates 4 existing Zones and 2 Policy Areas, located on the northern
side of North Terrace.
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Since the first round of consultation a number of changes have been made which include some in
response to our submission, these changes include:


Introduces the ability to change between a shop, office or consulting uses by being classed as a
Deemed-to-Satisfy form of development subject to meeting specific criteria.



Includes built form interface policies to ensure compatibility with the topography and change in
character between the strong city edge along North Terrace to the landscape setting of the River
Torrens and Park Lands.



Includes the viceregal function of Government House.



The Innovation Subzone reflects the final outcome of the Ministerial Lot Fourteen DPA, including
a Concept Plan showing indicative location for an extension of the Adelaide Park Lands trail.

In summary, the issues that remain of concern include:
City Riverbank Zone


The vision for the future of the City Riverbank Zone is not adequately communicated within the
Desired Outcomes, examples of which includes:
The Zone is located within the Adelaide Park Lands and is subject to the statutory principles
of the Adelaide Park Lands Act, 2005 (SA).
The Zone punctuates the change from the high intensity and defined edge of the City Centre,
to the natural environment of the Torrens Valley. The Zone connects the City to the Adelaide
Park Lands and provides an active edge to the River Torrens that enhances its use for
recreation and leisure activities.
Does not provide for the broad range of uses envisaged within the zone such as its Civic,
vice-regal, recreational, health, cultural, parliamentary, entertainment, retail and conference
functions.
Designing development to respect and take advantage of the landscape setting and
biodiversity provided by the Torrens Valley and the Adelaide Park Lands as distinct to the
structured layout of the city grid.



The public space policy does not fully capture the intent of the original PDC 9 of the Dev Plan
which is about creating interesting landscaped public spaces amongst buildings and linking these
quality spaces with pedestrian links.



Absence of policy in regard to development being designed to provide a safe environment, which
is of high importance in this precinct with many public spaces used day/night, 7 days/week.



Removal of existing policy to protect River Torrens water quality noting the importance to the
visual, economic, hydrological, recreational and biodiversity value of the River Torrens.



Removes the visual and physical connection Figures (Figure Rb/1,Figure Rb/2, Figure Rb/3) from
the current Dev Plan which is important in providing clearly defined and coordinated pedestrian
links and connections to ensure they are incorporated into future development. They are also
more useful at displaying a visual presentation than words and are important for the connectivity
of the City. In particular, for the central pathway which will be difficult to interpret and apply in
assessment through description in words only.



Removes policy seeking car parking spaces to be undercroft/basement areas and design criteria
for car parking at ground or above which is important for the activation of the public realm.

Cultural Institutions Subzone


Fails to provide a built form vision for the Subzone which is important as the character of this area
is unique from other subzones.



Deletes the importance of maintaining the existing landscaped open space between the buildings
and the street boundary along the frontage North Terrace.



No consideration has been given to the setback pattern and spacing between buildings which is a
prominent feature of the subzone.



The important north-south and east-west directions pedestrian links have not been given any
consideration and Figure I/1 has not been included. For safety, ease of access and functioning of
the area it is important these links are maintained and not built upon.
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Entertainment Subzone


The civic nature and function of the subzone has not been acknowledged within the DO nor has
the strong visual permeability through the Site.



The area along the River Torrens is one of the most important spaces to host significant public
events however this role has not been acknowledged.



Day and evening land use activation is important for the vibrancy and success of the area which
has not been supported through Code policy.



The heritage importance of many of the buildings within the subzone that make a substantial
contribution to the City have not been sufficiently addressed through policy e.g. Parliament
House, Festival Centre, Adelaide Railway Station.

Health Subzone


Deletes reference to the importance of landscaped forecourts and/or public meeting spaces as
transition spaces between North Terrace and buildings which are important to streetscape
character envisaged.



Fails to provide a list of envisaged uses which is inconsistent with the approach of the other
subzones.



Insufficient policies to protect the operation of the hospital helipad and potential gaps in system of
referral for development which could affect helipad operations (including during construction), in
addition to referrals which exist in relation to the operation of Adelaide Airport.



Absence of policy to ensure the continued operation of rail and road services and ensuring
development provides a satisfactory interface to roads and railways in terms of access, safety,
security, noise, air emissions and vibration.



No specific policy has been provided in regard to where access to sites should be from.



No policy in place that seeks buildings north of the River Torrens to provide an active edge.

Innovation Subzone


No reference has been made to providing pedestrian links to the Adelaide Botanic Garden, North
Terrace, Frome Road and the northern Park Lands Zone, nor providing deep soil zones for large
trees or suitable spaces for group meetings and social activities.



Includes acceptability criteria for development exceeding the maximum building height including
orderly building height transition to an adjacent zone, ground floor activation, safe, secure and
accessible pedestrian linkages and sunlight access and overlooking however ground floor
activation should occur regardless of the proposed building height.



The open space provisions are too broad and do not provide clarity in terms of what is expected
in the subzone e.g. pedestrian shelter, sunlight access activation at ground level.



Fails to address night time safety.

Recommendations
Riverbank Zone


Introduce effective DO or additional policy mechanism to reinstate overall vision for City
Riverbank Zone and addresses the following:
That the zone is located within the Park Lands.
The zone punctuates the change from the high intensity and defined edge of the City Centre,
to the natural environment of the Torrens Valley. The Zone connects the City to the Park
Lands and provides an active edge to the River Torrens that enhances its use for recreation
and leisure activities.
Provides for the broad range of uses envisaged within the zone such as its Civic, vice-regal,
recreational, health, cultural, parliamentary, entertainment, retail and conference functions.
Ensures development is designed to respect the landscape setting and biodiversity provided
by the Torrens Valley and the Adelaide Park Lands.



Revise PO 2.4 as follows:
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Coordinated development to include a variety of pleasant and interesting landscaped spaces
among and adjacent to buildings, ranging from those suitable for group meetings and social
activities to those for quiet retreat and relaxation. These spaces, the pedestrian links between
them, and internal access roads are to be landscaped with trees and other plantings to create
pleasant environments and soften the built form.


To ensure public safety is considered as a priority the following new PO should be included:
Development designed to provide a safe night-time environment along streetscapes, pedestrian
and cycle paths and building surrounds by the arrangement of buildings and active building
frontages that enhance casual surveillance and provide appropriate lighting and clear lines of
sight.



Reinsert current Dev Plan PDC 15 and 16 of the Riverbank Zone that encourages basement
parking and specific design criteria if car parking is at ground or above to ensure the vibrancy and
safety of zone is maintained. This policy should apply to the Entertainment Subzone and Health
Subzone.



Include appropriate policy that seeks development to incorporate a range of water sensitive urban
design measures that minimise water quality impacts on the River Torrens, such as stormwater
treatment, harvesting and reuse.



Reinstate visual and physical connection Figures Rb/1-3 from the current Dev Plan.



Delete reference to Overlays in the Classification Tables that are not relevant to CoA.



Insert reference to Overlays in the Classification Tables that are relevant to CoA.



Insert GDP’s, Zone and Subzone provisions relevant to the Class of Development.

Cultural Institutions Subzone


Include the following built form vision within the DO for this subzone:
The built form and environment will maintain a transition between the intense urban form of the
Central Business Area and the open landscape of the Torrens Valley. The succession of both
landscaped and paved open spaces around and between buildings, the largely pedestrian
orientation of the area, the askew siting of buildings as well as their low scale, and consistent
style and materials corresponding to major periods of development, has produced a townscape
character and quality unlike anything existing or ever likely to be developed within the Town
Acres.



Reinstate policy that seeks to maintain the established setback pattern of alternating buildings
and landscaped spaces along North Terrace (PDC 3 of Dev Plan).



Reinstate the policy within DTS/DPF 2.4 that seeks buildings to be located away from to roads or
frontages to the Park Lands.



Reinstate north-south and east-west directions pedestrian links within Figure I/1 of Dev Plan.

Entertainment Subzone


Include within the DO a built form vision that showcases, respects and builds on existing
landmark and heritage buildings including the Festival Centre, Parliament Houses, Convention
Centre, Adelaide Railway Station and Casino.



Include policy that reinforces and enhances this area as the primary cultural and entertainment
hub and provides high quality spaces for public use, including significant public events. The policy
should include reference to the area being a principal public space able to cater for large
numbers of visitors and events but also be safe and convivial when lesser numbers of people
may be present. The policy should also anticipate that the public space and nearby land uses will
be active during the day and night and will be a space that is adaptable for a range of purposes.
The space should be built on a single plane.



As part of DO 1 include the for the continuing program of public arts and cultural activities.



For consistency and clarity include exceptions to the uses envisaged e.g. Hospital, Helicopter
Landing Facilities, Light Industry.



Include the following new PO: “Land uses at ground level will activate public spaces during the
day and evening such as through cafes, restaurants and small-scale specialty shops.”
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Reinstate PDC 9 and 10 and Figure RB/2 and Rb/3 from the Dev Plan to pedestrian links are
maintained and built upon and that the heritage attributes and prominent features of valuable
buildings are clearly not diminished.

Health Subzone


Reinstate policy that seeks buildings along North Terrace to be designed to be viewed from all
sides, promoting open spaces between adjacent buildings in contrast to the strong built form
edge in the Capital City Zone.



For clarity include the list of envisaged uses as a PO e.g. Clinical and health training, research,
manufacturing and educational facilities, consulting room, Educational establishment, Health
centre, Helicopter landing areas, lighting for night operations and associated communication
equipment, Hospital and ancillary land uses that provide services for staff, students, researchers,
patients and visitors; including temporary accommodation.



For consistency and clarity include exceptions to the uses envisaged e.g. Convention Centre,
Tourist Accommodation, Entertainment Venue, Hotel.



Reinstate Figure RB/2 from the Dev Plan to ensure pedestrian links are maintained and built
upon.



Include policies that protect the operation of hospital helipad and ensure there are no potential
gaps in system of referral for development which could affect helipad operations (including during
construction), in addition to referrals which exist in relation to the operation of Adelaide Airport.



Reinstate policy that seeks buildings north of the central pathway to be designed to provide an
active edge to the River Torrens and of a low scale commensurate with the landscape setting.



Include policy that requires development to be serviced by vehicular access points from North
Terrace and Port Road that provide for convenient, safe and legible controlled access for
ambulances, emergency drop-off for the public and general goods and services vehicles, as well
as vehicle access for patient drop-off, and visitor and staff parking.



Include policy to ensure the continued operation of rail and road services and ensure
development provides a satisfactory interface to roads and railways in terms of access, safety,
security, noise, air emissions and vibration.

Innovation Subzone


The over height PO 3.2 within the Innovation Subzone requires further work and development
exceeding the specified should only be allowed if it goes above and beyond normal planning
requirements. Ground floor activation and safe, secure and accessible pedestrian linkages are
planning requirements that are typically required for all development proposals and should not be
used as a justification for allowing greater height than what is specified. In addition, they are
required for many developments within the City Riverbank Zone under the Code regardless of the
proposed height.



Include the pedestrian link maps Figure RB/2 that have not been incorporated into the Concept
Plan to ensure the connectivity of the City is maintained and built upon.



Reinstate PDCs 12, 13, 14 and 29 (b,d,e,f) from the Dev Plan to ensure public open space and
the public realm is addressed appropriately and ensure quality open spaces and environment for
the users and visitors of the subzone.



Reinsert PDC 19 from the Dev Plan which seeks to ensure a safe night-time environment along
streetscapes, pedestrian and cycle paths and building surrounds by the arrangement of buildings
and active building frontages that enhance casual surveillance and provide appropriate lighting
and clear lines of sight.

All Subzones


Include the list of envisaged uses for each of the Subzones to set clear parameters on the type of
uses we would like to see and build upon in each area.
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ADELAIDE PARK LANDS ZONE
Replaces
Park Lands Zone and 11 Policy Areas
Spatial Application
Adelaide Park Lands Zone

Since the first round of consultation a number of changes have been made in response to APLA’s
submission. These changes include:


Zone has been renamed to Adelaide Park Lands Zone from City Park Lands Zone.



Squares are now included in the City Park Lands Zone.



Deletion of the proposed Adelaide Oval and Eastern Park Lands Subzones.



The Desired Outcomes have been amended however not the extent advocated for.



Included additional polices on land use, built-form, landscape character and movement and
parking.



Removed the Restricted Development Pathway for educational establishment, hotel and public
infrastructure. These types of development will be assessed through the performance assessed
pathway.

In summary, the issues that remain of concern include:


The vast majority of applications in the zone will fall into the performance assessed pathway and
assessed on its merits (as per Section 107 of the PDI Act) however the Desired Outcomes and
Performance Outcomes need further refinement to ensure sufficient policy clarity and strength.



The use of the Accepted Development (Table 1) and Deemed to Satisfy (Table 2) assessment
pathways. The policies proposed are not fit for purpose for the Adelaide Park Lands. There may
be instances where the development types are not suitable for the Park Lands. The risk outweighs
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the associated benefit to a very small number of applications in this context. The policies identified
for Performance Assessed (Table 3) developments are not fit for purpose in the Adelaide Park
Lands. Often policies identified are not relevant and would create confusion in the assessment
process and other policies are missing. The current wording of the Public Notification (Table 5) in
particular the notification triggers are confusing and could be interpreted in multiple ways. The
outcome sought is that development that is anticipated in the Zone is not notified.


The Code fails to include the Park Lands Building Design Guidelines to provide adequate guidance.



The intent and purpose of PO 1.8 is unclear. Policies work to contain the land uses within their
existing site’s however, does not ensure buildings are publicly accessible and suitable for multipurpose uses in addition to ensuring existing land uses are retained within the existing sites. This
is necessary to be consistent with the outcomes sought by the Adelaide Park Lands Management
Strategy.



The policy on returning alienated land to Park Lands use does not provide sufficient detail on land
already identified for future return to Park Lands.



There is no noise policy specific to the Park Lands and noise generated within the Park lands can
pose to be a problem to neighbouring premises.



The built form policies are intertwined with land use policies. This is evident in PO 1.8. Further PO
1.8 is concerning as the list is not accurate or complete and does not reflect the APLMS. It is
acceptable that the use of buildings can change of time provided it is multipurpose, community
based and ancillary to outdoor recreation. The policy as proposed, does not allow for the use of
these buildings to be change over time. There is no need to restrict to the existing land uses
provided these are publicly accessible community uses and align to the land use policies.
Arguably PO 1.8 and 1.9 could be deleted as PO 1.6 provides for adaptive reuse of the buildings
and PO 1.7 provides guidance on new buildings etc. The PO’s under land use and intensity
provide for a variety of land uses



PO 1.10 does not seek for pedestrian access to be provided through public infrastructure. This
should be considered so as to not dissect the Park Lands and discourage activation.



Although PO 3.1 has been amended, it is unclear where or what are the areas of “Special
Landscape character” or what legal meaning this would have. Existing Overlay 14 that identifies
these areas is not carried over.



No policy has been included on monument design or placement.



As drafted, there is a risk is that new development could increase the amount of car parking on the
Park Lands if it supports an associated use. In some locations this could be excessive, for
instance, around the ducation Establishments, Riverbank Precinct or the Adelaide Aquatic Centre
where the vehicle trip generation could be quite large and justified from a transport perspective.
To address this, it is necessary to re-instate policy that restricts additional car parking in certain
locations and strengthens the intention that car parking be limited on the Park Lands. The listing
of fencing, retaining wall structures and shade sails as an accepted development pathway is
considered inappropriate as careful consideration should be given to their placement in the Park
Lands.



The Zone boundaries have been amended to include the Squares. However, the Zone boundaries
have not been consistently aligned. For instance, some boundaries have been placed in the
middle of roads, to the building alignment or along the boundary of the landscaped areas.



Many of the General Development Policies, Zone and Subzone policies have not been
incorporated into the assessment classification tables.

Recommendations
Land Use


Refine DTS/DPF 1.1 to:
delete built form such as “Advertisement, conservation work, outbuilding with open space
maintenance, structures”. Relocate this policy to ‘Built Form and Character’.
insert additional desired land uses to include horse agistment, cemetery within existing site
boundaries, education establishment within existing boundaries, licensed premises ancillary to
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a multi-purpose recreation facility and located on map and special events located on Special
Events where located on map (reflect complying and non-complying list locations).


Revise PO 1.8 to ensure new buildings support a range of community uses rather than solely
existing uses. This will allow the Adelaide Park Lands Strategy outcomes to be achieved.



Delete PO1.9 and reinstate existing policy for the Adelaide Aquatic Centre (see PDC5 of the
current North Park Lands Policy Area)



Insert the intent of the following current Development Plan land use policies that support the
achievement of DO1 and DO2 (*noting that refinement will be needed to achieve the same
outcome given the absence of policy areas and mapping):
“Development should not further restrict public access to land within the Park Lands (Council Wide
PDC287 of the current Development Plan)
Indoor recreation is considered to be contrary to the open character desired for the Park Lands
and should be restricted to specific existing or proposed buildings. (PDC3 of current Park Lands
Zone)
Development of new and the expansion of existing formal outdoor recreation uses should be
restricted except where specified in the relevant Policy Area. (PDC4 of current Park Lands Zone)”



Amend PO 1.3 to reflect the area Marked ‘F’ within the River Torrens West Policy Area Map
Adel/48 and Adelaide Oval Policy Area Map Adel/49 which is to be developed for a range of
informal and formal outdoor recreation activities and café, restaurant, licensed premises, cultural
and retail facilities in appropriate locations expanding on the role of the Riverbank precinct to the
east and providing links between the River Torrens and the City Riverbank Zone to the south.
For clarity amend PO 1.6 to ensure a new use within an existing building is appropriate.



Amend PO 3.4 to include policy that seeks the return of Alienated Land to Park lands use e.g. land
including the Adelaide Gaol and Police Barracks (as reflected in Overlay 10 of the current
Development Plan) and the electricity substation and water reservoir at the corner of Barton
Terrace East and O’Connell Street (PDC4 of the North Park Lands Policy Area).



Insert the following new noise policy specific to the Park Lands:
PO XX Development that does not:
(a) result in noise emissions which adversely affect the amenity of neighbouring premises or other
Park Land users, or the emission of atmospheric or liquid pollutants;
(b) introduce, expand or intensify any activity which may detrimentally affect the amenity of
premises within any adjacent Zone (including areas in an adjoining local government area).

Built Form and Character


Relocate the following policies from ‘Land Use and Intensity’ heading to ‘Built Form and Character’
heading:
Parts of DPF 1.1 – as identified above.
PO1.7 as it relates to design of a new building



Delete PO1.7(c) “provides complementary recreation, sporting or tourism facilities that could not
otherwise have been provided in the zone” as it is not necessary for an assessment of built-form
matters. Land use considerations are covered by the provisions above.



Delete PO 1.8 - 1.9 and expand PO 1.6 and PO 1.7 to include:
support a concept plan for each park; and
provide more expansive building design policies to reflect the Park Lands Building Design
Guidelines.



Amend PO 1.10 to include; "and enhances pedestrian access through the Park Lands".

 Landscaping for screening of buildings is not always the desired outcome as this can create safety
and surveillance issues. However landscaping can also support the overall finished design of the
building. Amend PO 2.1 as follows: "A contextual design response that complements the open
space function, natural and cultural character, the heritage values and is with suitabley screened by
landscaping.”
 PO 2.3 – delete the words “where practical”. It is a merit policy and therefore is a guideline.
 PO 2.4 – delete the words “in the City Living Zone”. There is a need to ensure appropriate
interfaces to all residential uses of the City of Adelaide.
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 The areas of special Landscape Character should be defined in the concept plans.
 Amend PO 3.2 to reflect the correct name of the National Heritage listing. Amend to “…Adelaide
Park Lands and City Layout National Heritage Values”.
Movement, Access and Parking
The changes that have been made post consultation provide a clearer direction for the circumstances
of the Park Lands, however would be further improved through the inclusion of current policy that
seeks to restrict additional car parking in certain locations and strengthen the intention that car parking
be limited on the Park Lands.


Insert new PO to reflect intent of existing policy to rationalise and restrict additional parking:
PO XX
Rationalisation and reconfiguring of existing car parking should result in no increase to existing
parking in Park 1, Park 2, Park 13 and Park 14, Park 16, 17 and Park 23.

Monuments


Insert new PO to address monument design or placement:
PO XX
New monuments that retain from the heritage values and contribute to enjoyment of the Park
Lands and that:
(a) have materials of a colour and stone type that is compatible with the predominant appearance
of surrounding monuments;
(b) have similar height and plan dimensions to immediately adjacent monuments; and
(c) not conflict in design detail or overall form.

Assessment Pathways


Accepted Development – Delete fencing, retaining wall structures and shade sails from the
Accepted Development pathway and include within the Performance Assessed Development
pathway table.



Support the use of the Accepted Development pathway (with some exclusions as noted in the
zone) for internal building work, partial demolition of a building or structure, solar photovoltaic
panels (roof mounted), temporary public service depot (currently a complying type of
development) and water tanks (underground).



Performance Assessed Development – Insert relevant General Development Policies and Zone
and Sub Zones provisions relevant to the class of development.

Public Notification – (Table 5 - Procedural Matters)


It is recommended that:
No public notification is required where developments are clearly anticipated in the Zone.
Notification triggers consider the scale and impact of the use of the locality and adjacent
council’s and the level of assessment needed to be undertaken with an application (see
examples below based on current approach.
The trigger around development adjacent a zone boundary apply to all adjacent zones and not
only a neighbourhood type zone. The Capital City Zone does not fall under the definition of a
neighbourhood type zone, however, encourages residential and similar uses to a
neighbourhood type zone.
Examples:
Outbuildings, sporting fields and club facilities are anticipated in the Park Lands. Notification
triggers do not consider the location and scale of facility, such as:
A Club Facility of 60m2 or 600m2 in area. The scale could be from single storey to multistorey.
A building could be on the edge of the Park Land or it sited in the middle of the Park Land.
Car parking may be proposed however, at this stage, the policy is not clear, park by park, what
could be reasonably anticipated i.e. scale and location. Are 10 car parks proposed or 100 car
parks proposed? Is this multi storey or surface car parking?
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Park Lands Building Design Guidelines


Continue to pursue seeking the design guidelines to be incorporated as a document for reference
as part of the planning assessment process.



Ensure the SPC incorporates the policy intent of the Park Lands Building Design Guidelines in the
P&D Code to provide adequate guidance.

Zone Boundaries
Align the boundary to reflect the National Heritage Listing. This would mean the building/site boundary
line would be the boundary of the Zone.
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CITY LIVING ZONE
Sub Zones
East Terrace (agreed post consultation), Medium High Intensity Sub Zone, North Adelaide Low
Intensity Sub Zone
Historic Area Overlay
The existing conservation zones also have a Historic Area Overlay. The existing Historic Area
Overlay in South Adelaide does not have a Sub Zone policy.
Replaces
North Adelaide Historic (Conservation) Zone (including Policy Areas 1, 2, 3, 4, 5, 6, 7, 8, 10, 11, 12
and 15), Adelaide Historic (Conservation) Zone and City Living Zone (including Policy Area 29, 31,
32 and 33).
Spatial Application
City Living Zone
City Living Zone / East Terrace Sub Zone
City Living Zone / Medium High Intensity Sub Zone
City Living Zone / North Adelaide Low Intensity Sub Zone

Since the first round of consultation a number of changes have been made to respond to our submission.
In summary these include:


North Adelaide Low Intensity Sub Zone has been extended to the extent of the North Adelaide
Historic (Conservation) Zone.



The creation of a new East Terrace Sub Zone.

In summary, the issues that remain of concern include:


There is no Sub Zone that applies to the Adelaide Historic (Conservation) Zone that addresses the
pattern of development of the south east corner of the City.



The following outcomes of the North Adelaide Institutions and Colleges DPA and the Residential
and Main Street DPA have not been fully transferred into the Code:
- land use strategy for the “residential areas” and the Main Streets
- site specific policies guiding sensitive infill in context of the area’s heritage values
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-

transport and parking policies that seek basement parking



It is likely the assessment pathways will result in adverse impacts to on-street transport and other
infrastructure. This is because the pathways for instance do not consider the public realm impacts.
For instance, you cannot consider the impacts to on-street car parking availability and it is not
clear if existing or planned infrastructure can be considered. In some instance, a new crossover is
not acceptable due to impacts to area-based parking and or planned infrastructure.



Many land uses have been exempt from public notification however as a stakeholder it is not clear
what the outcome would be. Further, there have been many errors and omission in the public
consultation phase making it impossible for stakeholders to understand the policy proposals.

Land Use


The proposed land use strategy disperses non-residential land uses throughout the City Living
Zone. This is significantly different to current policy that clearly defines residential and mixed-use
areas. Council administration is aware of the intent to support the creation of walkable
neighbourhoods and employment opportunities. However, the location and size of City Living
Zone is such that all land will be located within a 15-minute walkable catchment of commercial
zoned sites and zones. This approach has potential to:
- Unduly impact on the residential character and amenity of the City Living Zone and
progressively reduce residential uses within the Zone. For 40 years Council has zoned areas
to progressively attract more residents to City through progressive change of use from
commercial to residential uses.
- Reduce economic clustering of commercial and productive economy activities in strategic
areas supported by similar services, place making and transport infrastructure (e.g. North
Adelaide Historic Conservation Zone (Policy Area 15), Main Streets and Capital City Zone).
- Negatively impact on property economics by increasing supply of commercial floor space
whilst diluting the market in existing areas



Restricted Development is proposed for shops over 1000m2. The Code does not support this
scale of shop in this zone however, “small scale” has not been defined.



Fails to provide policy that adequately addresses and discourages land uses that are currently noncomplying in the CoA Dev Plan. Many uses could be construed as “supporting services to the local
community” which is supported by DO1 and PO 1.2 within the City Living Zone. Such uses include:
- Adult produces and services premises
- Adult entertainment premise
- Art gallery
- Auditorium
- Amusement machine centre
- Backpackers
- Bank
- Car parking (not ancillary)
- Cinema
- Clinic
- Licensed premise
- Motel
- Hotel
- Indoor recreation
- Industry
- Service trade premise
- Road transport service
- Theatre
- Transport depot
- Warehouse
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North Adelaide Large Institutions and Colleges DPA Design Policies


Current Development Plan policies for the North Adelaide Colleges and Institutional sites have not
been included in the Code. Whilst there are Concept Plans for the individual sites, policy that
guides sensitive infill and interfaces has not been included. This means:
-

-

There will be limited policy to guide the assessment of density and bulk.
The height of buildings in relation to the boundary will not be fettered by a Building Envelope
Policy which may result in 2 to 6 storey buildings close to the boundaries of sites containing
low rise buildings without any clarity on appropriate lengths of built form on boundaries.
Vehicle parking will no longer need to be provided at basement level and there is the potential
to provide open car parking at ground level. This will unnecessarily increase the bulk and
scale of buildings impacting on surrounding residential amenity and heritage values. The
following policy has not been included:
PDC 20 Vehicle parking arrangements should not incorporate undercroft parking (unless
specifically expressed in a Policy Area as a possible development option in a particular street)
or other parking or access arrangements that are not in keeping with the heritage character of
the Zone.
PDC 21 Other than low scale residential development, car parking should be provided at
basement level to optimise the use of land and to limit the visual impact on the amenity and
historic street character of the Zone.



Lack of interface policy within PA15 to address low scale sites or that encourage pedestrian links
through the site to increase walkability of the neighbourhood. The land use mix is also not clear.



The use of the Restricted Development pathway for expansion of these sites beyond the existing
site or adjoining site is not supported.

Building Levels and Building Heights


The intent of PO 2.2 is not clear. Policy needs to ensure buildings respond appropriately to the
streetscape to support the contextual design with character and heritage places.



There is a lack of policy to articulate appropriate policy to address streetscapes that are
characterised by buildings that are single storey in appearance from the street with 2 storey levels
setback from the main building frontage.



There is a risk that floor to ceiling heights of new development will not align with surrounding
buildings in the streetscape. The Historic Area Statements do not provide this level of detail and
as such will need to be determined on a case by case basis.



DTS 2.2 outlines a minimum building height. However, minimum height does not always reflect or
allow for an appropriate design response to the existing streetscape e.g. single storey heritage
buildings with 2 storey additions to the rear and is unclear whether minimum building height infers
that the 2 storey component is setback away from the street frontage to ensure compatibility with
the prevailing streetscape character.

East Terrace Sub Zone


Building height and how it is to be interpreted needs to be clarified e.g. DO 1 refers to medium rise
housing, DO2 refers to catalyst sites and PO 2.1 refers to medium to high scale residential uses.
Scale however is not defined.



Currently catalyst sites over 4 storeys requires public notification. Whilst this seems to be retained,
it is unclear how this would work. In addition, it unclear how catalyst site policies can be
considered at all. For instance, Table 3 refers to Applicable Policies for Performance Assessed
and for Residential flat buildings policies are not called up where they relate to the East Terrace
Sub Zone. Most catalyst sites will be residential flat building developments. In this case, it is
unclear how catalyst site policies (and therefore height) can be considered for Residential Flat
Buildings
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Site Dimensions and Land Division


The intent of the P&D Code is to reinstate the site area and minimum frontages of the Development
Plan as per the existing policy areas. However, SAPPA does not provide spatial mapping to verify
this without searching each property.



Frontage requirements need to be provided where they are missing. This is necessary as policies
that guide land division are less contextual than current policy.

Medium High Sub Zone


No alternative policy has been provided to replace Landscape Open Space, nor is there similar
policy for site coverage. There is a need to ensure the intensity of the sub zone is coupled with
opportunities for heritage values to be retained, appropriate interface with adjoining properties
(including those within the Sub Zone), landscaping and private and communal spaces.

Appearance


Lack of policy that addresses the appearance of garages and carports.

Building Setbacks


For side boundary set backs, DTS 3.3 may not be appropriate in all cases. PO 3.3 is sufficient to
consider the locality context which is highly variable.

Ancillary Buildings and Structures


No definition is provided for ‘ancillary building’ despite being classified as DTS up to 60m2. Clear
policy is required to ensure buildings are not used for human habitation. It also raises the question
of how it differs from ancillary accommodation, outbuildings, verandahs, garages and carports?



DTS 8.1(e) fails to consider the length of built form on the boundary in respect to the total length of
built form on the boundary. The accumulative impact should also be considered as the impact
could be detrimental for narrow and small blocks.



The width requirements for garages and carports contained within DTS 8.1 (d) and would result in
built form that would be incongruous to the streetscape and heritage values. In most areas within
the City Living Zone a 7 metre wide garage would negatively impact on the established
streetscape character e.g. in a street where there are double frontage cottages 14 metres in width
a new dwelling with a 7 metre garage would meet the quantitative standard however, would not be
compatible with the surrounding built form. A smaller percentage would work better to reduce the
visual prominence of these structures on the streetscape.



PO 8.1 fails to consider site coverage and urban tree canopy.

Transport - Parking


Lacks clear policy in regard to non-ancillary vehicle parking which is currently listed as noncomplying within the CoA Dev Plan.



Car parking required for a change of to land use will impact on the residential character and
amenity. If commercial sites are developed with the required parking rates this will diminish the
character of the area. A review of the car parking rates is required to ensure that any nonresidential land uses do not impact on residential amenity and heritage values or further
encourage demolition of residential housing stock in an attempt to provide car parking.



Lack of policy to ensure driveway widths are considered in the context of heritage locations,
support the pedestrian environment and retain heritage assets such as blue stone kerbing.

Assessment Pathways


There are some assessment pathways that may have unintended impacts to streetscapes.
Under the Accepted Development and Deemed to Satisfy pathway Vehicle Access is permitted.
Where additional cross overs are approved under the Planning Approval it is also given consent
under the Local Government Act. All new crossovers in the City need to be assessed due to the
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varied impacts to heritage blue stone kerbing, the on-street parking supply, on-street infrastructure,
traffic flows and general pedestrian amenity. Accordingly, Accepted Development Pathways which
result in automatic approvals for vehicle access should be deleted.
The proposed pathways are varied in terms of their impacts. Many do no need to consider the
Zone and Sub Zone policies, Historic Area Overlay, Heritage Place (state and local) streetscape
impacts, impact to private open space, impacts to regulated or significant trees. Whilst these
pathways are supported in principle, it is not clear that this will support good design and sensitive
infill. At this stage, it is considered that these should be removed or worked through to avoid
unintended consequences.

Recommendations
Sub Zone for existing Adelaide Historic (Conservation) Zone:


Create a new Subzone or extend the North Adelaide Low Intensity Sub Zone (to be replaced by a
“Adelaide Low Intensity Sub Zone”) to reflect the boundaries of the existing Adelaide Historic
(Conservation) Zone.

Land Use







Ensure the main purpose of the City Living Zone is to provide residential land uses and
encourage city living. Amend and strengthen DO and PO’s policies to ensure the development of
sites for residential purposes.
Amend DO 1 to
Predominantly low-rise, low to medium-density housing, with medium rise in identified areas, that
supports a range of needs and lifestyles located within easy reach of a diversity of services and
facilities that support city living. Small scale employment and community service uses in identified
areas and where land uses in association with residential activity contribute to making the
neighbourhood a convenient place to live without compromising residential infill development and
amenity.
Amend DO’s and PO’s to allow non-residential development (that reflects current policy) in the
following certain locations that support local community in the form of small-scale commercial
uses and community services:
Gilles and Gilbert Street
Sturt Street
Carrington Street (West of Hurtle Square)
Formerly Policy Area 15
East terrace on lower levels of catalyst sites
Tynte Street (west of Bevis Street)
Insert appropriate policy to ensure that non-residential land uses that are currently noncomplying. are not supported
For the North Adelaide college and education sites support non-residential land uses as per the
outcomes of the North Adelaide Large Institutions and College DPA. Amend PO 1.5 to more
specific land uses as the DPA intent. For example:
“PO 1.5 Development on land identified on relevant Concept Plan contained in:
− Helping Hand Aged Care comprise of the following land uses Nursing Home, associated day
centre and offices
− St Dominic’s Priory College comprise of the following land uses: Education establishment
− Lincoln College comprise of the following land uses: Student Accommodation and Education
Establishment
− St Ann’s College comprise of the following land uses: Student Accommodation and Education
Establishment
− St Marks College comprise of the following land uses: Student Accommodation and Education
Establishment

City of Adelaide Submission – Phase 3 Planning and Design Code – 2nd Consultation
5

ZONES AND SUB ZONES
City Living Zone

− Aquinas College comprise of the following land uses: Student Accommodation and Education
Establishment
− Kathleen Lumley comprise of the following land uses: Student Accommodation and Education
Establishment
− Calvary Hospital comprise of the following land uses: Hospital, Research laboratory, Place of
Worship and Small scale shops on Strangways Terrace
− Archer West Policy Area – comprise of the following land uses
−
Consulting Room
−
Community Centre
−
Dwelling
−
Dwelling addition
−
Library
−
Office
−
Museum
−
Nursing home
−
Place of worship
−
Residential flat building
−
Retirement living
−
Student Accommodation
−
Small Scale Shops on Archer Street”


Remove the Restricted Development Pathway for shops over 1000m2 and for expansion of the
sites in the North Adelaide Large Institutions and College DPA.



Insert a definition for scale i.e. small scale, medium scale and large-scale residential and nonresidential land uses to provide clarity for investors and the community about what is anticipated.
This is needed as low rise and medium rise has a definition. Further this will allow public
notification to be reduced as it is clear from policy what outcome is anticipated.

North Adelaide Large Institutions and Colleges DPA Design Policies


Insert design policies for the North Adelaide colleges and institutional sites to reflect the North
Adelaide Large Institutions and Colleges DPA e.g. density, bulk, scale, setback, vehicle parking
(PDC 20 and 21).



Remove the Restricted Development Pathway for expansion of the sites in the North Adelaide
Large Institutions and College DPA.

Building Levels and Building Heights


Insert the following new PO under the heading ‘Building Heights and Building Levels’:
“Buildings will be designed as single storey to the street scape with taller built form set back from
the street and the adjoining allotments and ensure they are compatible with the heritage-built
form. Where taller built prevails among the heritage places, buildings height to the street may be
designed to be compatible with the prevailing streetscape character.”



Insert policy to address streetscapes that are characterised by buildings that are single storey in
appearance from the street with 2 storey levels setback from the main building frontage.



Insert policy to ensure floor to ceiling heights of new development align with surrounding buildings
in the streetscape.
Delete minimum building height in DTS/DPF 2.2.



East Terrace Sub Zone


Clarify how the building height PO 2.2 within the City Living Zone is to be interpreted especially
over catalyst sites.



Amend the Assessment Tables to include consideration of the sub zone policies.



Insert a definition for medium to high scale and or clarify this is meant to refer to medium to high
rise.

City of Adelaide Submission – Phase 3 Planning and Design Code – 2nd Consultation
6

ZONES AND SUB ZONES
City Living Zone



Include a note reference to building height TNV’s on the SAPPA tool to ensure stakeholders
understand that catalyst sites policies apply.



Reinstate Public Notification for catalyst sites. Refer to summary sheet on public notification.

Site Dimensions and Land Division


Provide a minimum site frontage to sites where this data is missing. Insert and apply a 15m
frontage requirement within the Adelaide Historic (Conservation) Zone to reinforce the character
established by double fronted cottages. Noting that there are policies in the Code, that will enable
lesser frontage requirements based on existing pattern of development.

Medium High Sub Zone


Insert policy on site coverage to reflect the existing Landscaped Open Space criteria (noting Plot
Ratio has also not been reinstated).

Appearance
Insert the following PO’s under the heading ‘Built Form and Character’ and include within the
Classification Tables:
PO X
Garages and carports are designed and sited to be discrete and not dominate the appearance of the
associated dwelling when viewed from the street.
PO X
The appearance of development as viewed from public roads is sympathetic to the wall height, roof
forms and roof pitches of the predominant housing stock in the locality.
Ancillary Buildings and Structures


Define the term ‘ancillary building’.



In consultation with the City of Adelaide reconsider the quantitative standards. It must be ensured
that the quantitative standards are not applied to Heritage Overlay Areas or Heritage Places.



Amend DTS 8.1(d) by reducing the percentage of site frontage to reduce the visual prominence of
carports and garages on established streetscapes.



Amend DTS 8.1(e) to ensure the maximum length of all buildings on the boundary is considered.

Building Setbacks


Delete DTS 3.3 as PO 3.3 is sufficient to consider the locality context which is highly variable.

Transport - Parking


Insert a PO to ensure ancillary car parking only (inferring that the Code does not support nonancillary parking).



Review car parking rates to ensure residential amenity and heritage values are maintained.



Ensure driveways are given contextual consideration within the heritage locations, support the
pedestrian environment and retain heritage assets such as bluestone kerbing.

Assessment Pathways


Remove the DTS and Accepted Development Pathways for:
- Accepted Development
 Carport
 Outbuilding
 Shade sale
 Verandah
- Deemed to satisfy
 Carport
 Change of Use
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Detached Dwelling
Dwelling addition (needs to include all zone policies ensure compatible design, heritage
places and heritage overlay or on land with regulated or significant trees)
Land Division – Should not apply to heritage places and heritage overlay or on land with
regulated or significant trees.
Outbuilding
Dwelling or residential flat building undertaken by:
a) the South Australian Housing Trust either individually or jointly with other persons or
bodies or
b) a provider registered under the Community Housing National Law participating in a
program relating to the renewal of housing endorsed by the South Australian Housing
Trust.




Outbuilding
Verandah (where it could be used as a carport)



Public Notification


Refer to summary sheet on Public Notification.
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CITY MAIN STREET ZONE
Sub Zones
Gouger and Grote Sub Zone, Hindley Sub Zone, Rundle Mall Sub Zone, Rundle Street Sub Zone
and City High Street Sub Zone
Spatial Application
City Main Street Zone / City High Street Sub Zone
City Main Street Zone / Gouger and Grote Sub Zone
City Main Street Zone / Hindley Sub Zone
City Main Street Zone / Rundle Mall Sub Zone
City Main Street Zone / Rundle Street Sub Zone

This Zone continues to recognise mixed use areas of the City as an important provider of shopping,
hospitality, commercial, community, cultural and entertainment facilities for the City supported by
medium to high density and residential development.
Since the first round of consultation a number of changes have been made which include some in
response to our submission, these changes include:


Introduces a new City High Street Sub Zone that includes Melbourne Street East, O’Connell St,
Hutt St, parts of Sturt St and Halifax St.



A change of use to a shop is now an Accepted Class of Development.



Include daytime activation policy for land uses typically closed in the day.
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Removed reference to buildings being setback to accommodate outdoor dining.



Ability to change between a shop, office or consulting uses is Deemed-to-Satisfy subject to
meeting specific criteria.



Introduces acceptability criteria for development exceeding the maximum building height.



Requires permeable shopfronts by ensuring shopfront shutters and grilles are at least 75 percent
permeable.

In summary, the issues that remain of concern include:
City Main Street Zone


PO 1.1 and DTS 1.1 lists land uses such as offices consulting rooms, dwellings, pre-schools and
supported accommodation as uses envisaged for the zone. Along a main street these uses
would be more appropriate at first floor level or above however, no guidance has been made to
what level these uses should be situated. Within the City Main Street Zone one would not
normally expect to see low activity uses at the ground floor level of main streets such a Rundle
Mall, Hindley St, Rundle St, Gouger Grote St etc. This policy is inconsistent with the Desired
Outcomes for the zone which emphasise the shopping, hospitality, community and cultural focus
of the zone.



PO 1.5 suggests that ‘wholly residential development is appropriate’ within a main street. As
pointed out in the paragraph above, residential land uses above ground floor level with shop use
at ground level is more appropriate to ensure the vibrancy of the street is maintained.



DTS 1.6 envisages shops, offices and consulting rooms at ground level. Offices and consulting
would be more suitable along a main street if located above ground floor level to ensure street
vibrancy and activation. The DTS should be revised to reflect this.



DTS 1.7 introduces the ability to change between a between a shop, office or consulting uses
through Deemed to Satisfy criteria. Offices and consulting uses would be more suitable along a
main street if located above ground floor level to ensure street vibrancy and activation.
Active uses such as shops, restaurants and cultural facilities are encouraged at ground level with
a preference for office accommodation and consulting rooms to be located on the upper levels.
The has been no study undertaken to justify the ability to change between a shop, office or
consulting uses particularly in main streets such as Rundle Mall which is the shopping hub of the
City and metropolitan Adelaide. In addition, it is inconsistent with PO 1.6 of the zone which
encourages high levels of pedestrian activity and contributes to the vibrancy of the street.



PO 2.1 fails to include policy on maintaining a sense of openness to the sky which is an important
component of achieving human scale at street level within the City’s main streets.



PO 3.2 introduces acceptability criteria for development exceeding the maximum building height
including orderly building height transition to an adjacent zone, ground floor activation, safe,
secure and accessible pedestrian linkages and sunlight access and overlooking however ground
floor activation should occur no matter what the height of the building is.



The policy regarding the Primary Pedestrian Area within the Concept Plan 79 does not
encapsulate all of the policy within current Development Plan Policy. These policies are
important for ensuring priority is given to pedestrian access as well ensuring that car parking
areas do not have a disruptive impact on the flow of traffic and public transport in the City.



Fails to provide policy that deems undercroft parking as inappropriate along a main street.
Undercroft parking would detract from the cohesive streetscapes of the City’s main streets
characterised by buildings level with the footpath.



There is an absence of policy in ensuring that the finished floor levels of buildings are designed to
be at grade or level with the footpath to ensure universal pedestrian access.



Many of the General Development Policies that apply to Performance Assessed Development
have not been incorporated into the assessment classification tables.

City High Street Sub Zone


Exempts catalyst sites from ensuring buildings mitigate overshadowing and visual impacts of
building mass on residential development within the City Living Zine. Interface issues should be
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applied to all development including catalyst sites and the policy should reflect this. These are
impacts that would be expected to be addressed by the surrounding community.


Does not include policy on advertisements or the illumination of advertisements within the City
High Street Subzone which is important given the proximity to the City Living Zone.

Recommendations


PO 1.1 and DTS/DPF 1.1 require further work to ensure that the ground floor of the main streets
is maintained for retail, restaurants, cafes, cultural activities at ground level that contribute to day
and evening activation. DTS should be revised to ensure non-active uses are not appropriate at
the ground floor level of a main street e.g. Consulting Room, Dwelling, Educational
Establishment, Office, Pre-School, Residential Flat Building, Retirement Facility, Student
Accommodation, Supported Accommodation except ground floor level.



Revise PO 1.5 of the Zone to ensure that a site is not used for wholly residential purposes and
the ground floor level is occupied by land uses that contribute to the intended function of the main
street. Revise as follows:
Development of well-designed and diverse medium to high density accommodation options,
including dwellings, supported accommodation, student accommodation, short term
accommodation as part of a mixed-use development or wholly residential development.



Delete reference to office and consulting room within DTS 1.6



Delete DTS 1.7 from the City Main Street Zone or revise the wording of the first sentence to:
A change of use from an office or consulting room to a shop where all the following are achieved:
….



Revise PO 2.1 to include the following:
Maintain a sense of spaciousness and openness to the sky to achieve human scale at street
level.



The over height PO 3.2 requires further work and development exceeding the specified height
should only be allowed if it goes above and beyond normal planning requirements. Orderly
building height transition to an adjacent zone, ground floor activation, safe, secure and accessible
pedestrian linkages and sunlight access and overlooking are planning requirements that are
typically required for all development proposals and should not be used as a justification for
allowing greater height than what is specified. In addition, these provisions are required for many
developments within the City Main Street Zone under the Code regardless of the proposed
height.



Revise Concept Plan 79 to encapsulate all of the policy within current Development Plan Policy
and ensure priority is given to pedestrian access and that car parking areas do not have a
disruptive impact on the flow of traffic and public transport in the City. The first dot point of the
policy should be replaced with the following amended policy:
Multi-level car parks, short stay public use of ancillary car parking spaces or non-ancillary car
parking use of an existing building only where it can be demonstrated that there is a need which
is not adequately satisfied by other parking facilities in the locality and where:
- It is located away from ground floor street frontages to major streets and pedestrian links;
- vehicle access is from the road with less pedestrian activity where a site has access to more
than one road frontage;
- it has no more than one entry lane and one exit lane;
- it has a controlled exit at the property boundary to stop vehicles before travelling across the
footpath;
- it has no more than one left in and one left out access point;
- avoids access points along high concentration public transport routes identified in Map Adel/1
(Overlay 4);



Reinstate policy to ensure vehicle access points to multi-level car parks are not located within the
Core Pedestrian Area or along, Rundle St and Hindley St where they conflict with pedestrian
movement or cause disruption to traffic flow.
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Reinstate policy that seeks to maintain important existing pedestrian through-site and on-street
pedestrian links in accordance with the Concept Plan 79. It should be interpreted through policy.



Reinstate policy that discourages the demolition of a building unless a replacement development
is granted full Approval or for documented public health or safety reasons. Unnecessary and
premature demolition of buildings leads to vacant sites providing little or no economic benefit to
the city, reduces activation opportunities and negatively affects city streetscapes.



Insert new policy within Movement, Parking and Access heading that discourages undercroft
parking.



Insert the following policy within Movement, Parking and Access heading:
The finished ground floor level of buildings designed to be at grade and/or level with the footpath
to provide direct universal pedestrian access and street level activation.



Insert the following new policy under a new heading ‘Advisements’ within the City High Street
Subzone:
PO X
“Discrete illumination of advertising is appropriate.”



Delete reference to Overlays in the Classification Tables that are not relevant to CoA to simplify
and streamline assessment process.



Insert reference to Overlays in the Classification Tables that are relevant to CoA to simplify and
streamline assessment process.



Delete the following Zone provisions that has been applied to the Class of development:
Advertisement - Advertisements PO 1.3



Insert the following Zone provisions relevant to the Class of development:
Consulting Room - PO 1.7, PO 3.3, PO 4.3
Dwelling - PO 1.3, PO 3.3, PO 4.3
Licensed Premises - PO 4.3



Insert the following Sub Zone provisions relevant to the class of development:
Consulting Room - Gouger and Grote Subzone PO 1.1 – 1.3, PO 2.1, PO 2.2
Consulting Room - City High Street Subzone PO 1.1, PO 1.2, PO 2.1 - 2.3, PO 3.1 - 3.3, PO
4.1 - 4.5
Dwelling - City High Street Subzone PO 1.1, PO 1.2, PO 2.1 - 2.3, PO 3.1 - 3.3, PO 4.1 - 4.5
Licensed Premises - City High Street Subzone PO 1.1, PO 1.2, PO 2.1 - 2.3, PO 3.1 - 3.3,
PO 4.1 - 4.5



Insert relevant General Development Policies relevant to the Class of development.
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BUSINESS NEIGHBOURHOOD ZONE
Sub Zones
Melbourne Street West Sub Zone
Replaces
Mixed Use (Melbourne West) Zone
Spatial Application
Business Neighbourhood Zone / Melbourne Street West Sub Zone

The previous release of the Code in October 2019 included the Mixed-Use Melbourne Street Zone as
the Suburban Activity Centre. On request, the State Planning Commission agreed to change the Zone
to Business Neighbourhood with a Sub Zone for Melbourne Street West.
Our comments have not taken into consideration the future relocation of the Women’s and Children’s
Hospital and the potential impact it will have on the function of Melbourne Street west.
In summary, the issues that remain of concern include:
Land uses


Lack of policy content in regard to licensed premises and hotels. These uses were previously
non-complying in Melbourne Street West. Clear policy needs to be in place to ensure these
uses are not supported in this location.



The Zone enables shops up to 250m2 in Melbourne Street West as a performance assessed
development pathway. In addition, under Restricted Development, there is an assessment
pathway for shops over 1000m2. This is contrary to the Residential and Mainstreet DPA in
2014 and the Capital City DPA in 2012 which were underpinned by a retail study (of all city
main streets and its economic context) that did not support shops (including restaurants)
except on Catalyst Sites. The land use changes align to the retail approach proposed across
the state where retail is being dispersed into more places. The change to allow shops on merit
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needs to be considered with a retail study to ensure the retail and land economics are well
coordinated. Further comments on the use of Restricted Development are provided below.


PO 1.3 and DPF 1.3 introduces the ability to change between a between a shop, office or
consulting uses through Deemed to Satisfy criteria. This pathway for a shop is considered
inappropriate as it would compete with the primary function of Melbourne Street east as a
main street. Changing between offices and consulting uses would be a more suitable
approach for Melbourne West.



DPF 1. 3 - Local Heritage Places are not subject to the ability to change between a between a
shop, office or consulting uses through Deemed to Satisfy criteria.. To ensure activation of
local heritage places, it is suggested that local heritage places are included provided there are
no changes to the external appearance of the building.

Built Form


Policies that seek the retention of views from Stanley Street properties from the adjoining
North Adelaide Historic (Conservation) Zone to the city have not been reinstated. This is
important given that catalyst sites provisions now apply.



Concept Plan Fig MU (MW/1) including building envelope has not been included however,
there is setback policy which achieves a similar outcome. It is recommended that PDC 14 of
the current Development Plan be inserted on the southern side of the street to respect the
interface with the southern boundary.



Absence of policy to prevent multi-level car parks and ensure vehicle parking is located to the
rear of buildings and accessed from minor streets.

No policy in place to prevent the establishment of obtrusive pylon signs Assessment Pathways




Vehicle Access to a site can go through the Accepted Development and Deemed to Satisfy
assessment pathway. In Melbourne Street west, the location of a vehicle crossover is part of a
range of uses of the street space in a contested space. Consideration of new crossovers
need to consider the impact on-street parking supply, on-street infrastructure, public transport
networks, traffic flows and general pedestrian amenity. The Accepted Development Pathways
which result in approvals for vehicle access without a planning assessment should be deleted.

Do not support Restricted Development pathway. There is a need to ensure that Restricted
Development is used in a consistent way. CoA understands it is not used as non-complying
however, with the drafting of the code it is has been inconsistently applied.


Many of the Zone, Sub Zone and General Development Policies that apply to Performance
Assessed Development have not been incorporated into the assessment classification tables.
For instance, Semi Detached Dwellings and Row Dwellings have no sub zone policies.

Recommendations


Develop specific land use policy that identifies that licensed premises and hotels are not
appropriate in the Melbourne West Sub zone.



Reduce the floor area desired for shops to 100m2 to allow small shops and foster a
concentration of shops towards to eastern end of Melbourne Street.



Delete reference to shops in PO 1.3 and DTS 1.3.



Amend the change of use policy DTS 1.3 to enable Local Heritage Places to also fit the
criteria provided there are no changes to the external appearance of the building.



Insert equivalent set back from rear boundary policies from PDC 14 of the CoA Development
Plan (Mixed Use (Melbourne West) Zone) to manage the sensitive interface to the Historic
Area Overlay.

 Insert the following equivalent policy to reflect Stanley Street West Policy Area 10:
“Views of the City from Stanley Street and Brougham Place properties should be protected.”


Delete the Restricted Development categories. A Planning Amendment should be required to
enable different land uses intensity. This would enable the State Planning Commission,
Council and other stakeholders to consider this strategic decision rather than a statutory
planning authority.
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Remove the following DTS and Accepted Development Pathways for Melbourne Street West
Sub zone:
Accepted Development
- Carport
- Outbuilding (could be used as a garage)
Deemed to satisfy
- Carport
- Change of Use
- Detached Dwelling
- Dwelling addition
- Dwelling or residential flat building undertaken by:
a) the South Australian Housing Trust either individually or jointly with other persons or bodies
or
b) a provider registered under the Community Housing National Law participating in a program
relating to the renewal of housing endorsed by the South Australian Housing Trust.
- Outbuilding
- Verandah (where it could be used as a carport)
 Insert new policy ensuring that vehicle access should be from minor streets and lanes (to
reflect PDC 24 of Mixed Use (Melbourne Street) Zone of the CoA Dev Plan).


Insert new policy to ensure that vehicle parking is ancillary and located at the rear of buildings
and accessed from minor streets.



Insert new policy to avoid pylon signs etc.



Insert relevant General Development Policies, Zone and Subzone policies relevant to the
Class of Development in the Classification Tables.



Delete reference to Overlays in the Classification Tables that are not relevant to CoA to
simplify and streamline assessment process.



Insert reference to Overlays in the Classification Tables that are relevant to CoA to simplify
and streamline assessment process e.g. Significant and Regulated Trees, Heritage Overlay
Areas.



Delete the following from the Performance Assessed Development table:
“Dwelling or residential flat building undertaken by:
(a) the South Australian Housing Trust either individually or jointly with other persons or bodies
or
(b) a provider registered under the Community Housing National Law participating in a program
relating to the renewal of housing endorsed by the South Australian Housing Trust”
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COMMUNITY FACILITIES ZONE
Sub Zones
St Andrews Hospital Precinct Sub Zone, WCH and Memorial Hospital Precinct Sub Zone
Spatial Application
Community Facilities Zone

This proposed new zone for the City of Adelaide replaces a policy area in a Historic (Conservation)
Zone and one of what were three Institutional Zones in the Adelaide (City) Development Plan. No
Institutional Zones remain in the Code.
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Since the first round of consultation a number of changes have been made which include some in
response to our submission, these changes include:


Creation of two new separate sub zones specific to St Andrews Hospital and the Women’s and
Children’s and Memorial Hospital within the Community Facilities Zone.



The sub zones incorporate most existing Development Plan policies that relate specifically to
these sites and pick on the differences from the Community Facility Provisions.

In summary, the issues that remain of concern include:


Interface policies are included in the St Andrews Hospital Precinct Sub Zone however could be
better detailed in regard to the transition of building height between the high intensity of the
Community Facilities Zone and the low intensity of the City Living Zone.



There are no policies that address the illumination of advertisements.



Council’s existing Development Plan heritage adjacency policies and Concept Plan Fig WC/1 are
missing from the list of Concept Plans which also addressed the interface issues with adjoining
sites to the south of Memorial Hospital. Consequently, heritage adjacency has not been
addressed appropriately.



There is no clear policy that seeks to maintain the long ranging views, vistas and visual
prominence of St Peter’s Anglican Cathedral.



Landscaped open space and plot ratio has been removed with no suitable alternative policies to
ensure the same policy outcomes are achieved.



A shop greater than 1000m2 is categorised as a Restricted Class of Development. Shops in
these areas are currently assessed on merit and there are no floorspace caps.

Recommendations


The separate sub zones that apply to St Andrews and the Women’s and Children’s and Memorial
Hospital within the Community Facilities zone are appropriate.



Reinstate policy to provide a transition between the high intensity of the Community Facilities
Zone and the lower intensity of the City Living Zone.



Reinstate the policy that seeks to maintain the curtilage of Waverly House.



Reinstate policy that addresses illumination of signage within the St Andrews Hospital Precinct
Sub Zone.



Reinstate and include Research Laboratory and Serviced Apartments within the list of envisaged
uses for WCH and Memorial Hospital Precinct Sub Zone within DTS/DPF 1.1. This Concept plan
is important as it clearly illustrates where development can be located whilst ensuring the visual
prominence of the State Heritage Places is retained. This was developed in consultation with the
Hospital particularly Memorial Hospital who wanted clarity and certainty about what was
permissible on the Site.



Reinstate Concept Plan Fig WC/1 applying to Women’s and Children’s and Memorial Hospital to
be read in conjunction with Councils existing Development Plan heritage adjacency policies which
should also be reinstated.



Reinstate policy that maintains the long ranging views, vistas and visual prominence of St Peter’s
Anglican Cathedral.



Reinstate landscaped open space and plot ratio or replace with suitable alternative policies to
ensure the same policy outcomes are achieved.



Delete the listing of a shop from the Restricted Development Categorisation Table. It is unclear
why this is the only land use identified.



Delete reference to Overlays in the Classification Tables that are not relevant to CoA to simplify
and streamline assessment process.



Insert reference to Overlays in the Classification Tables that are relevant to CoA to simplify and
streamline assessment process.
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Insert relevant GDP’s, Zone and Sub Zones provisions in the Classification Tables relevant to the
Class of development.



Insert the following relevant GDP’s within the Performance Assessed Classification Table
relevant to the class of development:
- Consulting Room – Design in Urban Areas PO 7.1
- Consulting Room – Transport Access and Parking PO 1.2, PO 1.3, PO 6.7
- Office – Design in Urban Areas PO 7.1
- Office – Interface Between Land Uses PO 1.2
- Office – Transport Access and Parking PO 1.2, PO 1.3, PO 6.7, PO 10.1



Insert the following Sub Zone provisions within the Performance Assessed Classification Table
relevant to the Class of development:
- Advertisement – St Andrews Hospital Precinct Sub Zone PO 5.1 and WCH and Memorial
Hospital Precinct Sub Zone PO 3.1
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HERITAGE OVERLAYS (INCLUDES OTHER
HERITAGE POLICY)
The State Planning Commission has prepared the following guideline ‘Protecting Heritage and
Character in the Planning and Design Code’ where the changes proposed to the Code are explained.
For the City of Adelaide, the Code will include:


All existing State and Local Heritage Places are included and the State and Local Heritage Places
Overlays will be called in providing policy to assess planning applications affecting these places.



A Historic Area Overlay that replaces the North Adelaide Historic (Conservation) Zone and
Adelaide Historic Conservation Zone.



Within the Historic Area Overlay, 14 Historic Area Statements (HAS) will apply to specific areas
within the City. The Statements describe the important historic character elements of the area.



Technical and Numerical Variations that set out quantitative guidelines on building height, site
areas, minimum building frontages that appear to be based on existing Development Plan policies.



A Heritage Adjacency Overlay applies for development adjacent to heritage places.

In summary, the issues that remain of concern include:


The Local and State Heritage Overlays fail to provide policy that seeks to ensure materials used
in conservation works match the original material.



No policy has been included to maintaining views of Local and State Heritage Places.



For many of the HAS the overall heritage context of the area is missing. This is important to
provide a sound basis for assessment.



Since consultation, the HAS have been amended to provide more detail on local character
elements. However, the content is still less descriptive and instructive than the current
Development Plan.
The statements play a critical role in the assessment consideration. DO 1 seeks development to
relates to the historic themes and characteristics of an area ‘as expressed in the Historic Area
Statement”. This means if a characteristic of an area is not stated in the HAS then it may not be
able to be given consideration in the assessment of an application. This is further reinforced by
PO 1.1 which places emphasis on the HAS as the basis for assessing consideration of built form
and historic streetscapes.
By way of example, some streets and areas described in the Adelaide (City) Development Plan
(p165 has a Statement of Heritage Value for Adelaide Historic Conservation Zone, and p95 a
Statement of Heritage Value for the North Adelaide Historic Conservation Zone) are not included
in the draft Statements.



Zone and Sub Zones do not have sufficient policy levers to consider heritage values in their
assessment of “context”.



The use of TNV’s needs more policy expression to ensure the quantitative measures are not
considered “as of right”.



The Heritage Adjacency Overlay does not contain adequate policy to assess impacts on heritage
places.
This new policy is welcomed as it goes some way to support contextual design and sensitive infill.
However, there is need for a more inclusive definition of where it applied, and further additional
policy levers are needed.
The ‘Guide to the Phase Three (Urban Areas) Code” outlines the heritage adjacency overlay is to
apply as follows:
Within urban areas, applies to:
-

Any directly abutting allotment, to a maximum distance of 60 metres, plus
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Any property within 6 metres of the allotment on which the heritage place is located, to a
maximum distance of 60 metres, except where separated by a road/reserve greater than 6
metres wide.
Any land that falls within 30 metres of a place where the place is located within a road
reserve.
Within rural areas, applies to:
-

Any land that falls within 500 metres of a heritage place and that is on a separate allotment
to the heritage place
Referrals: Development that may materially affect the context of a State Heritage Place will be
referred to Minister responsible for the administration of the Heritage Places Act 1993.

-

The example below demonstrates the outcome of this in relation to a heritage place in the City of
Adelaide.
For Local Heritage Places, the trigger that the Overlay is not applicable where land is separated
by a road greater than 6 metres wide would undermine the effectiveness of the Overlay. Very few
roads are less than 6 metres in width thus effectively meaning that any property separated by a
road is considered to not impact on the setting of a Local Heritage Place. It is recommended that
this particular clause be amended following further consideration of an appropriate distance.
For State Heritage Places, it is unclear how the application of the overlay and referrals to the
relevant Minister will be decided as the Minister has the power to determine development that
materially affects the context of a heritage place.
Example

Photo: Prince Albert Hotel – Gilbert Street, Adelaide (corner of Wright/Lowe Street) is a heritage
place.
The properties to the east and south are not called up, see map below because the land is
separated by a road greater than 6 metres in width. (Note the land to the south is shaded as
abuts the land to the immediate west not by virtue of its location opposite the Prince Albert Hotel).
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Figure: Map from SAPPA
Under the current Development Plan, this site would be subject to policies to support sensitive
infill and retention of heritage values. This would include building design and siting of the building.
The Council Wide policies in relation to Heritage adjacency would be called up.
There is also a need for more descriptive policies in the Overlay to support sensitive and
compatible design in regard to heritage adjacent development.

Recommendations
State Heritage Place Overlay


The term “complement the heritage value” has been used in several POs to describe the outcome
sought. Include a definition or practice direction to assist on ensuring consistent interpretation and
application of this phrase in the assessment of planning applications.



Amend PO 3.4 as follows as works on a laneway could also impact heritage values:
“Fencing and gates closer to a street boundary (other than a laneway) than the street elevation of
the associated building are consistent with the traditional period, style and form of the State
Heritage Place.”



Amend PO 4.1 as follows to ensure reference is made to maintaining important ‘vistas’ with ‘views’:
“Land division creates allotments that:
a) maintain the heritage values of the State Heritage Place, including setting and vistas; and
b) are of a dimension to accommodate new development that reinforces and is compatible with
the heritage values of the State Heritage Place.”



Amend PO 7.1 as follows to ensure conservation works match the original materials used rather
than just materials:
“Conservation works to the exterior and interior of a State Heritage Place and other features of
identified heritage value match original materials to be repaired and utilise traditional work
methods.”

Local Heritage Place Overlay


As with State Heritage Places, the term “complement the heritage value” has been used to describe
the outcome sought. Include a definition or practice direction to assist on ensuring consistent
interpretation and application of this phrase in the assessment of planning applications.



In regard to PO 2.1, 2.2, 31 and 3.2 provide definitions for “complement” and “revitalisation”
would help consistent interpretation and application of this phrase in the assessment of planning
applications.



Amend PO 3.4 as follows as works on a laneway could also impact heritage values:
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“Fencing and gates closer to a street boundary (other than a laneway) than the street elevation of
the associated building are consistent with the traditional period, style and form of the State
Heritage Place.”


Amend PO 4.1 as follows to ensure reference is made to maintaining important ‘vistas’ with ‘views’:
Land division creates allotments that:
a) maintain the heritage values of the Local Heritage Place, including setting and vistas; and
b) are of a dimension to accommodate new development that reinforces and is compatible with
the heritage values of the Local Heritage Place.



Amend PO 7.1 as follows to ensure conservation works match the original materials used rather
than just materials:
“Conservation works to the exterior and interior of a Local Heritage Place and other features of
identified heritage value match original materials to be repaired and utilise traditional work
methods.”

Historic Area Overlay - Historic Area Statements


Refine and include all missing information (as recommended in previous correspondence) into
the Historic Area Statements by ensuring the overall heritage context of an area is described to
ensure a sound basis for assessment.



Include additional contextual information in the Historic Area Statements.

Technical and Numeric Variations (TNV’s).


Further review and analysis is needed to understand how the TNVs would be interpreted and
applying alongside the Historic Area Overlay. Whilst a new three-storey building may be
acceptable in the Zone or Sub Zone (via the TNV), this may not be an acceptable contextual
outcome when considering the Historic Area Overlay.

Heritage Adjacency


Review the spatial triggers for application of the Heritage Adjacency Overlay, particularly in
relation to separation by a road.



Include additional policies and guidance within the Heritage Adjacency Overlay to support
contextual design.

City of Adelaide Submission – Phase 3 Planning and Design Code – 2nd Consultation
4

OVERLAYS

ADVERTISING NEAR SIGNALISED
INTERSECTIONS OVERLAY

This Overlay has only been applied to the boundaries of the City of Adelaide and applies to one city
based intersection. The policy should also apply to the City of Adelaide to ensure safety for road
users.
In summary, the issue concern includes:


The overlay policy should be included in Zone ‘Deemed to Satisfy’ Tables to ensure the
illumination of any signage is not too bright and that signage does not incorporate colours similar
to a signalised intersections. Technical specifications should be provided to support DTS
pathways.

Recommendations


Apply the Overlay to appropriate intersections in City of Adelaide



Include reference to Overlay policy in Zone tables for “Deemed to Satisfy” Development.
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The spatial distribution of the Overlay is the same as what it currently is in Adelaide (City) Development
Plan.
In summary, the issues that remain of concern include:


PO 1.3 assumes it should be applied to greenfield developments and should be applied to all built
up areas including the City.



PO 3.2 provides insufficient guidance regarding extent of potential building height increase,
where DTS/DPF 3.2 do not apply.



DTS pathway is provided for 30% increase in building height in any zone (where the overlay
applies) other than City Living Zone, except where other height incentives exist.



This policy does not provide incentive in Capital City Zone, where no building height limit applies,
except in relation to safe operation of airport.



City of Adelaide seeks a broad range of accommodation to meet the needs of low income,
disadvantaged and groups with complex needs whilst ensuring integration with existing
residential communities.



Built Form and Character, and Movement and Car Parking provisions should include additional
Performance Outcomes to encourage Universal Design outcomes.

Recommendations


Insert the following new PO 1.4 to ensure the policy also applies to built up areas:
PO 1.4
“Affordable housing is provided in a wide range of locations and integrated with existing and
anticipated future built form to avoid an overconcentration”.



Insert the following new DO 3:
DO 3
“Housing meets the needs of low income, disadvantaged and groups with complex needs whilst
ensuring integration with existing residential communities”.
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This Overlay applies to the whole of the City of Adelaide and requires a referral to the Government
Architect for all development over $10,000,000 for expert design advice.
Agree with purpose of referral.
Positive to see specific reference to Universal Design outcomes in purpose of referral to embed longterm economic life-cycle benefits within development.
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The spatial extent of Noise and Air Emissions Overlay is significantly larger than what is currently in
the Adelaide (City) Development Plan however it does not trigger any new referrals.
The Overlay now applies to the Capital City Zone and City Main Street Zone areas.
In summary the main issues of concern include:


The detailed interaction between the overlay policies regarding noise and General Development
Policies which address noise, need to be carefully considered against the City’s previously wellregarded noise policies, and its interaction with “Interface between Land Uses” General
Development Policy.

Recommendation


Review and ensure the application of this policy, the “Interface Between Land Uses” General
Development Policy, and Zone/Subzone policies are consistent with the current and wellregarded Development Plan policy.
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AIRPORT BUILDING HEIGHTS
(REGULATED) OVERLAY

This Overlay applies to the City of Adelaide.
Agree with transition of existing policy regarding airport building heights with respect to the Obstacle
Limitation Surface (OLS).
In summary, the main issue of concern includes:


There is a technical mapping error whereby building height is mapped in metres above ground
level, instead of mAHD and requires rectification to avoid building height referral trigger errors of
up to 40 metres and the creation of unclear messaging regarding development potential of land.

Recommendation


Amend technical mapping to ensure building height is measured in mAHD.
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AIRCRAFT NOISE EXPOSURE OVERLAY

New mapping of the Overlay is consistent with recently updated ANEF that is currently in the
Adelaide (City) Development Plan.
This indicates that the 25 ANEF noise exposure band is now across a greater proportion of North
Adelaide than previously, with the remainder of most of upper North Adelaide located within the 20
ANEF noise exposure band.
Policy indicates that dwelling additions will be discouraged within areas over 25 ANEF, unless they are
designed and sited to minimise aircraft noise intrusion and provide appropriate interior acoustic
amenity.

Recommendations
None
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BUILDING NEAR AIRFIELDS OVERLAY

In summary, the main issues of concern include:


The wording of DTS/DPF 1.2 is unclear. Is it intended to provide a DTS/DPF pathway for all
development, except those land uses listed if those land uses are within 3km of an airport? If so,
the current wording of the provision does not achieve this.



It is unclear if PO 1.1, 1.2 and 1.3 are intended to apply to all helicopter landing areas or only
helicopter landing areas of strategic importance?



The overlay does not trigger any referrals.

Recommendations


Amend DTS/DPF 1.2 to clarify the intention and wording of DTS/DPF.



Check if this overlay can apply to development which may impact on the operation of existing
strategically important helicopter landing sites (independent of operation of Adelaide Airport)
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HAZARDS (FLOODING) OVERLAY

In summary, the main issue of concern includes:


Information should be provided in SAPPA regarding what this mapping represents. (e.g. basic
explanation or metadata should be readily available). This is not stated in either SAPPA or the
P&DC.



If more recent mapping has been undertaken by State Government then this may also need to be
considered.

Recommendation


More detailed discussions with City of Adelaide is recommended to clarify and refine the flood
mapping to be used in the City.
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HAZARDS (FLOODING – GENERAL)
OVERLAY

In summary, the main issue of concern includes:


Information should be provided in SAPPA regarding what this mapping represents. This is not
stated in either SAPPA or the P&DC. However we understand the overlay has been applied to
areas where low to medium flood risk or flood depth up to 300mm has been mapped, and also to
areas where flooding has not been mapped and is therefore not known by PlanSA (i.e. areas
where flood mapping data is not available). Areas where flood mapping data confirms that the
area is not subject to flooding (based on 1% AEP) don’t have the overlay applied.



If more recent mapping has been undertaken by State Government, then this may also need to be
considered.

Recommendation


More detailed discussions with City of Adelaide is recommended to clarify and refine the spatial
application of flood mapping in the City.
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STORMWATER MANAGEMENT OVERLAY

The Overlay has not been spatially applied to City of Adelaide.
In summary, the main issue of concern includes:


The Overlay apply to the City of Adelaide jurisdiction. There is no reason why Overlay should not
also be applied to the City of Adelaide particularly as it would assist in achieving Council’s
strategic and operational goals in relation to water reuse, flows and quality. River Torrens is of
particular importance to economic, social and environmental outcomes for the City.

Recommendation


Apply the Stormwater Management Overlay to the City of Adelaide.
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OVERLAYS

URBAN TREE CANOPY OVERLAY

This is a new Overlay that has been introduced as part of the consultation. The Overlay includes
policy that seeks development to preserve and enhance tree canopy through the planting of new trees
and retention of mature trees. It also sets criteria in regard to the number and size of trees required
per dwelling as well as soil area requirements.
In summary, the issues of concern include:


The Overlay does not currently apply to the City of Adelaide jurisdiction and should particularly
apply to at least the City Living Zone and Community Facilities Zone. Given the intensity of urban
development in the City centre and the amount of heat absorbing surfaces that contribute to the
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thermal heat of the City it is important trees and green walls are incorporated into the design of
development to reduce the thermal heat and cool the City.
Tree canopy is important for the City as there is a direct relationship between the intensity of
development and thermal heat e.g. the maximum difference in temperature between the Adelaide
Park Lands and built up areas of the City around 8°C. Urban environments tend to be significantly
hotter, compared to their rural surroundings. This is known as the urban heat island effect. Refer
to Tree Canopy maps and Thermal Imaging maps attached.


There is confusion over the difference between the tree canopy policies in the Design in Urban
Areas and the Urban Tree Canopy Overlay.

Recommendations


Apply the Urban Tree Canopy Overlay to the City of Adelaide jurisdiction particularly within the
City Living Zone and Community Facilities Zone.



Clarification required on the difference between the tree canopy policies in the Design in Urban
Areas and the Urban Tree Canopy Overlay.
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OVERLAYS
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GENERAL DEVELOPMENT POLICIES (GDP)
Housing Renewal GDP

HOUSING RENEWAL GDP
The application of the policies within the Housing Renewal GDP would apply to specific types of
development applications listed in the Classification Tables which also lists the policies that need to
apply to the type of development and applications that default to ‘All Other Code Assessed’
developments.
This policy was applied in some City zones in the previous draft of the Planning and Design Code but
is now no longer referenced in assessment tables applying to the City of Adelaide.
In summary, the issues that remain of concern include:


The development assessment trigger to use this policy requires clarification. For instance, the
Business Neighbourhood Zone provides a Performance Assessed pathway for development by or
approved by the SA Housing Trust. However, does not apply Housing Renewal GDP policy and
applies no other policies other than the Coastal Flooding Overlay. It is understood this is
incorrect.



If this policy is intended to be used to carry forward the intent of the “Renewing Our Streets and
Suburbs” program (ROSAS) pathway the mechanism for assigning this policy to development
types needs clarification.



It is unclear how the Housing Renewal GDP relates to the Affordable Housing Overlay and how
the two policy levers work.



If the intent is to allow greater height, scale or intensity than the current Development Plan, there
is a need to ensure adequate public notification occurs during the assessment of the
development proposal. This is because stakeholders have not been the opportunity to duly
consider these proposals as part of the public consultation of the Code.

Recommendations


The mechanism for assigning the Housing Renewal GDP to development types needs
clarification, including how the Housing Renewal GDP and the Affordable Housing Overlay work
together.



In consultation with the City of Adelaide, update the policies to ensure that the contextual design
matters can be considered in the assessment of applications.



Ensure adequate public consultation occur for developments greater height, scale or intensity
than what is envisaged for the Zone.
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DESIGN IN URBAN AREAS GDP
The application of the policies within the Design in Urban Areas GDP would apply to specific
types of development applications listed in the Classification Tables which also lists the
policies that need to apply to the type of development and applications that default to ‘All
Other Code Assessed’ developments.
Since the first round of consultation a number of changes have been made in response to
our submission, these changes include:









Introduces policy and design criteria that discourages direct overlooking into habitable
rooms and private open space of adjacent residential uses.
Includes policy that addresses landslip sensitivity.
Increases landscape strip depth to 1 metre.
Requires bedrooms to be separated from parking areas and access ways.
Provides for effluent disposal drainage areas.
Provides overlooking policies from balconies for 3 storey buildings or less.
Provides policy for driveways on sloping land.
Increases the length of buildings on boundaries from 10 metres to 11.5 metres.

In summary, the issues that remain of concern include:















PO 1.4 only requires rooftop plant of non-residential development to be located as far
away as possible from noise sensitive development. It should also apply to residential
development as plant equipment required for higher density residential can have the
same level of impact as non-residential development.
Insufficiently addresses the issue of ‘Crime Prevention through Urban Design’ and is a
step backwards from current Development Plan policy. Due to the intensity of
development in the City, safety, surveillance and security is currently carefully
considered within each planning application however the Code provides little direction in
this area.
There is no policy to encourage the planting of indigenous species which is important in
providing an environment suitable for our native species and enhancing biodiversity.
Policy fails to address decentralised energy generation and embedded networks.
Does not address or encourage low carbon design and construction measures.
Policy fails to encourage stormwater re-use or the minimise waste.
No policies that influence the design and presentation of multi- level car parks. As they
are non-active in terms of their contribution to the streetscape it is important guiding
policies are in place to influence the location, design and presentation of these buildings
to the street.
No general policy has been included seeking development to reflect the pattern of
existing development in terms of existing parapet lines, floor levels, height and massing,
materials, colours and finishes. It is important to have policy in place that builds on what
currently exists particularly if a consistent pattern exists.
No built form policy that addresses the impact of development in terms of light and
ventilation.
Fails to provide policy that encourages sleaved multi-level carparks. This ensures that
street frontages remain active and attractive.
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No policy limiting the extent and dominance of garaging along the street frontage which
negatively affects the activation and human scale of the street frontage. Before current
Development Plan policies were in place, applications proposed boundary to boundary
garaging at street level within rows of townhouses, this has had a negative effect on the
streetscape.

Examples of garaging dominating the streetscape along Tapley and Symonds Place.

















No built form policy that addresses the impact of development in terms of light and
ventilation.
Fails to provide policy that encourages sleaved multi-level carparks. This ensures that
street frontages remain active and attractive.
PO 19.1 in regard to ancillary development does not work for small allotments and has
the potential to unduly impact on adjoining neighbours. In addition, the PO does not take
site coverage or stormwater implications into consideration.
Absence of policy in regard to buildings reflecting the prevailing building setbacks in the
street.
The finished ground level up to 1.2 metres for undercroft car parking and multi-level
developments is too high and would be uncharacteristic and have a negative impact on
the City of Adelaide’s streetscapes (DTS/DPF 7.1 and DTS/DPF 26.2). This should not
be applied in the Classification Tables to the City of Adelaide.
No provision has been made for ensuring an adequate level of sunlight and daylight to
private open space.
Fails to provide sufficient policy to address universal design to ensure accommodation is
designed to be adaptable to allow one to age in place.
PO 28.5 should also be applied to residential developments “3 building levels or less” (in
addition to “Residential Developments with 4 or more building levels”) to ensure the
increased provision of accessible dwellings, possibly also with the inclusion of additional
guidance for design and assessment which could draw from Liveable Housing Australia,
Liveable Housing Design Guidelines http://www.livablehousingustralia.org.au or similar
publications which identifies that the cost to the homeowner of including key liveable
housing design features is 22 times more efficient than retrofitting when an unplanned
need arises.
The communal open space policy only applies to group dwellings, residential flat
buildings and battle-axe development (PO 32.1 – 32.4) it should apply to all residential
development where applicable.
No provision is in place to ensure car parking areas are to be future proofed for electric
vehicle charging points.
The water sensitive design principles for group dwellings, residential flat buildings and
battle-axe development (PO 36.1 - PO 36.2) should apply to all development.
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Design in Urban Areas GDP

Recommendations










Delete word “primary” from PO 1.3 as all streets should have purpose and complement
the streetscape.
Delete “when located on the roof of non-residential development” from PO 1.4(c).
Insert the following new DTS/DPF 2.1 under the heading ‘Safety’:
DTS/DPF 2.1
Development maximises visibility of the public realm by:
(a) orientating windows, doors and building entrances towards the street, open spaces,
car parks, pedestrian routes and public transport stops;
(b) avoiding high walls, blank facades, carports and landscaping that obscures direct
views to public areas;
(c) arranging living areas, windows, pedestrian paths and balconies to overlook
recreation areas, entrances and car parks;
(d) positioning recreational and public space areas so they are bound by roads on at
least two road frontages or overlooked by development;
(e) creating a complementary mix of day and night-time activities, such as residential,
commercial, recreational and community uses, that extend the duration and level of
intensity of public activity;
(f) locating public toilets, telephones and other public facilities with direct access and
good visibility from well-trafficked public spaces;
(g) ensuring that rear service areas and access lanes are either secured or exposed to
surveillance; and
(h) ensuring the surveillance of isolated locations through the use of audio monitors,
emergency telephones or alarms, video cameras or staff e.g. by surveillance of lift
and toilet areas within car parks.
Insert the following new DTS/DPF 2.3 under the heading ‘Safety’:
DTS/DPF2.3
Development providing awareness through design of what is around and what is ahead
for legitimate users and observers to make an accurate assessment of the safety of a
locality and site and plan their behaviour accordingly by:
(a) avoiding blind sharp corners, pillars, tall solid fences and a sudden change in grade
of pathways, stairs or corridors so that movement can be predicted;
(b) using devices such as convex security mirrors or reflective surfaces where lines of
sight are impeded;
(c) ensuring barriers along pathways such as landscaping, fencing and walls are
permeable;
(d) planting shrubs that have a mature height less than 1 metre and trees with a canopy
that begins at 2 metres;
(e) adequate and consistent lighting of open spaces, building entrances, parking and
pedestrian areas to avoid the creation of shadowed areas; and
(f) use of robust and durable design features to discourage vandalism.
Insert the following new PO under heading ‘Safety’:
PO
Buildings designed to minimise access between roofs, balconies and windows of
adjacent buildings to maximise security and safety.
Insert new PO under the heading ‘Landscaping’:
PO
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Landscaping incorporating local indigenous species suited to the site and development
and consistent with the character of the area.
Insert the following new DTS/DPF 4.1 under the heading ‘Environmental Performance’:
DTS/DPF 4.1
Locate living areas, private open space and communal open space in a position that will
receive sunlight by:
(a) providing a minimum of two hours of direct sunlight solar time on 22 June to:
i. at least one habitable room window (excluding bathroom, toilet, laundry or
storage room windows);
ii. to at least 20% of the private open space; and
iii. communal open space, where the space provides the primary private open space
for any adjacent residential development.
(b) Ensuring a maximum distance of 8m from habitable room window to living, dining,
bedroom or kitchen.
(c) Appropriate orientation of the building to:
i. maximise north/south facing facades;
ii. ensure the north facade receives good direct solar radiation;
iii. minimise east/west facades to protect the building from summer sun and winter
winds;
iv. narrow floor plates to maximise floor area receiving good daylight; and/or
v. minimise the ratio of wall surface to floor area.
Revise PO 4.3 and add the following at the end of the sentence: “, other decentralised
energy generation and embedded networks.”
Insert the following new PO under the heading ’Environmental Performance’:
PO
Buildings designed to utilise low carbon design and construction measures.
Revise PO 5.1 under the heading Water Sensitive Design to also include:
(d) incorporating waste water and stormwater re-use including the treatment and re-use
of grey water.
Insert the following new PO under the heading ‘Waste Management’:
Development designed to ensure waste minimisation, re-use and recycling and
encourages waste water, grey water and stormwater re-use and does not generate
unacceptable levels of air, liquid or solid pollution.
Revise DTS/DPF 7.1 to ensure undercroft structures do not exceed 1 metre, any more
than this severely impact on the streetscape OR ensure DTS/DPF 7.1 and DTS/DPF
26.2 do not apply within the Classification tables to the City of Adelaide.
Insert the following new PO under the heading ‘Car Parking Appearance’:
PO X
Garaging and parking structures (including the width of any support structure) provided
on a public street frontage or on a laneway that functions as the dwellings primary
frontage should be of a width less than 50% of the allotment width on that frontage.
Revise PO 8.1 under the heading ’Earthworks and Sloping Land’ to also ensure there is
limited impact on adjoining neighbours and streetscapes.
Insert the following new PO under the heading ’Earthworks and Sloping Land’ to
minimise impact of earthworks on adjoining neighbours.
Development transitions towards neighbours to avoid excessive fence heights for
adjoining neighbours.
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Insert the following new DTS/DPF 9.1:
DTS/DPF 9.1
Fences and walls abutting streets (excluding service lanes) that:
(a) are articulated and detailed to provide visual interest;
(b) are compatible with the associated development and with any existing attractive
fences and walls in the locality;
(c) enable visibility of buildings from and to the street to enhance safety and allow
surveillance;
(d) assist development to address the street; and
(e) are no greater more than 1.2m high if solid (forward of the building line). This height
may be increased to 2m if the fence has openings which make it more than 50%
transparent.
Insert the following new PO under the heading ‘Site Facilities/Waste Storage’ to ensure
rubbish collection does not impact on residential amenity:
PO
Development designed to facilitate collection of refuse to avoid unnecessary impacts to
residential amenity such as truck movements in urban streets.
Insert the following new PO under the heading ‘External Appearance’:
PO
The height, scale and massing of buildings that reflect and reinforce:
(a) the consistent parapet lines, floor levels, height and massing with existing buildings;
(b) the prevailing pattern of visual sub-division of neighbouring building frontages where
frontages display a character pattern of vertical and horizontal sub-divisions;
(c) avoid massive unbroken facades; and
(d) ground, middle and rooftop levels.
Insert the following new PO under the heading ‘External Appearance’:
PO
The design, external materials, colours and finishes of buildings that have regard to their
surrounding townscape context, built form and public environment.
Revise PO 12.5 under the heading ‘External Appearance’:
PO 12.5
External materials and finishes are of high quality, durable and age well to minimise
ongoing maintenance requirements and contribute to positively to the public realm.
Delete the following words “if there are no active or occupied ground floor uses” from
DTS 12.7(c) under the heading ’External Appearance’.
Revise PO 12.8 under the heading ’External Appearance’ as follows:
PO 12.8
Building services, plant and mechanical equipment are screened from the public realm,
and/or integrated into the façade design and do not dominate the street frontage.
In regard to PO 13.2 ensure appropriate research has been undertaken to ensure the
deep soil zones are of a sufficient depth and dimension to ensure existing vegetation is
protected and capable of being planted with large canopy trees.
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Insert the following new PO under the heading ‘Car Parking’ to guide the design multilevel car parks:
PO
Multi-level car parks designed to:
(a) ensure vehicle access is from the road with less pedestrian activity;
(b) there is no more than one entry lane and one exist lane;
(c) have a controlled exit at the property boundary to stop vehicles before travelling
across the footpath;
(d) has no more than one left in and one left out access point;
(e) avoid access points along high concentration public transport routes;
(f) with respect to ancillary parking, is provided at basement level, or undercroft if
located behind other uses which provide activity on the street frontage;
(g) along ground floor street frontages to maintain pedestrian interest and activity at
street level;
(h) be of a high quality design and complement the surrounding built form in terms of
height, bulk and scale;
(i) provide surveillance, lighting and direct sightlines along clearly defined and direct
walkways, through and within car parking areas and to lift and toilet areas;
(j) ensure corner sites with two major street frontages, be set back from the major
street frontages, with commercial or other non-car park floor space in front of and
screening the car parking building;
(k) be on a site with only one major street frontage, include screening so that any car
parking is not visible from the public realm either day or night, and detailed to
complement neighbouring buildings;
(l) incorporate treatments to manage the interface with adjacent housing, such as
careful use of siting and use of materials and landscaping;
(m) ensure there are no vehicle access points across major walking routes; and
(n) provide safe and secure bicycle parking spaces.
Revise PO 15.1 as follows:
Multi-level car parking structures are to be sleeved within buildings with productive
floorspace to contribute to active street frontages and complement the locality.
Revise DTS/DPF 15.1 (a) to include residential.
Insert new DTS/DPF 16.1 that provides more detailed setback standards that need to be
applied.
Revise PO 16.1 and DTS/DPF 16.1 to delete the word “primary” as passive surveillance
should be provided to all street frontages.
Delete DTS/DPF 19.1 under the heading ‘Ancillary Development’.
Insert the following new PO in regard to building setbacks under the heading ‘External
Appearance – Buildings 3 Building Levels or Less’.
PO X
Building set-backs that complement the prevailing set-backs in the street in relation to:
(a) street frontages; and
(b) side and rear boundaries.
DTS/DPF X
Where setbacks vary the following setbacks apply:
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(a) the same distance as one or the other of the adjoining buildings, provided the
difference between the set-backs of the 2 adjoining buildings is less than or equal to
2m; or
(b) not less than the average of the set-backs of the adjoining buildings, if the difference
between the setbacks of the adjoining buildings is greater than 2m.
Insert into PO 21.3 (f) the following to ensure adequate daylight and sunlight to private
open space:
PO 21.3 (f)
ensure an adequate level of daylight and sunlight.
Insert the following new PO under the heading ‘Car parking, Access and Manoeuvrability
– Residential Development – 3 Building Levels or Less’ to ensure the preference that
access is from a laneway rather than the main street frontage. The purpose is to
maintain and enhance the streetscape particularly in areas such as the City Living Zone.
PO X
Where there is a side or rear laneway abutting the land, access to the parking area is to
be from the laneway, rather than the main street frontage.
Ensure the criteria within DTS/DPF 24.1 (a) is of a sufficient size to accommodate a 3 bin
system.
Insert the following new PO within ‘All residential development’ to ensure that residential
development is capable of being adaptable throughout a lifespan allowing one to age in
place.
PO
Residential development should be designed to be adaptable to meet people’s needs
throughout their lifespan to ensure that changes associated with old age, special access
and mobility can be accommodated.
DTS/DPF
Buildings constructed in accordance with the requirements set out in Australian Standard
AS 4299: ‘Adaptable Housing’.
Apply PO 28.5 to include residential developments “3 building levels or less” (in addition
to “Residential Developments with 4 or more building levels”) to ensure the increased
provision of accessible dwellings, possibly also with the inclusion of additional guidance
for design and assessment which could draw from Liveable Housing Australia, Liveable
Housing Design Guidelines http://www.livablehousingustralia.org.au or similar
publications.
To ensure quality accommodation a minimum size should be included for a studio in
DTS/DPF 29.1.
Insert the following new PO under Residential Dev – 4 or more building levels [Common
Areas]:
PO
Common areas are acoustically designed to enable the quiet enjoyment of dwellings.
To ensure the area within the building is useable and provides quality living space insert
new PO under Residential Dev – 4 or more building levels [Dwelling Configuration]:
PO
Buildings designed to ensure internal structural columns align with the position of
internal walls to provide useable space.
Revise PO 31.3 to ensure minimal overlooking and orientation towards adjoining
residential properties.
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Revise communal open space policy for group dwellings, residential flat buildings and
battle-axe development (PO 32.1 – 32.4) to apply to all residential development.
Insert additional policy that addresses car parking areas to be future proofed for electric
vehicle charging points.
Apply water sensitive design principles for group dwellings, residential flat buildings and
battle-axe development (PO 36.1 -PO 36.2) to all development.
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DESIGN GDP
This is a new General Development Policy that has been introduced as part of the
consultation. The policy content is almost the same as the Design in Urban Areas GDP
however does not contain policy for ‘All Development (4 or more storeys)’ and is missing
some of the performance outcomes in regard to private open space, water sensitive design
and peak flows in downstream systems. It is also missing DTS/DPF’s in regard to
landscaping of street level parking, storage of waste bins, pervious driveway surfaces and
battle axe driveways servicing more than 3 dwellings.

Recommendation


To avoid duplication and confusion, this GDP should only apply to regional areas.
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ADVERTISEMENTS GDP
Since the first round of consultation a number of changes have been made which include some in
response to our submission, these changes include:


Deletion of a DTS/DPF that sought to ensure advertising did not contain third party content.

In summary, the issues that remain of concern include:


Advertising content is not regulated in the Planning, Development and Infrastructure Regulations
8(2). This means Council’s existing policy framework to control the proliferation of third-party
signage cannot be regulated. To address this issue there is a need to amend Regulation 8(2) to
ensure the change of content of the signage does not include advertising that does not relate to
the land use. Refer to Attachment 1 for further information.



PO 3.1 and DTS 3.1 fails to provide a strong policy basis for an assessment officer to reject an
application for third party advertising. The new policy is not specific and could potentially be open
to interpretation to include products sold in the shop as there are no limitations on what might be
considered acceptable. Given that the current Dev Plan lists third party advertising as noncomplying it is important that there are strong policy grounds in place for Council to reject this
form of advertising when required.



The GDP sets no parameters for the advertisement of products sold on a premise. It is important
criteria is in place to provide clarity in terms of what is acceptable. The current Dev Plan includes
policy that limits product advertisements illustrating products sold on the premises in conjunction
with the business name to not exceed 25 percent of the area of any advertisement.



There are no policies in place that address advertising on outdoor dining structures such as glass
or canvas screens or umbrellas. Policies should be included to avoid visual clutter in the public
realm.



There is no policy that addresses temporary advertising hoarding or shrouds required for the
screening of construction sites. This form of screening is frequently used within the City and is a
good way of visually promoting and providing a visual image of end development product.
Current Dev Plan policy is relied upon to ensure the advertising is of appropriate quality and
contributes positively to the streetscape.



PO 1.3 and DTS/DPF 1.3 requires advertising not to encroach on public land however as many
buildings are built to the street boundary this policy would not be possible to comply with.
Councils encroachment policy sets criteria on what is considered appropriate in the City and is
heavily relied upon. There is uncertainty on how the new system will address the issue of
encroachments in the future.

Recommendations


There is a need for an amendment to regulation 8(2) to include (highlighted in bold below)
Pursuant to Regulation 8 (2), Schedule 3 of the Planning Development and Infrastructure
Regulations 2017:
a change made to the type or contents of an existing advertisement will be taken not to constitute
the commencement of the display of an advertisement if–
(a) The advertisement area is not increased; and
(b) The change does not involve the addition of animation or illumination.
(c) The change does not involve advertisement that does not relate to the relevant
land use consent of the site.



Delete DTS 3.1 and replace it with the original DTS 3.1 from first consultation that contained
strong and clear policy that ensured advertising does not contain third party advertising e.g. “An
advertisement does not contain third party content.”
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Insert the following new PO from Council Wide PDC 214 of the CoA of the Dev Plan:
Product advertisements illustrating products sold on the premises in conjunction with the
business name should not exceed 25 percent of the area of any advertisement.



Insert the following new PO from Council Wide PDC 202 from the COA Dev Plan to address
advertising on outdoor dining fixtures:
Signage that identifies the business name or logo, or advertises goods sold on the premises is
only appropriate on glass and canvas screens and umbrellas and when it meets the following:
a) signage and advertisements designed to improve and complement the amenity of the
premises, be of an appropriate design and consistent with the character of the locality;
b) advertisements on outdoor dining items such as umbrellas and canvas screens that do not
exceed a portion that covers 10% of the total available space on each outdoor dining item,
up to half of which may be commercial advertisements in the form of product logos used or
sold by the premises;
c) advertisements should not be illuminated or animated; and
d) third party advertising on outdoor dining items is inappropriate.



Insert the following new PO from CW PDC 218 from the CoA Dev Plan:
Temporary advertisement hoardings or shrouds required for the screening of construction sites or
for creating visual interest to occur only where they are:
a) of a high standard of design;
b) displayed only during the period of construction;
c) comprised of high quality opaque, solid and non-reflective material that is durable, low
maintenance and appropriate to the context;
d) required to conceal wiring and conduits; and
e) do not create undue risk to public or private safety.



Ensure the relevant PO’s and DTS’s from the Advertisements GDP are included within the
Development Classification Tables.
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Attachment 1

Third Party Advertising
The PDI Act, Regulations and Planning and Design Code insufficiently address third party advertising
in the City context. Third party advertising is defined under Schedule 1 in the City of Adelaide
Development Plan as:
Includes an advertisement display relating to the following:
(a) Any goods, services or products of a class not provided, produced or sold to a significant extent
on the land or in the building at which or upon which the advertisement display is situated;
(b) Any occurrence, events or competitions which are not carried on the land or in the building at
upon which the advertisement display is situated; or
(c) The location, nature or details for any activity or business not situated on the land or in the
building
Non-Complying Development
Under the Development Plan, third party advertisements are a non-complying kind of development in
the following Zones:
DEVELOPMENT PLAN

P&D CODE

North Adelaide Historic (Conservation) Zone

City Living Zone

Adelaide Historic (Conservation) Zone
City Living Zone

Capital City Zone (replaces South Terrace Policy
Area)

Capital City Zone

Capital City Zone

(except on Hindley Street, Rundle Mall and
intersection of Rundle Street and Pulteney Street)
Main Street O’Connell Zone

City Main Street Zone

Main Street Melbourne East Zone

Business Neighbourhood Zone

Main Street Hutt Zone
Main Street Adelaide Zone
Main Street Melbourne West Zone
Capital City Zone - Main Street Policy Area 14
Institution I1 St Andrews Zone

Community Facilities Zone

Institution I3 University/Hospital Zone
Park Lands Zone

Adelaide Park Lands Zone
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Figure 1 – Non-complying trigger for third party advertisements

The Figure 1, above demonstrates the spatial distribution of third-party advertising is a non-complying
kind of development. This accounts for 85% of the area within the City of Adelaide Council area.
Planning and Design Code
Under the code, advertisements are a class of development applicable to both Deemed-to-Satisfy and
Performance Assessed pathways. The assessment of an advertisement typically focuses on the size,
type, design and illumination (if any) of the physical sign.
The Advertisement - General Development Policy considers the content of an advertisement,
specifically relating to third party advertisements, see below.
Advertising Content
PO 3.1

DTS/DPF 3.1

Advertisements are primarily limited to information
relating to the lawful use of land they are located on
to assist is the ready identification of the activity or
activities on the land and have limited unrelated
content that contributes to visual clutter and
untidiness.

Advertisements contain information limited to a lawful
existing or proposed activity or activities on the
same site as the advertisement.
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Planning Development and Infrastructure Regulations 2017
Despite there being some policy it is not development. Pursuant to Regulation 8 (2), Schedule 3 of the
Planning Development and Infrastructure Regulations 2017:
a change made to the type or contents of an existing advertisement will be taken not to constitute the
commencement of the display of an advertisement if–
(d) The advertisement area is not increased; and
(e) The change does not involve the addition of animation or illumination.
Implications:


Advertisements are commonplace with City of Adelaide and can be an appropriate element in the
public environment; whereby specific regulatory mechanisms have mitigated the proliferation of
advertisements especially those that contain third party advertising.



A consequence of the above means that any existing sign (that does not have a condition of
approval) or future sign could change its content to contain materials of a third party nature,
circumventing planning controls.



There is likely to be an influx of new advertisements which could then be used for the purpose of
third party advertising without control.



This will undo the regulatory framework to avoid the proliferation of advertisements and poor
urban design.



There is also potential for illuminated advertisements to create a hazard to road users.



There will be no opportunity to manage potentially inappropriate or controversial content.

Recommendations:


Resolution of the above issue is required through amendment to Regulations and inclusion of a
definition in the Planning and Design Code.



Refinements of policies are also needed to avoid the third party advertisements.
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INTERFACE BETWEEN LAND USES GDP
The application of the policies within the Interface Between Land Uses GDP would apply to specific
types of development applications listed in the Classification Tables which also lists the policies that
need to apply to the type of development and applications that default to ‘All Other Code Assessed’
developments.
Since the first round of consultation a number of changes have been made in response to our
submission, these changes include:


Sensitive receivers protected from impacts of land uses desired in the Zone.

In summary, the issues that remain of concern include:


One of the principle purposes of the GDP is to reduce potential future conflict and ensure land
uses can co-exist, this purpose is not upfront in the Desired Outcome.



Does not address or set parameters for ancillary activities such as the deliveries, collection,
movement of commercial waste bins, goods and empty bottles which is a common issue for nonresidential uses close residential particularly in the City where development is more intricate,
intense and diverse. Vibrancy and diversity of uses gives the City its unique character, it is
important that the varying uses can co-exist in a respectful manner. Appropriate policy is
required to assist this.



Does not address built form interface in terms of setbacks, bulk and scale. There should be a
general policy that addresses so it is clear when it applies.



PO 3.3 contains policy to protect existing rooftop solar energy facilities however does not provide
parameters on what is considered acceptable. Determining what is acceptable will create
confusion and be open to interpretation.



PO 4.3 contains policy in regard to noise from swimming pool pumps but fails to provide policy in
regard to the operation of other plant and equipment. This could pose a problem particularly in
mixed use areas where noise sensitive development is in close proximity to commercial plant and
equipment.



Noise transmission between dwellings both above, below and to the side has not been
addressed. Within medium and high density development it is important noise transmission is
addressed at the planning stage to ensure quality living environments for future residents.



Fails to provide noise attenuation measures for noise sensitive development in mixed use areas
to ensure land use co-existence.



Noise other than music noise emanating from buildings has not been addressed.



Does not address noise emanating from speakers under canopies or pavements which is a
frequent problem for the City.



The Overlay introduces business hours however does not consider contemporary economies or
the multitude of land uses expected. Spatial mapping is needed to identify where these hours
apply. For instance, Offices could be 24 hrs in the City Main Street Zone and Capital City Zone,
however, is not appropriate in the City Living Zone. Further, the DTS enables the office hours to 9
pm and this would be considered inappropriate in a residential area. Other anticipated land uses
should also have guidance on operating hours.



The Environment Protection (Noise) Policy criteria 2009 has been referred to however there is a
need to update this policy to reflect the new PDI Act legislation and ensure the policies work for
applicants and stakeholders. Further the policies need to be updated to manage the mix of uses
anticipated in the new Zones. The agent of change principle needs to be applied to support the
management of mixed-use precincts.



The GDP provides policy on air quality however does not incorporate policies around odours etc
and management approaches such as condensers. The policies apply to Beverage Production in
the Rural Areas Overlay. The policies do not apply in the City despite there being a number of
sites in the City that seek a Producers License and undertake Beverage Production. The
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Beverage Production in Rural Areas policies need to be amended to provide for beverage
production in urban areas.

Recommendations


Revise Desired Outcome to clearly state that the purpose of the GDP is to reduce potential for
conflict between land uses and ensure land use co-existence.



Include a new PO that seeks ancillary activities to have minimal disturbance to residents and
include a DTS/DPF that restricts when ancillary activities can occur e.g. emptying of drink bottles
in bins removal of commercial waste etc.



Include a policy that addresses built form interface impacts such as setbacks, bulk and scale.



Include acceptable criteria for ensuring adequate sunlight to solar panels e.g. sunlight to solar
panels should be maintained for a minimum of 2 consecutive hours between 9.00am and 3.00pm
solar time on 22 June provided it does not restrict the reasonable development of adjoining sites.



Include DPF 4.2 outlining what noise level standards are considered appropriate for the operation
of plant and equipment such as air conditioning, ventilation and refrigeration systems.



Include policy that ensures attached dwellings/serviced apartments are designed to minimise
transmission of sound between dwellings/serviced apartments and particularly protect bedrooms
from possible noise intrusion e.g. appropriate stacking of rooms, locating bedrooms away from
living rooms.



Include policy that provides noise attenuation measures into the design and construction of noise
sensitive development in mixed use areas.



Include noise policy specific to licensed premises (other than music noise) to ensure they
incorporate appropriate noise attenuation measures to address patron noise.



Insert policy that discourages noise emanating from speakers under canopies on pavements.



Revise business operating hours to reflect the function of the different Zone and Sub Zones. This
would include providing additional operating hours for other land uses.



Seek updates to the Environment Protection (Noise) Policy criteria 2009 to reflect the new PDI
Act legislation and to ensure the policies work for applicants and stakeholders. The policies need
to be updated to manage the mix of uses anticipated in the new Zones. The agent of change
principle needs to be applied to support the management of mixed use precincts whilst supporting
residential amenity.



Provide policies around odours etc and management approaches such as condensers. The
Beverage Production in Rural Areas policies need incorporated to be applicable to Beverage
Production in Urban Areas.
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INFRASTRUCTURE AND RENEWABLE
ENERGY FACILITIES GDP
The application of the policies within the Infrastructure and Renewable Energy Facilities GDP would
apply to specific types of development applications listed in the Classification Tables which also lists
the policies that need to apply to the type of development and applications that default to ‘All Other
Code Assessed’ developments.
None of Councils recommendations highlighted in the CoA’s original submission have been
incorporated into latest consultation version of the Code.
In summary, the issues that remain of concern include:


There is an absence of policies that seeks long term sustainability of the environment that
minimises consumption of non-renewable resources and utilises alternative energy generation
systems.



Lacks basics of locating infrastructure and utility services in shared common trenches or conduits.



No requirement to visually improve the appearance of substations. Electricity substations can
have a negative visual impact on adjacent land without appropriate screening.



No policy in place that seeks the removal of redundant telecommunication equipment.



There are no policies that provide for electric car recharging stations.



There is absence of policy in regard to the potential re-use of wastewater from sites, no regard or
consideration has been given to water being an important resource.



There are no policies requiring service structures, plant and equipment to be designed to be an
integral part of the development and/or suitably screened from public spaces or streets. These
policies are of particular importance in higher density areas where there is often limited space
and options to locate such items away from public frontages and interfaces.
Photos (pictured right) provide an example
of how services integrated into the design
of a building can have a positive outcome
on the streetscape.
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Recommendations


Include a Desired Objective that seeks long term sustainability of the environment that
minimises the consumption of non-renewable resources and utilises alternative energy
generation systems.



For efficiency purposes, an additional PO under the heading ‘General’ should be included that
encourages the location of infrastructure and utility services including the supply of water, gas
and electricity in shared common trenches or conduits.



Revise PO 2.2 to ensure the visual amenity policies also apply to electricity substations.



Include an additional PO under the heading ‘Rehabilitation’ to also include the removal of
telecommunication equipment that is redundant or no longer required for transmission.



Under the heading ‘Battery Storage Facilities’ include guiding policy for electric recharging
stations.



Incorporate a new PO that treats water as a resource and facilitates the re-use of sewage and
wastewater, drainage and stormwater from the site of development under the heading
‘Wastewater Services’.



Introduce a PO that seeks service structures, plant and equipment to be designed to be an
integral part of the development or located away from main streets and public spaces to
maximise activation of the public realm.
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TRANSPORT POLICIES
In the City of Adelaide, transport related policies can be found in the following parts of the Code:


Transport, Access and Parking General Module



Zone and Sub Zone policies in relation to transport, access and parking



Design in Urban Areas – General Development Policies (design matters in relation to parking)

Since the previous consultation a number of changes have been made to the policies. These include:


Car parking provision rates have changed in some parts of the council area. The major change is
the deletion of car parking provision requirements in the O’Connell Street, Melbourne Street, Hutt
Street Mainstreet and Business (Neighbourhood) Zones.



Bicycle parking rates have been included (similar to current Development Plan provisions).



Disabled car parking continue to be reduced.

In summary, the issues that remain of concern include:












The Code does not reduce the risks associated with non-ancillary parking or provide any policy to
guide. This impacts land economics.
The Code does not guide the provision of multi-level car parking in areas of higher need.
Off-street car parking requirement changes need to be considered in the context of providing
accessibility through integrated land use and transport planning.
In the City Living Zone, the land use policy changes introduce pressures for car parking over
residential housing. Whilst the City of Adelaide seeks the changes to the land use policy, if this
does not occur there is a need to provide and reinstate stronger transport policies to ensure that
the land use changes do not result the adverse impacts such as reduction of residential housing
for carparking, lower residential amenity, heritage and land economics.
For the College and Institution Sites, there is a need to reinstate the policies that seek basement
parking. This will ensure that the floor area enabled by the DPA is not used up by car parking and
reducing the opportunity to support the health and education sectors. Further, it will support more
compatible design with the heritage values.
Parking for people with a disability has been reduced despite existing and projected disability
rates in the City. No suitable alternatives have been proposed to fill this gap.
On site loading areas needs to be refined.
Bicycle parking rates in other areas does not support a competitive apartment market or support
the state bicycle mode trip targets which rely on end to end parking. End of trip facilities should be
bolstered.
Assessment Pathways put transport infrastructure and planning at risk

For the proposed policies that apply in the City of Adelaide the following comments are made.

TRANSPORT, ACCESS AND PARKING GDP
Non-Ancillary Parking
The City of Adelaide has locations where ancillary parking is the only form of car parking that is
desired. In other locations, non-ancillary parking is supported where it is multi-level, located to have
minimise impact to the street environment and townscape character. This policy (that is often a noncomplying trigger) has not been translated into the Zones or Sub Zones.
It is recommended that an additional PO is provided in Transport, Access and Parking or within the
Zones or Sub Zones to reflect the policy outcome:


City Living Zone – Only ancillary car parking should be supported.
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City Main Streets Zones and Business Neighbourhood Zones – Ancillary car parking is supported
or non-ancillary parking is supported where it is multi-level car parking is and where appropriately
designed and located.



Capital City Zone – Ancillary car parking is supported. Non ancillary parking is supported where it
is multi-level car parking is and where appropriately designed and located outside core pedestrian
area.



Park Lands Zone – Only ancillary car parking is support in certain locations.



Riverbank Zone – non ancillary car parking is supported where it is multi-level car parking is and
where appropriately designed and located.

Table 2 - Off-Street Car Parking Requirements in Designated Areas


Off-Street Car Parking Requirements - City Main streets and Business (Neighbourhood) Zones

The current consultation proposes that in the City Main Streets & Business (Neighbourhood) Zones
the car parking provision rates are reduced to zero. Existing Development Plan policy Council Wide
PDC 253 enables consideration of car parking rates lower than the minimum in certain circumstances
and has resulted in many proposals being approved with less than the stated on-site car parking
provisions. However, this change is a significant shift in policy without any information being provided
on the basis for this change.
Such a change could support business development opportunities, however it could also create offsite impacts that extend into the adjoining residential zones and impact residential amenity.
A preferred approach is a balanced consideration of area-based approach to shared car parking,
public transport improvements and walking and cycling infrastructure.
This would be better considered through a future Code Amendment.


Off-Street Car Parking Requirements – City Living Zone

The car parking provision rates for dwellings have been deleted. Detached, row and semi-detached do
not have car parking requirements. This seems to make some sense given the high numbers of
heritage buildings. It is likely, that most home-owners will want car parking however, these can be
provided by the market.
Residential flat buildings or multistorey building rates are generally comparable to the Adelaide (City)
Development Plan. Although the rates have changed from floor area to bedroom.
For non-residential development, there remains car parking requirements. Whilst the car parking rates
have not materially changed, the policies for land use proposes a more open approach to nonresidential land uses than the current Development Plan. This may increase the likelihood that
proposals will come forward seeking demolition of housing stock to accommodate onsite car parking
that would impact residential amenity and character. A review of transport policy in the City Living
Zone is needed to ensure that car parking would unduly impact the amenity and impact to heritage
values. An area based off-set scheme to transport management may be needed if the land use
policies are not changed as requested.
In addition, the North Adelaide College and Institution DPA sites should continue to provide on-site
parking associated with any future growth to minimise impact on impact to residential amenity.
Policies that seek new parking at basement level should be reinstated.


Parking for people with a disability

Parking rates for people with a disability have not been reinstated as per the Development Plan.
Council is not aware of any evidence or reason why this provision would no longer be set out in the
planning policy.


Service and loading areas

In addition PO6.6 seeking that onsite loading areas are provided as part of a development, policy is
needed to ensure that service and loading areas are appropriately considered at the planning
application stage in regards to their location and design do not unduly impact on street amenity,
residential amenity and pedestrian safety.


Bicycle Parking Rates
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City of Adelaide would encourage the bicycle rate for Residential Flat Buildings and residential
components of multistorey buildings to be the same rate in metropolitan areas i.e. adopt the City of
Adelaide rate. This will support the state bicycle mode trip targets and encourage mode choice. This
will also ensure the investment platform is the same for city and metropolitan developments.
In addition, the Melbourne Docklands fires were attributed to lack of storage in appropriate places
including bike parking. As such for safety, there is a need to provide adequate provision for bicycle
storage in addition to other storage.


End of trip facilities

End of trip provision rates should be provided to ensure that development either provides onsite end of
trip facilities for cyclists or supports localise provision through an off-set scheme or the like.
Assessment Pathways
Deemed to satisfy and accepted development pathways should only be enabled on sites where existing
cross overs are provided.

Recommendations


Reinstate policies around ancillary parking and non-ancillary parking.



Support changes to City Mainstreets and Business Neighbourhood Zones however there is a need
for a balanced consideration of area-based approach to shared car parking, public transport
improvements and walking and cycling infrastructure. This would be better considered through a
future Code Amendment.



Reconsider non-residential parking rates in the City Living Zone in light of proposed land use
changes.



Reinstate car parking rates for people with a disability from existing Development Plan.



Provide consistent metropolitan bicycle car parking rates and ensure bicycle storage is in additional
to dwelling storage.



Ensure Deemed to Satisfy and Accepted Development pathways do not provide “automatic”
approvals of new vehicle crossovers.



Insert a PO to ensure siting, design and acoustic measures are provided for service and loading
areas that are conveniently located and do not impact the street amenity, residential amenity and
traffic and pedestrian safety.



Provide PO around provision rates end of trip facilities.
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SITE CONTAMINATION GDP
The application of the policies within the Site Contamination GDP would apply to specific types of
development applications listed in the Classification Tables which also lists the policies that need to
apply to the type of development and applications that default to ‘All Other Code Assessed’
developments.
None of Councils recommendations highlighted in the CoA’s original submission have been
incorporated into latest consultation version of the Code.
In summary, the issues that remain of concern include:


Contamination of buildings has not been specifically addressed within the GDP. Buildings
previously used for industrial purposes can have the same contamination issues as land.



There are no provisions that ensure the site or buildings provide a safe environment prior to the
commencement of the use. A use should not commence unless the contamination issues have
been rectified.



Existing residential allotments can have contamination issues and therefore it does not
necessarily mean the allotment is suitable for sensitive land uses or provides a safe environment
without the requirement for remedial works.

Recommendations


Revise PO 1.1 to ensure existing buildings are also suitable for sensitive land uses and provide a
safe environment prior to the commencement of the use.



Insert following new PO from PDC 105 from the CoA Dev Plan:
Where there is evidence of, or reasonable suspicion that land, buildings and/or water, including
underground water, may have been contaminated, or there is evidence of past potentially
contaminating activity/ies, development should only occur where it is demonstrated that the land,
buildings and/or water can be made suitable for its intended use prior to commencement of that
use.
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PUBLIC NOTIFICATION
TABLE 5 PROCEDURAL MATTERS
Under the Planning and Design Code, all performance assessed classes of development are subject
to public notification, except those excluded in Table 5 – Procedural Matters.
Within each Zone, ‘Table 5’ outlines all the classes of development that are then excluded from
notification subject exceptions (see example below).

Summary of Key Findings / Issues
In summary, the issues that are of concern include:


Notification triggers in certain Zones have been significantly modified in the Phase 3 Planning and
Design Code.



Refinements have been made from earlier iterations of the Code. These have removed
notification triggers for development that would not require notification.



It is understood that where a class of development is anticipated in a Zone, then it is excluded
from notification subject to conditions.
- Such conditions relate to the size/scale of a land use or building levels/height.
- If a condition is unable to be satisfied, it is not excluded from notification unless it
satisfies another clause.



Performance assessed classes of development that are of a minor nature are excluded from
notification across all Zones



Demolition of a State or Local Heritage Place are not excluded from notification across all Zones.



Development at interface with a neighbourhood type zone (City Living Zone):
- Large scale development at the interface of the City Living Zone are notifiable where
they exceed a maximum building height. In some instances, this is 43 metres and 53
metres. This is a change from existing, where notified if development exceeds 22
metres.
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-

Developments adjacent residential uses in the City Living Zone are potentially
notifiable. For example, a licensed premise in the Capital City Zone could be notified,
which is not possible under the Development Plan.



Substantial changes to notification within the City Living Zone, which include former NAH(C)Z and
AH(C)Z.
- Built form can only be notified if the proposal exceeds the maximum building height of
a site. The maximum height across the City Living Zone and associated Subzones
range from 2 building levels (6 metres) to 4 building levels (14 metres).
- Therefore, if a residential development proposal does not exceed the maximum height
prescribed for a subject site, then the proposal is exempt from notification.
- It is unclear as to how a multi-storey building comprising of mixed-use or nonresidential uses would be subject to notification in the City Living Zone.



The above will result in significant reduction in current development applications that are
notifiable.
- 41% reduction in notifiable applications 2018
- A further 11% remain unclear
- 56% reduction in notifiable applications in 2019
- A further 16% remain unclear



Within the City Living Zone, non-residential land uses such as consulting room, office, personal
and domestic services establishments are exempt from notification providing they satisfy certain
conditions.
- Whilst not envisaged in North Adelaide Low Intensity Subzone, if the relevant
condition is satisfied, will be still be exempt from notification.



It is unclear how to deal with multiple elements of development. For example, built form
provisions are often considered with other elements of development such as swimming pools and
land divisions.



It is unclear whether catalyst sites within the City Living Zone and Mains Street Zone will continue
to be publicly notified. Catalyst site applications need to be publicly notified for the following
reasons:
- Stakeholders have not been able to consider the potential impacts due to “over
height”.
- Decisions will be made on a case by case basis, “contextual analysis”, during the
assessment of the application.
- The variance of the height levels in Sub-Zone compared to catalyst sites is too great
i.e. 4 storeys compared to potentially 30 storeys (based on AHD height of 153m).
- They are often on a Zone boundary with a lower scale Zone and may also be near an
Historic Conservation Overlay.



Within the Adelaide Park Lands Zone, notification triggers need to consider the scale and impact
of the locality. For example, whilst the Adelaide Park Lands Zone anticipates outbuildings,
sporting fields and club facilities, the notification triggers do not consider the location and scale of
facility. The variance of potential impacts of the policy can be considerable for example:
- A Club Facility of 60m2 or 600m2. The scale could range from a single storey
building to a multi-storey building.
- A building could be sited on the edge or in the middle of the Park Lands. This could be
near properties in the City of Adelaide or an adjoining Council area.



For the purposes of public notification, there are considerable errors with the SAPPA and
Planning and Design Code. This makes it difficult to ensure that stakeholders have had genuine
opportunities to understand and consider the policy changes. Examples of errors that have been
found include:
- Property enquiry tool on the SA Property and Planning Atlas does not identify the
correct Zoning.
- Policies are missing or omitted in the Assessment Tables.
- The Public notification table is not well understood for intent and purpose i.e.
stakeholders have not been clearly told when and if they will be notified.

City of Adelaide Submission – Phase 3 Planning and Design Code – 2nd Consultation
2

PUBLIC NOTIFICATION

-

Zone and Sub Zone policies are missing.
Technical and Numerical Variations are incorrect, missing or omitted.
The use of definitions and terms have not been abundantly clear or misused.
New terms have not been defined or explained.

Recommendation
Resolve the following issues that remain of concern:


Changes to public notification policies have been made during the consultation process, however
not communicated to all stakeholders. A stakeholder may have reviewed the Code at the
beginning of the consultation and considered the policies to be reasonable. However, in some
instances, substantial policy changes have been made and not communicated widely except on
the website.



Removing public notification at this stage is unjustified for those who in good faith have reviewed
the proposed Planning and Design Code however were unaware of the errors or “corrections”.



The structure and wording of Table 5 – Procedural Matters is convoluted and ambiguous, making
it difficult identify what classes of development are exempt from notification.



The only component of residential development that is subject to notification is the overall building
height, whereby development must exceed the maximum anticipated height in order to be
notified. Within the applicable Zones within the City of Adelaide, there is no consideration to
development on the boundary being a trigger for notification.



Land uses exempt from notification are inconsistent with anticipated land uses within a Zone or
Subzone.



There are substantial changes to notification within the City Living Zone, which lack consideration
for composition of narrow allotments, high proportion of heritage places and residential
character/amenity.



Ensure catalyst sites remain publicly notified given the potential impacts that need to be
considered by stakeholders.



Within the Adelaide Park Lands revised the notification as follows:
- No public notification is required where developments are clearly anticipated in the
Zone. Notification triggers consider the scale and impact of the use of the locality and
adjacent Councils and the level of assessment needed to be undertaken with an
application (see examples below based on current approach).



The “trigger” around development adjacent a zone boundary apply to all adjacent zones and not
only a neighbourhood type zone. The Capital City Zone does not fall under the definition of a
neighbourhood type zone, however, encourages residential and similar uses to a neighbourhood
type zone. These residents should be afforded the same public consultation rights noting
densities are likely to be higher.
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TECHNICAL AND NUMERIC VARIATIONS
The Revised Planning and Design Code policy applying in the City of Adelaide contains some policies
which refer to local technical and numeric variations. Some of these are spatially represented in the
South Australian Property and Planning Atlas (SAPPA) which forms part of the operation of the Planning
and Design Code and is accessed via the SA Planning Portal.
Examples of Technical and Numeric Variations that are proposed to apply in the City of Adelaide are
shown below. It is understood that other Code policy may also apply to any given site which could
change these values.
Building Envelope
TNV has not been applied in the City of Adelaide.

Building Envelope policies should apply as follows:
•
•
•

City Main Street Zone and the City High Street Sub Zone
Business Neighbourhood Zone
City Living Zone – College and Institution sites and the Pope Court site.
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Concept Plan
Indicates where Concept Plans apply in the City of Adelaide.



Concept plans are missing for:
Melbourne, Hutt and O’Connell Street
Women’s and Children’s Policy Area
Remove policy from the Concept Plan 79 as insert this policy in the Capital City Zone
Riverbank Zone



Concept plans for the Adelaide Park Lands would also be useful to align the Adelaide Park Lands
Management Strategy.

Finished Ground and Floor Levels
TNV has not been applied in the City of Adelaide.
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Maximum Building Height (Levels)

This layer needs to be read and interpreted in conjunction with policy that allows buildings to exceed
stated building height guidelines – such as catalyst site provisions and overheight provisions in certain
zones. A note on the layer would assist readers.
In addition, parts of the City Living Zone are looking for up to 2 storeys not a minimum two storeys
(areas referenced on Maps Adelaide 56, 56 and 63 and heritage places).
Minimum Building Height (Levels)

This map should be deleted or corrected as this information is incorrect and needs to be read with
other policies.
For instance, on Hutt Street – PDC 15 seeks a minimum 2 storeys on Hutt Street however on the
parallel streets, PDC 16 applies the building envelope policy where one storey is sought to provide an
interface with the low scale Adelaide Historic Conservation Zone etc.
Parts of the City Living Zone are looking for up to 2 storeys not a minimum two storeys (areas
referenced on Maps Adelaide 56, 56 and 63 and Heritage Places).
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Maximum Building Height (metres)

This map should also reference the Overlay 5 for airport heights.
Parts of the City Living Zone are looking for up to 2 storeys not a minimum two storeys (areas
referenced on Maps Adelaide 56,56 and 63 and heritage places).
Minimum Building Height (metres)

It is unclear why this is very different to the Minimum Building Height (Levels). Reconsider how these
maps read together and can be used. Perhaps one map with two data sets (metres and levels) would
be easier for a reader to understand.
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Minimum Dwelling Allotment Size
TNV exists for the City but is not mapped in SAPPA therefore we are unable to check accuracy of
spatial application of policy. It is noted, to consider minimum dwelling allotment size, the City of
Adelaide uses Dwelling Unit Factor, frontage requirements and plot ratio (which may need to be
adjusted for Dwelling Allotment Size).
It is unclear how this works with Minimum Site Area (see comments below).

Minimum Frontage
Overall area where there is a TNV is identified, but specific TNV values have not been spatially
applied therefore we are unable to check accuracy of spatial application of policy.

Some areas do not have frontage requirements however given the loss of other planning policy tools
i.e. plot ratio there is a need to ensure there are policies to support equivalent density and character
outcomes.
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Minimum Site Area
Overall area where there is a TNV is identified, but specific TNV values have not been spatially
applied therefore we are unable to check accuracy of spatial application of policy. It appears that the
boundaries do not reflect the existing policy area boundaries which is where site area is derived from.
It is noted, to consider Minimum Site Area, the City of Adelaide uses Dwelling Unit Factor, frontage
requirements and plot ratio (which may need to be adjusted for Minimum Site Area).
It is unclear how Minimum Site Area works with Minimum Dwelling Allotment Size.

Gradient Minimum Frontage
This TNV is not relevant to City of Adelaide – no comment
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Gradient Minimum Site Area
This TNV is not relevant to City of Adelaide – no comment

Minimum Primary Street Setback
This TNV has not been applied to the City of Adelaide. This approach is supported.
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Minimum Side Boundary Setback
This TNV has not been applied to the City of Adelaide. This approach is supported provided more
merit assessment tools are provided.

Minimum Rear Boundary Setback
This TNV has not been applied to the City of Adelaide. However, in some zones there is a proposed
Minimum Rear Boundary Setback. For instance, the City Living Zone PO 3.4 proposes rear boundary
setbacks.
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Site Coverage
This TNV has not been applied to the City of Adelaide. However, there are policies in the Code that
apply and the mapping needs to reflect this. It is noted, the Landscaped Open Space is similar to Site
Coverage. These provisions need to be reinstated.

Recommendations


Reinstate relevant policies and building envelope to:
City Main Street Zone and the City High Street Sub Zone
Business Neighbourhood Zone
City Living Zone – College and Institution sites and the Pope Court site.



Reinstate Concept Plans for:
Melbourne, Hutt and O’Connell Street
Women’s and Children’s Children’s Policy Area
Remove policy from the Concept Plan 79 as insert this policy in the Capital City Zone.
Riverbank Zones



Prepare concept plans for the Adelaide Park Lands.



Update the Maximum Building Height Map to reflect policies such as Catalyst sites and City
Living Zone 1-2 storeys.



Update the Minimum Building Level Map to reflect policies such as Hutt Street Building Envelope
Policy at 1 storey at the boundary and City Living Zone 1- 2 storeys.



Remove reference to 9999m in TNV and replace with “No prescribed height limit”.



Maximum Building Height Map needs to reference the Overlay 5 for Airport Building Heights and
reflect the City Living Zone where some areas only seek 1-2 storeys.



The Maximum Building Height and Maximum Building Levels data sets need to be resolved as it
is unclear why these maps are markedly different as they don’t show the same areas. These
maps could be combined for ease of reading.



Minimum Frontages Map needs to reflect existing policy area policies. Where policies do not exist
there is a need to insert frontage requirements to achieve the same policy outcome of the
Development Plan. This is because other supporting policies levers which work hand in hand with
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frontage requirements have been deleted by the Code. For instance, a 15 metre frontage in the
Adelaide Historic Conservation Zone is needed.


Minimum site areas need to reflect existing policy area boundaries i.e. where the site area policy
is derived from.



Minimum Rear Boundary Setbacks, update to reflect Code policy. Insert Site Coverage Policy
values to reflect Landscaped Open Space policies.



Provide additional mapping or other mechanism to enable City of Adelaide to check accuracy of
spatial application of policy where a TNV exists for the City but not mapped in SAPPA, including:
Minimum frontage TNV
Minimum site area TNV
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Spatial application of Technical and Numeric Variations TNVs need to be represented in
SAPPA to provide context and understanding. TNVs adapt the rules that apply to a
specified zone or subzone or overlay to provide for local variations in specified
circumstances.
The types of TNVs provided in Part 6 of the Planning and Design Code are as follows:

The current iteration of the South Australian Property and Planning Atlas does not
clearly describe the link between the TNV value stated in a P&DC table, and where it is
applied spatially.
Mapping the application of TNVs will also assist with checking accuracy of application.
Site by site extraction of spatial application of TNVs via the P&DC is unnecessarily timeconsuming and inefficient.

Recommendations





Apply Urban Tree Canopy overlay to City of Adelaide.
Apply Stormwater Management overlay to City of Adelaide.
Clarify how the spatial application of Housing Renewal will be undertaken and/or
triggered during development assessment.
Spatially map where TNVs apply via SAPPA.
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Although some progress has been made, some previously raised matters relating to
development the public realm are not yet adequately resolved.



Public realm
Following requests for draft Design Standards, DPTI confirmed in December 2019
that none had been developed to date. The PDI Act requires that aspects of
development relating public realm, infrastructure and encroachment be assessed
against the P&D Code or Design Standards. Further, the P&D Code does not include
adequate provisions relating to development or activity in the public realm for the City
of Adelaide.
Key risk: Protection, coordination and enhancement of the public realm cannot be
achieved through development control, resulting in reduced quality of the public
realm, reduced safety and reduced visual amenity, and more uncertainty and conflict
around the use of public land.



Approvals under sections 221 and 222 of the Local Government Act 1999
The PDI Act provisions (once commenced) would amend Sections 221 and 222 of
the Local Government Act 1999 (SA) (LG Act) with the effect that activities currently
requiring a council-issued permit will no longer require a permit if the activity forms
part of an approved development application under the PDI Act. This would relate to
activities such as use of public roads (e.g. road closures, erection of cranes,
encroachments), use or changes to public footpaths (e.g. outdoor dining, changes to
crossovers) etc.
Key Risks: Unregulated use of public roads and footpaths (e.g. road closures, crane
erection, outdoor dining, crossover changes) may lead to negative impacts upon:
 Conflicting legislative requirements whereby public consultation on changes to
a public road are not able to be undertaken;
 Use and enjoyment of the public realm;
 Public safety, public liability and indemnity Maintenance and repair;
 Local trade;
 Occupiers of private land.



Statutes Amendment (Local Government Review) Bill 2020
The Statutes Amendment (Local Government Review) Bill 2020 also seeks
amendments which relate to sections 221 and 222 of the LG Act.
It is understood that following further consultation with the PlanSA team (AGD) and
office of the Attorney-General (and Minister for Planning and Local Government),
Government in-house amendments were drafted to the Bill in order to address
concerns regarding changes made to sections 221 and 222, to have been
implemented through commencement of the PDI Act.
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The amendments advocated for by City of Adelaide and others in the sector have
since been approved in the House of Assembly and introduced to the Legislative
Chamber, where debate is anticipated in the New Year.
.

Recommendations


Ensure all relevant public realm matters are encapsulated appropriately in either the
Planning and Design Code or a City of Adelaide Design Standard, and



Ensure the Statutes Amendment (Local Government Review) Bill 2020 contributes to
resolving outstanding issues, in line with the Bill as introduced to the Legislative
Chamber.

Note: it will be necessary to carefully manage timing to ensure the necessary legislative
changes are coordinated with the introduction of the Phase 3 Planning and Design Code.
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It is acknowledged that land use approvals benefit from timely referral processes which is
supported via the PDI Act and Regulations, and via the Planning and Design Code Overlays.



Referrals can assist with avoiding the duplication or conflicting outcomes in certain
circumstances.



Specific considerations relating to childcare centres proposed in existing or new multi-storey
buildings in the City are sometimes required (e.g. to make provisions for babies and very young
children relating to fire egress, emergency drills, quality open space, and other relevant design
and operational considerations).



Available statutory approval processes could be leveraged to benefit the assessment of childcare
centres, particularly when they are proposed in multi-storey buildings. This could enable the
streamlining of planning, building and Education Standards Board considerations early in the
assessment process, and benefit the applicant by ensuring key considerations are identified
early.

Recommendations


Initiate discussions with the Education Standards Board regarding the potential to introduce a
referral for advice on requirements for operation of childcare centres.
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Since the first round of consultation a number of changes have been made in response to our
submission, these changes include:


Included definition of Student Accommodation

In summary, the issues that remain of concern include:


Part 8 - Administrative terms and definitions could be expanded for clarity.



Insufficient land use terms and activities defined in Part 7 – Land Use Definitions, inadequately
capture diversity of land uses and activities prevalent today.



Many land uses are envisaged within the P&D Code however are not defined or clearly
expressed.



The application and interpretation of Part 7 – Land Use Definitions is unclear and ambiguous,
particularly where a land use or activity is recorded in Column A and Column C. For example:
-

-



A shop, personal and domestic services establishment and restaurant are all land uses and
activities set out in the Column A of the definitions table.
A shop sets out both a personal and domestic services establishment and restaurant in
Column C, noting that any land use or activity or use that is set out in Column C is included
in the meaning.
Therefore, it is understood that a lawfully existing restaurant could include the above uses. If
there is a lawful use for one of the above, it is unclear whether the operations would be
interchangeable without a requirement for a change in land use.

Inconsistent use of land use terms.

Recommendations




The following terms are recommended to be defined in Part 8 - Administrative terms and
definitions
-

Ancillary Building

-

Catalyst Site

-

Conservation Works

-

Low, medium and high scale (as distinct from low, medium and high rise)

-

Infrastructure (in terms of inclusions aligning to the Local Government Act)

The following land uses do not have a definition in the Code however have previously been useful
in managing land uses in the City. It is recommended that these are added as definitions:
-

Adult Entertainment Premises
Adult Products and Services Premises
Boarding/Lodging House
Cinema/Theatre
Emergency Services Facilities (Ambulance, Fire, Police)
Entertainment Centre
Events
Informal and Formal Recreation Area
Short Term Accommodation
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The following land use terms and activities referred to in the P&D Code to be defined in Part 7 –
Land Use Definitions:
-

Licensed Premises

-

Entertainment Venue and/or Entertainment Premises

-

Sporting Facility

-

Club

-

Convention Centre

-

Helicopter Landing Facility

-

Hospital

-

Institutional use

-

Motel

-

Serviced Apartment

-

Health Care Facility



A Restaurant forms a standalone land use.



A Domestic and Personal Services Establishment is only included under Column C for a Shop.



Where policies have been used interchangeably or are similar, these should be should either be
separately defined, or the P&D Code should be amended, removing superfluous terms. For clarity
of both interpretation and application, the following land uses need to be refined:
-

Community Facilities, Community Centre and Community Service

-

Short Stay Accommodation and Tourism Facilities.

-

Licensed premises, Nightclubs, Bars, Entertainment Venue, Entertainment Premises and
Entertainment Facilities.



Policies also need to be reviewed to ensure definitions have been used consistently throughout
the Code.



For the purpose of existing use rights, practice guidance is needed on the legal interpretation of
definitions that may have changed.
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