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1 Amending the Planning and Design Code
The Planning, Development and Infrastructure Act 2016 (the Act) provides the legislative framework for
undertaking amendments to the Planning and Design Code (the Code). With approval of the Minister
for Planning and Local Government (the Minister), a Council, Joint Planning Board, Government Agency
or private proponent may initiate an amendment to the Code and undertake a Code Amendment
process.
An approved Proposal to Initiate will define the scope of the Code Amendment and prescribe the
investigations which must occur to enable an assessment of whether the Code Amendment should take
place and in what form.
The State Planning Commission (the Commission) is responsible under the Act for ensuring the Code
is maintained, reflects contemporary values relevant to planning, and readily responds to emerging
trends and issues.
The Commission provided independent advice to the Minister for Planning and Local Government on
the Proposal to Initiate this Code Amendment. The Commission will also provide a report on the Code
Amendment (including compliance with the Community Engagement Charter) at the final stage of the
Code Amendment process.
1.1

Stage of Code Amendment

The ‘Engagement’ and ‘Considering Engagement’ phases of the Code Amendment process have
recently been completed, with an Engagement Report subsequently prepared pursuant to Section 73(7)
of the Act.
The Code Amendment is now at the ‘Decision’ phase of the process, as highlighted below.
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2 What is Proposed in this Code Amendment?
2.1

Need for the amendment

The Alexandrina Region is a site of projected growth as identified within the 30 Year Plan for Greater
Adelaide. Hindmarsh Island in particular is forecasted to increase by 1,332 individuals by 2041. The
Affected Area represents 12.14 hectares of largely underutilised land which has capacity to cater from
some of this expected growth.
The Designated Entity is seeking an adjustment to the Minimum Site Area TNV, which currently requires
a minimum site area of 2 hectares. Through discussions with Alexandrina Council, it was determined
that the proposed minimum site area of 7,500m2 was considered appropriate, as this coincides with
existing 7,500m2 minimum site areas adjacent Captain Sturt Road.

2.2

Affected Area

The Affected Area is described as 179 Randell Road, Hindmarsh Island, and is more formally identified
as Allotment 474 in Filed Plan 166848, Certificate of Title Volume 3889 Folio 101. A map of the Affected
Area is shown in Figure 2 and in Attachment A.
Figure 2.

Affected Area
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2.3

Summary of proposed policy changes

2.3.1 Current Code Policy
The Affected Area is currently located in the Rural Living Zone of the Planning and Design Code, as
detailed in Attachment B.
The Rural Living Zone envisages a spacious and secluded residential lifestyle within semi-rural or seminatural environments, providing opportunities for a range of low-intensity rural activities and homebased business activities that complement that lifestyle choice.
The following Overlays apply to the Affected Area:
•

Airport Building Heights (Aircraft Landing Areas)
o Manages the potential impact of buildings on the operational and safety requirements of
aircraft land areas.

•

Building Near Airfields
o Maintains the operational and safety requirements of certified commercial and military
airfields, airports, airstrips and helicopter landing sites through management of nonresidential lighting, turbulence and activities that may attract or result in the congregation
of wildlife.

•

Hazards (Bushfire – Medium Risk)
o Ensures that development, including land division, appropriate responds to the level of
bushfire risk and potential ember attack and radiant heat by siting and designing buildings
in a manner which mitigates the threat and impact of bushfires on life and property.
o Ensures that access for emergency service vehicles is provided to aid the protection of
lives and assets from bushfire danger.

•

Hazards (Flooding – Evidence Required)
o Ensures that development adopts a precautionary approach to mitigate impacts on
people, property, infrastructure and the environment from potential food risk through the
appropriate siting and design of development.

•

Murray-Darling Basin
o Ensure sustainable water use in the Murray-Darling Basin area.

•

Native Vegetation
o Ensures that areas of native vegetation are protected, retained and restored in order to
sustain biodiversity, threatened species and vegetation communities, fauna habitat,
ecosystem services, carbon storage and amenity values.

•

Ramsar Wetlands
o Ensures the protection and restoration of the Ramsar wetlands.

The Affected Area is subject to a Minimum Site Area TNV (local variation) which requires sites to have
a minimum area of 2 hectares.

2.3.2 Proposed Code Policy
The Code Amendment proposes the following:
•

Retention of the existing Rural Living Zone

•

Retention of the existing Overlays

•

Replacement of the 2 hectare Minimum Site A

•

rea TNV to 7,500m2
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3 Engagement
3.1. Community Engagement Charter
Engagement on a Code Amendment must occur in accordance with the Community Engagement
Charter principles, which require that:
•

Engagement is genuine

•

Engagement is inclusive and respectful

•

Engagement is fit for purpose

•

Engagement is informed and transparent

•

Engagement processes are reviewed and improved.

An Engagement Plan was prepared for this Code Amendment to ensure that engagement could be
conducted and measured against the principles of the Charter. To ensure probity, the Engagement Plan
was reviewed by Alexandrina Council.
A summary of the engagement that occurred is as follows:
•

Publication of the draft Code Amendment, mapping changes, consultation materials and
Engagement Plan on the Plan SA website at www.plan.sa.gov.au

•

Public notice placed in the online edition of The Advertiser

•

Public notice placed in the physical edition of the Victor Harbor Time

•

Hard copies of the draft Code Amendment made available at no cost at Alexandrina Council
principal office, and the Goolwa library

•

Owners and occupiers of the land and owners and occupiers of adjacent land received written
correspondence providing information about the proposed Code Amendment and opportunities
to provide feedback

•

The following organisations and agencies received written correspondence providing
information about the proposed Code Amendment and opportunities to provide feedback:
o Alexandrina Council (Council)
o Local Government Association of South Australia (LGA)
o State and Federal Members of Parliament
o Country Fire Service (CFS)
o Department of Infrastructure and Transport (DIT)
o Ngarrindjeri Aboriginal Corporation
o Hindmarsh Island Landcare Group
o Goolwa District Ratepayers and Residents Association
o Utility Organisations

3.2. Feedback Options
Participants were given the opportunity to provide feedback via the following methods:
•

Email: engagement@holmesdyer.com.au

•

In writing: c/- Holmes Dyer Pty Ltd, Level 3, 15 Featherstone Place, Adelaide SA 5000

•

Online via the Plan SA website: https://plan.sa.gov.au/have_your_say/general_consultations

Page |4

4 Analysis
4.1

Strategic Planning Outcomes

4.1.1 Summary of Strategic Planning Outcomes
Economic Analysis
An analysis of demographic data and labour force status data collected from the 2016 Census was
completed to identify any potential impacts that the proposed Code Amendment may have towards the
demand and availability of existing employment services. This analysis identified that Hindmarsh Island
and the wider Goolwa area had a lesser demand for employment opportunities and services due to an
older population.
Service age group data indicated that approximately 61.2% of Hindmarsh Island’s population was aged
over 50, along with 62.5% of the Goolwa area population. An older population is indicative of both
Hindmarsh Island and the Goolwa area being considered as desirable retirement destinations, and this
is further reflected within labour force status data which indicates a lesser demand for access to
employment services.
Both localities recorded a greater proportion of residents not in the labour force, which captured 44.6%
of Hindmarsh Island and 50.6% of the Goolwa area’s population. These figures are much higher than
compared to the Alexandrina LGA (37.5%) and Greater Metropolitan Adelaide (29.4%). The presence
of a greater proportion of residents not in the labour force further reinforces the desirable retirement
nature of Hindmarsh Island and the Goolwa area, and indicates that there is a lesser demand for
employment opportunities and services within these areas.
It is therefore considered that the proposed Minimum Site Area TNV adjustment to 7,500m2 over the
Affected Area would have minimal impact towards the demand for employment services.
Environmental Impacts
The Affected Area is captured within the Ramsar Wetland Area, along with the entirety of Hindmarsh
Island. As considered within Alexandrina Council’s 21 October 2019 agenda, the Affected Area consists
of a cleared parcel of land which does not hold any known threatened flora or fauna species or
ecological communities. Therefore, the proposed Code Amendment does not pose any direct impact
on the environment. Notwithstanding this, any future development of the Affected Area would need to
be mindful of obligations in relation to its location with the Ramsar Wetland Area under the Environment
Protection and Biodiversity Act, 1999.
The Affected Area is also subject to the Native Vegetation overlay, which seeks to protect, retain and
restore areas of native vegetation. As the Affected Area consists of a cleared parcel of land the
proposed Code Amendment is considered to have minimal impact.
As identified within the 30-Year Plan for Greater Adelaide, a key policy theme is Emergency
Management and Hazard Avoidance. The proposal is considered to be able to suitably minimise risk to
people, property and the environment from the exposure to hazards, and improve the integration of
disaster risk reduction and hazard avoidance due to the presence of the existing Hazards (Bushfire –
Medium Risk) Overlay and Hazards (Flooding – Evidence Required) Overlay. No changes to these
overlays is considered as part of this Code Amendment.
Both of these overlays seek development, including land division, to appropriately address hazard
mitigation and therefore any future subdivision of the site would be required to take due consideration
towards emergency management and hazard avoidance.
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Infrastructure and Services
The Affected Area is able to be appropriately connected to civil infrastructure, and is well serviced by
social infrastructure as sought by the State Planning Policies.
Civil Infrastructure
Investigations regarding servicing were undertaken for the Affected Area based upon a 16 – 20
allotment subdivision concept. No infrastructure constraints were identified which would prevent the
servicing of a future subdivision, nor would result in a significant impact of the future expansion of the
existing urban area required to accommodate for future growth. A copy of these civil investigations is
included within Attachment E.
Social Infrastructure
Hindmarsh Island provides for limited services and / or facilities, with the Hindmarsh Island CPA Post
Office, located at 4 Madsen Street (2.8km north-east from the Affected Area), acting as a small general
store to the region. The lack of direct accessibility to services is not considered detrimental, as given
the rural lifestyle of the location residents are more willing to travel to service centres such as Victor
Harbor to access services and facilities. Notwithstanding, the site is located within close proximity to
Goolwa which provides for a good variety of services, including educational, retail, medical and
recreational, which are appropriate to cater for the everyday needs of residents.
Available services are generally located along Cadell Street or within the Goolwa Village Shopping
Centre, and are captured within a 3km radius from the Affected Area. Services and facilities provided
included numerous retail stores, cafés, recreational spaces, educational facilities, medical services and
government facilities, including a handful of churches, museums and galleries.
The Goolwa Village Shopping Centre, located along Hutchinson Street, is the only major shopping
complex within the region, and provides residents with a variety of services which include two full-line
supermarkets (Foodland and Woolworths), a local butcher, liquor store, pharmacy, a small selection of
cafés, a Bendigo Bank, and an Australia Post.
Outside of this shopping complex, services and facilities are generally located along Cadell Street,
which acts as the main high street within Goolwa. Accordingly, the Alexandrina Council, Goolwa Library
and Goolwa Visitor Information Centre can be located along this street, as well as a range of emergency
services which include the Goolwa CFS, Goolwa Ambulance Station and Goolwa Police Station. Retail
services such as local shops and cafés, a liquor store, BankSA branch, and Caltex can also be found
situated along this street.
Thirteen medical centres are also located within close proximity to the Affected Area, and provide
residents with access to general medical facilities, podiatry, pathology, hearing, cardiology, optometry
and dentistry services. Similarly to other services and facilities, the majority of these facilities are located
along Cadell Street – with the further facility, being the Cadell Street Medical Centre, located 2.3km
away.
Two educational facilities are located within a 3.5km distance, being the Goolwa Primary School located
along Gardiner Street, and the Goolwa Secondary College located along Glendale Grove. It is noted
that the Goolwa Secondary College is still in construction, and is expected to start accepting students
within Term 1 of 2022. Both schools are under a 5 minute drive from the Affected Area. In addition, the
Goolwa Children’s Centre is also located within good proximity to the Affected Area (2.34km).
There are numerous recreational and community facilities and services within Goolwa, which capture
playgrounds, a community garden, skate park, and marinas. These facilities are located within 1.7km –
3.8km away from the Affected Area, with the nearest recreational grounds being the Amelia Park
Playground and Jaraide Park. Community facilities, which include the Goolwa Bowling Club and Goolwa
Netball Club (which also includes a full sized AFL oval within the vicinity) is located 2.0km away from
the Affected Area. Additional community facilities include the Goolwa Guide and Scout Hall, Surf
Lifesaving Club, and RSL.

Page |6

Integrated Transport
While Hindmarsh Island is not frequented by public transport, services are available within nearby
Goolwa which connect the region to Adelaide and Victor Harbor. The lack of access to public transport
services is not considered detrimental, as given the rural lifestyle of the location residents are more
willing to travel via a private vehicle to access service centres.
Interfaces Between Different Land Uses
The current and intended use of the Affected Area is for residential purposes, which is a compatible
use with the surrounding land.
The Affected Area is largely situated with interfaces to residentially used land. To the north are
residential dwellings in the form of homesteads, whilst more traditional suburban residential
development is located along Captain Sturt Road where Hindmarsh Island meets the Murray River.
Adjacent Captain Sturt Road (west), the Affected Area has interfaces with a mixture of residential
dwellings and vacant urban land. Portions of agricultural and grazing land is located along O’Connell
Avenue (700m west) and Captain Sturt Road (315m north-west); however, it is indicated through
SAPPA and Location SA mapping that these land parcels are intended to be subdivided by the
landowners to facilitate for residential uses.
The heaviest concentration of residential development is adjacent the southern boundary of the Affected
Area, which is in association with the Coorong Quays which features waterfront residential dwellings.
Some portions of land within the Coorong Quays is vacant, however will feature residential dwellings in
future.
The land located directly to the east of the subject site is the only allotment not used for residential
purposes, with its use in association with agricultural and grazing land. It is noted that this allotment
directly abuts residential development to the north and east, and therefore is not considered to have
any detrimental impacts towards the residential nature of the Affected Area.
Land Supply and Demand
Data collected from the Plan SA Development Register (as of the 20th August 2021) was analysed to
identify the current nature of development applications within Hindmarsh Island. Since July 2003,
Hindmarsh Island has had 108 development applications approved, with 20 being for the division of
land. As a result of these land division applications an extra 32 allotments were created.
Hindmarsh Island is also experiencing an increased demand for the construction of dwellings, with 50
development applications approved since January 2021 – which is the highest number of dwelling
approvals recorded since 2003.
The indicates that there is a demand for new allotments within the Hindmarsh Island area.

4.1.2 Consistency with the State Planning Policies
State Planning Policies define South Australia’s planning priorities, goals and interests. They are the
overarching umbrella policies that define the state’s interests in land use. There are 16 State Planning
Policies and six special legislative State Planning Policies.
These policies are given effect through the Code, with referral powers assigned to relevant Government
Agencies. The Code (including any Code Amendments) must comply with any principle prescribed by
a State Planning Policy.
This Code Amendment is considered to be consistent with the State Planning Policies as shown in
Attachment D.

Page |7

4.1.3 Consistency with the Regional Plan
The directions set out in Regional Plans provide the long-term vision and set the spatial patterns for
future development with a region. This can include land use integration, transport infrastructure and the
public realm.
The Commission has identified that the existing volumes of the South Australian Planning Strategy,
prepared under the Development Act 1993, will apply until such time as the new Regional Plans are
prepared and adopted.
Whether there is conflict between a Regional Plan and the State Planning Policies, the State Planning
Policies will prevail.
This Code Amendment is considered to be consistent with the Regional Plan as shown in Attachment
D.

4.1.4 Consistency with other Key Strategic Planning Documents
This Code Amendment aligns with other key policy documents in the following manner:
Alexandrina Council Community Strategic Plan 2014 – 23 & Part Two: Strategic Measurement –
2015 Report
The Alexandria Council’s Community Strategic Plan 2013 – 2023 (the Community Strategic Plan) was
developed to guide the region’s aspirations, interests and priorities. The Community Strategic Plan is
focused around four main aspirations, Activate our Spaces, Innovate throughout our Region, Thrive in
Clean Green Futures, and Participate in Wellbeing. Each of these aspirations has their own unique
strategic measures.
This proposal strongly accords to measurements relating to population growth and the provision of new
allotments. Under the aspiration of Activate our Spaces the Alexandrina region aims to provide vibrant
communities, memorable experiences, and liveability of townships and rural areas.
A general measurement of this vision is the region’s local population growth. Within the 2015 Strategic
Measurement update of the Community Strategic Plan it was noted that Alexandrina has some of the
fastest growing regional townships in South Australia, with further growth anticipated within Goolwa
North and Hindmarsh Island. The Affected Area was also captured within the Community Strategic Plan
as being captured within Alexandrina’s Planned Urban Lands to 2045 (Rural Living).
Hindmarsh Island is expected to experience a population growth of 73.8% by 2041, with the population
forecasted to grow by an additional 1,332 people. The Affected Area represent 12.14ha of underutilised
land which is of an appropriate size and nature to cater for some of this growth in population, and is
well located in proximity to Goolwa.
A further outcome sought by Activate our Spaces is the liveability of townships and rural areas, which
intends to provide for visual and connected rural areas, enhanced amenity and quality of recreational
and open space areas, and healthy spaces and places which have been designed and planned in a
high quality and integrated manner. A performance measure for the liveability of townships and rural
areas is local new allotments and dwelling growth, with it being the desire to maintain or improve the
balance between the number of new lots emerging in Alexandrina and the number of dwellings
approved.
Within the 2015 review of the Community Strategic Plan, it was noted that supply and demand within
Alexandrina was relatively balanced, with 300 new allotments created and 260 new allotments
approved. Hindmarsh Island is experiencing an increased demand for residential land and dwellings,
with data collected from the PlanSA Development Register (as of the 20th August 2021) finding that
since July 2003 approximately 108 development application had been approved, 20 of which were for
land divisions. As a result of these land division applications 32 allotments were deposited in Hindmarsh
Island. In addition, 50 dwellings have been approved since January 2021 – which is the greatest number
of dwelling approvals recorded since 2003.
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This proposal also is in accordance with Alexandrina’s vision of Innovate our Region, which intends to
provide a resilient economy, productive community assets and proactive leadership and accountability.
With reference to the performance measurement of ‘local economic development’ it is noted that the
anticipated population growth and new growth areas located within the region offer an opportunity to
showcase the area to prospective residents and business owners as a premium living and lifestyle
destination. The Affected Area can be considered to provide for a premium living and lifestyle
destination, as it offers rural living opportunities within close proximity to Goolwa and the Murray River.

4.2

Infrastructure Planning

As detailed in Section 4.1.1 Civil Infrastructure, the Affected Area does not require significant extensions
to infrastructure and can be serviced via existing infrastructure located within close proximity to the site.

4.3

Investigations

4.3.1 Investigations undertaken Pre-Engagement
The extent of investigations that have been undertaken as part of the Code Amendment process were
agreed to by the Minister in the Proposal to Initiate.
The following investigations were undertaken to inform the Code Amendment.
Stormwater Management
The Affected Area falls to the south towards Randell Road and has an average gradient of
approximately 2.5%. Immediately to the north of the site is a small, densely vegetated catchment area.
Randell Road is elevated above the surrounding land and creates a barrier to any surface flow. There
is no existing stormwater infrastructure adjacent the site, with the majority of any surface stormwater
runoff expected to be trapped by Randell Road and infiltrate.
The Affected Area is able to be appropriately serviced with stormwater infrastructure, with Alexandrina
Council advising that if a new road was constructed as part of any future subdivision concept it would
likely require an on-site stormwater detention / retention basin to manage stormwater runoff and advised
that water sensitive measures would be supported. In addition, road side swales may be utilised to
increase opportunities for infiltration, stormwater treatment and on-site detention.
The development of dwellings subsequent to the subdivision of the site is anticipated to capture roof
stormwater runoff for reuse (rain water tanks), and runoff is anticipated to runoff onto grassed areas
and infiltrate.
Potable Water
Investigations undertaken by Greenhill identified a 200mm PVCO water main in Captain Sturt Road,
and an existing 250mm and 375mm water main in Randell Road. SA Water have advised that there is
adequate capacity in the surrounding network to service the site.
New allotments would be able to be serviced with 20mm connections with any existing or redundant
connections to be removed.
An extension of the water main network with a 100mm diameter branch main, constructed from the
existing 200mm main in Captain Sturt Road is likely to be required to service allotments if access from
a new public road is considered as part of a subdivision concept.
Electrical Supply
There is existing 11kV high voltage overhead power lines along Randell Road and along the eastern
boundary of the site. There are 11kV high voltage underground cables in Captain Sturt Road and an
existing transformer opposite the site.
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SAPN have advised that the existing 11kV underground cable along Captain Sturt Road can be used
to supply the site. There are no high voltage capacity constraints for the site; however, the existing
transformer cannot be utilised for new connections. Allotments along the eastern side of the site may
be serviced by the existing SAPN overhead power lines along the boundary, with pole mount
transformers.
SAPN also advised, given the distance from the proposed connection point on Captain Sturt Road, that
there may be issues with voltage drop servicing the lots at the eastern border of the site, and multiple
transformers may be required. This is a matter which would be considered as part of a future subdivision
application.
No external headworks are required to service the site.

Telecommunications Supply
There is existing telecommunications infrastructure along Randell Road and Captain Sturt Road.
NBN have confirmed that the site is within their fixed line network and may be readily serviced from
their existing network.
Future Vehicular Access
The Affected Area is located abutting Randell Road and Captain Sturt Road, which are both under the
care, management and control of Alexandrina Council. The intersection of Randell Road and Captain
Sturt Road is located on the south-west corner of the site. Both Randell Road and Captain Sturt Road
are subject to an 80km/h speed limit.
It as advised by Alexandrina Council as part of preliminary investigations that a new road connection to
Captain Sturt Road would be appropriate, confirming it would provide adequate separation of junctions
and that available site distances would be adequate. It was suggested that a cross section with a 7m
wide sealed road within a 15m road reserve, and a 1.5m wide footpath on one side would be adequate,
and meet with Alexandrina Council’s land development requirements. Access to new allotments is
suggested and preferred from a new internal road connecting onto Captain Sturt Road, with limited
access from Randell Road.
Traffic
An assessment of traffic volumes likely to be generated by a future subdivision (based upon a concept
of 16 to 20 allotments) was completed by Greenhill. There is no specific traffic generation rate
information that is readily available for rural living developments, and it is therefore assumed a trip
generation rate at the upper rate for residential development, being 10 vehicle trips per day. Allowing
for the existing allotment, the proposed development may generate up to approximately 190 additional
vehicle trips per day. The majority of these trips are expected to be destined to and from Randell Road,
and use the existing Randell Road and Captain Sturt Road.
Available traffic data indicates that Randell Road at the Hindmarsh Island Bridge is approximately 4,500
vehicles per day. While no data was available for Captain Sturt Road, it’s anticipated to have an average
daily traffic volume in the order of 500 to 1,000 vehicles per day.
The peak hour traffic volume generated by the subdivision of the Affected Area may increase the traffic
movements on Captain Sturt Road by approximately 15 vehicles per hour during the morning peak
hour, and perhaps 19 vehicles per hour in the afternoon peak hour. The turning movements to and from
Captain Sturt Road are very low, and requires only a basic rural road junction.
Assuming 90% of traffic movement is to and from Randell Road, the morning and afternoon peak hour
movements at the Randell Road / Captain Sturt Road junction are forecast to be as follows:
•

AM Peak Hour – Assuming 75% exit, then an additional 9 vehicle right turn movements per hour
may be expected out of Captain Sturt Road, at the existing Randell Road / Captain Sturt Road
junction.
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•

PM Peak Hour – Assuming 2/3 enter in the afternoon peak hour, an additional 11 vehicle left
turn movements are expected from Randell Road to Captain Sturt Road, at the existing Randell
Road / Captain Sturt Road junction.
The increase in traffic generated by the proposed Code Amendment will be readily accommodated by
Captain Sturt Road and have only a marginal effect on the existing traffic movements at the existing
intersection of Captain Sturt Road and Randell Road.
Population Projections
Population projections for Hindmarsh Island and the Goolwa area illustrate significant growth in the total
population (73.8% and 42.4%). The Local Government Area of Alexandrina is shown to grow by 8,894
persons or 31.8%, made up predominantly by growth in Hindmarsh Island and the Goolwa area.
Population growth in a region with an older population is often due to internal migration of people moving
from the metropolitan area to coastal locations for a period of their retirement, often referred to as a sea
change.
Land Supply and Demand
Data collected from the PlanSA Development Register (as of the 20th August 2021) found that since
July 2003 approximately 108 development applications have been approved, 20 of which being for the
division of land. As a result of these land division applications an extra 32 allotments were created within
Hindmarsh Island. In addition, there have been 50 dwelling approvals within Hindmarsh Island since
January 2021 – which is the highest number of dwelling approvals recorded since 2003.
This indicates that there is a demand for new allotments within Hindmarsh Island.

4.3.2 Investigations undertaken Post-Engagement
No further investigations were completed as a result of the engagement submissions.

4.3.3 Recommended Policy Changes
Following is a list of the recommended policy changes which are proposed in response to the
investigations undertaken in support of this Code Amendment:
Proposed Code Policy

Zone
•

Rural Living Zone

Overlays
•

Airport Building Heights (Aircraft Landing Area)

•

Building Near Airfields

•

Hazards (Bushfire – Medium Risk)

•

Hazards (Flooding – Evidence Required)

•

Murray Darling Basin

•

Native Vegetation

•

Ramsar Wetlands

Local Variation (TNV)
•

Minimum Site Area – 7,500m2
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Current Code Policy
Proposed Code Policy

Zone
•

Rural Living Zone

Overlays
•

Airport Building Heights (Aircraft Landing Area)

•

Building Near Airfields

•

Hazards (Bushfire – Medium Risk)

•

Hazards (Flooding – Evidence Required)

•

Murray Darling Basin

•

Native Vegetation

•

Ramsar Wetlands

Local Variation (TNV)
•

Minimum Site Area – 2 ha
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Proposed Code Policy
Proposed Code Policy

Zone
•

Rural Living Zone

Overlays
•

Airport Building Heights (Aircraft Landing Area)

•

Building Near Airfields

•

Hazards (Bushfire – Medium Risk)

•

Hazards (Flooding – Evidence Required)

•

Murray Darling Basin

•

Native Vegetation

•

Ramsar Wetlands

Local Variation (TNV)
•

Minimum Site Area – 7,500m2
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Strategic Planning Outcomes
1. State Planning Policies
The State Planning Policies (SPPs) require that the Principles of Good Planning are considering in the
preparation of any designated instrument, including a Code Amendment.

SPP Key Principles
There are 16 SPPs that include Objectives, Policies and Principles for Statutory Instruments (including
the Planning and Design Code). The most critical SPPs in the context of this Code Amendment are:
Integrated Planning
Objective: To shape cities and regions in a way that enhances our liveability, economic prosperity and
sustainable future
SPP 1.1: An adequate supply of land (well serviced by infrastructure) is available to accommodate
housing and employment growth over the relevant forecast period.
SPP 1.3: Plan growth in areas of the state that is connected to and integrated with existing and proposed
public transport routes, infrastructure, services and employment lands.
SPP 1.6: Plan for strategic infrastructure that helps to shape the pattern of settlement in a way that
enhances quality of life and support long term sustainability.

Code Amendment
Outcome: The proposed Code Amendment is considered to align with the intent of strategic planning
objectives 1.1, 1.3 and 1.6, as listed under State Planning Policy 1 – Integrated Planning.
Objective 1.1 seeks an adequate supply of land well serviced by infrastructure which is available to
accommodate housing and employment growth over the relevant forecast period. Whilst objective 1.3
has the goal to plan growth in areas of the State that are connected to and integrated with existing and
proposed public transport routes, infrastructure, services and employment lands.
Hindmarsh Island is expected to experience significant population growth, with an expected population
increase from 2021 to 2041 of 73.8% (+1,332 people). The Affected Area represents 12.14ha of
underutilised land which is of an appropriate size to cater for some of this change in population. In
addition, the Affected Area can be considered attractive in terms of location, as it provides for a countryliving lifestyle located within close proximity (1.7km) to Goolwa, which offers a variety of recreational,
retail and educational services. Whilst no public transport services operate within Hindmarsh Island,
public transport is available within Goolwa which provides linkages to Victor Harbor and Adelaide.
As referenced above, this proposal is also considered to align with the intent of objective 1.6, which
contains the goal to plan for strategic infrastructure that helps to shape the pattern of settlement in a
way that enhances quality of life and supports long term sustainability. The Affected Area is not
considered to contain land known to be required for strategic infrastructure. The proposed reduction in
minimum allotment sizes from 2ha (20,000m2) to 7,500m2 will enable for a greater residential capacity,
with future residents expected to support existing and future infrastructure located within nearby Goolwa
and Hindmarsh Island itself.
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Climate Change
Objective: Provide for development that is climate ready so that our economy, communities and
environment will be resilient to climate change impacts.
SPP 5.5: Avoid development in hazard prone areas or, where unavoidable, ensure risks to people and
property are mitigate to an acceptance or tolerable level through cost-effective measures.

Code Amendment
Outcome: This proposal is considered to align with the intent of strategic planning objective 5.5, as
listed under State Planning Policy 5 – Climate Change. The goal of objective 5.5 is to avoid development
in hazard prone areas or, where unavoidable, ensure risks to people and property are mitigated to an
acceptable or tolerable level through cost-effective measures.
No change to the existing overlays in relation to bushfire or flooding are proposed as part of the Code
Amendment. The Affected Area has a medium-level of risk in respect of bushfires, as specified by the
existing Hazards (Bushfire – Medium Risk) overlay. This overlay seeks development, including land
division, which responds to the medium level of bushfire risk and potential for ember attack and radiant
heat by siting and designing buildings in a manner that mitigates the threat and impact of bushfires on
life and property, whilst taking into account the increased frequency and intensity of bushfires as a result
of climate change.
In addition, the Hazards (Flooding – Evidence Required) overlay applies across the Affected Area. This
overlay seeks that development adopts a precautionary approach to mitigate potential impacts on
people, property, infrastructure and the environment from potential flood risk through the appropriate
siting and design of development.
As no change to the presence of either of the above overlays are proposed, the proposed Code
Amendment can be considered appropriate as any subsequent subdivision and development of the
Affected Area as a result of the Code Amendment would be required to appropriately address hazard
mitigation.

Housing Supply and Diversity
Objective: To promote the development of a well-serviced and sustainable housing and land choices
where and when required.
SPP 6.2: The timely supply of land for housing that is integrated with, and connected to, a range of
services, facilities, public transport and infrastructure needed to support liveable and walkable
neighbourhoods.

Code Amendment
Outcome: The proposed Code Amendment is considered to align with the intent of strategic planning
objective 6.2, as listed under State Planning Policy 6 – Housing Supply and Demand. The goal of this
objective is for the timely supply of land for housing that is integrated with, and connected to, the range
of services, facilities, public transport and infrastructure needed to support liveable and walkable
neighbourhoods.
Hindmarsh Island is expected to experience a population growth of 73.8% by 2041, with the population
forecasted to grow by an additional 1,332 people. The Affected Area represents 12.14ha of
underutilised land which is of an appropriate size and nature to cater from some of this expected growth.
In addition, the site is optimally located 1.7km from Goolwa, which provides for a range of educational,
retail, recreational and employment services, along with frequent public transport services providing
connections to Adelaide and Victor Harbor.
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Natural Hazards
Objective: To build the resilience of communities, development and infrastructure from the adverse
impacts of natural hazards.
SPP 15.6: Avoid development in high or extreme hazard risk areas (such as bushfire risk areas) that
will necessitate the removal of native vegetation.

Code Amendment
Outcome: This proposal is considered to align with the intent of strategic planning objective 15.6, as
listed under State Planning Policy 15 – Natural Hazards. The goal of this objective is to avoid
development in high or extreme hazard risk areas (such as bushfire areas) that will necessitate the
removal of native vegetation.
The Affected Area is not located within a high-risk bushfire area, as it is subject to the Hazards (Bushfire
– Medium) overlay. The presence of this overlay ensures that any subsequent development, including
land division, which occurs within the Affected Area as a result of the proposed Code Amendment is
appropriately sited and designed in a manner that mitigates the threat and impact of bushfires, whilst
taking into the account the increased frequency and intensity of bushfires.
In addition, the Affected Area is further subject to the Native Vegetation Overlay – which is not sought
to be changed by this proposal. The presence of this overlay ensures that areas of native vegetation
are protected, retained and restored in order to sustain biodiversity, threatened species and vegetation
communities, fauna habitat, ecosystem services, carbon storage and amenity values.
Therefore, the proposed Code Amendment can be considered appropriate, as any subsequent division
and development of the site as a result in the minimum allotment size adjustment to 7,500m2 would be
required to take due consideration towards bushfire risk and native vegetation retention, albeit that there
is no meaningful vegetation on the site.

2. Regional Plans
The Regional Plan
The key policies and targets of The 30-Year Plan for Greater Adelaide that are most relevant to this
Code Amendment are design quality, housing mix, affordability and competitiveness, transport, and
emergency management and hazard avoidance.
The investigations undertaken to date and outlined in this Code Amendment will ensure that the
proposed Code Amendment is largely consistent with the key policies and targets of the Regional Plan
as described below.
Regional Plan [The 30-Year Plan for Greater Adelaide]
Policy Theme Design Quality
Policy 29 Encourage development that positively contributes to the public realm by ensuring
compatibility with its surrounding context and provides active interfaces with streets and
public open space.

Code Amendment
Outcome: Under the policy theme of Design Quality, the proposal is considered to align with P29 which
seeks to encourage development that positively contributes to the public realm by ensuring compatibility
with its surrounding context and provides active interfaces with streets and public open space.
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Whilst only the division of land is currently contemplated as a direct result of the proposal, it can be
considered that any subsequent development occurring within the Affected Area will be compatible and
contribute positively to the existing public realm. The proposed reduction in the minimum site area to
7,500m2 will enable future development to be seen as an integrated extension to dwellings located
directly to the west adjacent Captain Sturt Road, with existing provisions under the Rural Living Zone
ensuring that development is appropriately designed and sited. Of particular note DTS 2.1 (ii) (a)
ensures that setbacks for dwellings located on allotments of less than 1ha are setback 20 metres from
the primary street and rear boundary, and have a 10m setback from side and secondary street
boundaries.

Regional Plan [The 30-Year Plan for Greater Adelaide]
Policy Theme Housing Mix, Affordability and Competitiveness
Policy 46 Ensure an adequate land supply is available to accommodate housing and employment
growth over longer term (at least a 15-year supply)

Code Amendment
Outcome: Under the policy theme of Housing Mix, Affordability and Competitiveness, the 30-Year Plan
seeks to ensure an adequate land supply is available to accommodate housing and employment growth
over the longer term (at least a 15-year supply).
Hindmarsh Island is expected to experience a significant increase in population by 73.8% over the next
20 years, with the region already experiencing increased demand for residential allotments and
dwellings. Data collected from the PlanSA Development Register (as of the 20th August 2021) found
that since July 2003 approximately 108 development applications have been approved, 20 of which
being for the division of land. As a result of these land division applications an extra 32 allotments were
created within Hindmarsh Island. In addition, there have been 50 dwelling approvals within Hindmarsh
Island since January 2021 – which is the most number of dwelling approvals recorded since 2003.
The Affected Area is considered ideal in terms of catering for some of this expected growth, and
furthermore what is anticipated to be increased demand for residential allotments and dwellings. The
site represents 12.14ha of underutilised land, and currently an be subdivided into 6 allotments under
the current 2ha minimum site area requirements. The proposed adjustment in minimum site area to
7,500m2 would enable the Affected Area to be subdivided in a manner which would provide for between
16 – 20 allotments, and is considered not only appropriate in terms of Hindmarsh Island’s expected
growth, but also compatible to allotment sizes directly adjacent the Affected Area to the west.

Regional Plan [The 30-Year Plan for Greater Adelaide]
Policy Theme Transport
Policy 74 Ensure development does not adversely impact the transport function of freight and / or major
traffic routes and maintains access to markets.
Policy 77 Ensure that new housing (and other sensitive land uses) permitted in locations adjacent to
airports and under flight paths or near major transport routes (road, rail and tram) mitigates
the impact of noise and air emissions.

Code Amendment
Outcome: Under the policy theme of transport, the 30-Year Plan seeks to ensure that development
does not adversely impact the transport function of freight and / or major traffic routes and maintains
access to markets. Hindmarsh Island provides for a relaxed-pace of life, with neither Randell Road

Page |20

(south of the Affected Area) or Captain Sturt Road (west of the Affected Area) functioning as a major
freight and / or traffic route. It is therefore not considered that the proposed change in the Affected
Area’s minimum site area and subsequent division of site will have an adverse impact upon the transport
function of either road.
In addition, the proposal is in accordance with P77 which seeks to ensure that new housing (and other
sensitive land uses) permitted in locations adjacent to airports and under flight paths or near major
transport routes (road, rail and tram) mitigates the impact of noise and air emissions.
The Affected Area is not located adjacent an airport; however, the western portion of the Affected Area
is captured by the edge of the Aircraft Building Heights (Aircraft Landing Area) overlay. This is in
association with the Goolwa Airport, which is located approximately 6.16km to the west of the Affected
Area. Given the distance away from this airport, and the fact that the overlay implies that the Affected
Area is captured on the “outskirts” of the Aircraft Building Heights (Aircraft Landing Area) overlay, it is
considered that any subsequent development of dwellings is able to appropriately mitigate the impact
of noise and air emissions.
The Affected Area is not located near the vicinity of a major transport route, with Location SA indicating
that Randell Road and Captain Sturt Road are not designated major transport routes. Nonetheless, the
proponent has given consideration towards the establishment of a 20m landscaped setback to Randell
Road and a portion of Captain Sturt Road to appropriately manage the potential impact of noise and air
emissions. The establishment of such a buffer would occur as part of a future development application.

Regional Plan [The 30-Year Plan for Greater Adelaide]
Policy Theme Emergency Management and Hazard Avoidance
Policy 118 Minimise risk to people, property and the environment from exposure to hazards (including
bushfires, terrestrial and coastal flooding, erosion, dune drift and acid sulphate) by designing
and planning for development in accordance with a risk hierarchy of avoidance, adaptation
and protection.
Policy 119 Improve the integration of disaster risk reductions and hazard avoidance policies and land
use planning.

Code Amendment
Outcome: As sought within the 30-Year Plan, development should minimise the risk to people, property
and the environment from exposure to hazards (including bushfire, terrestrial and coastal flooding,
erosion, due drift and acid sulphate) by designing and planning for development in accordance with a
risk hierarchy of avoidance, adaptation and protection (P118). In addition, P119 seeks to improve the
integration of disaster risk reduction and hazard avoidance policies and land use planning.
The proposal is considered to be able to suitably minimise risk to people, property, and the environment
from the exposure to hazards, and improve the integration of disaster risk reduction and hazard
avoidance through the presence of the existing Hazard (Bushfire – Medium) overlay and Hazard
(Flooding – Evidence Required) overlay. Both of these overlays seek development, including land
division, to appropriately address hazard mitigation. Therefore, the proposed Code Amendment can be
considered appropriate as any subsequent development of the Affected Area would be required to take
due consideration towards emergency management and hazard avoidance.
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1. Planning and Policy Context
1.1. Planning Context
The affected area is located within the Rural Living Zone, which envisages a spacious and secluded residential
lifestyle within semi-rural or semi-natural environments, providing opportunities for a range of low-intensity rural
activities and home-based business activities that complement that lifestyle choice. Development within this zone
should comprise of:
• Agricultural buildings;
• Animal keeping;
• Carport;
• Consulting room;
• Detached dwelling;
• Dwelling addition;
• Farming;
• Horse keeping;
• Kennel;
• Light industry;
• Office;
• Outbuilding;
• Shelter / stable;
• Shop; or
• Verandah.
Any building developed with the affected area is to be no greater than 2 building levels and/or 9 metres in height.
A local variation (TNV) in respect of minimum site area is applicable across the site, with any allotment created as
a result of a subdivision to have a minimum site area of 2 hectares. Subsequently, this further requires
development within the affected area to be setback at least 20m from all boundaries, in accordance with setback
requirements for sites with an area in excess of 1ha.
Seven overlays apply across the affected area, two of which are in relation to airfields. The Airport Building Heights
(Aircraft Landing Areas) Overlay seeks for the management of potential impacts of buildings on the operational
and safety requirements of aircraft landing areas, whilst the Building Near Airfields Overlays requests that
development maintains the operational and safety requirements of certified commercial and military airfield,
airports, airstrips and helicopter land sites through management of non-residential lighting, turbulence and
activities that may attract or result in the congregation of wildlife.
Both of these overlays capture the western portion of the affected area, as illustrated within the below figure,
and are in association with the presence of the Goolwa Airport which is located approximately 6.16km to the west
of the site. As SAPPA mapping indicates that the affected area is captured within the ‘outskirts’ of these overlays,
the proposal is not considered to cause, or be subject to, any adverse impacts in relation to the presence of either
the Airport Building Heights (Aircraft Land Areas) Overlay, nor the Airport Building Heights Overlay.
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Figure 1. Aircraft Building Heights (Aircraft Landing Area) Overlay

Source: SAPPA, 2021
In addition, the affected area is subject to overlays which seek to mitigate the effects and impacts of natural
hazards (such as bushfire and flooding), preserve native vegetation and habitats, along with ensuring that
development is sensitive in terms of sustainable water use.
The Hazards (Bushfire – Medium Risk) Overlays requires development, including land division, to respond to the
medium level of bushfire risk and potential for ember attack and radiant heat by siting and designing buildings in
a manner that mitigates the threat and impact of bushfire on life and property. Policies under this overlay require
buildings and structures to be appropriately located away from areas which pose an unacceptable bushfire risk
and are configured in a manner which reduces the impact of bushfire (i.e. reducing the potential for trapping
burning debris). In addition, this overlay requires land divisions to be designed in a manner that incorporates
measures which minimise the danger of fire hazards, and provides for safe movement and evacuation for
residents and emergency vehicles.
Similar provisions are also contained within policy for the Hazards (Flooding – Evidence Required) Overlay, which
seeks for development to adopt a precautionary approach in respect of potential flooding to mitigate the potential
impact on people, property, infrastructure and environment through the appropriate siting and design of
development.
The Native Vegetation Overlay seeks areas of native vegetation be protected, retained and restored in order to
sustain biodiversity, threatened species and vegetation communities, fauna habitat, ecosystem services, carbon
storage and amenity values, whilst the Murray-Darling Basin Overlay seeks sustainable water use in the MurrayDarling Basin area.
The affected area is also subject to the Ramsar Wetlands Overlay, which seeks the protection and restoration of
the Ramsar wetlands. It is noted via LocationSA that the Ramsar Wetlands cover the entirety of Hindmarsh Island.
In addition, Alexandrina Council stated within their Council agenda (21st October 2019) that the future
development of the affected area, subject to a reduction in the minimum site area TNV, would not result in a
significant impact on the ecological character of the Ramsar wetland, as the affected area does not contain any
wetland habitat or vegetation which provides habitat and/or shelter for fauna.
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The proposal does not intend on changing the current zoning or overlays present, however, does envisage a
change to the minimum site area TNV to enable a minimum lot size of 7,500m2.
Policy in respect of this reduced allotment size remains consistent with that already present within the affected
area, with the only change (apart from the reduction in minimum allotment size) enabling dwellings located on
an allotment under 1ha to be setback 20m from the primary street and rear boundary and 10m from a side and
secondary street boundary (rather than the current requirement for a 20m setback to all boundaries).

1.2. Policy Context
1.2.1. State Planning Policies
1.2.1.1. State Planning Policy 1: Integrated Planning
This proposal is considered to align with the intent of strategic planning objectives 1.1, 1.3 and 1.6, as listed under
State Planning Policy 1 – Integrated Planning.
Objective 1.1 seeks an adequate supply of land well serviced by infrastructure which is available to accommodate
housing and employment growth over the relevant forecast period. Whilst objective 1.3 has the goal to plan
growth in areas of the State that are connected to and integrated with existing and proposed public transport
routes, infrastructure, services and employment lands.
Hindmarsh Island is expected to experience significant population growth, with an expected population increase
from 2021 to 2041 of 73.8% (+1,332 people). The affected area represents 12.14ha of underutilised land which is
of an appropriate size to cater for some of this change in population. In addition, the affected area can be
considered attractive in terms of location, as it provides for a country-living lifestyle located within close proximity
(1.7km) to Goolwa, which offers a variety of recreational, retail and educational services. The location of the
affected area is also within close proximity, being 2.0km, from an employment precinct. Whilst no public transport
services operate within Hindmarsh Island, public transport is available within Goolwa which provides linkages to
Victor Harbour and Adelaide.
As referenced above, this proposal is also considered to align with the intent of objective 1.6, which contains the
goal to plan for strategic infrastructure that helps to shape the pattern of settlement in a way that enhances
quality of life and supports long term sustainability. The affected area is not considered to contain land known to
be required for strategic infrastructure, and thus does not present any negative impact on the State’s planned
strategic infrastructure. The proposed reduction in minimum allotment sizes from 2ha (20,000m2) to 7,500m2 will
enable for a greater residential capacity, with future residents expected to support existing and future
infrastructure located within nearby Goolwa and Hindmarsh Island itself.

1.2.1.2. State Planning Policy 5: Climate Change
This proposal is considered to align with the intent of strategic planning objective 5.5, as listed under State
Planning Policy 5 – Climate Change. The goal of objective 5.5 is to avoid development in hazard prone areas or,
where unavoidable, ensure risks to people and property are mitigated to an acceptable or tolerable level through
cost-effective measures.
No change to the existing overlays in relation to bushfire or flooding are proposed as part of the Code
Amendment. The affected area has a medium-level of risk in respect of bushfires, as specified by the existing
Hazards (Bushfire – Medium Risk) Overlay. This overlay seeks development, including land divisions, which
responds to the medium level of bushfire risk and potential for ember attack and radiant heat by siting and
designing buildings in a manner that mitigates the threat and impact of bushfires on life and property, whilst
taking into account the increased frequency and intensity of bushfires as a result of climate change.
In addition, the Hazards (Flooding – Evidence Required) Overlay applies across the affected area. This overlay
seeks that development adopts a precautionary approach to mitigate potential impacts on people, property,
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infrastructure and the environment from potential flood risk through the appropriate siting and design of
development.
As no change to the presence of either of the above overlays are proposed, the proposed Code Amendment can
be considered appropriate as any subsequent subdivision and development of the site as a result of the Code
Amendment would be required to appropriately address hazard mitigation.

1.2.1.3. State Planning Policy 6: Housing Supply and Diversity
The proposed Code Amendment is considered to align with the intent of strategic planning objective 6.2, as listed
under State Planning Policy 6 – Housing Supply and Demand. The goal of this objective is for the timely supply of
land for housing that is integrated with, and connected to, the range of services, facilities, public transport and
infrastructure needed to support liveable and walkable neighbourhoods.
As discussed in detail within the below Section 3, Hindmarsh Island is expected to experience a population growth
of 73.8% by 2041, with the population forecasted to grow by an additional 1,332 people. The affected area
represents 12.14ha of vacant land, with the exception of a single dwelling, which is of an appropriate size and
nature to cater for some of this growth in population. In addition, the site is optimally located 1.7km from Goolwa,
which provides for a range of educational, retail, recreational and employment services, along with frequent
public transport services providing connections to Adelaide and Victor Harbor.

1.2.1.4. State Planning Policy 15: Natural Hazards
This proposal is considered to align with the intent of strategic planning objective 15.6, as listed under State
Planning Policy 15 – Natural Hazards. The goal of this objectives is to avoid development in high or extreme hazard
risk areas (such as bushfire areas) that will necessitate the removal of native vegetation.
The affected area is not located within a high-risk bushfire area, as it is subject to the Hazards (Bushfire – Medium
Risk) Overlay as discussed within the above section. The presence of this overlay ensures that any subsequent
development, including land divisions, which occurs within the affected area as a result of the proposed Code
Amendment is appropriately sited and designed in a manner that mitigates the treat and impact of bushfires,
whilst taking into the account the increased frequency and intensity of bushfires.
In addition, the affected area is further subject to the Native Vegetation Overlay – which is not sought to be
changed by this proposal. The presence of this overlay ensures that areas of native vegetation are protected,
retained and restored in order to sustain biodiversity, threatened species and vegetation communities, fauna
habitat, ecosystem services, carbon storage and amenity values.
Therefore, the proposed Code Amendment can be considered appropriate, as any subsequent division and
development of the site as a result in the reduction of the minimum allotment size to 7,500m2 would be required
to take due consideration towards bushfire risk and native vegetation retention, albeit that there is no meaningful
vegetation on the site.

1.2.2. The 30 Year Plan for Greater Adelaide
The 30 Year Plan for Greater Adelaide (2017 update) (The 30-Year Plan) identified the affected area within its
Planned Urban Lands to 2045 (Rural Living), outlining that the subject land is suitable for future rural living growth.
In addition, the proposed Code Amendment is considered to align with the following policy themes.

1.2.2.1. Design Quality
Under the policy theme of Design Quality, the proposal is considered to align with P29 which seeks to encourage
development that positively contributes to the public realm by ensuring compatibility with its surrounding context
and provides active interfaces with streets and public open space.
Whilst only the division of the land is currently contemplated as a direct result of the proposal, it can be considered
that any subsequent development occurring within the affected area will be compatible and contribute positively
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to the existing public realm. The proposed reduction in the minimum site area to 7,500m2 will enable future
development to be seen as an integrated extension to dwellings located directly to the west adjacent Captain
Sturt Road, with existing provisions under the Rural Living Zone ensuring that development is appropriately
designed and sited. Of particular note DTS 2.1 (ii) (a) ensures that setbacks for dwellings located on allotments of
less than 1ha are setback 20 metres from the primary street and rear boundary, and have a 10m setback from
side and secondary street boundaries.

1.2.2.2. Housing Mix, Affordability & Competitiveness
Under the policy theme of Housing Mix, Affordability and Competitiveness, the 30-Year Plan seeks to ensure an
adequate land supply is available to accommodate housing and employment growth over the longer term (at least
a 15-year supply).
As referenced above, Hindmarsh Island is expected to experience a significant increase in population by 73.8%
over the next twenty years, with the region already experiencing increased demand for residential allotments and
dwellings. Data collected from the PlanSA Development Register (as of the 20th August 2021) found that since July
2003 approximately 108 development applications have been approved, 20 of which being for the division of
land. As a result of these land division applications an extra 32 allotments were created within Hindmarsh Island.
In addition, there have been 50 dwelling approvals within Hindmarsh Island since January 2021 – which is the
most number of dwelling approvals recorded since 2003.
The affected area is considered ideal in terms of catering from some of this expected growth, and furthermore
what is anticipated to be increased demand for residential allotments and dwellings. The site represents 12.14ha
of underutilised land, and currently can be subdivided into 6 allotments under the current 2ha minimum site area
requirements. The proposed adjustment in minimum site area to 7,500m 2 would enable the affected area to be
subdivided into 20 allotments, and is considered not only appropriate in terms of Hindmarsh Island’s expected
growth, but also compatible to allotment sizes directly adjacent the site to the west.

1.2.2.3. Transport
Under the policy theme of transport, the 30-Year Plan seeks to ensure that development does not adversely
impact the transport function of freight and / or major traffic routes and maintains access to markets. Hindmarsh
Island provides for a relaxed-pace of life, with neither Randell Road (south of the site) or Captain Sturt Road (west
of the site) functioning as a major freight and / or traffic route. It is therefore not considered that the proposed
change in the affected areas minimum site area and subsequent division of site will have an adverse impact upon
the transport function of either road.
In addition, the proposal is in accordance with P77 which seeks to ensure that new housing (and other sensitive
land uses) permitted in locations adjacent to airports and under flight paths or near major transport routes (road,
rail and tram) mitigates the impact of noise and air emissions.
As referenced above the affected area is not located adjacent an airport; however, the western portion of the
affected area is captured by the edge of the Aircraft Building Heights (Aircraft Landing Area) Overlay. This is in
association with the Goolwa Airport, which is located approximately 6.16km to the west of the affected area.
Given the distance away from this airport, and the fact that the overlay implies that the affected area is captured
on the “outskirts” of the Aircraft Building Heights (Aircraft Landing Area) Overlay, it is considered that any
subsequent development of dwellings is able to appropriately mitigate the impact of noise and air emissions.
The affected area is not located near the vicinity of a major transport route, with Location SA indicating that
Randell Road and Captain Sturt Road are not designated major transport routes. Nonetheless, the proponent
intends on establishing a 20m landscaped setback to Randell Road and a portion of Captain Sturt Road to
appropriately manage the potential impact of noise and air emissions.
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1.2.2.4. Emergency Management and Hazard Avoidance
As sought within the 30-Year Plan, development should minimise the risk to people, property and the
environment from exposure to hazards (including bushfire, terrestrial and coastal flooding, erosion, due drift and
acid sulphate) by designing and planning for development in accordance with a risk hierarchy of avoidance,
adaptation and protection (P118). In addition, P119 seeks to improve the integration of disaster risk reduction
and hazard avoidance policies and land use planning.
The proposal is considered to be able to suitably minimise risk to people, property, and the environment from the
exposure to hazards, and improve the integration of disaster risk reduction and hazard avoidance through the
presence of the existing Hazard (Bushfire – Medium Risk) Overlay and Hazard (Flooding – Evidence Required)
Overlay. Both of these overlays seek development, including land division, to appropriately address hazard
mitigation. Therefore, the proposed Code Amendment can be considered appropriate, as any subsequent division
and development of the site as a result in the reduction of the minimum allotment size to 7,500m 2 would be
required to take due consideration towards emergency management and hazard avoidance.

1.2.3. Alexandrina Council Community Strategic Plan 2014 - 2023
The Alexandrina Council’s Community Strategic Plan 2013 – 2023 was developed to guide the region’s aspirations,
interests and priorities. The Community Strategic Plan is focused around four main aspirations, “Activate our
Spaces”, “Innovate throughout our Region”, “Thrive in ‘Clean Green’ Futures” and “Participate in Wellbeing”, each
with their own unique strategic measure.
This proposal strongly accords to measurements relating to population growth and the provision of new
allotments. Under the community vision of “Activate our Spaces” the Alexandrina region aims to provide vibrant
communities, memorable experiences and liveability of townships and rural areas.
A general measurement of this vision is the region’s local population growth. Within the 2015 Strategic
Measurement update of the Community Strategic Plan it was noted that Alexandrina has some of the fastest
growing regional townships in South Australia with further growth anticipated in Alexandrina within the 30-Year
Plan for Greater Adelaide (the 30-Year Plan), particularly within Goolwa North and Hindmarsh Island – with the
affected area being directly identified within the plan as land captured within its Planned Urban Lands to 2045
(Rural Living).
As referenced above, Hindmarsh Island is expected to experience a population growth of 73.8% by 2041, with the
population forecasted to grow by an additional 1,332 people. The affected area represents 12.14ha of vacant
land, with the exception of a single dwelling, which is of an appropriate size and nature to cater for this growth in
population and is well located within close proximity to Goolwa which provides for an array of social infrastructure
and employment services.
A further outcome sought by “Activate our Spaces” vision is the liveability of townships and rural areas, which
intends to provide for visual and connected rural areas, enhanced amenity and quality of recreational and open
space areas, and healthy spaces and places which have been designed and planned in a high quality and integrated
manner. A performance measure for the liveability of townships and rural areas is local new allotments and
dwelling growth, with it being the desire to maintain or improve the balance between the number of new lots
emerging in Alexandrina and the number of dwellings approved.
Within the 2015 review of the Community Strategic Plan it was noted that supply and demand within Alexandrina
is relatively balanced, with 300 new allotments created and 260 new allotments approved. As referenced above,
Hindmarsh Island is experiencing increased demand for residential land and dwellings, with data collected from
the PlanSA Development Register (as of the 20th August 2021) finding that since July 2003 approximately 108
development applications had been approved, 20 of which were for land divisions. As a result of these land
division applications an extra 32 allotments were deposited within Hindmarsh Island. In addition, approximately
50 dwellings have been approved since January 2021 – which is the greatest number of dwelling approvals
recorded since 2003.
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With the expected 73.8% increase of Hindmarsh Island’s population, this proposal would enable the affected area
to be subdivided in a manner which could create up to twenty allotments. The size and location of the affected
area is considered appropriate to cater for such a demand, and is supportive of Alexandrina Council’s performance
measurement for the creation of new local allotments.
This proposal also is in accordance with Alexandrina’s vision of “Innovate our Region”, which intends to provide a
resilient economy, productive community assets and proactive leadership and accountability. With reference to
the performance measurement of Local Economic Development it is noted that the anticipated population growth
and new growth areas located within the region offer an opportunity to showcase the area to prospective
residents and business owners as a premium living and lifestyle destination. The affected area can be considered
to provide for a premium living and lifestyle destination, as it offers rural living opportunities within close
proximity to Goolwa and the Murray River.
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2. Analysis of Affected Area
2.1. Current Use
179 Randell Road, Hindmarsh Island is a large allotment (12.14ha), featuring land previously in association with
cattle grazing. A dwelling, along with associated outbuildings is also present.
The current use of the affected area is of a residential nature, with the proponent effectively managing the existing
nature of the land.

2.2. Prior use
The site was formerly used as a grazing pasture for cattle, along with a residential dwelling.

2.3. Improvements
The existing dwelling located within the affected area has undergone some improvement in the form of a general
house renovations. No improvements have been made to the land itself.

2.4. Vegetation
There is limited vegetation present within the affected area, with the site largely consisting of grazing pastures.
Trees are present along the northern and western boundaries of the site, though these are largely not located
within the affected area itself. In addition, there are trees located along the driveway and around the existing
dwelling.
The Ramsar Wetland Area covers the affected area, along with the entirety of Hindmarsh Island, however it was
considered within Council’s 21st October 2019 agenda that the future development of the affected area would
not result in a significant impact on the ecological character of the Ramsar wetland, as the site contains no wetland
habitat or vegetation that provides habitat and shelter for fauna.
The site is also subject to the Native Vegetation Overlay which seeks areas of native vegetation to be protected,
retained and restored in order to sustain biodiversity, threatened species and vegetation communities, fauna
habitat, ecosystem services, carbon storage and amenity values. Therefore, the proposal can be considered
appropriate, as any subsequent division and development of the site would be required to take due consideration
of bushfire risk and native vegetation retention.

2.5. Slope
The site is largely flat with some small areas of gentle undulation.

2.6. European Heritage
There are no known European heritage sites present within the affected area, nor are there any located within
close proximity to the site.

2.7. Aboriginal Heritage
With reference to the Department of the Premier and Cabinet’s Aboriginal heritage database (Taa Wika) there
are no known Aboriginal heritage sites present within the affected area. It is acknowledged that an Aboriginal
heritage site is located directly to the north of the site, as indicated within the following figure. The presence of
this site is not considered to be impacted by the proposed Code Amendment, as the adjustment in minimum
allotment sizes is considered to be no different than that of existing farmland uses, nor different to the existing
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7,500m2 allotments located directly adjacent the site to the west which also abuts an Aboriginal heritage site. To
ensure that no disturbance occurs to this heritage site, a tree buffer can be provided along this northern boundary
to provide for a protected interface.
Figure 2. Gazetted Aboriginal heritage sites

Source: Taa Wika (Department of Premier and Cabinet Aboriginal Heritage Database)

2.8. Bushfire
The affected area has a medium level of risk in respect of bushfires, which is considered to be consistent with the
largely medium bushfire risk nature of Hindmarsh Island and is comparable to land featuring 7,500m2 allotments
directly adjacent Captain Sturt Road to the west. Directly interfacing along the affected area’s northern and
eastern boundaries is land of a high-risk bushfire nature. Whilst located to the south adjacent Randell Road is land
classified as Urban-Interface.
The proposed reduction in minimum allotment sizes is considered appropriate, as the Hazards (Bushfire – Medium
Risk) Overlay already applies to the site and is not sought to be changed by the proposed Code Amendment.
The Hazards (Bushfire – Medium Risk) Overlay seeks development, including land divisions, which responds to the
medium level of bushfire risk and potential for ember attack and radiant heat by siting and designing buildings in
a manner that mitigates the threat and impact of bushfires on life and property, whilst taking into account the
increased frequency and intensity of bushfires as a result of climate change.

Ref # 0622 | 23 September 2021

Page |11

2.9. Civil Infrastructure
The proposed Code Amendment will not result in any adverse impacts on the nature of existing civil infrastructure,
with the affected area able to be readily serviced by the infrastructure network. There are no infrastructure
constraints that would prevent the servicing of a subdivision of the site as a result of the adjustment of minimum
site area, nor is there any significant impact on any future expansion of the existing urban area required to
accommodate for future growth. The following sections provide an overview of existing infrastructure present,
along with proposed infrastructure upgrades which would enable the site to accommodate the subdivision of the
site as a result of the proposed Code Amendment.

2.9.1. Stormwater Management
The affected area falls to the south towards Randell Road and has an average gradient of approximately 2.5%.
Immediately to the north of the site is a small, densely vegetated catchment area.
Randell Road is elevated above the surrounding land and creates a barrier to any surface flow. There is no existing
stormwater infrastructure adjacent the site, with the majority of any surface stormwater runoff expected to be
trapped by Randell Road and infiltrate.
The affected area is able to be appropriately serviced with stormwater infrastructure, with Alexandrina Council
advising that if a new road was constructed as part of any future subdivision concept it would likely require an
on-site stormwater detention / retention basin to manage stormwater runoff and advised that water sensitive
measures would be supported. In addition, road side swales may be utilised to increase opportunities for
infiltration, stormwater treatment and on-site detention.
The development of dwellings subsequent to the subdivision of the site is anticipated to capture roof stormwater
runoff for reuse (rain water tanks), and runoff from impervious areas is anticipated to runoff onto grassed areas
and infiltrate.

2.9.2. Wastewater Management
The affected area is not serviced by wastewater infrastructure, with an on-site waste water treatment system
(septic tank system) utilised on the site. There is no wastewater infrastructure located within Randell Road and
Captain Sturt Road, however there is an existing wastewater management scheme which services the Coorong
Quays development to the south.
Due to the natural site level of the affected area, the wastewater treatment facility cannot be accessed via a
gravity sewer system, and would require a pumping sewer system if connection to this system was sought.
Alexandrina Council have advised that rural living allotments do not require a connection to sewer infrastructure,
with it considered appropriate that the affected area be serviced by an on-site waste water treatment system
(septic tank system or equivalent).

2.9.3. Potable Water Supply
The site is located within proximity of a potable water supply, with an existing 200 mm PVCO water main located
within Captain Sturt Road, and an existing 250 mm and 375 mm water main in Randell Road. SA Water have
advised that there is adequate capacity in the surrounding network to service the proposed Code Amendment
for the site.
New allotments would be able to be serviced with 20 mm connections with any existing or redundant connections
to be removed.
An extension of the water main network with a 100 mm diameter branch main, constructed from the existing 200
mm main in Captain Sturt Road is likely to be required to service allotments if access from a new public road is
considered as part of a subdivision concept.
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Lots fronting existing mains are able to connect into the existing network. However, connections must be made
by SA Water and for large water main diameter in Randell Road, these connections may be non-standard.

2.9.4. Electrical Supply
There is existing 11kV high voltage overhead power lines along Randell Road and along the eastern boundary of
the site. There are 11kV high voltage underground cables in Captain Sturt Road and an existing transformer
opposite the site.
SAPN have advised that the existing 11kV underground cable along Captain Sturt Road can be used to supply the
site. There are no high voltage capacity constraints for the site; however, the existing transformer cannot be
utilised for new connections. Allotments along the eastern side of the site may be serviced by the existing SAPN
overhead power lines along the boundary, with pole mount transformers.
SAPN also advised, given the distance from the proposed connection point on Captain Sturt Road, that there may
be issues with voltage drop servicing the lots at the eastern border of the site, and multiple transformers may be
required. This is a matter which would be considered as part of the subdivision of the site subsequent to the
proposed Code Amendment.
No external headworks are required to service the site.

2.9.5. Telecommunications Supply
There is existing telecommunications infrastructure along Randell Road and Captain Sturt Road.
NBN have confirmed that the site is within their fixed line network and may be readily serviced from their existing
network.

2.9.6. Gas Supply
There is no existing gas infrastructure serving Hindmarsh Island.

2.10. Traffic and Access
The affected area is located abutting Randell Road and Captain Sturt Road, which are both under the care,
management and control of Alexandrina Council. The intersection of Randell Road and Captain Sturt Road is
located on the south-west corner of the site. Both Randell Road and Captain Sturt Road are speed zoned to 80
km/h, apart from the eastern side of the site for Randell Road which increases to 100 km/h.
The reduction in the minimum site area of the site from 2 hectares to 7,500m 2 would enable the division of the
site to accommodate further residential allotments. Preliminary subdivision concepts which feature a new
internal road (with cul-de-sac) connecting to Captain Sturt Road would provide driveway access to internal
allotments.
Alexandrina Council advised that a new road connection to Captain Sturt Road would be appropriate, confirming
it would provide adequate separation of junctions and that available sight distances would be adequate. Council
suggested a cross section with a 7m wide sealed road within a 15m road reserve, and with a 1.5m wide footpath
on one side would be adequate, and meet with their land development requirements. Access to new allotments
is suggested and preferred from new internal roads, with allotment access from Randell Road limited.
An assessment of the traffic volume likely to be generated by the proposed land development has been made.
There is no specific traffic generation rate information that is readily available for rural living developments, and
it is therefore assumed a trip generation rate at the upper rate for residential development, being 10 vehicle trips
per day. Allowing for the existing allotment, the proposed development may generate up to approximately 190
additional vehicle trips per day. The majority of these trips are expected to be destined to and from Randell Road,
and use the existing Randell Road and Captain Sturt Road.
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Available traffic data indicated that Randell Road at the Hindmarsh Island Bridge is approximately 4,500 vehicles
per day. While no data was available for Captain Sturt Road, it is anticipated to have an average daily traffic volume
in the order of 500 to 1,000 vehicles per day.
The peak hour traffic volume generated by the proposed land development may increase the traffic movements
on Captain Sturt Road by approximately 15 vehicles per hour during the morning peak hour, and perhaps 19
vehicles per hour in the afternoon peak hour. The turning movements to and from Captain Strut Road are very
low and requires only a basic rural junction.
Assuming 90% of traffic movement is to and from Randell Road, the morning and afternoon peak hour movements
at the Randell Road / Captain Sturt Road junction are forecast as follows:
• AM Peak Hour: Assuming 75% exit, then an additional 9 vehicle right turn movements per hour may be
expected out of Captain Sturt Road, at the existing Randell Road / Captain Sturt Road junction.
• PM Peak Hour: Assuming 2/3 enter in the afternoon peak hour, an additional 11 vehicle let turn
movements are expected from Randell Road to Captain Sturt Road, at the existing Randell Road / Captain
Sturt Road junction.
The increase in traffic generated by the proposed Code Amendment will be readily accommodated by Captain
Sturt Road and have only a marginal effect on the existing traffic movements at the existing intersection of Captain
Sturt Road and Randell Road.

Ref # 0622 | 23 September 2021

Page |14

3 – D EMOGRAPHICS & P OPULATION P ROJECTIONS

Ref # 0622 | 23 September 2021

Page |15

3. Demographics & Population Projections
3.1. Demographics
3.1.1. Age Demographics
Data collected from the 2016 Census for Population and Housing indicates that approximately 61.2% of
Hindmarsh Island’s population were aged over 50, with empty nesters and retirees (persons aged 60 to 69)
consisting of 25.9% of the population. Similarly, 62.5% within the combined suburbs of Goolwa, Goolwa North,
Goolwa South, Goolwa Beach and Currency Creek are aged over 50, with seniors (persons aged 70 to 84)
representing the greatest age-group proportion (24.0%). In both of these areas, persons aged 60 and over make
up almost half of the local population, being 45.2% for Hindmarsh Island and 49.1% for the Goolwa area.
These figures are significantly larger than those recorded for the Alexandrina LGA and Greater Metropolitan
Adelaide, with 36.8% and 23.0% of the population respectively aged 60 and over. This data therefore indicates
that Hindmarsh Island, along with the Goolwa area, are considered to be desirable destinations for retirement
living.
Table 1.

Service Age Groups (Census 2016)
Hindmarsh Island

Goolwa*

Alexandrina

Greater Adelaide

Service Age Groups
#

%

#

%

#

Babies and pre-schoolers
(0 to 4)

31

2.2%

245

3.6%

1,136

4.4%

76,146

5.9%

Primary schoolers
(5 to 11)

114

8.2%

385

5.6%

2,023

7.8%

106,526

8.2%

Secondary schoolers
(12 to 17)

74

5.3%

323

4.7%

1,721

6.7%

89,332

6.9%

Tertiary education and
independence (18 to 24)

61

4.4%

306

4.5%

1,482

5.7%

122,859

9.5%

Young workforce
(25 to 34)

80

5.7%

429

6.2%

1,991

7.7%

178,305

13.8%

Parents and homebuilders
(35 to 49)

180

12.9%

881

12.8%

4,241

16.4%

255,202

19.7%

Older workers and preretirees (50 to 59)

223

16.0%

921

13.4%

3,758

14.5%

169,541

13.1%

Empty nesters and
retirees (60 to 69)

361

25.9%

1347

19.6%

4,533

17.5%

143,599

11.1%

Seniors (70 to 84)

257

18.4%

1,648

24.0%

4,167

16.1%

120,036

9.3%

Elderly aged (85 and over)

13

0.9%

381

5.5%

822

3.2%

34,171

2.6%
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Total

1,394

6,866

25,874

1,295,717

*Goolwa refers to Goolwa, Goolwa North, Goolwa South, Goolwa Beach and Currency Creek
Source: Census of Population and Housing, 2016, TableBuilder

3.1.2. Labour Force Status
As indicated within the below table, labour force status data collected from the 2016 Census is indicative of an
older population residing within Hindmarsh Island and the Goolwa area. Both localities recorded a greater
proportion of residents not in the labour force (44.6% and 50.6% respectively), in addition these figures are much
higher than compared to the Alexandrina LGA (37.5%) and Greater Metropolitan Adelaide (29.4%).
The presence of a greater proportion of residents not in the labour force in both Hindmarsh Island and the Goolwa
area indicates that there is a lesser demand for access to employment opportunities in these areas.
Table 2.

Labour Force Status (Census 2016)
Hindmarsh Island

Goolwa*

Alexandrina (LGA)

Greater Adelaide

Labour Force Status
No.

%

No.

%

No.

%

No.

%

Employed, worked full-time

244

12.4%

913

13.3%

5,201

20.1%

343,558

26.5%

Employed, worked part-time

212

15.1%

948

13.8%

4,231

16.4%

213,171

16.5%

Employed, away from work

32

2.3%

161

2.3%

638

2.5%

30,332

2.3%

Unemployed, looking for fulltime work

24

1.7%

99

1.4%

364

1.4%

27,928

2.2%

Unemployed, looking for parttime work

4

0.3%

76

1.1%

260

1.0%

21,120

1.6%

Not in the labour force

625

44.6%

3,473

50.6%

9,695

37.5%

380,754

29.4%

Not stated

60

4.3%

416

6.1%

1,437

5.6%

225,948

17.4%

Not applicable

187

13.4%

797

11.6%

4,039

15.6%

225,948

17.4%

Total

1,400

6,869

25,871

1,295,7
12

*Goolwa refers to Goolwa, Goolwa North, Goolwa South, Goolwa Beach and Currency Creek
Note: Data includes persons aged 15 and older
Source: Census of Population and Housing, 2016, TableBuilder
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3.2. Population Projections
Population projections for Hindmarsh Island and the Goolwa area illustrate significant growth in the total
population (73.8% and 42.4%). The Local Government Area of Alexandrina is shown to grow by 8,894 persons or
31.8%, made up predominately by growth in Hindmarsh Island and the Goolwa area. Population growth in a region
with an older population is often due to internal migration of people moving from the metropolitan area to coastal
locations for a period of their retirement, often referred to as a sea change.
Table 3.

Population Projections 2021-2041

3,138

Change in
Numbers
1,332

Percentage
Change (%)
73.8%

7,206

10,259

3,053

42.4%

Alexandrina

28,012

36,906

8,894

31.8%

Greater Adelaide

1,381,610

1,614,865

233,255

16.9%

2021

2041

Hindmarsh Island

1,806

Goolwa*

*Goolwa refers to Goolwa, Goolwa North, Goolwa South, Goolwa Beach and Currency Creek
Source: Census of Population and Housing, 2016, TableBuilder
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4. Surrounding Locality
4.1. Surrounding Uses
4.1.1. Surrounding Land Uses
Hindmarsh Island is largely characterised by agricultural, livestock, and reserve uses, with residential development
mainly concentrated along the Murray River banks within reasonable proximity to the Hindmarsh Island Bridge,
and subsequently Goolwa. Much of this residential use is located within direct vicinity of the affected area.
The land located directly to the east of the site (being Lot 486 Randell Road) is the only allotment located directly
adjacent the affected area which is not used for residential purposes, with the land in association with agriculture
and grazing. However, with the exclusion of the affected area, it is noted that this allotment directly abuts
residential development to the north and east, and therefore is not considered to have any detrimental impacts
towards the use of the affected area.
Directly abutting the affected area to the north are residential dwellings in the form of homesteads, whilst more
traditional suburban residential development is located along Captain Sturt Road where Hindmarsh Island meets
the Murray River.
Further residential land uses are located adjacent Captain Sturt Road to the west, which features a mixture of
residential dwellings and vacant urban land. Portions of agricultural and grazing land is located along O’Connell
Avenue (700m west) and Captain Sturt Road (315m north-west), however it is indicated through SAPPA and
Location SA mapping these land parcels are intended to be subdivided by the landowners to facilitate for
residential uses.
The heaviest concentration of residential development, being that in association with the Coorong Quays
development, is located directly to the south of the affected area adjacent Randell Road. The land is used in
association with waterfront residential dwellings, with some portions of vacant land available for further
residential development. Located to the south-west of the affected area is the Coorong Quays marina, along with
a CWMS facility.

4.1.2. Zoning
Hindmarsh Island is largely characterised by the Rural and Conservation zones, with residential zoning
concentrated within areas which feature either a reasonable proximity to Goolwa, or are located along the banks
of the Murray River.
As depicted within the following figure, residential zoning consists of either the Rural Living Zone (as present
across the affected area), Waterfront Neighbourhood Zone, Rural Neighbourhood Zone or Neighbourhood Zone.
A Caravan and Tourist Park Zone is also located 520m to the north-east of the affected area.
The affected area shares a compatible Rural Living Zone interface to the north, east and west, whilst to the south
is land zoned Waterfront Neighbourhood. The proposed reduction in the minimum allotment size is not
considered to have any adverse impacts upon this interface with the Waterfront Neighbourhood Zone, as Randell
Road provides a natural buffer. In addition, residential dwellings located within the Waterfront Neighbourhood
Zone are provided with a large tree buffer located adjacent the affected area along Randell Road.
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Figure 3. Surrounding Zoning

Source: SAPPA, 2021

4.1.3. Lot Sizes
As mentioned in the above section, the affected area is located within the vicinity of multiple residential zones
and, hence, allotment sizes vary significantly with a range from 250m2 to 40ha.
The below figure indicates the minimum allotment size local variations present within the vicinity of the affected
area.
The Rural Living Zone envisages spacious and secluded residential lifestyles within semi-rural or semi-natural
environments, and accordingly seeks large allotment sizes. The majority of this zone is subject to a minimum site
area of 2 hectares (including the affected area); however, an exception is made to land located west of Captain
Sturt Road where a site area of 7,500m2 is envisaged. With the inclusion of the affected area, land located within
the minimum site area of 2 hectares local variation range from 12.14ha – 33.47ha (note that the largest allotment
recorded is located within two separate zones and has a total site area of 40.43ha). For allotments located to the
west adjacent Captain Sturt Road where a 7,500m2 minimum site area is present, allotments range from 7,976m2
– 12,481m2.
Within the Neighbourhood Zone a minimum allotment size of 600m2, as indicated by the below figure, is sought.
The Neighbourhood Zone is currently undergoing the division of land, with small pockets of residential
subdivisions which range from 583m2 – 4,282m2. There are five larger parcels of land which range from 1.21ha –
8.23ha, however it is indicated via SAPPA mapping that it is the intention of the landowners to divide these
allotments to feature similar allotment sizes as already subdivided lots listed above.
The Coorong Quays development, which is located within the Waterfront Neighbourhood Zone, is the only area
within the vicinity of the affected area which does not contain a minimum site area local variation. However, with
reference to site dimension criteria under the zoning policy (as specified by DTS/DPF 2.1), allotments for
residential purposes should have at least a minimum site area of 250m 2 for detached and semi-detached
dwellings, and 200m2 for row, group and residential flat buildings. Residential development within the Coorong
Quays consists of both detached and row dwellings, and subsequently existing residential allotments within this
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location range from 250m2 – 2,367m2. A portion of Waterfront Neighbourhood Zone is also located to the west
along the banks of the Murray River, which is subject to a 2,000m2 minimum site area, and have site areas which
range from 1,291m2 – 2,529m2.
The Rural Neighbourhood Zone, which is located to the north of Hindmarsh Island, envisages large allotments
with a minimum site area of 2,000m2 which provides for a spacious rural setting. Whilst there are various
allotments which meet this local variation (range of between 2,389m 2 and 10.27ha2), the majority of allotments
within this zone feature allotment sizes significantly under that sought with a range of 606m2 – 1,741m2. These
sites are identified within the below figure.
Figure 4. Rural Neighbourhood Zone – Allotments below 2,000m2

Source: SAPPA, 2021

Figure 5. Minimum Lot Sizes as per Local Variations

Source: SAPPA, 2021
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4.1.4. Type of Dwellings
At the period of the 2016 Census, the dwelling typology present within Hindmarsh Island was found to largely
consist of detached dwellings (86.2%), with a small proportion of medium density (8.8%) dwellings. Whilst there
are no high-density dwellings present within Hindmarsh Island it is noted that 4.0% of the population resided in
either a caravan, cabin and/or houseboat.
Table 4.

Dwelling Typology

Dwelling Type

Number

Percentage

Separate house

984

86.2%

Medium density

101

8.8%

High density

0

0.0%

Caravans, cabin, houseboat

46

4.0%

Other

0

0.0%

Not stated

10

1.0%

1,142

100%

Total
Source: Census of Population and Housing, 2016, TableBuilder

The large presence of detached dwellings can be attributed to the largely rural-living nature of Hindmarsh Island,
with medium density dwellings situated within proximity to the marina and/or within proximity to the banks of
the Murray River.

4.1.5. Dwelling Occupancy
Analysis of dwelling occupancy within Hindmarsh Island found that approximately 54.7% of dwellings were
occupied on the night of the 2016 Census. Despite being a lower percentage than that recorded in Goolwa*
(64.6%), Alexandrina (70.5%), and Greater Adelaide (91.5%), this level of occupancy can be considered to be fairly
consistent with other localities which accommodate a large number of holiday homes.
Notably, this analysis further identified that Hindmarsh Island has a higher proportion of unoccupied private
dwellings (45.5%) then compared to Goolwa1 (35.3%), Alexandrina (29.4%), and Greater Adelaide (8.4%). This
could be attributed to the ownership of holiday homes, as Hindmarsh Island offers country-living and waterfront
lifestyles within close proximity to the Murray River and Goolwa and only an hour or so from Adelaide.
No non-private dwellings are located within Hindmarsh Island.

1

Goolwa refers to Goolwa, Goolwa North, Goolwa South, Goolwa Beach and Currency Creek
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Table 5.

Dwelling Occupancy
Hindmarsh Island

Goolwa*

Alexandrina (LGA)

Greater Adelaide

Dwelling Type
No.

%

No.

%

No.

%

No.

%

Occupied private dwellings

625

54.7%

3,143

64.6%

10,858

70.5%

514,742

91.5%

Unoccupied private dwellings

520

45.5%

1,720

35.3%

4,524

29.4%

47,402

8.4%

0

0.0%

7

0.1%

24

0.2%

677

0.1%

Non-private dwellings
Total

1,143

4,868

15,399

562,821

*Goolwa refers to Goolwa, Goolwa North, Goolwa South, Goolwa Beach and Currency Creek
Source: Census of Population and Housing, 2016, TableBuilder

4.2. Availability of Services and Facilities
Hindmarsh Island provides for limited services and/or facilities, with the Hindmarsh Island CPA Post Office, located
at 4 Madsen Street (2.8km north-east from the site), acting as a small general store to the region. The lack of
direct accessibility to services is not considered detrimental, as given the rural lifestyle of the location, residents
are more willing to travel to service centres such as Victor Harbor to access services and facilities.
Notwithstanding, the site is located within close proximity to Goolwa which provides for a good variety of services,
including educational, retail, medical and recreational, which are appropriate to cater for the everyday needs of
residents.
Available services are generally located along Cadell Street or within the Goolwa Village Shopping Centre, and are
captured within a 3km radius from the affected area. Services and facilities provided include numerous retail
stores, cafés, recreational spaces, educational facilities, medical services and government facilities, including a
handful of churches, museums and galleries.
The Goolwa Village Shopping Centre, located along Hutchinson Street, is the only major shopping complex within
the region, and provides residents with a variety of services which include two full-line supermarkets (Foodland
and Woolworths), a local butcher, liquor store, pharmacy, a small selection of cafés, a Bendigo Bank, and an
Australia Post.
Outside of this shopping complex, services and facilities are generally located along Cadell Street, which acts as
the main high street within Goolwa. Accordingly, the Alexandrina Council, Goolwa Library and Goolwa Visitor
Information Centre can be located along this street, as well as a range of emergency services which include the
Goolwa CFS, Goolwa Ambulance Station and Goolwa Police Station. Retail services such as local shops and cafés,
a liquor store, BankSA branch, and Caltex can also be found situated along this street.
Thirteen medical centres are also located within close proximity to the affected area, and provide residents with
access to general medical facilities, podiatry, pathology, hearing, cardiology, optometry and dentistry services.
Similarly to other services and facilities, the majority of these facilities are located along Cadell Street – with the
furthest facility, being the Cadell Street Medical Centre, located 2.3km away.
Two educational facilities are located within a 3.5km distance, being the Goolwa Primary School located along
Gardiner Street, and Goolwa Secondary College located along Glendale Grove. Both schools are under a 5 minute
drive from the affected area. In addition, the Goolwa Children’s Centre is also located within good proximity to
the site (2.34km).
There are numerous recreational and community facilities and services within Goolwa, which capture
playgrounds, a community garden, skate park and marinas. These facilities are located within 1.7km – 3.8km away
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from the affected area, with the nearest recreational grounds being the Amelia Park Playground and Jaraide Park.
Community facilities, which include the Goolwa Bowling Club and Goolwa Netball Club (which also includes a full
sized AFL oval within the vicinity), located 2.0km away from the affected area. Additional community facilities
include the Goolwa Guide and Scout Hall, Surf Lifesaving Club and RSL.
The below figures illustrates the location of services and facilities, along with retail and hospitality present within
Hindmarsh Island and Goolwa.
Figure 6. Services and Facilities
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Figure 7. Retail and Hospitality
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5. Market Demand and Supply
Whilst there is a greater number of total land and house transactions in the 600m2 to 3,999m2 allotment size
bracket during the period of 2017 to the 13th of August 2021, outside of the townships there is interest in
allotments 4,000m2 to 20,000m2 and greater. Sales of 4,000m2 and greater have generally been located in rural
and rural-living zones which support larger allotment sizes and built form.
Table 6.

Hindmarsh Island Sale Data 2017-2021 (August 13)
Land

House

Allotment Size
(m2)

Count

Median
Allotment Size
(m2)

Median Sale
Price ($)

Count

Median
Allotment Size
(m2)

Median Sale
Price ($)

>599

56

456

$105,000

87

443

$355,000

600 – 999

154

750

$142,250

135

747

$450,000

1,000 – 3,999

74

1773

$179,000

48

1,272

$600,000

4,000 – 9,999

9

6001

$200,000

1

5,333

$150,000

10,000 –19,999

3

11570

$87,285

4

10,000

$632,500

20,000 +

12

88060

$217,500

20

157550

$660,000

Total

308

800

$150,000

295

742

$446,000

Source: CoreLogic, 2021

Table 7.

Goolwa Sale Data 2017-2021 (August 13)
Land

House

Allotment Size
(m2)

Count

Median
Allotment Size
(m2)

Median Sale
Price ($)

Count

Median
Allotment Size
(m2)

Median Sale
Price ($)

>599

50

492

$161,500

184

375

$330,000

600 – 999

117

724

$166,000

640

725

$335,000

1,000 – 3,999

47

1,484

$190,000

105

1,070

$400,000

4,000 – 9,999

6

6,852

$342,500

16

5,190

$485,000

10,000 –19,999

14

11,660

$277,500

11

12,340

$640,000

20,000 +

4

63,595

$314,750

17

50,820

$630,000

Total

238

740

$175,000

973

724

$345,000

Source: CoreLogic, 2021
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Since 2003 there have been a total of 108 Development Applications with decisions made in the suburb of
Hindmarsh Island. During the same period 20 applications were made for land divisions which resulted in 32 new
additional allotments. Since the introduction of the new Planning and Design Code in 2021 there have been 50
Development Applications for new dwellings.
Table 8.

Building Approvals Hindmarsh Island (2003-2021 August 20)
Building Approvals Hindmarsh Island (2003-2021 August 20)

Development Applications – Decision Made

108

Land Division Development Applications – Decision Made

20

Dwelling Development Applications – Decision Made

51

Note: Numbers are calculated from the public development register and accurate from the date listed in title.
Source: Plan SA Development Register 2021

The data demonstrates that demand can be expected for allotments around 7,500m 2 in area.

Ref # 0622 | 23 September 2021

Page |29

A PPENDICES

Ref # 0622 | 23 September 2021

Page |30

Appendix 1. Preliminary Servicing and Traffic Investigations
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21.2767

21 September, 2021
Clyde and Janice Phillips
179 Randell Road
Hindmarsh Island SA 5214
Attention: Clyde and Janice Phillips
Dear Clyde and Janice
RE: 179 RANDELL ROAD HINDMARSH ISLAND
GREENHILL were engaged to undertake a traffic and services investigation for 179 Randell Road,
Hindmarsh Island, to assess a possible Code Amendment to allow for a subdivision to create up to 20
allotments ranging in size from 3,000 m 2 – 7,500 m 2 .

Site Description
The site is 12.3 hectares in area and the majority is farmland (paddocks) used for livestock. The
remaining area caters for a single residential homestead in the north east corner as well as various other
small structures including farm sheds and rainwater tanks. An aerial image of the site is shown below.

Figure 1 – Aerial image of 179 Randell Road

The site is located immediately north of the Hindmarsh Island Marina development and Randell Road,
undeveloped rural land to the north and east, and Captain Sturt Road to the west.
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Infrastructure Review and Assessment
Information was sought on the existing services at the site with a Dial-Before-You-Dig enquiry and
enquiry with service authorities including SA Water, SAPN, NBN Co, and the Alexandrina Council.
The existing services and traffic and services assessment are discussed below.

1. Roads and Traffic
The site adjoins Randell Road and Captain Sturt Road, which are under the care, management and
control of Alexandrina Council. The intersection of Randell Road and Captain Sturt Road is located on
the south west corner of the site. Both Randell Road and Captain Sturt Road are speed zoned to 80
km/h, apart from the eastern side of the site for Randell Road which increases to 100 km/h.
The site is proposed to undergo a Code Amendment and be developed to create up to 20 residential
allotments. Allotments are proposed to be served by a new internal road (with cul-de-sac) connecting to
Captain Sturt Road. Driveway access to the proposed new public road connecting with Captain Sturt
Road is preferred rather than direct driveway connections to Randell Road.
Council have been contacted for preliminary information and suggested that a new road connection to
Captain Sturt Road would be appropriate, confirming it would provide adequate separation of junctions
and that available sight distances would be adequate. Council suggested a cross section with a 7 m
wide, sealed road within a 15 m road reserve, and with a 1.5 m wide footpath on one side would be
adequate, and meet with their land development requirements. Access to new allotments is suggested
and preferred from new internal roads. Allotment access from Randell Road should be limited.
An assessment of the traffic volume likely to be generated by the proposed land development has been
made. There is no specific traffic generation rate information that is readily available for rural living
developments and we have therefore assumed a trip generate rate at the upper rate for residential
development, at 10 vehicle trips per day. Allowing for the existing allotment, the proposed development
may generate up to approximately 190 additional vehicle trips per day (vpd). The majority of these trips
are expected to be destined to and from Randell Road, and use the existing Randell Road and Captain
Sturt Road.
Available traffic data indicates that Randell Road at the Hindmarsh Island Bridge is approximately 4,500
vehicles per day. While no data was available for Captain Sturt Road, its anticipated to have an average
daily traffic volume in the order of 500 to 1000 vpd.
The peak hour traffic volume generated by the proposed land development may increase the traffic
movements on Captain Sturt Road by approximately 15 vehicles per hour during the morning peak hour
and perhaps 19 vehicles per hour in the afternoon peak hour. The turning movements to and from
Captain Sturt Road are very low and requires only a basic rural road junction.
Assuming 90% of traffic movement is to and from Randell Road, the morning and afternoon peak hour
movements at the Randell Road/Captain Sturt Road junction are forecast to be as follows:


AM Peak Hour - Assuming 75% exit, then an additional 9 vehicle right turn movements per hour
may be expected out of Captain Sturt Road, at the existing Randell Road/Captain Sturt Road
junction.



PM peak hour - Assuming 2/3 enter in the afternoon peak hour, an additional 11 vehicle left turn
movements are expected from Randell Road to Captain Sturt Road, at the existing Randell
Road/Captain Sturt Road junction.
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The increase in traffic generated by the proposed Code Amendment will be readily accommodated by
Captain Sturt Road and have only a marginal effect on the existing traffic movements at the existing
intersection of Captain Sturt Road and Randell Road.

2. Stormwater Management
The existing site is rural in nature and includes a homestead with associated out-buildings. The site falls
to the south towards Randell Road and has an average gradient of approximately 2.5%. Immediately to
the north of the site is a small, densely vegetated catchment area.
Randell Road is elevated above the surrounding land and creates a barrier to any surface flow. There is
no existing stormwater infrastructure adjacent the site, with the majority of any surface stormwater runoff
expected to be trapped by Randell Road and infiltrate.
Alexandrina Council have been consulted and indicated that a new road serving the site is likely to
require an on-site stormwater detention/retention basin to manage stormwater runoff and advised that
water sensitive measures would be supported.
Road side swales may be utilised to increase opportunities for infiltration, stormwater treatment and onsite detention.
Each rural living allotment is anticipated to capture roof stormwater runoff for reuse (rain water tanks),
and runoff from impervious areas is anticipated to runoff onto grassed areas and infiltrate.

3. Wastewater Management
There is an existing wastewater management scheme that services the Marina development, south of the
site. There is no wastewater infrastructure in roads directly adjacent the site and the existing homestead
has an on-site waste water treatment system (septic tank system).
Alexandrina Council have advised that rural living allotments do not require a connection to sewer.
Councils preferred option for this site would be on-site waste water treatment (septic tank system, or the
equivalent).
Due to the natural site level, the wastewater treatment facility south of the site cannot be accessed via a
gravity sewer system. A pumping sewer system would need to be further negotiated with Council if you
wish for allotments to connect to this system.

4. Potable Water Supply
There is an existing 200 mm PVCO water main in Captain Sturt Road, and an existing 250 mm and 375
mm water main in Randell Road.
SA Water have been contacted and advise there is adequate capacity in the surrounding network to
service the proposed Code Amendment for the site. New allotments are to be serviced with 20 mm
connections with any existing or redundant connections to be removed.
An extension of the water main network with a 100 mm diameter branch main, constructed from the 200
mm main in Captain Sturt Road is likely to be required to service allotments from the new public road.
Lots fronting existing mains are able to connect to the existing network. However, connections must be
made by SA Water and for the large water main diameter in Randell Road, these connections may be
non-standard.
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Electrical Supply
There is existing 11 kV high voltage overhead power lines along Randell Road and along the eastern
boundary of the site. There are 11kV high voltage underground cables in Captain Sturt Road and an
existing transformer opposite the site.
SAPN have advised that the existing 11kV underground cable along Captain Sturt Road can be used to
supply the site. There are no high voltage capacity constraints for the site; however, the existing
transformer cannot be utilised for new connections. Allotments along the eastern side of the site may be
serviced by the existing SAPN overhead power lines along the boundary, with pole mounted
transformers.
SAPN also advised, given to the distance from the proposed connection point on Captain Sturt Road,
there may be issues with voltage drop servicing the lots at the eastern border of the site, and multiple
transformers may be required. This is a matter to be considered in the detailed electrical design.
No external headworks are required to service the site.

5. Telecommunications Supply
There is existing telecommunications infrastructure along Randell Road and Captain Sturt Road.
NBN have confirmed that the site is within their fixed line network and may be readily serviced from their
existing network.

6. Gas Supply
There is no existing gas infrastructure serving Hindmarsh Island.

Conclusion
From the investigation undertaken and outlined above, the proposed Code Amendment of the land
appears to be able to be readily served by the existing road and infrastructure networks. There are no
infrastructure constraints that would prevent the servicing of a subdivision, creating up to 20 rural living
allotments. The proposed Code Amendment will not have any significant impact on a future expansion of
the existing urban area, required to accommodate future growth.

Yours sincerely,
For GREENHILL
Dean Mathews
Technical Director
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